
 
INVER GROVE HEIGHTS 

PLANNING COMMISSION AGENDA 
WEDNESDAY, NOVEMBER 4, 2020 – 7:00 p.m. 

 
 
NOTICE TO RESIDENTS:  The Planning Commission is taking proactive steps to prevent the spread of 
Covid 19 by meeting remote. People wishing to testify at the public hearing should call into the meeting 
using the following information:   

Phone number:  651-450-2471 
Individuals may submit written public comments in advance of the meeting by emailing comments to 
Kim Fox (kfox@ighmn.gov). Comments received prior to 4:00 p.m. on Tuesday, November 3, 2020, will 
be provided to the Planning Commission before the November 4, 2020 meeting.   
 
 
1. CALL TO ORDER 
 
 
2. APPROVAL OF PLANNING COMMISSION MINUTES FOR OCTOBER 6, 2020 AND 

OCTOBER 20, 2020.   
 

 
3. APPLICANT REQUESTS AND PUBLIC HEARINGS 
 

3.01 BUILDER LOT GROUP – RUBY READOWS - CASE NO. 20-28SZP 
Consider the following requests for the property located at:  
 
a) A comprehensive plan amendment to change the land use from MDR, 

Medium-density Residential to LMDR, Low-Medium Density Residential 
 

Planning Commission Action _______________________________________ 
 

b) A rezoning of the property from R-3C, multiple-family to R-2/PUD Planned Unit 
Development  
 

Planning Commission Action _______________________________________ 
 

c) A preliminary and final plat for a 6-lot, one outlot residential subdivision to be 
known as Ruby Meadows 
 

Planning Commission Action _______________________________________ 
 

d) A variance from the minimum lot size requirements for a PUD 
 
Planning Commission Action _______________________________________ 

 
e) Vacation of the drainage and utility easements for the existing plat of Gates 

Addition 
 

Planning Commission Action _______________________________________ 
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3.02 TITAN LAND – CASE NO. 20-35PUD 
Consider the Final Plat and Final PUD Development Approval for The Crossings at 
Inver Woods located at 1462 80th Street. 
 
Planning Commission Action _______________________________________ 

 
 
4.  OTHER BUSINESS  
 

4.01 CITY OF INVER GROVE HEIGHTS – CASE NO. 20-41X 
Review of Capital Expenditure associated with trunk utility extensions for 
consistency with the comprehensive plan.  

  
Planning Commission Action _______________________________________ 

 
 
 
5. ADJOURN  
 
 
 
This document is available upon 3 business day request in alternate formats such as Braille, large 
print, audio recording, etc. Please contact Kim Fox at 651.450.2545 or 
kfox@invergroveheights.org  

mailto:kfox@invergroveheights.org


 
 

 PLANNING COMMISSION MINUTES - CITY OF INVER GROVE HEIGHTS 
 

Tuesday, October 6, 2020 – 7:00 p.m.  
**REMOTE MEETING** 

 
Chair Maggi called the Planning Commission meeting to order at 7:00 p.m. 
 
Commissioners Present: Joan Robertson  
    Elizabeth Niemioja 
    Annette Maggi 
    Brett Kramer 
    Dennis Wippermann 
    Pat Simon 
    Scott Clancy 
    Jonathan Weber 
    Kate Challeen 
 
Commissioners Absent:  
     
Others Present:  Allan Hunting, City Planner 
    Heather Botten, Associate Planner 
    Heather Rand, Community Development Director 
             
 
APPROVAL OF MINUTES 
The minutes from the September 15, 2020 Planning Commission meeting were not yet available. 
 
 
WATERMARK PROPERTIES – CASE NO. 20-27PUD (tabled from 9/15/2020)  
 
Opening of Public Hearing (continued) 
Allan Hunting, City Planner, summarized the updates to his report.  The applicant is proposing a 
preliminary plat and preliminary PUD for 120 detached rental homes and a future apartment 
building.  The Parks Director has determined that Outlot G will not function well for a park due to 
the severe topography.  Outlot G will therefore go back to preserved private undisturbed open 
space.  The applicant has provided a public street stub to the property to the east.  Staff received 
comments from both the County and MNDOT; their comments relate primarily to noise and trail 
connections.  He contacted the County Transportation Department and was told that the traffic 
projections east of Highway 3 on 70th Street will likely be lower than originally planned so it may 
just become a three-lane roadway, with construction beginning no earlier than 2023.  The volumes 
generated with this project would be within normal limits on a county road.  Engineering is requiring 
some changes to the Allen Way/70th Street intersection.  More details will be identified in the final 
engineering comments.  Staff recommends approval of the request with the conditions listed in the 
report. 
 
Commissioner Robertson asked if staff was comfortable with this development having only one 
access in and out.   
 
Mr. Hunting replied that in addition to the one collector road going in, there will also be an 
emergency access.  In the future there may be additional access once there is development to the 
north or east.    
 
Chair Maggi asked where the emergency exit would be accessed. 
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Mr. Hunting replied it would be accessed via 70th Street and would have bollards preventing access 
by anything other than emergency vehicles.     
 
Commissioner Simon asked if it was normal for Commissioners not to have detailed information at 
this time about the proposed apartment building. 
 
Mr. Hunting stated at this time it is shown as a plan concept.  When the apartment project actually 
comes in it would likely have to come back before the Planning Commission with modifications. 
 
Commissioner Simon asked what phase that would be. 
 
Mr. Hunting replied that the applicant could better respond to their timing of projects.   
 
Commissioner Simon noted that some of the plan dates on Page 9 of the report listed the wrong 
dates. 
 
Mr. Hunting noted the changes and advised he would change them to 9/25/2020.   
 
Commissioner Simon asked if they planned to replace the clubhouse parking that was lost in order 
to construct the road to the east. 
 
Mr. Hunting suggested the applicant address this question.   
 
Commissioner Wippermann asked if staff could address the questions raised by the Housing 
Committee. 
 
Chair Maggi stated the first question asked by the Housing Committee was what mechanisms the 
city would use to require the construction of the apartments as part of this development. as they 
have a concern that the townhomes may become owner-occupied and thus create a ‘not in my 
backyard’ pressure to forego the apartment building development.   
 
Mr. Hunting advised that the city cannot force the developer to build the apartment building. 
 
Chair Maggi advised that the Housing Committee also asked if the city could require that the 
townhomes remain rentals for a certain amount of time. 
 
Mr. Hunting replied that he would have to check with the City Attorney on that question.   
 
Chair Maggi noted that the third question was already asked by Commissioner Simon and the 
fourth question was if there were any affordable or workforce units included in the project. 
 
Mr. Hunting replied his understanding was there were not.   
 
Commissioner Challeen asked whether the fire marshal’s recommendations were reflected in the 
conditions of approval. 
 
Mr. Hunting replied in the affirmative. 
 
Tom Kaldunski, City Engineer, advised that the fire marshal’s comments were reflected in the 
engineering requirements as well.   
 
Chair Maggi asked what condition that was. 
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Mr. Hunting replied Condition No. 7.   
 
Commissioner Challeen asked for clarification that the fire marshal’s changes would need to be 
included in the final plan set. 
 
Mr. Hunting replied in the affirmative. 
 
Chair Maggi noted that Lots 5 and 6 appeared to be in the pipeline right-of-way.  
 
Mr. Hunting stated they would have to get confirmation from the applicant as to what the pipeline 
company would allow.   
 
Commissioner Weber stated he did not see any notations about fencing or height on the retaining 
walls. 
 
Mr. Kaldunski stated the tallest walls are by Wetland 1 and on the back side of Block 1, Lots 6-14.     
 
Steve Dodge, Assistant Engineer, pointed out where the various retaining walls were being 
proposed throughout the development, stating there were significant elevation challenges in this 
development, and quite a few retaining wall mechanisms were incorporated to accommodate for 
that.   
 
Commissioner Weber stated the developer addressed retaining walls over 48 inches requiring 
fencing at the last meeting, but he did not see any notations on the plan regarding that.   
 
Mr. Dodge stated that engineering would verify all required fencing along public roads and right-of-
way; Mr. Hunting would have to speak to fencing on private property.   
 
Ian Peterson, representing Watermark Properties, stated that on Page 10 of the plan set there is a 
note stating that safety railings are required above any retaining wall greater than 4 feet in height.  
In addition to that the engineering memo from Mr. Kaldunski notes that any retaining walls over 
that height would require not only a building permit but a minimum four-foot safety railing on top of 
it as well.     
 
Commissioner Weber thanked Mr. Peterson, stating that page of the plan set was not included in 
their packet. 
 
Mr. Kaldunski stated typically the fence issue would be addressed as part of the building permit 
process.   
 
Mr. Peterson advised they met with staff and the County since the last meeting and provided the 
road connection to the east.  They worked with the fire marshal and provided a 20-foot fire access 
with a bollard placement along 70th Street.  Regarding Commissioner Simon’s question regarding 
the apartment building, it has been ghost platted and would be Phase 3 of this development.   
 
Mark Welch, G-Cubed Engineering, asked Mr. Peterson to address clubhouse parking. 
 
Mr. Peterson stated they may reconfigure the site to provide some parking for the clubhouse; 
however, they try to encourage pedestrian movement and did not provide parking at their 
Woodbury or Plymouth clubhouses.     
 
Commissioner Simon asked if the private road to the east would be widened any more than it was 
on Map 7.   
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Mr. Peterson stated they are providing a 50-foot right-of-way and a 28-foot-wide street for that 
section. 
 
Commissioner Kramer asked if Watermark planned to develop this site themselves or sell the 
apartment building parcel to another developer. 
 
Mr. Peterson replied that their preference would be to sell the site to an end user; however, they 
may build the apartment building themselves. 
 
Commissioner Challeen noted that there is a lot of buzz in the community about the eight-foot 
separation between structures and asked how residents in their other locations typically use that 
limited space between dwellings. 
 
Mr. Peterson stated sometimes they put in a side patio with a cross use easement, while other 
times they have put in six feet of grass with one foot of landscape rock against the side of the 
homes.  By essentially pulling a row townhome apart it allows each dwelling to have their own four 
walls and thereby avoid the noise, smell, etc. associated with an attached product.   
 
Commissioner Challeen questioned whether people would be looking out a window at another 
window.  
 
Mr. Peterson replied that typically they put higher windows on one side such that you are not 
looking down at your neighbor.  They also put bedrooms on the second floor and living space on 
the first. 
 
Commissioner Niemioja noted that Mr. Peterson was using the term homeowner versus renter.     
 
Mr. Peterson apologized for using the term homeowner, stating they do not plan to sell these units 
off as individual homes and he should have used the term renter instead.  Their intent is to rent 
these units.   
 
Commissioner Simon asked for the names and locations of similar projects being built in the Twin 
Cities on 30- and 50-foot lots. 
 
Mr. Peterson replied that Donegal South in Maple Grove were 20-foot-wide homes on 28 foot lots 
with 8 feet between buildings.  Another similar project was called Riverside in Anoka.     
 
Chair Maggi closed the public hearing. 
 
Planning Commission Discussion 
Chair Maggi stated that most of their questions from the last meeting have been addressed.  Her 
only concern is the potential for these homes to be sold and the new owners requesting 
adjustments after approving the variance from setback.   
 
Commissioner Weber advised that he visited the developer’s Donegal subdivision in Maple Grove 
and was impressed.  He thinks it will be a great addition to the area.  His only concern would be 
the higher retaining walls, but he would be comfortable moving this forward. 
 
Chair Maggi asked if he would support adding a condition around the fencing. 
 
Commissioner Weber agreed with adding that as a condition just to be safe.  
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Commissioner Niemioja stated it was helpful to get the Housing Committee’s thoughts on this 
project and to know that they desired rental units in the community.  She believes this type of rental 
is needed and is common in other parts of the country.  She is concerned as well about potential 
variances in the future if these become owner-occupied, but hopes the rental market will stay 
strong. 
 
Commissioner Kramer stated his biggest hesitation was the proposed setback to the neighboring 
lots, but he thinks this multi-family rental product is lacking in the city and would bring in people 
who would support our businesses and be beneficial to the community.  He wished it was possible 
to require the detached townhome units remain as rentals until such time that the apartment 
building is built.  He supports the request. 
 
Commissioner Challeen stated her preference would be that the Planning Commission could 
review each phase as this project develops.   
 
Chair Maggi asked if the final plat would come before the Planning Commission. 
 
Mr. Hunting replied the final plat would come before the Planning Commission.  A Preliminary 
plat/PUD typically includes all phases of the project.  The applicant may then choose to final plat 
the project in phases.  The Planning Commission reviews a preliminary plat/PUD only once.  If 
changes are made, the a revised preliminary plan would go back to Planning Commission for 
review. 
 
Planning Commission Recommendation 
Motion by Commissioner Weber, second by Commissioner Niemioja, to approve the request for a 
rezoning of the property to R-1C, Single-Family PUD, R-3B, Multiple-Family PUD and R-3C, 
Multiple-Family PUD, a preliminary plat for a 120-unit single-family villa development and a 100-
150 unit apartment, for the property located at the NE corner of South Robert Trail and 70th Street, 
with the 18 conditions listed in the report and an additional condition to require that any wall over 
48 inches have fencing where appropriate and that the previously noted plan date be changed to 
September 25, 2020. 
 
Motion carried (9/0).  This item goes to the City Council on October 12, 2020. 
 
 
ADAM COLON – CASE NO. 20-30V 
 
Reading of Notice 
Commissioner Simon read the public hearing notice to consider the request for a variance from the 
rear yard setback to allow a porch addition 15 feet from the rear property line whereas 30 feet is 
required, for the property located at 10887 Alberton Way.  5 notices were mailed. 
 
Presentation of Request 
Heather Botten, Associate Planner, explained the request as detailed in the report.  She advised 
that the applicant is requesting a variance to construct a porch addition 15 feet from the rear 
property line whereas 30 feet is the required setback.  The applicants would be removing an 
existing deck that is currently in that location, adding a porch a little larger than the footprint of the 
deck, and constructing a new deck off to the side.  The property is unique in that it complies with 
the minimum lot size requirements but is very shallow.  The house is built up to the front and rear 
setback lines.  The way the house is laid out the patio door is to the rear of the home, not on the 
side which would allow for a porch addition that would meet setbacks.  Staff recommends approval 
of the request with the condition listed in the report.  Staff did not hear from any of the abutting 
property owners.   
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Commissioner Robertson asked whether this house was surrounded by residential and what staff 
considered to be the practical difficulty.  
 
Ms. Botten replied that there are single-family homes surrounding the property and staff based the 
practical difficulty  on the shallowness of the lot, the existing layout of the house, and the fact that 
the addition would be over 50 feet away from any neighboring home.   
 
Opening of Public Hearing 
Adam Colon, 10887 Albertson Court, advised he was available to answer any questions. 
 
Chair Maggi asked the applicant if he read and understood the staff report. 
 
Mr. Colon replied in the affirmative.  He advised that their current deck was built with the home in 
1998.   
 
Chair Maggi closed the public hearing.   
 
Planning Commission Discussion 
Chair Maggi stated the practical difficulty defined by staff seemed logical. 
 
Commissioner Wippermann was concerned about the precedent that would be set with using a 
shallow yard as the practical difficulty.  In addition to precedent, he was concerned about how 
significant the variance request was in asking for 50% of the setback.   
 
Commissioner Robertson agreed that it would set a precedent, stating ‘shallow’ was a vague term 
that could be used by anyone wishing to add a significant amount of living space to their home.  
She also noted a typo in the report, stating that the applicant lived on Alberton Court rather than 
Alberton Way as stated in the notice.    
 
Commissioner Niemioja stated she had concerns with precedent as well and noted that the lots 
just approved for Watermark could go from rental to owner-occupied and say they had shallow lots 
as well.  She stated she supported the request, but was reluctant to use shallow lot as a practical 
difficulty.    
 
Commissioner Simon stated she could not support the request with having a shallow lot being the 
practical difficulty.     
 
Chair Maggi stated in the past they have considered topography as a practical difficulty and asked 
if commissioners considered the shape of a lot as different than topography,   
 
Commissioner Simon stated for her it was different.     
 
Commissioner Robertson stated she saw a significant difference between the depth of a lot and 
topography.  She noted that earlier this year Commissioners approved a fence in a residential area 
where one of the primary concerns was that the homeowners would come back later asking for 
variances on their shallow lots.  She was concerned that this would set a precedent for 
developments that have intentionally created shallow lots.   
 
Commissioner Kramer suggested perhaps they use the existing conservation easement along the 
back of the property as part of the practical difficulty and asked for clarification of the easement. 
 
Ms. Botten pointed out the conservation easement on the back of the property and noted that in 
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addition to that there is a rather large drainage and utility easement as well.   
 
Commissioner Kramer suggested using those extenuating circumstances to get to a practical 
difficulty.     
 
Chair Maggi asked Commissioner Kramer to attempt to define a practical difficulty.   
 
Commissioner Kramer suggested building off staff’s recommendation and including the 
shallowness of the lot, layout of the home, the addition being over 50 feet from the closest 
neighboring home, and because of the unique nature of having a conservation easement along the 
back lot line. 
 
Commissioner Weber suggested excluding the shallowness of the lot and having the practical 
difficulty be the presence of a drainage and utility easement and conservation easement in the rear 
yard setback.  He doubted many people would have those two easement issues in their back yard.  
 
Ms. Botten noted that when reviewing building permits, she does not recall any other lots in which 
the house met both the front and back setback on a lot that complied with the R-1C lot size 
standards. 
 
Commissioner Weber asked if a 30-foot setback would be required whether it was in the R-1C 
district or a PUD. 
 
Ms. Botten replied in the affirmative.   
 
Commissioner Weber asked if a shed could be 8 feet from the rear property line.   
 
Ms. Botten replied that the standard setback for an accessory structure or deck would be 8 feet 
from the rear property line as long as it was out of those easements.   
 
Commissioner Niemioja stated she would support a motion to approve if Ms. Botten’s last point 
about the lot being compliant with the 12,000 square foot size minimum was included.   
 
Planning Commission Recommendation 
Motion by Commissioner Weber, second by Commissioner Kramer, to approve the request for a 
variance from the rear yard setback to allow a porch addition 15 feet from the rear property line 
whereas 30 feet is required, for the property located at 10887 Alberton Court, with the condition listed 
in the report and the practical difficulty being the uniqueness of the lot due to multiple easements 
and conforming with all other R-1C lot size requirements.        
 
Motion carried (9/0). This item goes to City Council on October 12, 2020. 
 
 
JOHN GROTKIN – CASE NO. 20-31CUP AND 20-32CUP 
 
Reading of Notice 
Commissioner Simon read the public hearing notice to consider the request for a conditional use 
permit amendment to modify the approved site plans for a new building location for the existing 
automobile and off highway vehicle sales lots, for the property located at 1055 – 50th Street.  11 
notices were mailed. 
 
Presentation of Request 
Heather Botten, Associate Planner, explained the request as detailed in the report.  She advised 
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that this request involves the two properties located at 1055 and 1111 – 50th Street.  Earlier this 
year Mauer Chevrolet received approval to construct a new building.  After further design review, 
the owners would like to push the building further west which would require a property line 
adjustment and a conditional use permit amendment to the site plan for both properties.  The 
boundary line adjustment can be done by an administrative subdivision which does not require any 
public review.  They are proposing a new access point off of 50th Street to the new building.  The 
request meets the general CUP criteria.  Staff recommends approval of the request with the 14 
conditions listed in the report.  Staff did not hear from any of the abutting property owners.   
 
Opening of Public Hearing 
Jack Grotkin, RJ Ryan Construction, 1100 Mendota Heights Road, Mendota Heights, advised he 
was available to answer any questions. 
 
Chair Maggi asked the applicant if he read and understood the report. 
 
Mr. Grotkin replied in the affirmative.  He advised that once they laid out the proposed building, 
they decided to shift it west 50 feet, crossing the property line, since they own both properties.  The 
building remains the same, just its location has changed.   
 
Chair Maggi closed the public hearing. 
 
Planning Commission Recommendation 
Motion by Commissioner Wippermann, second by Commissioner < to approve the request for a 
conditional use permit amendment to modify the approved site plans for a new building location for 
the existing automobile and off highway vehicle sales lots, for the property located at 1055 – 50th 
Street, with the conditions listed in the report.   
 
Motion carried (9/0).  This item goes to the City Council on October 12, 2020. 
 
 
TITAN LAND – CASE NO. 20-24PUD 
 
Reading of Public Notice 
Commissioner Simon read the public hearing notice to consider the request for a preliminary plat 
for a one lot, one outlot subdivision, a preliminary PUD for a 152-unit apartment building and 30 
townhome units, and a conditional use permit for a 152-unit apartment building and 30 townhome 
units, for the property located at 1462 – 80th Street.  11 notices were mailed. 
 
Presentation of Request 
Allan Hunting, City Planner, explained the request as detailed in the report.  He advised that the 
applicant is requesting a preliminary plat and PUD for a 152-unit apartment building and a second 
phase of 30 townhome units.  The development is designed to have its entrance and parking 
internal to the site, with the majority of the parking in the back facing the highway and the open 
space in the front.  That design pushes the building closer to 80th Street.  They are adding a larger 
setback from the highway and are proposing to construct a sound wall to help attenuate highway 
noise.  They are asking for a couple flexibility requests, including allowing a front yard setback of 
20 feet from the property line to the building.  Typically, an arterial road would have a 50-foot 
setback.  The building walls along 80th Street would be four stories high.  They are also requesting 
flexibility to allow building coverage of 22.6% rather than 20%.  Overall, their impervious surface is 
quite a bit under the allowed, so staff does not see an issue with that request.  The preliminary plat 
consists of one lot for the apartment building and one outlot for the future townhomes.  The storm 
water pond would remain on the apartment lot.  They are proposing one access onto 80th Street; 
the County is satisfied with that location.  There will be some turn lane requirements and 
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Engineering has included comments about future trails on the north and south side of 80th Street.  
The building would be 55 feet tall at its highest point complying with the maximum allowed 70 feet.  
Staff recommends approval of the request with the conditions listed.   
 
Commissioner Simon asked if the sidewalk on the south side of 80th Street would be located in the 
20-foot grassy area between the building and the curb or in the right-of-way. 
 
Mr. Hunting replied that they were still working those details out.   
 
Commissioner Simon noted that the apartments on the first floor of the north side of the building 
were pretty much at ground level and she would have security concerns with living there. 
 
Commissioner Robertson stated that while she understood Commissioner Simon’s concern, most 
apartment complexes she was aware of had a similar design with first floor windows and/or patio 
doors.   
 
Commissioner Simon noted that the first floor in this project would be only 20 feet off a major road.   
 
Commissioner Robertson agreed with the concern about the building being so close to 80th Street 
and asked if the building could possibly be moved further south.     
 
Mr. Hunting stated that the applicant could best address the design. 
 
Opening of Public Hearing 
Mark Welch, G-Cubed Engineering, 14070 Highway 52 SE, Chatfield, MN, advised he was 
representing Titan Land.  Regarding the 20 foot setback question, Mr. Welch advised that they 
considered various configurations; however, this is the best location due to the geometry of the 
site, having to do a horseshoe shaped building, providing enough parking spaces, avoiding the 
drainage from the property to the east, and providing as much distance from Highway 55 as 
possible because of the traffic there.  He noted that the 20-foot setback complies with the 
Northwest Area recommended setbacks as well.  He added that there is over a 12-foot elevation 
drop from 80th Street which would help minimize the impact of 80th Street on the ground floor 
apartments.  There will also be a retaining wall with a railing along the right-of-way and a path.  Mr. 
Welch showed where the pathway would be located, stating it would have been extremely difficult 
to build within the 80th Street right-of-way because of the existing culvert, depression, and wooded 
area.   Therefore, after working with Engineering staff, they have designed the path to go along the 
existing driveway, around the north side of the pool to the west side of the building, and then tie 
back into the 80th Street right-of-way where it will continue east to allow for future extension of the 
public trail when 80th Street is reconstructed.   
 
Commissioner Weber asked the applicant to elaborate on the proposed 20-foot noise barrier wall. 
 
Mr. Welch stated they are proposing to build a noise barrier wall to mitigate the significant traffic 
noise from Highway 55.  They are working with an acoustical engineer to verify if a full 20 foot high 
wall is needed or if it can be shortened, and also to determine which windows would need 
additional glass panes to reduce the amount of noise transferring through from Highway 55.     
 
Mary T’Kach, 7848 Babcock Trail, asked if the proposed townhomes could potentially be turned 
into apartments instead.   
 
Mr. Welch replied that the townhome location would not have sufficient area for this type of 
apartment building.   
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Ms. T’Kach asked how many units would fit on that site.   
 
Mr. Welch stated if this switched to apartments the site could likely handle a maximum of 30-40 
units as they would be limited by the amount of parking that would be allowed.  Outlot A is only 
2.87 acres as opposed to Lot 1, Block 1 where the apartments are going, which is 6.3 acres.    
 
Ms. T’Kach asked if there were limited hours that the rooftop patio would be open. 
 
Mr. Welch replied that he had not had any discussions with the developer on a closing time; 
however, generally apartments do not allow noise after 10 PM.   
 
Ms. T’Kach noted that there is a lot of housing development occurring in this area, as well as to the 
north and west, and she asked when the right time would be to have a conversation as a 
community about the cumulative traffic volumes along 80th Street, not just each individual 
development.   
 
Chair Maggi noted that this question would be included in the meeting minutes that go to City 
Council.     
 
Mr. Hunting stated the County has looked at this roadway and determined that the volumes are 
nowhere close to causing traffic issues.  Perhaps they would study it further if an industrial project 
or something with high traffic counts came in. 
 
Ms. T’Kach stated she was not opposed to the project; just wanted to express some concerns and 
questions.   
 
Chair Maggi closed the public hearing. 
 
Planning Commission Discussion 
Commissioner Niemioja stated she appreciated Ms. T’Kach’s comments and agreed with taking a 
comprehensive look at traffic along 80th Street.  She was not too concerned about noise being 
generated from the apartment building, especially with it being so close to the police station.  She 
stated she liked the aesthetics of the plan, the parking design, and the location.  Even though 20 
feet seems too close to 80th Street, she appreciated Mr. Welch’s explanation about why that is and 
would be ready to move this forward.   
 
Commissioner Robertson supported the request, stating it would bring vitality and activity to this 
area of the City and would bring new residents to support our retail.   
 
Planning Commission Recommendation 
Motion by Commissioner Weber, second by Commissioner Challeen, to approve the request for a 
preliminary plat for a one lot, one outlot subdivision, a preliminary PUD for a 152-unit apartment 
building and 30 townhome units, and a conditional use permit for a 152-unit apartment building and 
30 townhome units, for the property located at 1462 – 80th Street, with the conditions listed in the 
report.     
 
Motion carried (9/0).  This item goes to the City Council on October 12, 2020. 
 
 
OTHER 
Commissioner Robertson asked when they would resume in-person Planning Commission 
meetings.   
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Mr. Hunting stated they will continue assessing it, but he believes the virtual meetings will continue 
for at least the next couple months.   
 
Chair Maggi noted that part of the challenge is that there are nine commissioners which would 
make it difficult to stay six feet apart.   
 
Mr. Hunting agreed, stating there are also staff and audience members who would be present.   
 
 
The meeting was unanimously adjourned at 9:43 p.m. 
 
Respectfully submitted, 
 
Kim Fox 
Recording Secretary  



 
 PLANNING COMMISSION MINUTES - CITY OF INVER GROVE HEIGHTS 

 
Tuesday, October 20, 2020 – 7:00 p.m.  

**REMOTE MEETING** 
 

Chair Maggi called the Planning Commission meeting to order at 7:00 p.m. 
 
Commissioners Present: Joan Robertson  
    Elizabeth Niemioja 
    Annette Maggi 
    Brett Kramer 
    Dennis Wippermann 
    Pat Simon 
    Scott Clancy 
    Jonathan Weber 
    Kate Challeen 
 
Commissioners Absent:  
     
Others Present:  Allan Hunting, City Planner 
    Heather Botten, Associate Planner 
             
 
APPROVAL OF MINUTES 
The minutes from the September 15, 2020 Planning Commission meeting were approved as 
submitted. 
 
 
MARSDEN PROPERTIES – CASE NO. 20-34CUP 
 
Reading of Notice 
Commissioner Simon read the public hearing notice to consider the request for a conditional use 
permit amendment to modify the approved site plan to allow for a building addition for a 
contractor’s yard, for the property located at 9601 Jefferson Trail.  13 notices were mailed. 
 
Presentation of Request 
Heather Botten, Associate Planner, explained the request as detailed in the report.  She advised 
that the property is zoned I-1, Limited Industrial and consists of two parcels.  The applicant is 
requesting a CUP amendment to add a 47’ x 52’ addition on the north side of the existing building.  
The request meets the general CUP criteria and the use is consistent with the comprehensive plan.  
Staff recommends approval of the request with the six conditions listed in the report.  Staff did not 
hear from any neighboring property owners.   
 
Opening of Public Hearing 
Nick Marsden, 10267 – 102nd Court West, advised he was available to answer any questions. 
 
Chair Maggi asked the applicant if he read and understood the staff report. 
 
Mr. Marsden replied in the affirmative.  He advised that they are a growing company and are 
proposing to build the addition to store their materials and equipment.  He stated they keep their 
property tidy and have not received complaints from neighbors.   
 
Chair Maggi closed the public hearing.   
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Planning Commission Recommendation 
Motion by Commissioner Weber, second by Commissioner Wippermann, to approve the request 
for a conditional use permit amendment to modify the approved site plan to allow for a building 
addition for a contractor’s yard, for the property located at 9601 Jefferson Trail, with the conditions 
listed in the report. 
 
Motion carried (9/0). This item goes to the City Council on October 26, 2020. 
 
 
OTHER BUSINESS 
Ms. Botten advised that the next Planning Commission meeting will take place on Wednesday, 
November 4 due to November 3 being Election Day. 
 
 
The meeting was unanimously adjourned at 7:08 p.m. 
 
Respectfully submitted, 
 
Kim Fox 
Recording Secretary  



PLANNING REPORT 
CITY OF INVER GROVE HEIGHTS 

 
 
HEARING DATE:  November 4, 2020    CASE NO.: 20-28SZP 
 
APPLICANT:   Builder Lot Group 
 
PROPERTY OWNER:  Greater Metropolitan Housing Group 
 
REQUEST: Development of a one-acre parcel 
 
LOCATION:  Southwest corner of Degrio Way 
 
COMPREHENSIVE PLAN:  MDR, Medium Density Residential  
 
ZONING:   R-3C, multi-family residential  
   
REVIEWING DIVISIONS: Planning   PREPARED BY: Heather Botten 
    Engineering         Associate Planner 
     
 
BACKGROUND 
The applicant is requesting a six-lot residential subdivision on a vacant 1.08 acre property located 
along Degrio Way, west of Concord Boulevard. The proposed residential development would be 
an infill development. The lot sizes would be the size of the building pads with overhang, roughly 
1,900 square feet each. The type of product would be detached single-family units in a planned 
unit development.  This type of product is called a detached townhome in some municipalities.  
In 2005, the property was platted into a seven-lot townhome development.  At that time, the owner 
planned to sell the lots to a developer or builder for the construction of the townhome units.  No 
permits were ever submitted for development.   
 
In August 2020, the applicants held a remote neighborhood meeting regarding the proposed 
request; the neighbors that participated were in support of the request and appreciated having six 
detached units instead of the platted seven-unit townhome development. 
 
The following specific applications are being requested: 
 

- A comprehensive plan amendment to change the land use from MDR, Medium-density 
Residential to LMDR, Low-Medium Density Residential 

- A rezoning of the property from R-3C, multiple-family to R-2/PUD Planned Unit 
Development  

- A preliminary and final plat for a 6-lot, one outlot residential subdivision to be known as 
Ruby Meadows 

- A variance from the minimum lot size requirements for a PUD 
- Vacation of the drainage and utility easements for the existing plat of Gates Addition 
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EVALUATION OF THE REQUEST 
The following land uses, zoning districts, and comprehensive plan designations surround the 
subject property: 
 

North – Multi-family residential; zoned R-3C, multi--family; guided MDR, Medium 
density residential 

East  -    Commercial; zoned B-3, General Business; guided MDR, Medium density 
residential 

West  -  Single family residential; zoned R-1,C single-family; guided LDR, Low density 
residential 

South -  Single family residential; zoned R-1,C single-family; guided LDR, Low density 
residential 

 
COMPREHENSIVE PLAN AMENDMENT 
The property is currently guided MDR. When the existing plat was created in 2005 the category 
LMDR did not exist, this category was created with the 2010 comp plan update.  Based on the 
current and proposed density the land use category LMDR is the most appropriate.  The 
proposed development would be at 5.5 units an acre.  
 
Medium Density Residential (MDR) (8-12 residential units/net acre) 
Medium density residential accommodates somewhat higher residential densities ranging from 
8 to 12 dwelling units per net acre. Uses in this classification include higher density townhome 
developments and apartments, all with full public utility service. 
 
Low-Medium Density Residential (LMDR) (4-8 residential units/net acre) 
The low-medium density residential category includes a combination of single family attached 
and single family detached housing that is generally at a greater density than traditional single- 
family housing in Inver Grove Heights. Density of the LMDR category ranges from 4 to 8 units 
per net acre.  
 

 
REZONING 
The site is currently zoned R-3C, multiple family.  The R-3 zoning does not allow for single family 
detached units. A change to R-2/PUD zoning allows attached or detached units. This would be 
consistent with the proposed land use change and because of the location to a variety of land uses, 
does not appear to pose any unique characteristics that would be detrimental to the area.   
 
Since the City Code does not provide any specific performance standards for or address a 
“detached townhome” type product, staff believes a R-2/PUD would be the best type of zoning 
for the proposed infill development.  
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PLAT REVIEW 
Zoning and Comprehensive Plan Consistency.  With approval of the requested comprehensive plan 
amendment and rezoning the proposed plat would be consistent with the zoning and 
comprehensive plan designations. 
 
Lots & Blocks.  The applicant is proposing a 6-lot single family home project that some jurisdictions 
would consider a detached townhome.  Each lot would be on its own individual parcel and one 
common lot (Outlot A) which contains the driveways, parking and all perimeter and internal open 
space between the units.  There are no minimum lot size or width requirements for a single-family 
home in the R-2 district.  
 
Park Dedication.  Park dedication on this plat will be cash in lieu of land.  If approved, prior to 
release of the final plat for filing with Dakota County, a cash fee of $2,850 per lot would be required 
(2,850 x 6 = $17,100). 
 
 
PUD REQUIREMENTS/SITE PLAN REVIEW.  
Minimum Area of 10 Acres. A minimum area of 10 acres is required for a PUD development, 
unless the applicant can show that the minimum lot area requirement should be waived “because 
a planned unit development is in the public interest” and “unusual physical features of the 
property itself or of the surrounding neighborhood are such that development under the standard 
provisions of the normal district would not be appropriate in order to conserve a physical or 
terrain feature of importance to the neighborhood or community” or “the property is adjacent to 
or across the street from property which has been developed under the provisions of this article 
and will contribute to the amenities of the neighborhood.”  A variance from this requirement is 
discussed later in the report. 
 
Building Coverage. The total ground area covered by buildings shall not exceed twenty percent 
(20%) of the net land area, excluding public streets and permanent water areas.  The proposed 
development is at 19% building coverage, complying with code requirements.  Due to the building 
coverage requirements and open space requirements, a condition should be included that no 
additions would be allowed to the homes.  
 
Residential Unit Densities: Must conform with underlying zoning district or as specified by the 
City Council and consistent with the intent of the City’s comprehensive plan.  With the approval 
of the rezoning and comp plan amendment the development would be in compliance with density 
requirements.  
 
PUD Open Space. 15% of a PUD must be dedicated to open space purposes. Therefore, a minimum 
of .16 acres (15% of 1.08 acres) must be dedicated open space for this PUD. The developer is 
providing .23 acres as dedicated open space, complying with code requirements.  A condition should 
be included to have a conservation easement over the area to retain the open space.  
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Building Setbacks. The minimum setback from all perimeter property lines is determined by the 
respective setback standard in the underlying zoning district. With the approval of the rezoning the 
lots would be an R-2/PUD. Therefore, the perimeter setbacks will be those found in the R-2, Two-
Family Residential zoning district.   

• Perimeter setbacks for the front setback is 30 feet. Lot 6 is the closest to the front perimeter 
line and is shown at 30 feet, complying with code requirements.  

• Perimeter setback for the rear setback is 30 feet. This setback is exceeded by each home.  
• Perimeter setbacks for the side yard is a 10-foot requirement.  Lot 1 is the closest perimeter 

side yard and is demonstrated at 15 feet, complying with code requirements.  
• Internal side setbacks are shown at 15 feet which is consistent with other PUD and single-

family developments.   
 
Landscaping.  The applicants are proposing 5 overstory trees and 6 ornamental trees.  
 
Access.  The site is planned to be served with two access points to Degrio Way, which is a local 
residential street.  The location of the driveways provides visibility from both direction and there is 
no conflict with any driveways on the other side of the street.   
 
All internal circulation would be considered private driveways. The widths proposed are 20 feet 
wide. No parking signs must be posted on both sides of the private driveway.  
 
Exterior Elevations.  Each of the proposed structures will include vinyl siding on the structure, along 
with some brick/stone on the front elevations. 
 
Engineering. Engineering has reviewed the request and has been working with the applicant on 
stormwater and grading requirements. An improvement agreement, storm water facilities 
maintenance agreement  and other agreements related thereto would be required to be executed 
between the City and the property owner prior to any issuance of building permits.  Final site, 
grading, storm water management, and erosion control plans shall be approved by the City 
Engineer. Engineering has made some recommendations on conditions that should be added to the 
approval; these conditions are included in the list of conditions at the end of this report.    
 
Fire Marshal Review.  All plans shall be subject to the review and approval of the City Fire Marshal 
for fire lane designation and the signage or marking of the fire lanes at time of building permit.  
 
Homeowners Association. A homeowners association will be required for the development to 
address the maintenance of the common areas and storm water pond and addressing all necessary 
shared easements for such things as access, utilities, parking.  The homeowners association 
document shall be submitted for review and be approved by the City Attorney prior to being 
recorded with the plat.    
 
 
VARIANCE 
The applicant is requesting a variance from the 10-acre minimum lot size requirement for a PUD.  
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City Code Title 11, Chapter 3. Variances, states that the City Council may grant variances when 
they are in harmony with the general purposes and intent of the zoning ordinance and consistent 
with the comprehensive plan and establishes that there are practical difficulties in complying with 
the official control.  In order to grant the requested variance, City Code identifies criteria which 
are to be considered practical difficulties.  The applicant’s request is reviewed below against those 
criteria. 
 
1. The variance request is in harmony with the general purpose and intent of the city code and 
consistent with the comprehensive plan. 
 

The PUD section of the ordinance allows for flexibility to have a PUD smaller than 10 acres 
if unusual physical features of the property itself or of the surrounding neighborhood are 
such that development under the standard provisions of the normal district would not be 
appropriate in order to conserve a physical or terrain feature of importance to the 
neighborhood or community.   The proposed property in an infill development that is a 
unique shape with a relatively a small amount of road frontage along a curve.  Allowing 
the PUD would provide an open space buffer between the single family homes to the south 
and the new lots.  

 
2. The property owner proposes to use the property in a reasonable manner not permitted by the zoning 
ordinance. 
 

City Code does not provide any specific performance standards or address a “detached 
townhome” type of product, staff believes a PUD would be the best type of zoning for the 
proposed infill development.  
 

3. The plight of the landowner is due to circumstances unique to the property not created by the 
landowner. 

  
The proposed planned unit development provides the means for greater creativity and 
flexibility in environmental design and allows for more common open space than is provided 
under the strict application of the ordinance while at the same time preserves the health, 
safety, and general welfare of the City 
 

4. The variance will not alter the essential character of the locality. 
 

This site is an infill development that will be done in one phase and will not create 
dependencies on future development. The lot was originally platted for seven townhome 
units; the proposed six units would provide good transitional housing density between the 
single family homes to the south and west and the multi-family property to the north and 
commercial to the east and northeast.  
 

5. Economic considerations alone do not constitute an undue hardship. 
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Economic considerations do not appear to be a basis for this request.   
 
VACATION OF EASEMENTS 
When Gates Addition was platted, a drainage and utility easement was provided over Outlot A. 
Therefore, the underlying drainage and utility easements need to be vacated. When the plat of Ruby 
Meadows is filed, it will create a new set of drainage and utility easements. 
 
 
ALTERNATIVES 
The Planning Commission has the following actions available for the proposed request: 
 
A. Approval. If the Planning Commission finds the application to be acceptable the 

following actions should be recommended for approval: 
 

• Approval of the Comprehensive Plan Amendment from MDR, Medium Density 
Residential to LMDR, Low-Medium Density Residential and Rezoning from R-3C, 
Multi-family to R-2/ PUD subject to the following conditions:  
 
1. The Metropolitan Council shall not require any significant modifications to 
the comprehensive plan amendment. 
 
2. The Metropolitan Council shall not make a finding that the comprehensive 
plan amendment has a substantial impact or contain a substantial departure from 
any metropolitan systems plan. 

 
 

• Approval of the Preliminary and Final Plat  for a six lot, one outlot subdivision to be 
known as Ruby Meadows subject to the following conditions: 

 
1. The final plat and plans shall be in substantial conformance with the 
following plans on file with the Planning Department except as may be modified by 
the conditions below. 

 
  Preliminary Plat    October   2020 
  Site Plan    October 1, 2020  
  Grading  Plan    October 1, 2020 
  Utility Plan    October 1, 2020 

 
 
2. A park dedication fee equal to $17,100   ($2,850x6) shall be paid to the City prior 

to release of the final plat.   
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3. Prior to construction, the Developer and Owner shall enter into an 
Improvement Agreement,  Storm Water Facilities Maintenance Agreement, and 
other agreements related thereto with the City. 

 
4. The applicant shall meet the conditions outlined in the City Engineers review 

letters and subsequent correspondence.     
 

5. Prior to commencement of any work on site, the final grading, drainage and 
erosion control, utility plans and storm water calculations shall be approved by 
the Director of Public Works. 

 
6. Prior to final plat approval, the developer shall prepare a homeowners 

association agreement subject to the review and approval of the City Attorney.  
Said agreement shall be recorded with the final plat. 

 
7. No parking signs are required on both sides of the private shared driveway.  

 
8. Due to maximum building coverage and open space requirements no additions 

are allowed to the homes.  A conservation easement shall be provided over the 
designated open space to preserve this area.  

 
 

• Approval of a Variance from the minimum lot size requirements for a PUD based on the 
practical difficulty the surrounding neighborhood is such that development under the 
standard provisions of the normal district would not be appropriate in order to conserve 
open space and stormwater requirements that are of importance to the neighborhood and 
community.   
 

 
• Approval of the Vacation of drainage and utility easement of Gates Addition subdivision 

subject to the following conditions: 
 

1. Drainage and Utility easements shall be provided on the final plat of Ruby Meadows 
as required by the Director of Public Works. 
 

2. The applicant shall provide a map and legal descriptions of the easements to be 
vacated of Gates Addition.   

 
 

B. Denial If the Planning Commission does not favor the proposed application, the 
above request should be recommended for denial.  With a recommendation for denial, findings or 
the basis for the denial should be given. 
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RECOMMENDATION 
Based on the information in the preceding report and the conditions and approvals listed in 
Alternative A, staff is recommending approval of all requests as presented.  
 
 
Attachments: Exhibit A –Location/Zoning Map 
  Exhibit B- Comp plan map 
  Exhibit C - Narrative 
  Exhibit D-  Plat 
  Exhibit E-  Site Plan 
  Exhibit F - Grading Plan 
  Exhibit G – Open Space Plan 
  Exhibit H- Elevations 
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Zoning_IGH_Legend
ZONING

A, Agricultural

E-1, Estate Residential

E-2, Estate Residential

R-1A, Single-family (40,000 sq ft)

R-1B, Single-family (20,000 sq ft)

R-1C, Single-family (12,000 sq ft)

R-2, Two-family Residential

R-3A, 7,260 sq ft per unit

R-3B, 3,630 sq ft per unit

R-3C, 2,000 sq ft per unit

R-4, Manufactured Home Park

B-1, Limited Business

B-2, Neightborhood Business

B-3, General Business

B-4, Shopping Center

OP, Office Park

PUD, Planned Unit Development

Office PUD

Commercial PUD

Multiple-family PUD

I-1, Limited Industry

I-2, General Industry

P, Institutional

ROW, Right-of-way
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TTCP, LLC 

A Real Estate Development Firm 
__________________________________ 

 
9531 West 78th Street, Suite 135 

Eden Prairie, MN 55433 
mlmoore00@yahoo.com 

 
 

NARRATIVE OF NEIGHBORHOOD MEETING 
FOR 

RUBY MEADOWS 
 
 
Notice of the neighborhood meeting for the proposed plat of Ruby Meadows was held on August 
26, 2020, via Zoom. Notice of the meeting had been previously mailed to all properties within 
six hundred (600) feet of the property. 
 
At the meeting, the proposal was discussed, and the projected increase in market values of the 
area was discussed. The density of the project has been decreased from the initial “townhome” 
project from seven units to six units, each with between 1,800 – 3,000 square feet of living space 
(with foundation sizes between 900 and 1,100 square feet), and two car garages. Each of the 
proposed structures will include vinyl siding on the structure, along with some brick/stone on the 
front elevations. Each property will have an asphalt shingle roof.  
 
Public benefits of the proposed plan include an increased tax base, better fit into the community 
due to the conversion from the former plan for townhomes to single family homes, and a 
reduction of the impervious surface area. The PUD will also dedicate 22% of the land as 
common open space to be used by the owners of the homes for recreational purposes. 
 
Community feedback: 
 The meeting was attended by approximately ten (10) persons who received the notice. No 
objection was raised to the project, and the neighbors were encouraged by the plan as proposed, 
as and expressed appreciation of the existing plan over the previous seven units. 
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 P L A N N I N G   R E P O R T  
 CITY OF INVER GROVE HEIGHTS 
 
 
 
CASE NO:  20-35PUD 
 
APPLICANT:  Titan Land LLC 
 
REQUEST:  Final Plat and Final PUD Development Approval for The Crossings at Inver Woods 
 
MEETING DATE:  November 4, 2020  
 
LOCATION:  1462 80th Street E  
 
COMPREHENSIVE PLAN:  HDR   
 
ZONING:  R-3C/PUD 
 
REVIEWING DIVISIONS:  Planning    PREPARED BY: Allan Hunting 
           Engineering          City Planner 
           Park and Recreation 
           Fire Marshall 
           
_____________________________________________________________________________________ 
BACKGROUND  

An application has submitted for the final plat and final development plan for The Crossings at 
Inver Woods.  The project is proposed in two phases.  Phase 1 consists of a one lot plat with a 152 
unit apartment building.  Phase 2 will consist of the balance of the plat.   
 
The City Council approved the preliminary plat and development plans on October 12, 2020.   
 
EVALUATION OF THE REQUEST 
 
The final plan review is limited to a review of the plans against the preliminary plat conditions of 
approval for compliance.  The review will address each of the 20 conditions.  A copy of the 
resolution approving the preliminary plans, including the conditions is attached. 
 
Condition #1 relating to consistency with preliminary plans.  The submitted final plans are 
consistent with the preliminary plans approved by Council.  The final PUD approval consists of the 
152 unit apartment building.  Phase II on Outlot A will require a separate preliminary PUD review. 
 
Condition #2 relating to approval of the final grading, drainage and erosion control plans.  The 
City Engineer has indicated the plans have addressed the majority of the issues and comments 
that were included in previous engineering memos.  There are some small details to be worked 
out before city council approval. 
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Condition #3 relating to drainage and utility easements provided on the plat.  The plat provides 
for easements over the main drainage areas.  The City Engineer has reviewed the plat and finds 
the necessary easements are in place.   
 
Condition #4 relating to boundaries of open space with marker posts.  Engineering has created a 
post and sign template for developers to use to mark the open space boundary.  The grading plan 
identifies the proposed location of the posts.  The final location of the posts will be approved by 
Engineering and will be field inspected. 
 
Condition #5 relating to park dedication.  Park dedication will consist of a cash payment of $4,900 
per unit.  The park dedication fees are collected at time of final plat release.  
 
Condition #6 relating to plans reviewed by the Fire Marshall.  The Fire Marshall has reviewed 
the plans and has no issues with design and street access for emergency vehicles. 
 
Condition #7 relating to recording of documents.  A standard condition notifying all parties of 
what documents must be recorded with the final plat.  The City Attorney's office will work with 
the developer and city staff to ensure all documents are recorded. 
 
Condition #8 relating to payment of plat utility fees.  The development contract will address the 
specific fees that the developer must pay before plat release as part of the funding for the 
infrastructure of the sewer and water for the Northwest Area.  The Council adopted an ordinance 
which specifies fees to be paid at time of final plat release.  There will also be additional fees 
collected at time of building permit for all residential structures.  This condition was intended to 
state the developer’s responsibility for paying these fees. 
 
Condition #9 relating to payment of building permit fees.  This condition was intended to state 
the developers are responsible for payment of building permit fees as noted in the condition.  
These fees are collected at time of building permit. 
 
Condition #10 relating to acknowledgment of future city approvals.   This condition was drafted 
by the City Attorney to clarify in all developments in the Northwest Area what changes require 
administrative or Council review.  This language will be carried over into the development 
contract. 
 
Condition # 11 relating to acknowledgement of PUD zoning.  This condition was drafted by the 
City Attorney to indicate an acknowledgement will be recorded with the County for each 
development indicating the zoning and regulations placed on the property.  It puts on record for 
any future landowners that there are special regulations on the property.  This same type of 
notification was used in Arbor Pointe. 
 
Condition #12 relating to entering into a development contract.  A meeting with the developer 
will be set up prior to council review to address obligations to be covered in the developer 
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agreement.  A development contract will be drafted and reviewed by the City Council during 
their review of the final plan set.   
 
Condition #13 relating to documents that must be recorded with the final plat.  Standard 
language identifying additional documents to be recorded with the final plat. 
 
Condition #14 relating to plans meeting the comments from the engineering consultants.  The 
City Engineer has indicated the plans have addressed the majority of  comments from the city’s 
consultants. Final details will be worked out before city council approval. 
 
Condition #15 relating to plans subject to review by MnDOT and Dakota County.  The plans 
address the comments made by each agency relating to turn lanes, future trail and sound 
buffering. 
 
Condition #16 relating protection of undisturbed area.  The grading plans show limits of grading 
and construction which are protected with silt fencing while the project is under construction. 
 
Condition #17 relating to fees due at time of plat release.  States again that plat connection fees 
are due at plat release and building permit fees due for each unit. 
 
Condition #18 relating to street lighting.  There will be one street light at the intersection of the 
driveway and 80th Street. 
 
Condition #19 relating to revised tree inventory.  A plan has been prepared showing trees being 
removed.  Nearly all of the existing trees are located around the storm ponding area that will be 
undisturbed.  Tree removal consists of trees along the perimeter of the site.  Plan complies with 
requirements.  
 
Condition #20 relating to perimeter easements around Lot 1.  The final plat shows the required 
perimeter drainage and utility easements around the lot. 
 
ALTERNATIVES 
 
A. Approval.  If the Planning Commission finds the proposed Final plat and Final PUD 

development plans for The Crossings at Inver Woods acceptable, a recommendation of 
approval should be made subject to the following conditions: 

 
1. The project shall be developed in substantial conformance with the following plans 

on file with the Planning Department except as may be modified by the conditions 
below: 

 
  
 Final Plat  
 Final Site Plan       dated 10/5/20 
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 Natural Areas and Open Space Plan    dated 8/3/20 
 Construction Plan Set  (14 sheets)    dated 10/16/20 
 Grading Plan Set (5 sheets)     dated 10/16/20 
 Landscape Plan      dated 10/20/20 
 Building Plans (5 sheets)     dated 10/5/20 
 
*The final list of approved plans and date of plans shall be identified in the development 
contract. 
 

2. All plans are subject to the review and approval of the City Engineer including 
comments from city consultants reviewing the plans prior to work commencing on 
the site.   

  
3. Prior to any work commencing on the site, the developer shall enter into a 

development contract with the City.  The development contract will address all 
other preliminary conditions of approval relating to other agreements required, 
park dedication, and other pertinent specific performance standards for this phase 
of the PUD. 

   
B. Denial.  If the Planning Commission does not find the application to be acceptable, a 

recommendation of denial should be made.  Specific findings supporting a basis for denial 
must be stated by the Commission if such a recommendation is made. 

 
 
RECOMMENDATION 
 
Based on this review, the Planning Division and Engineering recommends approval of the final 
plat and PUD development plans for The Crossings of Inver Woods subject to the conditions stated 
above.    
 
ATTACHMENTS: 
  
 Location Map 
 Applicant Narrative 
 Preliminary PUD conditions of approval and site plan 
 Final Plat  
 Final Site Plan 
 Construction Plan Set 
 Grading Plan Set  
 Landscape Plan 
 Building Plans  
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14070 Highway 52 Southeast,  Chatfield, Minnesota  55923 
Phone  507-867-1666     Fax  507-867-1665     www.ggg.to                     

 
October 5, 2020 
 
City of Inver Grove Heights 
8150 Barbara Avenue 
Inver Grove Heights, MN 55077 
 
RE: Final Plat and Northwest Area Overlay District Final Planned Unit Development Application for 
The Crossings at Inver Woods 
 
Dear Planning Staff,  
 
Enclosed is an application for the Final Plat and Final PUD for The Crossings at Inver Woods 
project.  The owner will be mailing the application fee and escrow.  Comments from the preliminary 
applications have been incorporated into these plans.  We will continue to work with the City 
Engineering department to have approved grading and construction plans during the month of 
October to allow for grading to commence in November.  A Land Alteration permit was submitted 
directly to the Engineering Department. 
 
Changes of note from the Preliminary submittals dated September 3rd are minor.  They include a 
revision in the alignment of the east end of water main to provide additional clearance from storm 
sewer facilities.  The building, drives and roads and open space have not changed with the exception 
of plans for a pathway along 80th discussed further in this letter.  This plan includes the two areas 
where flexibility has been requested which are the 20-foot setback requested from 80th Street and the 
slight increase in building coverage due to the additional underground parking that was incorporated.  
The 20 conditions of approval listed in the Planning Report for the October 6th Planning Commission 
meeting have been reviewed and incorporated in the plat and plan where requested. 
 
FINAL PLAT 
Lot 1, Block 1 is the parcel the 152-unit apartment building will be located within.  Outlot A is 
proposed for future development which will require replatting in the future when that project is 
reviewed. 
 
Dakota County Plat Commission provided comments on the preliminary plat in a letter dated August 
24th, 2020.  Their request for 60 feet of right of way from the inplace centerline has been 
incorporated into the plat.  A quit claim deed for restricted access along Lot 1, Block will be 
provided at the time of recording of the mylars.  Restricted access along Outlot A will be dealt with 
at the time that parcel is developed. 
 
The Plat Commission recommended construction of a trail along CSAH 28 (80th Street) and noted 
that reconstruction of 80th Street is currently planned in 2025.  We have discussed the options for 
construction of the trail along Lot 1 with the City Engineer and there would be difficulties in 
construction prior to the County’s reconstruction due to unknowns in their final plan design.  As an 
alternative, we have identified a route that would bring the trail into Lot 1 at the existing farm 
entrance drive and would wrap around Regional Basin EP-059B coming back to 80th Street at the 
northwest corner of the apartment building.  From there the path would fall within the 80th Street 
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right of way.  Our grading plan incorporates this route both within the development and within the 
80th Street right of way bring platted.  Future surfacing of the trail can then be incorporated into the 
reconstruction plans for 80th Street. 
 
The Plat Commission letter referenced the access, turn and bypass lanes and permitting required 
through the County Transportation Department.  The Transportation Department has been contacted 
regarding the project and turn and bypass lanes are incorporated into the grading and construction 
plans.  The access and work in right of way permit will be applied for prior to this application review 
comments being completed.  
 
MnDOT also supplied comments on the Preliminary Plat in a letter dated August 25th, 2020.  They 
requested that the existing controlled access along Hwy 55 be added to the final plat, which it has.  
They also highlighted the process for application for a drainage permit.  That permit will be applied 
for upon completion of the second review of the drainage report by the City Engineer and their 
consultant EOR.  The impact of this project on MnDOT right of way is negligible.  We do not 
anticipate the need for a permit for work within MnDOT’s right of way.  A sound barrier wall is 
proposed but it will fall 100% within Lot 1.      
 
FINAL PUD 
We have incorporated City and City consultant comments into the grading and construction plans 
with just a few more technical items to be worked through to obtain approved plans.  We have 
included the most recent grading and construction plans and building elevations.  All of the 
calculations for Net Developable Areas and Open Space from the Preliminary PUD are still valid.   
 
Thank you,  
 
 
Mark Welch 
markw@ggg.to 
507-867-1666 ext.105 
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THE CROSSINGS AT INVER GROVE WATERMAIN NOTES Date 9/8/2020
NUMBER STATION ALIGNMENT ITEMS & NOTES BREAKOFF ELEV

W-1 10+00.00 - CL Watermain Connect to Existing, Wet-tap 12" line into Ex. 16" main, F&I 12" GATE VALVE 5' S

W-2 11+25.21 - CL Watermain F&I: 8"x12" TEE, 8" GATE VALVE 16' R, 8"x6" REDUCER 19' R, 6" TEMP HYDRANT 22' R918.68

W-3 12+39.84 - CL Watermain F&I: 12" - 90° BEND

W-4 16+23.68 - CL Watermain F&I: 6"x12" TEE, 6" GATE VALVE 22' N, 6" HYDRANT 25' N 918.67
W-5 17+40.18 - CL Watermain F&I: 12" - 22.5° BEND, 12' PLUG
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STORM

The Crossings at Inver Woods Storm Sewer Construction Notes

Structure Number

Structure Type

Casting

Elevation

Structure

Outlet

Elevation

Linear

Footage Pipe Size

Gradient

Percent

Flow to

Structure

Number

Downstream

Structure Inlet

Elevation

Neenah

Casting &

Grates Station

Offset from

CL

alignment Alignment

Notes / Other Inverts

STORM

MH S-1 Type 4 MH (60") 913.00 910.00 75.00 30" RCP 0.99% MH S-2 909.26 48" HAALA

PS48-58S

10+00.00 CL STORM

MH S-2 Type 4 MH (60") 915.00 909.26 93.29 30" RCP 1.00% MH S-3 908.33 48" HAALA

PS48-58S

10+75.00 CL STORM

MH S-3 Type 4 MH (60") 920.28 908.33 185.61 30" RCP 1.00% MH S-4 906.47 R-1916-C 11+68.29 CL STORM

MH S-4 Type 4 CB (72") 918.84 906.47 121.80 36" RCP 1.00% OUTLET 1 905.25 R-1916-C 13+53.90 CL STORM
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Developer :  Titan Land LLC 

K.Peter Salland, Esq. 

19356 Meadowridge Trail N., Marine Mn. 55047

Cell: 651-245-7222

Office 651-433-0155

Peterstalland@hotmail.com

THE CROSSING AT INVER WOODS 

APARTMENTS 

Engineering:

G-Cubed Inc. 

285 Westview Dr. West St. Paul, MN 55118

796-300-1213

Daniel Tilsen, Lead Design Project Manager 

651-283-7546

djtilsen@gmail.com

Geoffrey G. Griffin, Surveyor 

507-867-1666, ex 102

geoffg@ggg.to

Mark Welch, Engineer 

507-867-1666 ex 105

markw@ggg.to

I hereby certify that this plan, specification, or report was prepared 

by me or under supervision and I am duly licensed Professional

Designed  : Jeff Weber

Drawn : Jeff Weber

Revised                              By                                      Date 

Latest Revision : 25 Oct  2020

by me or under supervision and I am duly licensed Professional

Prepared For : Peter Stalland

Preliminary Landscape Plan 

Site Planning and Landscape Design:

Jeff Weber - Landscape Designer MNLA ASLA

9665 Howard Lake Dr. NE. Forest Lake, MN 55025

651-260-6206

jgw1@comcast.net 

1462 80TH STREET EAST , INVER GROVE HGHTS

DAKOTA COUNTY, MINNESOTA
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THE CROSSING  

Japanese Lilac (Ornamental Tree) 

Red Maple  (Native Blvd Tree)  

Crimson Spire Oak 

Symbol Plant Name Latin Name Size Number

Acer rubrum 'Autumn Radiance' 2.5" Dia

Quercus robur x alba 'Crimschmidt'

2.5" Dia

Syringa reticulata 'Ivory Silk' clump 2" Dia

Material List 

16

19

13

Grass- Fountain Grass 

Grass - Eldorado Feather Reed Grass Calamagrostis acutiflora 'Eldorado' 
#1

74

Bridal Weath Spirea (Decid. Shrub)

Viburnum 'Blue Muffin'

Broadmoor Juniper (Evergreen Shrub) Juniperus sabina 'Broadmoor'

Physcocarpus opulifolius 'Monio'

Spirea x vanhouttei 'Renaissance'

119

59

11

Matador Maple Acer x freemanii 'Bailston' 

2.5" Dia
15

Spirea Golden (Decid Shrub) Spirea x 'Goldmound' 

#5 83

31

Existing Trees (Protect in place)

4" average depth supplemental topsoil over all planting areas (utilize existing on site)

1 1/2" Buff Limestone Landscape Rock (sub-fabric around plants/poly where no plants)

Dark Brown Cocco Wood Mulch (4' tree circle each tree in lawn ) 

Vinyl Edging around all landscape beds (none around trees in lawn)

Section 10-15-11 one tree per 50' site perimeter 2,400 lf perimeter equals            48 trees

and one tree per every 10 parking spaces, 165 spaces, equals    17 trees             

Overstory Deciduous and Evergreen Trees per plan equals                                             67 trees

Preserved (2) existing 10" Hackberry Trees (see Tree Preservation Plan)

2 trees for each Ornamental tree  13 trees equal 6 overstory trees                   minus     6 trees 

1 tree for each 6 shrubs   311 shrubs equal                                                       minus   51 trees 

Tree Mitgation  Requirements  

Black Hills Spruce (Native Conifer Tree)  Picea glauca densata 

10' tall
17

Miscanthus sinensis 'Purpurescens'  #1

Total number of Evergreen and Overstory Trees    67

2

New Trees 

New Shrubs 

12

Required number of trees                                                                                                65 trees

(2) Existing 10" Hackberry Trees

#29 and #30 protect in place

Revised Planning               Jeff Weber                     22 Oct 2020

Future Public Trail

Retaining Wall
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Lawn

Lawn

BASIN 1B

BASIN 1C

LAWN 

LAWN 

LAWN 
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Total number of trees required                                                                                           8 trees

Total number of Ornamental Trees                        13

55,500 Sq. Feet

80,000 Sq. Feet

11,600 Sq. Feet 4 Fescue Low Grow grass seed JRK Honeybee Mix w/ Clover 6 lb/1000 

w/Straw B.

JRK Contractor Seed mix 7lb/1000 

w/Straw B.

Sod Lawn Areas 

Seeded Lawn Areas

Hackberry 

Hydrangea Quickfire Hydrangea paniculata 'Bulk'
#5

#5

#5

#5

39

Total number of  Shrubs                        311
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Mitigation for Trees Required 8 trees provided 67
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SCALE 3/16" = 1'-0"3
Typical Unit (1 Bedroom)

PARKING

Apartment Garage Stalls 165

TOTAL PARKING 165

F.A.R.  SITE AREA 420,124 SF

Gross Area Excluding Garages F.A.R.

222116 SF 0.53

APARTMENT AREA BY USE

Amenity 6138 SF 3.7%

Circulation 18016 SF 10.9%

Leasable Residential 134802 SF 81.9%

Trash 506 SF 0.3%

Utilities 1083 SF 0.7%

Vertical Circulation 4022 SF 2.4%

TOTAL (w/o GARAGE) 164566 SF 100.0%

APARTMENT AREA BY FLOOR

-1 LEVEL 61639 SF

1 LEVEL 48765 SF

2 LEVEL 48383 SF

3 LEVEL 48385 SF

4 LEVEL 19033 SF

TOTAL 226205 SF

SCALE 3/64" = 1'-0"4
First Floor

SCALE 3/64" = 1'-0"1
Garage Floor

APARTMENT UNITS

Count Name Area

54 1 Bed A 805 SF

4 1 Bed B 985 SF

6 1 Bed C 961 SF

36 2 Bed D 1089 SF

8 2 Bed E 1142 SF

4 2 Bed F1 1213 SF

2 2 Bed F2 1218 SF

6 2 Bed G 1246 SF

12 Studio H1 579 SF

12 Studio H2 577 SF

8 Studio J 583 SF

Total: 152



UP

UPUP UP

1 Bed A
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Studio H1
Studio H1

2 Bed D 2 Bed D
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UtilitiesUtilities

1 Bed A
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2 Bed E
Studio J

1 Bed A 1 Bed A 1 Bed A 1 Bed A

Studio J 2 Bed E
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Utilities Utilities
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SCALE 3/64" = 1'-0"1
Second & Third Floor (Typ.)

SCALE 3/64" = 1'-0"2
Fourth Floor



1 LEVEL
0"

2 LEVEL
11' - 0"

3 LEVEL
22' - 0"

4 LEVEL
33' - 0"

-1 LEVEL
-10' - 0"

COMPOSITE LAP SIDING

ALUMINUM PANEL; WOOD TEXTURED

COMPOSITE BOARD & BATTEN PANELING

MASONRY BASE

MATERIALS                   PERCENTAGES
COMPOSITE BOARD 2791 SF (37%)
ALUMINUM PANEL 3380 SF (44%)
LAP SIDING 1326 SF (17%)
MASONRY   131 SF   (2%)

ROOF BRG
42' - 0"

1 LEVEL
0"

2 LEVEL
11' - 0"

3 LEVEL
22' - 0"

4 LEVEL
33' - 0"

-1 LEVEL
-10' - 0"

COMPOSITE LAP SIDING

ALUMINUM PANEL; WOOD TEXTURED

COMPOSITE BOARD & BATTEN PANELING

MASONRY BASE

MATERIALS                   PERCENTAGES
COMPOSITE BOARD 2265 SF (24%)
ALUMINUM PANEL 2246 SF (23%)
LAP SIDING 3063 SF (32%)
MASONRY 2065 SF  (21%)

ROOF BRG
42' - 0"
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SCALE 3/32" = 1'-0"1
North Elevation

SCALE 3/32" = 1'-0"2
South Elevation



1 LEVEL
0"

2 LEVEL
11' - 0"

3 LEVEL
22' - 0"

4 LEVEL
33' - 0"

-1 LEVEL
-10' - 0"

COMPOSITE LAP SIDING

ALUMINUM PANEL; WOOD TEXTURED

COMPOSITE BOARD & BATTEN PANELING

MASONRY BASE

MATERIALS                   PERCENTAGES
COMPOSITE BOARD 3172 SF (43%)
ALUMINUM PANEL     30 SF   (1%)
LAP SIDING 3659 SF (50%)
MASONRY   434 SF   (6%)

ROOF BRG
42' - 0"

1 LEVEL
0"

2 LEVEL
11' - 0"

3 LEVEL
22' - 0"

4 LEVEL
33' - 0"

-1 LEVEL
-10' - 0"

COMPOSITE LAP SIDING

ALUMINUM PANEL; WOOD 
TEXTURED

COMPOSITE BOARD & BATTEN 
PANELING

MASONRY BASE

MATERIALS                   PERCENTAGES
COMPOSITE BOARD 5858 SF (39%)
ALUMINUM PANEL   252 SF   (1%)
LAP SIDING 5647 SF (38%)
MASONRY 3278 SF (22%)

ROOF BRG
42' - 0"

ROOF DECK TRELLIS
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SCALE 3/32" = 1'-0"1
Inside Courtyard Elevation (West Leg)

SCALE 3/32" = 1'-0"2
West Elevation



COMPOSITE LAP 
SIDING

ALUMINUM PANEL; 
WOOD TEXTURED

COMPOSITE BOARD & 
BATTEN PANELING

MASONRY BASE

MATERIALS                   PERCENTAGES
COMPOSITE BOARD 6220 SF (46%)
ALUMINUM PANEL   281 SF   (2%)
LAP SIDING 5360 SF (39%)
MASONRY 1758 SF (13%)

1 LEVEL
0"

2 LEVEL
11' - 0"

3 LEVEL
22' - 0"

4 LEVEL
33' - 0"

-1 LEVEL
-10' - 0"

COMPOSITE LAP 
SIDING

ALUMINUM PANEL; WOOD 
TEXTURED

COMPOSITE BOARD & 
BATTEN PANELING

MASONRY 
BASE

ROOF BRG
42' - 0"MATERIALS                   PERCENTAGES

COMPOSITE BOARD 4325 SF (44%)
ALUMINUM PANEL    35 SF    (1%)
LAP SIDING 4306 SF (44%)
MASONRY 1097 SF (11%)
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SCALE 3/32" = 1'-0"1
East Elevation

SCALE 3/32" = 1'-0"2
Inside Courtyard Elevation (East Leg)



 P L A N N I N G    R E P O R T  
 CITY OF INVER GROVE HEIGHTS 
 
 
 
CASE NO:  20-41X 
 
MEETING DATE:  November 4, 2020 
 
APPLICANT: City of Inver Grove Heights  
 
PROPERTY OWNER:  N/A 
 
REQUEST:  Review of Capital Expenditure associated with trunk utility extensions 
 
LOCATION:   N/A  
 
COMPREHENSIVE PLAN: N/A  
 
ZONING:  N/A 
 
REVIEWING DIVISIONS: Planning   PREPARED BY:  Allan Hunting 
    Engineering                             City Planner 
_______________________________________________________________________ 
 
BACKGROUND  
The City Council will review a feasibility report at their November 9 meeting regarding installation 
of some sanitary sewer improvements associated with the upcoming Dakota County 
improvements to Argenta and 70th Street. 
 
City Engineer Tom Kaldunski has prepared a brief memo with maps illustrating the improvements. 
 
Per State Statures, the Planning Commission must review capital improvement projects for 
consistency with the Comprehensive Plan (Minnesota Statute 462.356 subd. 2). 
 
EVALUATION OF THE REQUEST 
 
Compliance with the Comprehensive Plan.  Minnesota Statutes requires the Planning Commission 
to review capital improvement projects to verify they are in compliance with the City’s 
Comprehensive Plan.    
 
The capital improvement project would fall under the Sanitary Sewer chapter of the comprehensive 
plan.  The project would be consistent with the 2040 comp plan sewer service map for the Northwest 
Area. 
 
 
 
 
 



Planning Report – Case No. 20-41X 
Page 2 
 
 
ALTERNATIVES 
 
A. Approval.  If the Planning Commission finds the request acceptable, the following actions 
should  take place: 
  

• An Approval recommendation that City Project No. 2021-01 – 2021 Trunk Utility Extension 
Project is consistent with the Comprehensive Plan.  

 
B. Denial. If the Planning Commission does not find the proposed project consistent 

with the Comprehensive Plan, the above request should be recommended for 
denial.  With a recommendation for denial, findings or the basis for the denial 
should be given.   

 
 
RECOMMENDATION 
 
The Engineering Department and Planning Staff both recommend the capital expenditure be found 
consistent with the Comprehensive Plan.   
 
Attachment: Memo from Tom Kaldunski, City Engineer 
   
    



MEMO 
 

CITY OF INVER GROVE HEIGHTS 
 
 
TO: Allan Hunting, City Planner 
 
FROM: Thomas J. Kaldunski, City Engineer 
 
DATE: October 29, 2020 
 
SUBJECT: Comprehensive Sanitary Sewer Plan 
 City Project No. 2021-01 – 2021 Trunk Utility Extension Project   
 
 
At the August 24, 2020 City Council meeting, a feasibility report was ordered by Council action. The 
feasibility report will be presented at the November 9, 2020 City Council meeting. A copy of the 
Proposed Improvements figure from the draft feasibility study is attached for reference. Due to the 
sanitary sewer depths, this project is being performed in advance of the upcoming Dakota County 
improvements to Argenta Trail and 70th Street to minimize future roadway disruptions at the time 
the utilities are connected to. A project layout of the future Dakota County improvements is also 
attached for reference.     
 
The Planning Commission should review City Project No. 2021-01 – 2021 Trunk Utility Extensions 
Project to ensure the project is consistent with the 2040 Comprehensive Plan. 
 
 
 
TJK/kf 
Attachments: 2021-01 – 2021 Trunk Utility Extensions Project - Proposed Improvements Figure 
 County Road 26 / County Road 63 Improvements Project Layout  
 Comprehensive Sanitary Sewer Plan (Updated 2017) 
 
 
cc: Scott D. Thureen, Public Works Director 
 Tim Kuntz, City Attorney 
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