
PLAINVIEW PLANNING COMMISSION 
 MEETING AGENDA 

Tuesday, June 1, 2021 at 6:00 P.M. 
Church of Christ – 205 1st Street NE Plainview, MN 

55964 

1. Call to Order

2. Approval of Agenda

3. Approval of Consent Agenda

a. Planning Commission Meeting Minutes – May 4, 2021

4. Public Hearings

a. Pleasant Acres Preliminary Plat

5. Updates/Discussion

a. Special District Zoning Discussion

b. Open Discussion

6. Adjourn



 
CITY OF PLAINVIEW PLANNING COMMISSION 

MAY 4TH, 2021 

MEETING MINUTES 

The May 4th, 2021 meeting for the Plainview Planning Commission was called to order at 6:00 
PM by Tom Wiener. 

Members present: Tom Wiener, Ben Jacobs, Ann Liebenow-Anttila, Jim Walkes, and Roger 
Durgin. 

Members absent: Adam Daschner. 

Staff members present: City Administrator David Todd, City Clerk Carol Kujath, Deputy City 
Clerk Kayla Hall, Public Works Director Shane Loftus. 

Guests in attendance: Les Conway with WSE Massey Engineering, Brian Malm with Bolton and 
Menk Engineering, Kenneth Bush with WSE Massey, Craig Britton with WSN Engineering, Tony 
Montgomery, and Brad Jech. 

Motion by Jacobs, second by Walkes to approve the agenda. Motion carried. The March 2nd, 
2021 minutes were approved without any corrections or amendments with a motion by Jacobs 
and second by Durgin. 

Orchard Hills 7th Addition Final Plat: 

Les Conway from WSE Massey Engineering presented the final plat application to the 
Commission and asked if there were any questions. 

The subject properties are in the SE part of Plainview, east of 2nd St. SE at the end of 6th Ave. 
SE and 7th Ave. SE. The properties total approximately 10.83 acres and are bound by previous 
phases of Orchard Hills to the north and west, wetlands and a creek to the east, and 
undeveloped farmland to the south. The wetlands encompass a large area along the eastern 
property boundary. 

The request by the applicant is for only 10 single-family lots and one detention pond lot of the 
original 26 lots in the preliminary plat. Earlier this year, the applicant received preliminary plat 
approval by City Council to move forward on this development with a total of 26 lots. Because 
this is only part of the original scope, this final plat shall be known as Phase 1 of Orchard Hills 
7th. The lot sizes will be between 9,555 square feet and 34,202 square feet with a range of lot 
widths (street frontage) between 62 feet and 105 feet. Of the overall 12.03 acres, 2.41 acres 
are proposed to remain wetland after the developer completes DNR’s wetland removal and 
remediation procedures. The overall density for the development will be just over two homes 
per acre. As detailed below and further within this report, the applicant will adhere to R2 
zoning: 

 

 



 
Table 2 

   Current Minimum Required  Proposed Minimum Required 
Lot Area 
Single family:  6,000 sq.ft.    6,000 sq. ft. 
 
Lot Width:  60 feet     60 feet 
 
Zoning Setbacks: Front: 25 feet from ROW  Front: 25 ft. from ROW 
   Back: 15 Feet    Back: 15 Feet 
   Side: 5 feet (ten total)   Side: 5 Feet (10 total) 
Wetland Setback: 20 feet     20 feet 
 

Commission chair Wiener asked the planning commissioners if there were any questions on the 
final plat to be named Orchard Hills 7th Addition. No questions were heard. Brian Malm 
indicated that staff recommends the Planning Commission forward the proposal, 
recommending approval to City Council, with the following conditions: 

1. A recommendation that the proposed final plat does not conflict with any conditions listed in 

Section 620.4 of the Plainview City Code, and thus approval of the final plat is appropriate. Staff 

recommends in favor of this. 

2. A recommendation in support of the applicant’s proposal to pay $9,616 for fees in-lieu of 

parkland dedication. Staff recommends in favor of this. 

3. Prior to final approval: 

a. The applicant shall change the name of the plat to include “Phase 1”. 

Name: Orchard Hills 7th Phase 1 Final Plat Application 

b. The applicant shall extend right-of-way on 3rd Street SE to the boundary of the project for 

connectivity. 

c. The applicant shall modify the plat to include an easement on Outlot B for the existing 

drainageway. 

d. The applicant shall modify the dedication language on the final plat to indicate that the 

proposed streets be dedicated to the public, in addition to the drainage and utility 

easements. 

e. Final construction plans and specifications shall be approved by City Staff and the City 

Engineer. 

f. A Development Agreement for the installation of the required infrastructure 



 
improvements necessary to support development on lots within the proposed subdivision 

is required prior to final plat approval. The Development Agreement shall include a 

provision to convey Outlot A to the City for stormwater purposes. 

4. All other comments or conditions from city departments, franchise service and utility 
providers, or other authorities with jurisdiction over this development shall apply to this 
development. 

Motion was made by Jacobs and seconded by Liebenow to approve the final plat for Orchard 
Hills 7th Addition. Wiener recused himself due to his working relationship with the developer’s 
engineer. Motion carried. 4-0-1 

PADCO Development Discussion: 

Les Conway provided an informational overview of the PADCO development along Hwy 42 in 
south Plainview. He explained the concept of “special districts” language that could be 
introduced into Plainview’s zoning code to allow developers to request a special district. This 
would allow some flexibility in the code so that in developmental areas that are mixed use in 
nature, developers would not need to seek a conditional use permit for each item within the 
district. In the case of PADCO’s development, they are seeking a mixed-use commercial, multi-
family, and single family residential within the development area. In Plainview’s current code, 
there is no zoning designation that would allow for commercial, residential, and multi-family 
use in one district. Having this “tool” in the code, would make it more efficient and less time 
intensive for the City and developer. Les asked the commission to consider implementing a 
special district or something similar in the 600 Code. 

Commissioner Liebenow asked about access from Hwy 42 and if they have approached MN DOT 
about this. Les indicated that they have had productive meetings with MN DOT and there may 
be funding and grant opportunities for developing access off of HWY 42 that would benefit all 
potential development along the Hwy 42 corridor. Liebenow then asked about the easement 
for private access road and if that easement was recorded somewhere. Les responded by saying 
the access easement was recorded and unencumbered and that the private access road would 
be secondary to the access off Hwy 42. 

Liebenow then asked why the street on the southern edge of the proposed development was 
not straight. Les indicated that he did not know why that was the case but stated that he would 
get it corrected. Commission Chair Wiener asked if this was simply an informative discussion 
rather than a specific discussion of the concept plan. Les responded that this was simply a 
discussion of information at this time. 

Liebenow then asked if there was a decision to be made regarding the “special district” at the 
meeting tonight, and Chair Winer stated that there was no decision needed tonight and that 
more information would be presented to the commission later.  

Chair Wiener then asked Brian Malm of Bolton and Menk about any staff input for the 
proposed language of “special district” to be added to the Code. Brian responded that there 
would be some advantage for this type of language within the code. Further, staff would be 



 
looking to the planning commission and Council for direction on whether to proceed and 
explore the potential for this type of language added to the Code. Brian Malm indicated that 
the special district would essentially be an “overlay” district to be used when a development 
would need to utilize it if it is needed, rather than a re-zone of property. The “overlay” would 
have a sunset on the use, in that if the development fails to materialize it would revert back to 
its original zoning designation.  

Motion by Jacobs, second by Walkes to recommend to council to have staff explore the 
potential for an addition of a “special district” to the code. Motion carried with Wiener recused. 

Montgomery Subdivision Concept Discussion: 

Craig Britton of WSN Engineering presented the concept and informational discussion of the 
development proposed by Tony Montgomery along Hwy 42 south of Plainview. The intent of 
the discussion is to further the dialogue regarding the watermain extension to further develop 
along Hwy 42 and to establish a timeline for development with a general development plan and 
preliminary plat filed in June and final plat and development agreement filed in July of this year. 
The development is proposed to be a 14-lot single-family residential development abutting Hwy 
42 and the Golf Course. There is a potential for future commercial development in the NE 
corner of the parcel but that is not part of the discussion tonight. 

Liebenow asked if this area would or could be a “special district” also due to the potential for 
residential and commercial development as well. Brain Malm indicated that since the initial 
concept is residential at this time the current zoning would not need to be changed. If the 
preliminary or final plat included commercial and/or multi-family dwellings, then it could be a 
potential “special district.” 

Liebenow asked about the access road coming off of Hwy 42 that appears to bisect both the 
PADCO and Montgomery developments and if Montgomery was aware of the other 
development and the access road. Mr. Montgomery indicated that he spoke with Tom Wiener 
in late fall—early winter about it and indicated that he isn’t comfortable with the “density 
situation” so he “bowed out” and isn’t interested in access off of Hwy 42 encroaching on his 
property or the amount of traffic potentially coming off of Hwy 42 disturbing his development 
which would disrupt the exclusivity of his proposed development.  

Liebenow asked about the design of the road being a cul-de-sac and whether or not the road 
would be a “public or private road.” Brad Jech indicated that the cul-de-sac road was 
purposefully designed to limit traffic to and from the development and to enhance the 
exclusivity of the area. Liebenow discussed the difficulty of maintaining a cul-de-sac as a public 
street. Montgomery indicated that the cul-de-sac in his development of potential $400,000 to 
$700,000 homes contributes to the exclusivity and that it would be a larger roadway than most 
other cul-de-sacs in other parts of town. Craig Britton explained that the water connectivity 
isn’t an issue with the natural waterway located to the west of the property and the potential 
easement that the watermain extension could follow will allow the loop to be connected and 
thereby improving water quality for the City of Plainview, essentially making this development 
more viable. Sanitary sewer would come from the existing service main in the SW Corner of the 
property. 



 
Liebenow asked about the watermain extension and potential loop. Brain Malm stated that the 
extension was discussed, and the intent was to make the watermain loop through the two 
developments and an easement would be needed that would be part of the development 
agreement. If the Commission felt strongly about the road between the two parcels, the 
easement and watermain infrastructure could be placed there. Utility and street connectivity is 
a reasonable consideration when discussing these potential developments.  

Liebenow asked about sidewalks and connectivity between the two developments and Craig 
Britton indicated that is a consideration they have not delved too deeply into yet. Chair Wiener 
indicated that pedestrian connectivity will certainly be an item for discussion. 

Brian Malm discussed the timeline for submitting the general development plan and 
preliminary plat for the Montgomery proposed development. GDP and preliminary plat in June 
and final plat and development agreement in July. 

Montgomery stated that he may be open to platting a pedestrian path from his development to 
the golf course in response to Liebenow’s question about connectivity. Montgomery asked 
Britton for the dimension of the cul-de-sac which he did not have on hand but presumed it was 
45 feet.  

Tom Wiener stated that in closing, he wanted to hear at the next meeting about how the 
development fits into the comp plan regarding exclusivity or density. 

Open Discussion: 

None 

Motion made by Durgin to adjourn. Second by Jacobs. Motion carried. 6:48 PM. 

 

 

_____________________________    ______________________________ 

Planning and Zoning Commissioner    City Clerk 

 

_______________ 

Date 

 



 

H:\PLAINVIE_CI_MN\0H1123353\1_Corres\B_From Others\Pleasant Acres\PC Review\2021-5-26 PC Staff Report Plainview Pleasant Acres GDP and PPL.docx 

 

MEMORANDUM 
 
Date:  May 26, 2021 
To:  City of Plainview Planning Commission 
From:  Harry Davis, AICP 
  Brian Malm, P.E. 
Subject:  Pleasant Acres – General Development Plan and Preliminary Plat Application 
  City of Plainview 
  
Meeting Date:   June 1, 2021 
 
Request: 
Applicants:   Tony Montgomery / Widseth (Craig Button) 
Owner:    Anastacia Development, Inc. 
Property Location:  Southwest of Highway 42 and County Road 4 
Property ID:   26.00116.03 
 

Background: 
The subject property is located in the southern part of Plainview, south of Highway 42 and between 10th 
St SW and 4th St SW. The property is zoned R-1 and totals approximately 11.72 acres. 
 

Table 1 
Direction Land Use Zoning 

North Undeveloped; Residential R-2, Residential; R-1, 
Residential 

South Golf Course Wabasha County 
East Large Lot Residential R-1, Residential 
West Undeveloped R-1, Residential 

 
Request: 
The request by the applicant is for approval of a general development plan and preliminary plat for 14 
single-family lots and four outlots. The single-family lot sizes will be between 13,300 square feet and 
39,000 square feet with a range of lot widths (street frontage) between 49 feet and 105 feet. Of the overall 
11.72 acres, 5.58 acres are proposed as single-family lots. The overall density for the development, 
without outlots, will be around two homes per acre. As detailed below and further within this report, the 
applicant will adhere to R-1 zoning: 
 

Table 2 
 Current Minimum 

Requirement 
Proposed Minimum 
Requirement 

Lot Area 
Single-family 7,500 sq. ft. 7,500 sq. ft. 

Lot Frontage  60 feet 60 feet 

Zoning 
Setbacks  

Front: 25 feet (from ROW) 
Back: 5 feet 
Side: 5 feet (15 feet total) 

Front: 25 feet (from ROW) 
Back: 5 feet 
Side: 5 feet (15 feet total) 
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Public Comment: 
No public comment was received as of publishing this report. 
 
Neighborhood Notification: 
All property owners within 350’ feet of this property were notified within ten days of the Planning 
Commission public hearing and published in the paper on May 27, 2021 that a public hearing would be 
held on June 1, 2021. No additional notification is required for City Council. 
 
Infrastructure: 
Streets:   The subject parcel has access to County Road 4, a partially improved road with 

no sidewalk.  The property abuts Highway 42, which is a partially improved road 
with a trail on the north side, however, access to Highway 42 is controlled by 
MnDOT and would not be allowed without MnDOT approval.   

 
Water:   Public water is not readily available to the subject property.  A watermain 

extension will be required to provide water service to the property. 
 
Sewer:   Public sanitary sewer is available to the subject property. 
 
Drainage:  This property is within a Wellhead Protection Area, as is most of Plainview, and 

in the southern watershed. A small drainage way is present in the south and 
southwestern parts of the property.  The 100-yr flood elevation for the drainage 
way is unknown.  A wetland delineation has not been submitted at this time.  

 
2040 Comprehensive Plan: 
One of the land use goals in the comprehensive plan is to “encourage land uses, densities and regulations 
that promote efficient development patterns and relatively low municipal, state, ad utility costs”. A sub-
goal under the goal above is to require coordination between growth and utility capacities (sewer, water, 
etc.). Under the housing goals in the comprehensive plan, there are various goals that address supporting a 
“variety of housing types and densities”, “encourage a range of housing … [fitting community] 
character”, and “maintain and enhance the quality of Plainview’s homes and neighborhoods”. 
 
The Future Land Use Map designates the subject properties as Mixed Use Residential and Commercial 
and in a Planned Development Area.  The Existing Functional Classification and Future Roadways Map 
indicates future access to Highway 42 in this general area.  
 
Staff Findings: 

1. A determination of whether the proposed preliminary plat meets zoning and overlay 
requirements. 

Finding:   The lots in the proposed Orchard Hills 7th generally meet zoning requirements for 
lot area, frontage, and uses in R-1 zoning, with the exception of Lot 8. Lot 8 does 
not have the minimum required 50-feet of street frontage along a cul-de-sac, 
although it appears that the frontage could easily be adjusted to meet this 
requirement. 

 
2. A determination of whether the proposed preliminary plat meets subdivision development 

standards. 
Finding:  Easements: The applicant has proposed right-of-way in the preliminary plat that 

satisfy code requirements. Drainage and utility easements should be added along 
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all side and rear yard lot lines (10-ft minimum total width).  The applicant will 
need to make it clear on the final plat the location of easements with labels. Final 
review and determination of easement locations and widths to be included on the 
final plat will be coordinated with review of the proposed public infrastructure 
final plans and specifications.   

    
Parkland Dedication: City Code requires dedication of 5% of the subdivision’s 
land for public parks in R-1 zones, or payment of fees in-lieu.  Since the 
preliminary plat does not indicate any parkland dedication, it is assumed that the 
applicant intends to pay fees in-lieu.  In accordance with the Code, the fee should 
be a sum equal to 5% of the undeveloped value of the subdivided land.  This 
amount will need to be determined as a part of the final plat and development 
agreement process. 
 

   Variances: The applicant has not submitted any separate zoning variance 
requests. However, the applicant should make it clear of their request(s) for any 
development- or subdivision-related variances. 

 
   Lot Configurations: The applicant has proposed lot configurations that generally 

meet code requirements.  
 
   Block and Street Configuration/Design: The applicant has proposed a street 

configuration that does not meet three sections of code: 
 

1. Where adjoining areas are not subdivided, the arrangement of streets in 
new subdivisions shall make provision for the proper projection of streets 
so that parcels will not be landlocked (City Code 622.2, paragraph 1). 
When a new subdivision adjoins developable land, then the new streets 
shall be carried to the boundaries of such unsubdivided land; and   

2. Streets designed and laid out so as to have one end permanently closed 
shall not exceed five hundred (500) feet in length, except where the 
Planning and Zoning Commission has approved additional length due to 
property limitations or large lot size (City Code 622.2, paragraph 5); and 

3. Cul-de-sacs are to be discouraged in subdivisions because of their effect 
of reducing the efficiency of traffic flow and circulation. However, when 
necessary due to topographical constraints, the maximum length of a 
street terminating in a cul-de-sac shall be 500 feet, measured from the 
centerline of the street of origin to the end of the right-of-way (City Code 
622.4). 

 
   Although staff understands that connectivity is not possible with every 

development and for every part of the city, the combination of no connectivity to 
the western, undeveloped property and an approximately 1,000-foot long dead-
end or cul-de-sac street is ill-advised. There are no topographical challenges 
faced by the applicant for a possible connection to the west. Longer dead-end 
streets make it harder to provide emergency services in a timely manner and 
negatively impact traffic flow both within the subdivision and the larger area.  In 
addition, given MnDOT controlled access along Highway 42, it appears that 
failure to provide connectivity to the adjacent western, undeveloped property 
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may result in that property being land-locked, if access to Highway 42 is not 
granted by MnDOT.   

 
   The applicant should formally request in writing variances to the above code 

sections and provide reasoning behind the requests. 
 
   Required Improvements:  
    

  Streets - The proposed streets of the subdivision meet the City’s roadway 
section requirements. 

 
  Sidewalks – The proposed sidewalk meets City Code requirements for 

sidewalk construction in new subdivisions. 
 
  Drainage/Stormwater Management – The proposed storm sewer layout 

appears reasonable, however, it is unclear how the applicant proposes to 
meet MPCA NPDES Construction Stormwater requirements for water 
quality treatment, and City requirements for stormwater discharge rate 
control.  The applicant will need to provide information on how these 
requirements will be met, and whether lot configuration changes will be 
required, or if the requirements will be met through construction on 
adjacent property.   

    
  Sanitary Sewer - The proposed sanitary sewer layout appears reasonable. 
 
  Watermain - The proposed watermain layout within the subdivision 

appears reasonable.  However, as noted above, a watermain extension 
will be required to provide water service to the property.  The logical 
connection point is along Highway 42 to the northeast, near the Kwik 
Trip entrance.  The City will need to determine how this watermain 
extension is accomplished, including cost allocation.     

    
   Other Jurisdictional Approvals: This development is subject to all local, county, 

and state requirements for development. Failure to receive necessary approvals 
will render any plat approval null and void.  Since this plat abuts both MnDOT 
and County Highway right-of-way, it will need to be submitted to those agencies 
for review and comment.   

 
Denial of Plan and/or Plat: In the case of all subdivisions, the Planning 
Commission shall recommend denial of, and the City Council may deny, 
approval of a general development plan, preliminary or final plat if it makes any 
of the following findings: 
a) That the proposed subdivision, including the design, is in conflict with any 

adopted component of the Plainview Comprehensive Plan, Land 
Management Ordinance, Storm Water Pollution Control Ordinance, or any 
other provision of the City Code; 

b) That the physical characteristics of this site, including but not limited to 
topography, vegetation, susceptibility to erosion and siltation, susceptibility 



Name: Pleasant Acres GDP and Preliminary Plat Application 
Date: May 26, 2021 
Page: 5 
 

 

to flooding, water storage, drainage and retention, are such that the site is not 
suitable for the type of development or use contemplated; 

c) That the site is not physically suitable for the proposed density of 
development; 

d) That the design of the subdivision or the proposed improvements is likely to 
cause substantial environmental damage;  

e) That the design of the subdivision or the type of improvements is likely to 
cause serious public health problems; 

f) That the design of the subdivision or the type of improvements will conflict 
with easements of record; 

g) That the design will create a significantly higher density than the surrounding 
areas; 

h) That the design will create an undue burden on the City’s traffic system or 
water/wastewater infrastructure. 

 
The subdivision does not appear to violate findings b) though g) above.  
 
Related to finding a) above, the general development plan shows an intent to use 
the proposed outlots for future higher-density residential and commercial use. 
This is not in conflict with the city’s comprehensive plan.  However, the City 
Code requires major streets in a subdivision to project to adjacent areas.  The 
City Code also discourages cul-de-sacs, absent any topographic constraint 
necessitating them, and limits the length of cul-de-sacs to 500-ft when they are 
necessary.  There are no topographical constraints requiring a cul-de-sac in this 
case, and the proposed cul-de-sac is nearly double the maximum length allowed 
in the Code.  Therefore, the proposed subdivision is in conflict with Land 
Management Ordinance requirements.  A variance to this Code requirement 
would be necessary for these items.  
 
Related to finding h) above, it could be argued that the lack of street connectivity 
to the undeveloped property to the west, combined with the lack of certainty in 
future access to Highway 42 may create an undue burden on the City’s traffic 
system.  Staff does not believe this burden would be related to expected traffic 
volumes, as those are expected to be relatively low based on the proposed 
development.  Rather, the burden may be in increased maintenance costs for 
pavement and snow removal associated with cul-de-sacs, in increased emergency 
service response time, and in access complications for the undeveloped property 
to the west.   

 
Recommendation: 
Staff recommends the Planning Commission first provide feedback and direction on the following two 
issues: 
 

1. Should a variance to the City Code requirements for street connectivity and cul-de-sacs be 
granted? 

2. Will a lack of street connectivity create an undue burden on the City’s traffic system?   
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If the Planning Commission determines that a variance should be granted for the street connectivity and 
cul-de-sac requirements, and that the lack of street connectivity will not create an undue burden on the 
City’s traffic system, then Staff recommends that the Planning Commission forward the general 
development plan and preliminary plat to the City Council recommending approval, with the following 
conditions: 
 

1. A recommendation granting a variance to street connectivity to the west.  
2. A recommendation granting a variance to a maximum 500-feet for dead-end streets and cul-de-

sacs.  
3. A recommendation that the proposed general development plan and preliminary plat does not 

conflict with any conditions listed in Section 620.4 of the Plainview City Code, and thus approval 
of the general development plan and preliminary plat is appropriate.  

4. City staff shall submit the preliminary plat to MnDOT and Wabasha County for review and 
comment.   

5. A method for accomplishing the needed watermain extension for the development will need to be 
determined, including cost allocation, prior to approval of the Final Plat.   

6. The applicant shall address and satisfy the following conditions prior to City Council: 
a. Show required setbacks on the preliminary plat. 
b. Provide further detail regarding the applicant’s intention to provide either parkland or 

fees in-lieu. 
c. Submit a letter requesting and providing support for the above-mentioned variances to 

street connectivity, cul-de-sacs, and length. 
d. Adjust lot frontage for Lot 8 to meet requirements. 
e. Provide further information on the proposed stormwater management design.   
f. Add drainage and utility easements along all side and rear yard lot lines (10-ft minimum 

total width).   
7. A wetland delineation shall be completed for the property.  If wetlands are determined to be 

present, then Wetland Conservation Act requirements shall be followed.   
8. The preliminary plat shall generally be consistent with the general development plan. Denial of 

the general development plan will render approval of the preliminary plat null and void. 
9. Plans and specifications for the required infrastructure improvements shall be submitted for City 

review and approval.  
10. A Development Agreement to install the required infrastructure improvements necessary to 

support development on lots within the proposed subdivision will be required as a condition of 
Final Plat approval in accordance with City Code. 

11. Easements included on the final plat shall conform with those shown on the preliminary plat, as 
well as any adjustments or additions determined to be needed by the City during preparation and 
review of final plans and specifications for the proposed subdivision improvements. 

12. The parkland dedication cash in lieu of land amount shall be determined and finalized as a part of 
the development agreement. 

13. All other comments or conditions from city departments, franchise service and utility providers, 
or other authorities with jurisdiction over this development shall apply to this development. 

14. Unless earlier rescinded by the City Council, approval of a preliminary plat is limited to a period 
of one year, after which time the applicant is required to resubmit a preliminary plat. Upon 
application filed with the City Clerk, the City Council may continue the approval for an 
additional period of time. The application shall be filed at least 20 days prior to expiration of the 
approval of the preliminary plat. In the event the developer does not submit a final plat for 
approval within this time limits listed herein, the preliminary plat approval in this resolution shall 
expire. 
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If the Planning Commission determines that a variance should not be granted for the street connectivity 
and cul-de-sac requirements, and/or that the lack of street connectivity will create an undue burden on the 
City’s traffic system, then Staff recommends that the Planning Commission forward the general 
development plan and preliminary plat to the City Council recommending denial, for the following 
reasons: 
 

1. That the proposed subdivision design is in conflict with the Land Management Ordinance, 
specifically sections 622.2, paragraph 1; 622.2, paragraph 5; and 622.4; and/or 

2. The design will create an undue burden on the City’s traffic system due increased maintenance 
costs for pavement and snow removal, increased emergency service response time, and access 
complications for the undeveloped property to the west. 

 
Attachments: 

- Current Zoning Map 
- Plainview Comprehensive Plan  

o Future Land Use Map 
o Environmental Resources 
o Existing Functional Classification and Future Roadways Map 

- General Development Plan 
- Preliminary Plat 
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MEMORANDUM 
 
Date:  May 26, 2021 
To:  City of Plainview City Council 
From:  Harry Davis, AICP 
  Brian Malm, P.E. 
Subject:  Special District Code Proposal 
  City of Plainview 
  
Meeting Date:   June 1, 2021 
 
Request: 
Applicants:   WSE/Massey Engineering & Surveying; Tom Weiner 
   City Council (in support of reviewing and researching the request) 

 
Request: 
The proposal by the applicant is a “Special District” code that would allow mixed-use developments to be 
built. Some sample language, drafted by the applicant, is attached to this report. 
 
Background: 
This proposal was recently reviewed by Planning Commission and City Council in connection with a 
concept plan for the “PADCO” property, now known as the Skyview Development, on the south side of 
Highway 42, between CR 4 and 225th Ave, across Highway 42 from 6th St SW. The concept plan included 
a mix of residential types, live-work units, and commercial space. Planning Commission and City Council 
were generally in favor of the proposed development and the latter have asked staff to review the 
applicant’s proposed Special Districts code, provide any other options or text amendments for 
consideration, and make a recommendation. 
 
Public Comment: 
No public comment was received at the time of writing this report. 
 
Neighborhood Notification: 
No public comment is required for this proposal at this time. If the new zoning district moves forward as 
an amendment, then public hearings at Planning Commission and City Council and public noticing must 
be accomplished as required in city code and under state statute. 
 
2040 Comprehensive Plan: 
The Future Land Use Map has a designation for Mixed Use Residential and Commercial in a Planned 
Development Area. One goal of the comprehensive plan is to create a mixed-use zoning district for the 
properties near the intersection of 255th Avenue and Highway 42. One of the land use goals in the 
comprehensive plan is to “encourage land uses, densities and regulations that promote efficient 
development patterns and relatively low municipal, state, ad utility costs”. A sub-goal under the goal 
above is to require coordination between growth and utility capacities (sewer, water, etc.). Under the 
housing goals in the comprehensive plan, there are various goals that address supporting a “variety of 
housing types and densities”, “encourage a range of housing … [fitting community] character”, and 
“maintain and enhance the quality of Plainview’s homes and neighborhoods”. 
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Staff Findings: 
Introduction: 
Staff understands that the request comes from a lack of by-right multi-family land uses in the city’s 
existing range of zoning districts. The existing Transitional zoning district does not provide flexibility to 
allow phased development and places multi-family as conditional uses. This can be difficult in a situation 
where a phased development intends to develop multi-family at a later stage, but adjacent property 
owners and neighborhoods change owners or character. A difference in opinion may jeopardize finishing 
the final stage of an expensive project due to potential disapproval at Planning Commission or City 
Council. An immediate result of this would be a vacant property, which may be an eye-sore for the 
community, and a loss of money and time for a developer.  
 
Staff believes that the city should allow different types of residential development, including multi-
family, and facilitate a system that provides certainty for the developer, city, and public. The 
comprehensive plan does provide some support to the applicant’s desire for a zoning district that allows 
different residential uses, but the plan primarily encourages the creation of a mixed-use zoning district 
capable of permitting commercial and residential together on one property and in one district. The 
applicant is proposing a special district code, which is similar in some aspects to a Planned Unit 
Development (PUD, which is not allowed in Plainview) but as a zoning district (commonly known in 
other cities and states as a Planned Zoning District, PZD). This approach would be give more certainty 
by-right as a zoning district instead of a conditional use permit (CUP) commonly associated with PUD. 
This approach also provides a lot of flexibility to the developer, but this flexibility should be paired with 
requirements for meeting city goals and objectives regarding land use. Some alternatives to a special 
zoning district include:  

- Creating and adopting a Planned Unit Development code and inserting this land use in 
appropriate zoning districts. 

- Creating and adopting a new zoning district that permits multi-family development, perhaps as a 
part of a mixed-use zoning district. 

 
Staff has prepared a description of three options for the Planning Commission to discuss and consider: 
 
Planned Unit Developments 
PUDs are a specialized zoning designation that allows developers and cities to use unusual or progressive 
projects that provide benefits to the developer, city, and neighbors. Minnesota allowed jurisdictions to use 
PUDs since the early 1970s. The original intent was for developers and cities to pair PUDs with special or 
unique projects that need leeway above what is allowed in existing zoning districts. These special projects 
usually included a mix of residential, retail, and office, but have included other elements like transit-
oriented development.  
 
Typically, PUDs are utilized through the CUP process, where as long as the PUD and CUP requirements 
(sometimes they are one and the same, sometimes they differ) are met, and the applicant has made a 
reasonable case that the new development will not be a problem to “health, safety, and welfare”, then the 
city has little to no options to prevent the development. On the other side, if the developer wishes to add 
more units, change a residential type, add more retail, etc. then they will need to amend the CUP. 
Amending a CUP sometimes requires the developer to go back to at least one public hearing for approval, 
which can be just as time consuming and gives the same amount of certainty as the original proposal 
process. With the PUD (and any CUP), a record is needed, so the final conditions, plans, minutes, 
resolution, etc. need to be saved for both the initial construction and any alterations or amendments 
completed in the future. This has become less or an issue now with digital files, but it still requires city 
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staff to either remember which properties have a CUP, or manage a map/record system to accurately 
attribute a CUP to a specific property. 
 
In the current climate of development, some cities worry about PUDs being overused. A developer may 
not be able to build a type of unit or plat a certain-sized lot within the current code, but under PUDs, they 
can maximize the density of a property or plat lots smaller in width and area than would normally be 
allowed. While this may not be an issue in some communities, others are starting to look at adopting new 
zoning districts or new performance standards to keep up with current building trends. 
 
Mixed-Use Zoning District 
A zoning district that allows both residential and commercial/office uses is not a new concept in 
contemporary planning theory. Cities of varying sizes have adopted zoning codes that allow mixed uses. 
These districts can be as specific or broad as desired, with requirements that are applied only when certain 
criteria are met. For example, the zoning can require a larger side setback and shorter building height for 
multi-family when proposed next to single-family. The process for approving developments within the 
new zoning district, whether it is applying performance standards or subdivision code, is the same as it is 
within existing zoning districts. When a district is adopted, the language goes directly into the ordinance, 
so the need for remembering which properties have a special development permit and maintaining a 
record of such permits is reduced. Although the zoning district may not offer as much flexibility as a 
developer needs to make a development work, it does provide certainty in the process for the city, 
applicant, and public. 
 
Special Districts 
Special Districts operate similarly to what are known as Planned Zoning Districts (PZDs), where the 
applicant provides information on how the Special District meets city requirements, a concept plan, and 
information about setbacks, building heights, uses, and other elements typically found in a zoning district. 
A Special District may also include performance standards for building design, parking lots, landscaping, 
and restrictions for signs. 
 
The Special District language as proposed by the applicant establishes an overlay district which 
supersedes the underlying zoning district wherever there is a conflict. When the Special District does not 
address a situation or requirement, the underlying zoning remains in effect.  
 
Staff has included the applicant’s language as well as a revised version from staff. 
 
Recommendation: 
Staff recommends the Planning Commission provide staff with a clear direction for drafting a code 
amendment, using whichever method above the Commission sees fit. The code amendment will be 
drafting, reviewed by the City Attorney, and heard at the next Planning Commission meeting, which will 
start the public hearing process and be notified per city code and state statute. 
 
Attachments: 

- Comprehensive Plan Exhibit 
o Mixed-use Zoning District Goal 

- Special Districts Code 
o Version edited by Staff 
o Version as Proposed by Applicant 

- Examples 
o Special District Code 

 City of Rochester 
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 Olmsted County 
 Rochester Township 

o Built Projects 
 Oronoco 

• Cedar Woodlands 
• Riverwood Hills 

 Rochester 
• Harvestview II 
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     Land Use 

II. LAND USE 
 

 Land Use Goals and Objectives 

1. Goals  

a) Promote redevelopment of property with existing infrastructure and public services. 

1. Identify and rehabilitate existing residential, commercial and 
industrial structures.  

 
b) Provide for a constructive mix of uses while protecting against incompatible and 

conflicting land activity impacts. 

1. Update the zoning code and map to be consistent with the Land Use 
Plan, when applicable.    

2. Protect the fringe area around the city’s industrial uses to avoid 
potentially incompatible uses such as housing.   

3. Research and develop a mixed-use zoning district consisting of 
compatible residential or commercial land uses with standards that 
assure neighborhood compatibility to promote small-town living as 
shown along Highway 42. 

 
c) Protect historic preservation and natural areas, including wetlands, wildlife habitats, 

karst features, and groundwater resources.  

1. Amend the Subdivision Code and Zoning Ordinance to require a 
review of the Wabasha county soil survey, and incorporate and 
incentivize conservation, environmental, and history preservation values when 
evaluating development proposals and city land use decisions.   

2. Design open space corridors, where possible, into new city 
developments to accommodate natural surface drainage and provide 
for open space.   

 
d) Encourage land uses, densities and regulations that promote efficient development 

patterns and relatively low municipal, state, and utility costs. 

1. Review the Cluster Development section of the Zoning Ordinance to 
determine if this section allows for enough flexibility in residential, 
commercial, and industrial development. 

2. Encourage the use of available development capacity in the sewage 
treatment plant gravity service area and in existing lift station service 
areas to minimize the number of lift stations and to minimize housing sprawl.  

3. Coordinate the pace of city growth with the capacities of the 
wastewater treatment plant and the city water system by encouraging 
contiguous growth.   
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Section SPECIAL DISTRICTS 

In order to permit a more flexible means of new land development and redevelopment, the City 

Plainview finds that regulations are necessary to permit the creation of Special Districts. Such 

Regulations shall promote the public health, safety and general welfare and shall be substant- 

ally in accord with and promote the purpose and policies of the Comprehensive Plan. 

 

Purposes: The purpose of Special Districts is to establish modifications to or to supplement 

existing zoning regulations to accomplish a special public purpose that is supported by the goals 

and Policies of the Comprehensive Plan, including land uses as found in the future land use plan. 

Specifically, these purposes and conditions supporting the establishment of a Special District 

are: 

A. Areas may exist where there is a desire and need to establish regulatory authority or the 

administration of land use control at the city level of government. 

B. Areas may exist where substantial public interests require that existing regulations be 

modified or supplemented to accomplish a special purpose. 

Additionally, to ensure new development constructed under this provision is of high quality 

construction, complimentary to existing neighborhood and City character, and compliant with 

the goals, policies, and future land use map in the Comprehensive Plan, the following conditions 

must be met by developments proposed under this provision: 

A. Provide for the establishment of Special Districts in appropriate settings and situations, 

to create or maintain a development pattern that complies with the City's 

Comprehensive Plan. 

B. Construction of a mixed-use or higher-density residential development that could not 

otherwise be accomplished within this Ordinance. 
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C. Provide for variations to the strict application of the land use regulations in this 

Ordinance to improve site design and operation, while incorporating design elements 

(e.g., construction materials, landscaping, lighting, etc.) that exceed the City's standards 

to offset the effect of any variations. 

D. Promote a more creative and efficient approach to land use within the City, while at the 

same time protecting and promoting the health, safety, comfort, aesthetics, economic 

viability, and general welfare of the City. 

E. Preserve and enhance natural features and open spaces for public and private use. 

F. Maintain or improve the efficiency of public streets and utilities. 

G. Ensure the establishment of appropriate transitions between differing land uses. 

 

Effect: The effect of a Special District designation shall be to establish land use regulations 

within a specific described area, which are unique to that area, and which are adopted by the 

City of Plainview. The effect of a special district designation shall be as an overlay district. 

The regulations established in special legislation shall supersede the regulations of the under- 

lying zoning district and other performance standards, when applicable. To the extent they are 

not inconsistent with the special district regulations, the underlying zoning district requirements 

and other typical performance standards shall remain in effect. 

 

Procedure for Establishment: A Special District designation shall be established by resolution in 

accordance with the following procedure: 

A. A Special District proposal may be initiated by a petition of a land owner, Planning 

Commission, or City Council; 



B. A land owner must have a pre-application meeting with the City’s planner, engineer, 

and other impacted departments, utilities, and jurisdictions prior to submittal; 

C. Submission Criteria:  

a. The petition for establishment of a Special District shall be accompanied by: 

i. Two (2) copies of the proposed ordinance language; 

ii. A summary letter or booklet of the intent and effect of the proposed 

modification, with the following information as required by the City’s 

planner: 

1. A scaled and clear Concept Plan, showing the intended 

development plan for the property, which will be used to 

understand the proposed ordinance language and not to strictly 

limit future development; 

2. A list of proposed permitted and conditional land uses; 

3. Information on the density and intensity of residential units, 

retail, office, and other land uses; 

4. Concept Plans showing the exterior of buildings proposed in the 

development, which will not strictly limit future development; 

5. Information regarding parkland dedication or fees in-lieu when 

this provision is used in conjunction with the subdivision 

ordinance; 

6. Information regarding proposed performance standards 

including, but not limited to, landscaping, buffering, parking, 

exterior building design, lighting, drainage, etc.; 



iii. A map indicating the boundary of the district and the boundary of the 

underlying zoning districts; 

iv. An application fee as required by ordinance shall accompany the 

petition; 

D. The proposal must be submitted 30 days prior to the public hearing; 

B. The Planning Commission shall conduct a public hearing on the Special District, after 

giving public notice in accordance City ordinances and Minnesota Statutes; 

C. The City Council of Plainview shall conduct a public hearing in accordance with City 

ordinances and Minnesota Statutes. The Council shall adopt findings and act upon the 

proposal within 60 days of a complete submittal, unless an extension is granted. 

D. Construction must begin within two (2) years of establishing the Special District 

ordinance, or the approval shall be rendered null and void. 



Section ------- SPECIAL DISTRICTS 

 In order to permit a more flexible means of new land development and redevelopment, the City   

 Plainview finds that regulations are necessary to permit the creation of Special Districts. Such 

 Regulations shall promote the public health, safety and general welfare and shall be substant- 

 ally in accord with and promote the purpose and policies of the Comprehensive Plan. 

 

 Purposes: The purpose of Special Districts is to establish modifications to or to supplement exist- 

 ing zoning regulations to accomplish a special public purpose that is supported by the goals and  

 Policies of the Comprehensive Plan. Specifically, these purposes and conditions supporting the  

 establishment of a Special District are:  

A. Areas may exist where there is a desire and need to establish regulatory authority 

for the administration of land use control at the city level of government. 

B. Areas may exist where substantial public interests require that existing regulations  

be modified or supplemented to accomplish a special purpose. 

 Effect: The effect of a Special District designation shall be to establish land use regulations  

 within a specific described area, which are unique to that area, and which are adopted by  

 the City of Plainview. The effect of a special district designation shall be as an overlay district. 

 The regulations established in special legislation shall supersede the regulations of the under- 

 lying zoning district. To the extent they are not inconsistent with the special district regulations, 

 the underlying zoning district requirements shall remain in effect. 

 

 Procedure for Establishment: A Special District desgination shall be established by resolution in 

 accordance with the following procedure: 

A. A Special District proposal may be initiated by a petition of a land owner, City 

Planning and Zoning Commission, or City Council; 

B. The Planning Commission shall conduct a public hearing on the Special District,  

after giving public notice in accordance Minnesota Statutes; 

C. The City Council of Plainview shall conduct a public hearing in accordance with 

Minnesota Statutes. The Council shall adopt findings and act upon the proposal 

within 60 days of the hearing. 

D. Submission Criteria: The petition for establishment of a Special District shall be  

accompanied by two (2) copies of the proposed ordinance language, a summary  
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of the intent and effect of the proposed modification, and a map indicating the 

boundary of the district and the boundary of the underlying zoning districts. An 

application fee as required by ordinance shall accompany the petition.  
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