
 
 
 
 
 

There may be a quorum of the Belle Plaine City Council present at the meeting.  
 

218 North Meridian St., P.O. Box 129, Belle Plaine, MN  56011 Phone 952-873-5553 fax 952-873-5509 
www.belleplainemn.com 

BELLE PLAINE PLANNING & ZONING COMMISSION 
NOTICE OF REGULAR MEETING AND AGENDA  

CITY HALL, 218 NORTH MERIDIAN STREET 
PLEASE USE THE NORTH ENTRANCE 

 
MONDAY, OCTOBER 14, 2019 

6:30 P.M. 
 

 
 
6:30 
P.M. 

PLEDGE OF ALLEGIANCE 
 
1. CALL TO ORDER.  
1.1. Roll Call. 
 

 2. APPROVAL OF AGENDA. 
 

 3.  APPROVAL OF MINUTES.   
3.1. Regular Session Minutes of September 9, 2019. 
 

6:35 
P.M. 

4. RECOGNITION OF INVOLVED CITIZENS. 
Persons may make statements to the Planning Commission pertaining to items not on the agenda. 
Maximum of three (3) minutes per speaker. No official action will be taken. 
 

 5. PUBLIC HEARINGS.  
    5.1. Variance Garage Door Height: Lot 1, Block 5, Belle Plaine School Plat. The Planning 

Commission will consider public comment on a request by Belle Plaine Schools ISD 716, 
owners of the aforementioned property for a variance from Section 1105.07, Subd. 6(3) to 
allow a maximum garage door height of ten (10) feet at the subject property in the R-3, Single 
Two Family Medium Density Residential District. The Code establishes maximum garage door 
height at nine (9) feet.  

 
5.1.1 Resolution 19-025(A) Recommending the Council Conditionally Approve a 

Variance to Section 1105.07, Subd. 6(3) of the Code to allow a garage door 
height maximum of ten (10) feet for a structure on Lot 1, Block 5 Belle Plaine 
School Plat. 
 
Resolution 19-025(B) Recommending the Council Deny a Variance to Section 
1105.07, Subd. 6(3) of the Code as proposed by Independent School District 716 
for a proposed structure at Lot 1, Block 5 Belle Plaine School Plat. 

 
 
6. BUSINESS. 
 

6.1. Concept Plan – Lynn & Gary Crosby Commerce Drive West. The Applicant’s propose a     
phased planned unit residential development consisting of 114 condominium units on 29 lots 
in the 800-900 block of Commerce Drive West.  

 
6.1.1.  Resolution 19-026: A Resolution recommending conditional of a Concept Plan for 
           Crosby’s WCD Subdivision. 

 
6.2.  Resolution 19-027, A Resolution Recommending the City Council Place Destination Belle 

Plaine 2040, the City’s 2040 Comprehensive Plan Update, into effect. 
 
6.3. Official Zoning Map Update – Consistency with Destination 2040 Planned Uses 
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  7. ADMINISTRATIVE REPORTS. 
7.1. Commissioner Comments. 
7.2. Director’s Report. 
7.3. Upcoming Meetings. 

1. Next Regular Meeting, 6:30 p.m., Tuesday November 12, 2019. 
 

 8. ADJOURNMENT. 
 
 



 
 

BELLE PLAINE PLANNING & ZONING COMMISSION 
REGULAR MEETING  
SEPTEMBER 9, 2019 

 
PLEDGE OF ALLEGIANCE 
 
Chair Cauley led those present in the Pledge of Allegiance.  
 
OATH OF OFFICE: SARAH DUKLET 
 
Chair Cauley administered the Oath of Office to Sarah Duklet.  
 
1. CALL TO ORDER. 1.1. Roll Call. 
 
The Planning and Zoning Commission met in Regular Session on Monday, September 9, 2019 at City Hall 
218 North Meridian Street, Belle Plaine, MN. Chair Cauley called the meeting to order at 6:31 PM with 
Commissioners Ryan Herrmann, Lee Petersen, and Omni Kicker present. Commissioner Ashton Pankonin 
arrived at 6:32 PM.  
 
Also present were Community Development Director Smith Strack, Council Liaison Chard, Planning 
Alternate Duklet and City Administrator Meyer.  
 
2. APPROVAL OF AGENDA. 
 
Community Development Director Smith Strack noted a change in a resolution included in the packet, a copy 
of which was emailed out to commissioners prior to the meeting.  
 
MOTION by Commissioner Kiecker, second by Commissioner Herrmann, to approve the agenda as 
presented. ALL VOTED AYE. MOTION CARRIED. 
 
3.  APPROVAL OF MINUTES.  3.1. Regular Session Minutes of August 12, 2019. 
 
MOTION by Commissioner Pankonin, second by Commissioner Petersen to approve the Regular Session 
Minutes of August 12, 2019. ALL VOTED AYE. MOTION CARRIED.  
 
4. RECOGNITION OF INVOLVED CITIZENS. 
Persons may make statements to the Planning Commission pertaining to items not on the agenda. 
Maximum of three (3) minutes per speaker. No official action will be taken. 
 
No citizens stepped forward.  
 
5. PUBLIC HEARINGS.  None.  
 
6. BUSINESS. 
6.1. Final Planned Unit Development Plan – Belle Court Apartments. 
 
Community Development Director Smith Strack explained the final stage Planned Unit Development site and 
civil plans were included in the Planning Commission packet for review. Smith Strack explained Belle Court 
Apartments consists of two 36 unit apartments and is a phased project. Each apartment structure will have 
three stories with two studio and 10 two bedroom apartments per story. The development includes detached 
garages, ancillary parking, landscaping, and a play feature. Smith Strack explained turning movement 
analysis based on a 40’ vehicle was performed and resulted in reconfiguration of some parking. Smith Strack 
explained the onsite parking spaces illustrated total 141 and code requires 144 spaces, the revised 
resolution requires the additional three spaces.  
 
Smith Strack explained a revised landscaping plan included 52 overstory perimeter trees, 104 foundation 
plantings along with rock face concrete masonry units for screening of a relocated trash enclosure.  
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Smith Strack noted a revised phasing plan was submitted. The revised plan  illustrates mass grading for both 
phases and sewer/water services to both buildings in phase one and the second apartment structure, 
garages 2 & 3, western infiltration basin, sidewalks adjacent to second building and remaining bituminous 
paving in phase two.  
 
Smith Strack noted a revised photometric plan with light intensity levels less than four-foot candles at the 
property line was submitted. She noted the proposed garage wall packs have been eliminated.  
 
Smith Strack explained the garage elevations are similar in color and structure to the main buildings.  
 
Smith Strack noted the civil and site plans were included in the packet for review and included a changer 
requested by the Council for grade separation of a walkway adjacent to the driveway.  
 
Smith Strack explained snow storage and removal plans and noted drinking water, sanitary sewer and storm 
water mains traverse the property, the developer must petition the City to accept after proper test results are 
obtained.   
 
Commissioner Pankonin inquired if the 144 parking stalls include the garage stalls. Community Development 
Director Smith Strack confirmed noting half the stalls will be installed with the first phase and the second 
phase will install the remaining stalls. Commissioner Cauley inquired if the City will allow for plantings within 
the utility easements. Smith Strack explained plans would need to be submitted to the Public Works 
Superintendent and approved on a case-by-case basis. Pankonin inquired about the play area equipment. 
Smith Strack explained proposed play feature details were submitted with the development stage plan but no 
confirmed picture or structure layout was submitted for the final plan review.  
 
Council Liaison Chard inquired if trailers would be allowed in the parking area, noting ongoing trailers parked 
along the road of another area built by the developer. Troy Schrom of Schrom Construction explained Lloyd 
management maintains the buildings and stated he will bring the issue forward to be addressed Chard. 
Schrom stated a normal 48-hour allowance for trailers is allowed for tenants moving into the building.  
 
Commissioner Kiecker inquired on the number of handicap accessible apartments and parking. Schrom 
confirmed the main floor is ADA compliant.  Schrom also noted he had had a meeting with concerned 
citizens regarding the apartment buildings and he had agreed to add a privacy fence per their request at the 
end of the driveway.  
 
Chard inquired on the new width of the driveway with the added six foot of sidewalk. Schrom explained the 
private drive was 30.65 feet with curb and will now sit at about 24-25 feet in width.  
 
Commissioner Cauley inquired on the plan for people moving in with trucks and trailers. Schrom explained 
typically tenants are notified of a new neighbor and no parking areas are set up. Cauley inquired on the 
percentage of occupancy before staring phase two. Schrom explained 75% occupancy will be secured 
before phase two begins. Pankonin inquired if the privacy fence will be on the property line. Schrom 
explained the fence will be located three feet off the property line.  
 
6.1.1.   PZ Resolution 19–024 (A) or (B): A Resolution Recommending (Version A = Conditional 

Approval; Version B = Denial) Of A Final Stage Planned Unit Development plan for Belle Court 
Apartments 561 Elk Street South.  

 
MOTION by Commissioner Pankonin, second by Commissioner Kiecker, to approve Resolution 19–024 (A) 
A Resolution Recommending Of  A Final Stage Planned Unit Development plan for Belle Court Apartments 
561 Elk Street South. ALL VOTED AYE. MOTION CARRIED.  
 
6.2. R-7 Mixed Housing District Performance Standard Update.  
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Community Development Director Smith Strack explained that at the May meeting the Commission 
discussed performance standards in the R-7 Mixed Housing District and how they pertained to Destination 
2040. Smith Strack explained the Commissioners specifically discussed minimum lot size, maximum building 
height and minimum dwelling unit size. Smith Strack reviewed the presented information and the Planning 
Commission’s recommendations from May meeting. Smith Strack noted department head review brought 
forward concerns and suggested an occupancy limit. Smith Strack explained if the Commission wants to 
move forward with recommendations next steps would include a work session with Council for feedback 
before moving forward.  
 
Commissioner Kiecker affirmed tying occupancy to the dwellings for safety. It was the consensus of the 
committee to move forward with the R-7 mixed housing district performance standard update to a Council 
work session.  
 
7. ADMINISTRATIVE REPORTS. 
7.1. Commissioner Comments. 
 
Commissioner Kiecker suggested a property maintenance code similar to Hutchinson, which would allow the 
City to shutdown rentals when not compliant.  Community Development Director Smith Strack explained a 
property maintenance code has not been opted by City Council as it would authorize the City’s Building 
Official to go into anyone’s home and issue violations for cleanliness and habitability issues.  
 
7.2. Director’s Report. 
 
Community Development Director Smith Strack highlighted items on the director’s report noting the Small 
Cities Grant open house on Wednesday, September 11. 
 
7.3. Upcoming Meetings. 

1. Next Regular Meeting, 6:30 p.m., Monday October 14, 2019. 
 
The Commissioners were reminded of the upcoming meetings as listed. 
 
8. ADJOURNMENT. 
 
MOTION by Commissioner Kiecker, second by Commissioner Pankonin, to adjourn the meeting at 7:10 PM. 
ALL VOTED AYE. MOTION CARRIED.  
 
       Respectfully submitted, 
 
       Renee Eyrich 
       Recording Secretary 
 



  MEMORANDUM 
 

1 | P a g e  
 

 
 
October 14, 2019 
 
 
TO:  Chairperson Cauley 

Planning Commission Members 
City Administrator Meyer 

 
FROM: Cynthia Smith Strack, Community Development Director 
 
SUBJECT: Resolution 19–025: Resolution Recommending the City Council Approve/Deny a variance 

Garage Door Height Belle Plaine Schools ISD 716 
 
 
BACKGROUND 
Belle Plaine Schools proposes construction of a 2,400 square foot facility on Lot 1, Block 5, Belle Plaine 
School Plat. The facility will be used to house district buses and include restrooms. ISD 716 requests 
consideration of a variance to maximum garage door height in the R-3 District to allow four (4) garage doors 
which are ten (10) feet in height. Building elevations are attached. 

 
Representations by the Applicants 
The Applicants represent: 

 If granted the variance will allow garage door heights of 
ten (10) feet.  

 The facility is located south of an existing parking lot 
and west of an existing elementary school. 

 The facility is proposed to have four garage doors to 
accommodate buses owned and operated by Belle 
Plaine Schools. 

 The buses are needed for day to day transportation 
operations   

 
 
 
REQUEST REVIEW 
 
Consistency with Comprehensive Plan & R-3 Single and Two Family Residential District 
Schools are allowable uses in the R-3 District.  
 
Code Standards – Variance Request 
 
Section 1105.07, Subd. 6(3) of the Code establishes a maximum garage door height of nine (9) feet. A 
height of ten (10) feet is requested, a variance of one foot.  
 
Section 1103.05 of the Code establishes general and review criteria to be addressed during variance review 
as follows: 
 

1. Variance must be in harmony with the general purposes and intent of the Code. 
2. Variance must be consistent with the Comprehensive Plan. 
3. Practical difficulties must exist, meaning: 

a. The property is to be used in a reasonable manner which is not permitted by the Code; 
b. The plight of the property owner is due to circumstances unique to the property and not created 

by the landowner; and, 
c. The variance, if granted, will not alter the essential character of the locality.  
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Potential Findings 
 

1. In favor of the request: 
 

 The subject property is guided for residential use and zoned R-3 Single and Two Family 
Residential. Educational uses are allowable uses in the R-3 District. Use of the property will 
remain educational. Buses are a typical part of school operations. The proposed facility is 
consistent with Comprehensive Plan and the general purpose/intent of the Code.  

 The proposed facility is to be located south of an existing off-street parking area and west of an 
existing school. There are no residential dwellings contained within the vicinity of the proposed 
facility.   

 Buses to be stored in the facility require a ten-foot overhead door clearance, without the 
variance the school must store buses outside.  
 

2. In opposition to the request: 
 The plight of the property owner results from the fact the property owner operates school buses 

and is not unique to the property.  
 The plight of the property owner is not related to lot shape, size, features, or any naturally 

occurring factor. The height of a garage door is not unique to the property and could occur in 
nearly any area within the City zoned R-3 Single and Two Family Residential.  
 

Hearing Notice 
A notice of public hearing has been posted, published, and mailed as required by state law. No comments 
for or against the request have been received as of the drafting of this memo.  
 
 
STAFF RECOMMENDATION 
 
Staff recommends approval of a variance to Section 1105.07, Subd. 6(3) thereby allowing a ten (10) foot 
garage door height.  
 
The following conditions are recommended should the Planning Commission view either or both variance 
requests favorable:  
 

1. The “Use” is a 2,400 square foot facility proposed for Lot 1, Block 5 Belle Plaine School Plat.  
 

2. This approval shall expire one year after date of approval unless the Applicant has commenced construction 
of the garage.  
 

3. A building permit is required.  
 

4. This permit is subject to all applicable codes, regulations and ordinances, and violation thereof shall be 
grounds for revocation. 
 
 

ATTACHMENTS 
 

 Elevations 
 Aerial 
 Resolution 19-025(A) Recommending the Council Conditionally Approve a Variance to Section 

1105.07, Subd. 6(3) of the Code to allow a garage door height maximum of ten (10) feet for a 
structure on Lot 1, Block 5 Belle Plaine School Plat. 

 Resolution 19-025(B) Recommending the Council Deny a Variance to Section 1105.07, Subd. 
6(3) of the Code as proposed by Independent School District 716 for a proposed structure at 
Lot 1, Block 5 Belle Plaine School Plat. 
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BELLE PLAINE PLANNING COMMISSION  
RESOLUTION PZ 19-025(A) 

 
 

A RESOLUTION RECOMMENDING THE COUNCIL CONDITIONALLY APPROVE A VARIANCE TO 
SECTION 1105.07, SUBD. 6(3) OF THE CODE TO ALLOW A GARAGE DOOR HEIGHT 

MAXIMUM OF TEN (10) FEET FOR A STRUCTURE ON 
LOT 1, BLOCK 5 BELLE PLAINE SCHOOL PLAT  

 
 

WHEREAS, the City Code §1103.07 provides for the processing of variance requests; and,   
 
WHEREAS, Independent School District 716 is the owner of Lot 1, Block 5 Belle Plaine School Plat; and, 
 
WHEREAS, Independent School District 716 (the ‘Applicant’) has applied for a variance to Section 
1105.07, Subd. 6(3) of the City Code which restricts garage door heights to a maximum of nine (9) feet; 
and,  
 
WHEREAS, the subject property is identified as PID # 200340060, is legally described as Lot 1, Block 5, 
Belle Plaine School Plat; and,  
 
WHEREAS, a public hearing was scheduled and held by the Planning Commission, the City’s designated 
Planning Agency, on October 14, 2019 following duly published notice to accept public comment on a 
proposed variance to Section 1105.07, Subd. 6(3) of the City Code relating to maximum garage door 
height; and,  
 
WHEREAS, the Planning Commission accepted public input and discussed the proposed variance; and,  
 
WHEREAS, the Planning Commission finds: 

 
 The subject property is guided for residential use and zoned R-3 Single and Two 

Family Residential. Educational uses are allowable uses in the R-3 District. Use of the 
property will remain educational. Buses are a typical part of school operations. The 
proposed facility is consistent with Comprehensive Plan and the general purpose/intent 
of the Code.  

 The proposed facility is to be located south of an existing off-street parking area and 
west of an existing school. There are no residential dwellings contained within the 
vicinity of the proposed facility.   

 Buses to be stored in the facility require a ten-foot overhead door clearance, without 
the variance the school must store buses outside.   

 
 
NOW, THEREFORE BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF BELLE 
PLAINE, SCOTT COUNTY, MINNESOTA, THAT:  It recommends the City Council approve a variance to 
Section 1105.07, Subd. 6(3) of the City Code thereby allowing a ten (10) foot garage door height at Lot 1, 
Block 5 Belle Plaine School Plat provided: 
 

1. The “Use” is a 2,400 square foot facility proposed for Lot 1, Block 5 Belle Plaine School Plat.  
 

2. This approval shall expire one year after date of approval unless the Applicant has commenced 
construction of the garage.  
 

3. A building permit is required.  
 

4. This permit is subject to all applicable codes, regulations and ordinances, and violation thereof shall 
be grounds for revocation. 



 

 
The adoption of the foregoing resolution was duly moved by Commissioner ______ and seconded by 
Commissioner ________________ and after full discussion thereof and upon a vote being taken thereon, 
the following Commissioners voted in favor thereof: ____________________. Commissioners 
__________ were not present. 
 
and the following voted against the same: ______________________.  
 
Whereupon said resolution was declared duly passed and adopted.  Dated this 14th day of October, 2019.  
  
 
         
___________________      _______________________  
Ashley Cauley         Cynthia Smith Strack  
Chairperson       Community Development Director  



 

BELLE PLAINE PLANNING COMMISSION  
RESOLUTION PZ 19-025(B) 

 
 

A RESOLUTION RECOMMENDING THE COUNCIL DENY A VARIANCE TO SECTION 1105.07, 
SUBD. 6(3) OF THE CODE TO ALLOW A GARAGE DOOR HEIGHT 

MAXIMUM OF TEN (10) FEET FOR A STRUCTURE ON 
LOT 1, BLOCK 5 BELLE PLAINE SCHOOL PLAT  

 
 

WHEREAS, the City Code §1103.07 provides for the processing of variance requests; and,   
 
WHEREAS, Independent School District 716 is the owner of Lot 1, Block 5 Belle Plaine School Plat; and, 
 
WHEREAS, Independent School District 716 (the ‘Applicant’) has applied for a variance to Section 
1105.07, Subd. 6(3) of the City Code which restricts garage door heights to a maximum of nine (9) feet; 
and,  
 
WHEREAS, the subject property is identified as PID # 200340060, is legally described as Lot 1, Block 5, 
Belle Plaine School Plat; and,  
 
WHEREAS, a public hearing was scheduled and held by the Planning Commission, the City’s designated 
Planning Agency, on October 14, 2019 following duly published notice to accept public comment on a 
proposed variance to Section 1105.07, Subd. 6(3) of the City Code relating to maximum garage door 
height; and,  
 
WHEREAS, the Planning Commission accepted public input and discussed the proposed variance; and,  
 
WHEREAS, the Planning Commission finds: 

 
 The plight of the property owner results from the fact the property owner operates 

school buses and is not unique to the property.  
 The plight of the property owner is not related to lot shape, size, features, or any 

naturally occurring factor. The height of a garage door is not unique to the property and 
could occur in nearly any area within the City zoned R-3 Single and Two Family 
Residential.  

 
NOW, THEREFORE BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF BELLE 
PLAINE, SCOTT COUNTY, MINNESOTA, THAT:  It recommends the City Council deny a variance to 
Section 1105.07, Subd. 6(3) of the City Code as proposed by Independent School District 716 for a 
proposed structure at Lot 1, Block 5 Belle Plaine School Plat. 

 
The adoption of the foregoing resolution was duly moved by Commissioner ______ and seconded by 
Commissioner ________________ and after full discussion thereof and upon a vote being taken thereon, 
the following Commissioners voted in favor thereof: ____________________. Commissioners 
__________ were not present. 
 
and the following voted against the same: ______________________.  
 
Whereupon said resolution was declared duly passed and adopted.  Dated this 14th day of October, 2019.  
  
 
         
___________________      _______________________  
Ashley Cauley         Cynthia Smith Strack  
Chairperson       Community Development Director  
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October 14, 2019 
 
 
TO:  Chairperson Cauley, Planning Commission Members, and Administrator Meyer 
 
FROM: Cynthia Smith Strack, Community Development Director 
 
SUBJECT: Resolution 19–026: A Resolution Recommending Conditional Approval Of A Concept Plan 

For Crosby’s WCD Subdivision 
 
 
Gary and Lynn Crosby propose development of a residential subdivision (assigned working title WCD 
Subdivision) consisting of phased medium density common interest development planned for 16 acres 
abutting Commerce Drive West. Concept plan review is requested.   
 
 
LAND USE REVIEW 
Crosby’s WCD Subdivision will be a planned unit 
development with concurrent plat review. Flexibility in 
performance standards is proposed as a means of 
accommodating a planned development consisting of 
condominiums in a common interest community.  
 
Consistency with Comprehensive Plan 

 
 The proposed plat appears to be largely consistent with 

goals, objectives, and policies contained in the 
Destination Belle Plaine 2040 and associated system 
plans.  

 
 Under Destination 2040, the subject property is planned 

for medium density residential use with an allowable 
density range of 3-22 dwelling units per acre (du/ac). The projected density of the proposed 
development is 7.125 du/ac.  

 
 The site is on the periphery of the “Suburban Residential Neighborhood” planning area in a location 

transitioning from lower residential densities to higher capacity streets and higher intensity uses. As 
such, the lot is suitable for higher intensity uses. 

 
 The site is within the corporate limits and the municipal urban service area. Public utilities are adjacent 

to the property.  
 

 The site fronts on Commerce Drive West, a collector street. Internal local streets will serve individual 
lots.   

 
 
Proposed Land Use 
 
The concept includes two development phases. Phase I (East) includes 13 lots with 50 units. Phase II 
(West) includes 16 lots with 64 units. The property is zoned R-7 Mixed Housing, performance standards 
required and proposed follow.  
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Standard Required Proposed 

Minimum lot size 10,500 sf for up to four units (2,625 
sf/du if quad) 

Lot sizes generally 
scale to 2,800 sf/du 

Minimum lot width 
corner 100 feet > 100 feet 

Minimum lot width 
interior 75 feet > 75 feet 

Front setback 30 feet 20 feet 
Corner side setback 20 feet street side 20 feet* (scaled) 

Interior side 
10 feet or zero if common wall (one 
& two family); Height of bldg. if more 
than two family  

10 feet 

Rear yard Greater of 20 feet or height of the 
building 20 feet 

 
 

Project Timing 
The Applicant intends to pursue preliminary and final platting at this time; Phase I construction 2020.  
 
Financial Impact 
Private financing of the development is proposed. Development fees apply as defined in the fee schedule. 
Development costs, applicable fees, financial guarantees, and other applicable information will be 
memorialized in a development agreement filed in conjunction with the final plat and recorded against all 
resulting parcels.   
 
Resource Preservation 
The subject parcel is flat with soils conducive to urban development. No apparent wetlands, bluffs, 
watercourses, steep slopes, or significant trees are present on the site. The site is external to the drinking 
water supply management area.  
 
Transportation  
Trip generation analysis is not envisioned due to the limited scale of the proposed development. Internal 
streets are proposed 60’ right-of-ways meeting the minimum width requirements for public streets. A platted 
30’ right-of-way is proposed on the north property line intended to provide for potential future local east-west 
street centered on the property line.  
 
Pedestrians/Bicyclists 
Both proposed north-south streets are intended as eventual through-streets. As such sidewalk is proposed 
on one side of the street. It is noted under code minimum sidewalk width is five feet.  
 
Bike trails and/or bike lanes are not incorporated in the concept plan.  
 
Lots/Blocks 
Lot orientation and block lengths appear consistent with Subdivision Code standards. Block length scales to 
over 800 feet. As such a mid-block easement to accommodate east-west pedestrian traffic to/from the 
proposed park may be beneficial.  
 
Open Space, Parkland Dedication 
Park land dedication is contemplated. Parkland proposed would accommodate amassing of one larger park 
area as adjacent parcels develop. Proposed park land is 1.6 acres. Parkland dedication should likely be 
adjusted to accommodate platted 30’ right-of-way on the northern boundary.  
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Utilities 
Municipal drinking water and sanitary sewer infrastructure will be extended throughout the plat (in two 
construction phases). The City Engineer will design public improvements.  
 
Environmental  
The project is not large enough to necessitate formal environmental review under state thresholds. 
 
Stormwater/Grading/Drainage 
Stormwater management, grading, and erosion control to be designed and designated by the City Engineer 
and reviewed at the preliminary plat stage of development review. The parcel is contained in the South 
Creek watershed.  
 
Common Area/Association Documentations 
The planned unit development requires creation of association documents. The documents shall be 
submitted to the City for review and comment prior to final plat approval.   
 
 
REVIEW TEAM RECOMMENDATION 
 
Department heads have worked closely with the Applicant to define a concept that largely accommodates 
planned goals, existing policies, and most code provisions. As such, approval subject to the following 
conditions is recommended:  
 
1. Concept plan approval pertains specifically to a residential subdivision adjacent to Commerce Drive 

West as proposed by Gary and Lynn Crosby and assigned a working title of “Crosby’s WCD 
Subdivision” which is a planned unit development with concurrent subdivision consisting of platted lots 
with 114 condominium units proposed for PID 209120013. 
 

2. The overall conceptual entitlements* for the PUD are as follows: 
 

Entitlements PUD 
Planned Use Medium Density Residential 
Base Zone R-7 Mixed Residential 
Residential Density 7.5 dwelling units/acre, maximum 

Residential Uses Condominium units, three to four units per 
structure   

Financing Developer financed 

Open space, Park 
Dedication 

Parkland dedication, subject to 
adjustment to accommodate street right of 
way 

Performance Standards Flexibility in setback requirements to 
accommodate planned development.  

* Conceptual entitlements only, demonstrated compliance with other code standards required 
 

3. Consideration of a mid-block east-west pedestrian easement to accommodate non-motorized access to 
parkland. Consideration of adequacy of proposed sidewalk width.  
 

4. Review of proposed park dedication by the Park Board.  
 

5. The concept plan, exhibits accompanying the concept plan, all correspondence, all reports, and all 
conditions and restrictions placed upon the concept and phasing plans by the Belle Plaine Planning 
Commission shall be made a part of this Resolution.  
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6. The Applicant shall submit concurrent applications for development stage planned unit development 
plan and preliminary plat review/approval. The Applicant shall submit concurrent applications for final 
planned unit development plan and final plat review/approval. The Applicant shall submit construction 
plans for approval, pay all necessary fees/costs, and enter into a development agreement at the time of 
final plat approval.  

 
7. Homeowners association documents shall be submitted to the City for review and comment prior to 

final plat approval.  
 

8. Concept plan approval is limited to major development issues and not intended as or construed to be: 
preliminary or final plat approval; approval of construction plans; nor any other required approval or 
acceptance of the proposed residential subdivision assigned a working title of “Crosby’s WCD 
Subdivision”.  

 
 
ACTION 
Resolution 19-026 is attached for consideration following discussion.  
 
 
ATTACHMENTS 
The following items are attached: 
 Aerial photo 
 Concept plan  
 Resolution 19-026 A Resolution Recommending Conditional Approval of a Concept Plan for Crosby’s 

WCD Subdivision 
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BELLE PLAINE PLANNING COMMISSION   
RESOLUTION PZ 19-026 

 
A RESOLUTION RECOMMENDING CONDITIONAL APPROVAL OF A CONCEPT PLAN 

FOR CROSBY’S WCD SUBDIVISION 
 

 
PID:  209120013  
 
Legal:  All that part of the Southeast Quarter of the Northwest Quarter of Section 12, Township  
113, Range 25, Scott County, Minnesota, which lies northerly of the northerly line of platted 
West Commerce Drive in the plat of CITY OF BELLE PLAINE ROAD RIGHT OF WAY PLAT NO. 1,  
said plat being of record and on file in the Scott County Recorder's Office, Scott County, 
Minnesota, EXCEPT the West 656.13 feet thereof. This tract contains 16.40 acres of land 
and is subject to any and all easements of record. 
 
WHEREAS, Gary and Lynn Crosby, 15966 West 263rd Street, Belle Plaine Minnesota, the Fee Owners of 
the aforementioned parcel request concept plan approval for a medium density planned unit development 
with concurrent subdivision providing for the establishment of a phased development consisting of 29 lots 
and 114 condominium units; and, 
 
WHEREAS, the subject property is planned for medium density residential use and zoned R-7 Mixed 
Housing District; and, 
 
WHEREAS, the Applicant represents, and the City accepts as a good faith representation: 

 
1. The concept plan for a planned unit development assigned a working title of Crobsy’s 

WCD Subdivision, attached as Exhibit A, illustrates 29 lots with 114 condominium units.  
2. Flexibility under planned unit development standards is requested to accommodate 

proposed setbacks, including shared wall condominium units.  
3. The proposed subdivision will include public street and utility extension and be a fully 

improved development. 
4. Improvements will be privately financed. The City Engineer’s office will design 

improvements as per City policy. 
5. The proposed subdivision will be fully platted but constructed in two phases. Construction 

of improvements in Phase I is anticipated in late 2020.   
6. Access to the development will be from Commerce Drive West. 
7. Parkland dedication is proposed.  

 
WHEREAS, The Planning Commission has reviewed the concept plan and finds: 

 
1. The subject property, under Destination Belle Plaine 2040, is planned for medium density 

residential development with densities from 3-22 dwelling units per acre. Proposed 
density is 7.125 dwelling unit per acre, consistent with the 2040 plan.  

2. The subject property is zoned R-7 Mixed Housing to accommodate medium density 
residential uses.  

3. One family dwellings are not allowed in the R-7 District. 
4. Parkland dedication is proposed and will be reviewed by the Park Board.  
5. Improvements are to be privately financed by the Applicants. Payment of trunk, 

administrative, and miscellaneous development fees apply. 
6. Ingress/egress to the subdivision will be from Commerce Drive West. Illustrated internal 

local north-south streets will provide continuity to property north of the subject parcel. All 
streets to be designed to City specifications and dedicated to the public following 
acceptance.  

7. Lot orientation and block length appear consistent with subdivision code requirements.  
8. Public improvements are to be designed by the City Engineer as per City policy.    



 
NOW THEREFORE BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF BELLE 
PLAINE THAT: It hereby recommends the City Council approve a concept plan for Crosby’s WCD 
Subdivision, subject to the following conditions:  

 
 
1. Concept plan approval pertains specifically to a residential subdivision adjacent to Commerce 

Drive West as proposed by Gary and Lynn Crosby and assigned a working title of “Crosby’s 
WCD Subdivision” which is a planned unit development with concurrent subdivision consisting 
of platted lots with 114 condominium units proposed for PID 209120013. 
 

2. The overall conceptual entitlements* for the PUD are as follows: 
 

Entitlements PUD 
Planned Use Medium Density Residential 
Base Zone R-7 Mixed Residential 
Residential Density 7.5 dwelling units/acre, maximum 

Residential Uses Condominium units, three to four units per 
structure   

Financing Developer financed 

Open space, Park 
Dedication 

Parkland dedication, subject to 
adjustment to accommodate street right of 
way 

Performance Standards Flexibility in setback requirements to 
accommodate planned development.  

* Conceptual entitlements only, demonstrated compliance with other code standards required 
 

3. Consideration of a mid-block east-west pedestrian easement to accommodate non-motorized 
access to parkland. Consideration of adequacy of proposed sidewalk width.  
 

4. Review of proposed park dedication by the Park Board.  
 

5. The concept plan, exhibits accompanying the concept plan, all correspondence, all reports, and 
all conditions and restrictions placed upon the concept and phasing plans by the Belle Plaine 
Planning Commission shall be made a part of this Resolution.  

 
6. The Applicant shall submit concurrent applications for development stage planned unit 

development plan and preliminary plat review/approval. The Applicant shall submit concurrent 
applications for final planned unit development plan and final plat review/approval. The 
Applicant shall submit construction plans for approval, pay all necessary fees/costs, and enter 
into a development agreement at the time of final plat approval.  

 
7. Homeowners association documents shall be submitted to the City for review and comment 

prior to final plat approval.  
 

8. Concept plan approval is limited to major development issues and not intended as or construed 
to be: preliminary or final plat approval; approval of construction plans; nor any other required 
approval or acceptance of the proposed residential subdivision assigned a working title of 
“Crosby’s WCD Subdivision”.  

 
 

The adoption of the foregoing resolution was duly moved by Commissioner ________ and seconded by 
Commissioner ________, and after full discussion thereof and upon a vote being taken thereon, the 
following Commissioners voted in favor thereof:  
 



and the following voted against the same:  
 
Whereupon said resolution was declared duly passed and adopted. Dated this 10th day of October, 2019.  
  
 
         
___________________      _______________________  
Ashley Cauley        Cynthia Smith Strack 
Planning Commission Chairperson    Community Development Director  
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October 14, 2019 
 
 
TO:  Chairperson Cauley 

Planning Commission Members 
City Administrator Meyer 

 
FROM: Cynthia Smith Strack, Community Development Director 
 
SUBJECT: Resolution 19–027: A Resolution Recommending the City Council Place Destination Belle 

Plaine 2040, the City’s 2040 Comprehensive Plan Update, into effect.  
 
 
BACKGROUND 
 
The City is required to update its Comprehensive Plan every ten years to ensure consistency with regional 
plans. The Metropolitan Council has formally reviewed Destination Belle Plaine 2040 and, pursuant to the 
attached letter, has authorized placing the plan into effect. 
 
Attached for the Commission’s consideration is Resolution 19-027, A Resolution Recommending the City 
Council Place Destination Belle Plaine 2040, the City’s 2040 Comprehensive Plan Update, into effect. 
 
 









































 
BELLE PLAINE PLANNING COMMISSION 

RESOLUTION PZ-19-027 
 
 

A RESOLUTION RECOMMENDING THE CITY COUNCIL PLACE DESTINATION BELLE PLAINE 2040, THE 
CITY’S 2040 COMPREHENSIVE PLAN UPDATE, INTO EFFECT 

 
 
WHEREAS, Pursuant to Minnesota Statute 462.355 and 473.864; the City shall adopt and amend from time to 
time a comprehensive municipal plan; 
 
WHEREAS, The City Council of the City of Belle Plaine authorized the decennial updating of its Comprehensive 
Plan;  
 
WHEREAS, Destination Belle Plaine 2040 is based on local and regional historical facts, trends, and 
governmental planning standards; and, 
 
WHEREAS, Destination Belle Plaine 2040 guides the future growth and development of the City; 
 
WHEREAS, Destination Belle Plaine 2040 was mailed to adjacent townships, Scott County, Carver County, 
MnDOT, MnDNR, the Metropolitan Council, and the Belle Plaine School District for review with subsequent 
incorporation of comments received;  
 
WHEREAS, the Planning Commission conducted a duly noticed public hearing on December 10, 2018 relative 
to the adoption of the final draft of Destination Belle Plaine 2040; 
 
WHEREAS, thereafter the Planning Commission considered the Comprehensive Plan and all public comments 
and approved a Resolution recommending the City Council approve the plan and authorize submittal to the 
Metropolitan Council for formal review; and, 
 
WHEREAS, the City Council held a public hearing on the draft plan at a regularly scheduled meeting on 
December 17, 2018p 
 
WHEREAS, The City Council authorized the submittal of Destination Belle Plaine 2040 to the Metropolitan 
Council for formal review on December 17, 2018 pursuant to Resolution 18-155;  
 
WHEREAS, the City has received a letter from the Metropolitan Council dated September 5, 2019, authorizing 
the City to place Destination Belle Plaine 2040 into effect.  
 
NOW THEREFORE BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF BELLE PLAINE, 
SCOTT COUNTY, MINNESOTA, THAT:  It hereby recommends the City Council place Destination Belle Plaine 
2040, the City’s 2040 Comprehensive Plan Update into effect. 

 
The adoption of the foregoing resolution was duly motioned by Commissioner ________ and seconded by 
Commissioner __________________, and after full discussion thereof and upon a vote being taken thereon, the 
following Commissioners voted in favor thereof:  ______________________________________.   
 
and the following voted against the same: __________________.  
 
Whereupon said resolution was declared duly passed and adopted.  Dated this 14th day of October, 2019.  
 
 

ATTEST: 
         
___________________      _______________________  
Ashley Cauley        Cynthia Smith Strack  
Chairperson        Community Development Director 
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October 14, 2019 
 
 
TO:  Chairperson Cauley 

Planning Commission Members 
City Administrator Meyer 

 
FROM: Cynthia Smith Strack, Community Development Director 
 
SUBJECT: Zoning Map Update  
 
 
The Metropolitan Land Planning Act requires the City’s official zoning map be consistent with planned land 
use contained in Destination 2040. Amendment to the official zoning map requires public hearing and 
Council approval.  
 
The following updates (some rezonings previously approved have not been incorporated into the latest 
‘print’ of the official zoning map) are proposed. For perspective, please note there are 2,926 parcels in the 
corporate limits.  

 
Property Owner Address PID Existing Zoning Proposed Zoning 

State Bank of BP 23661 Meridian  200690030 R-3 One & Two 
Family Residential 

R-7 Mixed Housing 

Tatiana Fields 1001 Commerce 
Dr W 

201010010 Map illustration 
update only 

 

Jane Properties 
LLC 

Hickory Blvd & 
Main St 

209050030, 
& 
209050020 

Map illustration 
update only 

 

Devine Solar Field NAA 209020110 A-2 Rural 
Residence 

R-2 Single Family 
Low Density 

John Fogarty Aspen Lane 200520010 I/C Indust/Comm R-7 Mixed Housing 
Daniel Zilverberg 344 1st St NE 209310031 R-1 SF Low 

Density Residential 
R-3 One and Two 
Fam Residential 

Kevin & Sandy Linn 127 1st St NE 200380110 R-1 SF Low 
Density Residential 

R-3 One and Two 
Fam Residential 

Provence on the 
River 

NAA 200780530 R-1 SF Low 
Density Residential 

R-3 One and Two 
Fam Residential 

Margaret Hunter NAA 209060020 Blended: I/C, R-7, 
R-3 

Blended R-7 Mixed 
Hsg & R-3 One & 
Two Fam Residential 

John Fogarty Trust NAA 209060080 Blended: I/C, R-7, 
R-3 

Blended R-7 Mixed 
Hsg & R-3 One & 
Two Fam Residential 

Lori & Dale Otto P/O  904 Main St 
E, north of Old 
Hwy 169 

P/O 
200390041 

I/C  R-7 Mixed Housing 
District 

Lori & Dale Otto P/O  908 Main St 
E, north of Old 
Hwy 169 

P/O 
200390051 

I/C  R-7 Mixed Housing 
District 
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    MEMORANDUM 

DATE: October 14, 2019 
  
TO: Chairperson Cauley, Members of the Planning Commission, and Administrator Meyer  
 
FROM: Cynthia Smith Strack, Community Development Director  
 
RE: Item 7.2 Director’s Report    

 
 

Design Committee 
The Design Committee did not meet in October due to no business items for agenda.  
 
Economic Development Authority 
The EDA will meet in regular session at 5:00 p.m. on October 14th, agenda items include: 
 

 Recommendation Small Cities Development Grant Application Submittal. 
 Discussion 2020 Scott County Economic Development Incentive Program. 

 
Other 
 

 Discussion Façade Improvement Loan program with two business leads. 
 Zoning information to two businesses.  
 Site research and report one lead. 
 Verification of property listings with CoStar. 
 SCDP grant outreach/coordination: Letter and postcard mailings, website updates, 27 phone inquiries, and four 

walk-ins. 
 Follow-up EDI grant opportunities 
 Coordinate review of final TIF application – Belle Court Apartments. 
 Attend meeting with Senator Rich Draheim and government officials from Lonsdale, Northfield, Elko New Market, 

New Prague, and Lonsdale. 
 Attend Chamber meeting.  
 Attend SCALE tech team meeting. 
 Interview TCMC staff for feature on Destination 2040. 
 Scheduled to take part in two panel discussions re: economic devl best practices (Sponsored by Abdo, Eick & 

Meyers) 
 Follow up Jane Properties Subdivision outstanding items.  
 Review residential concept plan. 
 Coordinate post-approval process – Belle Court Apartments. 
 Prep official zoning map update (TCMC authorized City to place Destination 2040 into effect). 
 Code compliance issues processed. 
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