
 

 

 
 

CITY OF WACONIA  
PLANNING COMMISSION AGENDA 

 
Regular Meeting of                                     Thursday, March 3, 2016 
Planning Commission                             City Hall – 6:30 PM 
Waconia, Minnesota 
 
MEMBERS:  Mike Blanchfield, Steve Hebeisen, Don Osmundson, John Meisch, Nathan Vilmain 
ALTERNATE MEMBER: Robert Grohmann 
CITY COUNCIL MEMBER LIAISON: Jim Sanborn 
 
STAFF:  Lane Braaten, Community Development Director 
   Angie Perera, Assistant Planner 
   Brenda Wurst, Recording Secretary 
 
1. Call meeting to order and roll call 
 
2. Adopt Agenda 
 
3. Minutes Approval from:  February 4rd, 2016 Regular Planning Commission Meeting.   Pages 1-2 
 
4. New Business  
 

A. PUBLIC HEARING: Interlaken 8th Addition/Stonegate Preliminary Plat, Zoning Map 
Amendment and Variance Applications submitted by Hartman Communities, LLC for the 
property located at 1150 Somerwood Drive.  Pages  3- 24    
 

B. PUBLIC HEARING:  Variance request by Ben and Lauren McQuillan to exceed the maximum 
impervious surface allowed in the Shoreland Overlay District and to allow for reduced side yard 
and rear yard setbacks for construction of a detached garage and driveway on the property 
located at 425 Lake Street West.  Pages  25-65   

                               
5. Other     2015 Land Use Summary  
 
 
 Adjourn  



 
 
 
 
 

WACONIA PLANNING COMMISSION 
THURSDAY, February, 4th, 2016 

 
Pursuant to due call and notice thereof, a regular meeting of the Waconia Planning Commission was 
called to order by Chairperson Blanchfield at 6:30 p.m. 
 
1. CALL MEETING TO ORDER. 
 

MEMBERS PRESENT:  Blanchfiled, Meisch, Osmundson, Vilmain and Grohmann 
 MEMBERS ABSENT:  Hebeisen  
 STAFF PRESENT:  Braaten, Perera 
 VISITORS:   See Attachment  
 CITY COUNCIL LIAISON: Jim Sanborn  
 
Braaten stated that he would be making one revision to the agenda which is the 2015 Land Use 
Summary to be added to the March Planning Commission Agenda.  
 
2. ADOPT AGENDA:  Motion by Meisch, seconded by Vilmain, to adopt the Agenda as presented.  
All present voted aye.  MOTION CARRIED. 
 
3. APPROVE MINUTES:  Motion by Osmundson. seconded by Vilmain, to adopt the Minutes of 
January 7, 2016 meeting, all present voted aye.  MOTION CARRIED. 
 
4. OTHER: 
 
Braaten’s Updates: 

- Braaten displayed the GIS mapping system indicating the location of the Waconia High 
School and Clearwater Middle School to point out the neighboring property that District 110 
purchased for the expansion of the school.  
-Braaten explained that in 2015 both phases to the project were approved and a joint permit 
was issued for the footings and foundation.  The joint permit was required because the 
annexation of the parcels had not yet been finalized by the State.   
-There have been issues with the annexation order provided by the Chief Administrate Law 
Judge as she has some concerns with the reimbursement fees that were charged to ISD110 
by Waconia Township.   
-The discrepancy is between what the Township believes is an appropriate fee and what the 
Judge considers an appropriate fee for the annexation.   

 
Up-coming applications: 

-Crosswinds will be submitting a final plat application for the eastern portion of the 
development, which will consist of 43 more new homes sites.  
-The City has signed a letter of intent with Hartman Communities to sell the property south 
of Target.   The property is located next to Dave Kenneth’s (dba. Woodridge Homes) 
Somerwood Cottages residential development, which will consist of 42 detached townhome 
units.  A Preliminary Plat was submitted for this parcel which will be 51 small lot single family 
parcels.  This parcel is guided for Medium Density Residential which is 4 units per acre.  
Hartman is proposing a Planned Unit Development. The original guidance was for townhome 

1



units, but the plan for Medium Density Residential will still fit in with Dave Kenneth’s 
neighboring development.  

 
There being no further business, motion by Osmundson to adjourn at 6:45 p.m. seconded by  Vilmain.   
All present voted aye. MOTION CARRIED. 
 
       Respectfully submitted, 
        

Brenda Wurst 
Office Assistant 

        Planning Department 
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 REQUEST FOR PLANNING COMMISSION ACTION 

 
Meeting Date: March 3rd 2016 
Item Name: Interlaken 8th Addition/Stonegate Preliminary Plat, Zoning Map Amendment and 

Variance Applications submitted by Hartman Communities, LLC for the 
property located at 1150 Somerwood Drive 

Originating Department: Planning and Zoning 
Presented by: Lane Braaten, Community Development Director 
Previous Council Action (if any):  
Item Type (X only one): Consent  Regular Session X Discussion Session  
RECOMMENDATIONS/COUNCIL ACTION/MOTION REQUESTED (Include motion in proper format.) 
 
Open Public Hearing 
Motion to close the Public Hearing 
 
Motion recommending either approval or denial of the proposed Zoning Map Amendment to rezone the subject parcel 
from R-3, Medium Density Residential District to PUD, Planned Unit Development District. 
  
Motion recommending either approval or denial of the proposed Variance Application to the PUD Development 
Standards to allow building and parking to be setback a minimum of 20 ft. from any exterior PUD property line or 
abutting street versus the 40 ft. minimum required by Ordinance. 
 
Motion recommending either approval or denial of the proposed Interlaken 8th Addition/Stonegate Preliminary Plat 
Application for the development of 51 small lot, single family parcels for the property located at 1150 Somerwood 
Drive. 
 
EXPLANATION OF AGENDA ITEM (Include a description of background, benefits, and recommendations.) 
 
BACKGROUND: 
Applicant:  Hartman Communities, LLC 
Owner:  Hartman Communities, LLC/City of Waconia 
Address:  1150 Somerwood Drive 
P.I.D. #:  753150610 
Legal Description:  Outlot A, Interlaken 4th Addition 
Zoning District:  R-3, Medium Density Residential District 
Comprehensive Plan Designation:  M – Medium Density Residential 
 
REQUEST: 
The City has received three land use applications from Hartman Communities, LLC for the property located at 1150 
Somerwood Drive.  The applications include the following: 

1. Zoning Map Amendment to amend the City of Waconia Zoning Map and rezone the subject property to PUD, 
Planned Unit Development District from the current zoning of R-3, Medium Density Residential District 

2. Variance Application to reduce the building and parking setback from any exterior PUD property line or abutting 
street to a minimum of 20 ft., versus the 40 ft. minimum required per Ordinance, 

3. Preliminary Plat Application for the subject parcel.  The Preliminary Plat, titled Interlaken 8th Addition/Stonegate, is 
proposed to include fifty-one (51) small lot, single-family parcels and two (2) outlots. 

 
APPLICABLE ORDINANCE PROVISIONS: 

1. Section 900.05, Subd. 2.C – R-3, Medium Density Residential District 
2. Section 900.05, Subd. 2.O – PUD Planned Unit Development District 
3. Section 900.06, Subd. 8 – Environmental Protection Regulations 
4. Section 900.07 – Landscaping and Fencing 
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5. Section 900.08 – Performance Standards 
6. Section 900.09 – Off-Street Parking, Loading, and Access Regulations 
7. Section 900.10 – Sign Regulations  
8. Section 900.12, Subd. 4 - Variances 
9. Section 900.12, Subd. 6 – Amendments 
10. Section 1000 – Subdivision Ordinance 

 
EXISTING CONDITIONS: 
The subject parcel, located at 1150 Somerwood Drive, is currently undeveloped and located within the Waconia City limits 
(see attached location map). The property was originally platted as an outlot by Plowshares Development, LLC as part of the 
Interlaken Development, which was approved by the Waconia City Council in May of 2006.  Since that time the parcel has 
been rough graded, but no development has occurred on the parcel. 
 
 
The existing parcel is approximately 15.28 acres in total area with Airport Road acting as the north boundary, County Road 
10 the south boundary, Somerwood Drive the east boundary, and Main Street as the west property boundary. The property to 
the west is currently outside of the City Limits, but guided for a large lot retail project. The properties to the east of the 
subject parcel consist of the Somerwood Cottages Residential Development and single family homes, which are part of the 
Interlaken 4th Addition development. Target is located to the north and the Interlaken Woods development is located to the 
south of the subject parcel. 
 
PRELIMINARY PLAT REVIEW: 
 
SUBDIVSION DESIGN FEATURES 
The City of Waconia staff have reviewed the proposed Preliminary Plat application for the Interlaken 8th Addition/Stonegate 
residential development drafted by Westwood Professional Services, Inc. dated February 4th, 2016, as revised on February 
22nd, 2016 and provide the following review and comments: 
 

Streets/Access 
The applicant is proposing two accesses to the development, both of which are off of Somerwood Drive.  The northerly 
access will align with a future access to the Somerwood Cottages residential development which was platted as 
Somerwood Way.   

 
The proposed arrangement, character, extent, width, grade and location of all proposed streets shown on the Interlaken 8th 
Addition/Stonegate Preliminary Plat plans are generally in conformance with the City Code and the City’s Comprehensive 
Plan.  Staff recommends approval of the street system for Interlaken 8th Addition/Stonegate as proposed. 
  
Easements 
Section 1000.06, Subd. Subd. 4 of the City Ordinance requires drainage and utility easements at least 10 feet wide, 
centered on the rear and side lot lines of abutting lots and shall have continuity from block to block and lot to lot.  The 
applicant is proposing drainage and utility easements which conform to City standards. 

 
Blocks 
The blocks proposed in the Interlaken 8th Addition/Stonegate development are in conformance with the standards set forth 
in City Ordinance. 
 
Lots 
The applicant is requesting approval of PUD, Planned Unit Development District zoning for the Interlaken 8th 
Addition/Stonegate Preliminary Plat in order to allow for reduced lot sizing and reduced setbacks for the individual parcels.  
The property is currently zoned R-3, Medium Density Residential which allows only multi-family, two family, and 
townhouse dwellings and requires specific minimum setback and lot width requirements.  The applicant has indicated an 
average lot area of 8,188 sq. ft., a minimum lot area of 7,155 sq. ft., a minimum lot width of 60 ft. and lot depth of at least 
110 feet for the Interlaken 8th Addition/Stonegate development. The proposed lot sizing is acceptable to City staff per the 
plans submitted. 
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Outlots 
The proposed plans indicate two (2) outlots being created with the approval of the Interlaken 8th Addition/Stonegate 
development (Outlots A and B). 

 
Outlot A – The plans indicate that Outlot A will be designated as permanent open space. 
Outlot B – The plans indicate that Outlot B will be designated as permanent open space. 

 
Public Land Dedication, Open Space 
City Ordinance requires at least 10% of the gross land in a subdivision shall be dedicated for parks, schools, playgrounds 
and open space.  The subject parcel was originally platted in association with the Plowshares Development, LLC Interlaken 
Development and all public land and open space dedication requirements have been met as part of the afore-mentioned 
development and therefore no land or public space dedication shall be required as part of this application. 

 
Pedestrian Ways and Trails 
City Ordinance states “Subdividers shall define and construct a meaningful pedestrian circulation system subject to City 
approval which connects to the major trail system and to schools, parks and shopping areas and shall provide easements 
to accommodate such movement.  Said pedestrian ways shall be coordinated with those of adjacent subdivisions and the 
Comprehensive Plan.” 
 

Sidewalks 
The applicant is proposing the installation of a 5 foot wide sidewalk on the west side side of Somerwood Drive 
extending north from the existing curb ramp on the south side of the property to the existing sidewalk located along 
the south side of Airport Road.  The applicant is also proposing the installation of a 5 ft. sidewalk along at least one 
side of all road way systems within the development, which is consistent with what the City has allowed in previous 
subdivisions. City Staff has reviewed the sidewalk plan and determined that it is satisfactory and consistent with 
previous City approvals in regard to sidewalk width and location.   
 
The proposed sidewalk sections are consistent with the Proposed Sidewalks and Trails Plan in the Waconia 
Comprehensive Plan.  The plan indicates future sidewalk along Somerwood Drive, which is consistent with the 
applicant’s proposal. 

 
Trails 
The plans propose the construction of two an 8 ft. wide trail sections connecting the internal sidewalk system of 
Interlaken 8th Addition/Stonegate to the City and County Trail systems.  The first proposed trail section would connect 
the sidewalk section in Highland Court to the future City trail section to the southeast.  The other 8 ft. wide trail 
section proposed is a split trail segment located within Outlot A on the southwest corner of the property, which would 
link the sidewalk section along Stonegate Circle to the City trail located along Main Street and the 10 ft. wide trail 
section along the north side of County Road 10 (to be constructed by the developer with this project).  
 
The plans also include a 10 ft. wide trail segment along the north side of County Road 10 extending along the entire 
southernmost property line within the County Road 10 right of way.  

 
City staff have reviewed the proposed trail plans and the proposed widths are consistent with previous developments 
in the area and are acceptable to City staff.  The Commission may want to comment on the proposed trail widths. 
 
The proposed trail sections are consistent with the Proposed Sidewalks and Trails Plan in the Waconia Comprehensive 
Plan and the Carver County Regional Trail Plan. 

 
Preservation of Natural Features and Amenities 
Section 1000.06, Subd. 7.G states “Existing features which would add value to residential development or to the local 
government as a whole, such as trees, as herein defined, watercourses and falls, beaches, historic spots, and similar 
irreplaceable assets, shall be preserved in the design of the subdivision.” 
 
The subject parcel has already been rough graded and therefore there are no natural features on site that are required to be 
preserved as part of the Interlaken 8th Addition/Stonegate Preliminary Plat.  The Interlaken Park area was preserved when 
Plowshares Development, LLC originally platted the property as an outlot.   
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Landscaping and Tree Preservation 

Landscaping 
City Ordinance requires the following landscaping for properties zoned PUD, Planned Unit Development: 

1. A planting strip and/or earth berm shall be placed in all newly platted residential developments that abut 
arterial roads to screen the view and to reduce noise levels in residential areas. 

2. Landscaping for PUD districts shall follow the respective land-use guidelines.  The proposed development 
shares development characteristics with both the R-1 and R-3 districts.  The most restrictive shall apply in this 
case which is the R-1 district standards for landscaping.  

3. Each newly platted lot shall have two (2) trees. 
4. Shade trees shall be planted every forty (40) feet to sixty (60) feet within the right-of-way on both sides of any 

portion of road within the subdivision. The preliminary plat shall reserve an easement authorizing the local 
government to plant shade trees within five (5) feet of the required right-of-way of the local government. 

5. Unless otherwise directed by the Planning Commission, all plantings shall be placed on the private property 
on which the development is taking place. 

6. The owner shall provide the City with cash, corporate surety bond, approved letter of credit or other surety 
satisfactory to the City to guarantee the proper installation and growth of the approved landscape plan. 

7. The landscape plantings shall be consistent with the minimum planting size stated in Section 900.07, Subd. 
2.F. 
 

The Interlaken 8th Addition/Stonegate Landscape Plan indicates the use of both coniferous and deciduous trees along 
Airport Road, Main Street, Somerwood Cottages and County Road 10 to screen the residential neighborhood from 
noise and view.  The applicant is proposing to plant 270 total trees, 115 of which are deciduous, 139 are evergreens, 
and 16 are proposed to be ornamentals.  The proposed landscape plan meets the shade tree requirement stated above as 
the City has consistently allowed the boulevard trees to be located within the front yard of the property if spaced 
adequately. The 270 proposed trees exceed the 102 trees required for the development and the applicant has proposed 2 
trees per lot, which conforms to City Ordinance. 
 
Staff has reviewed the proposed landscape plan and recommends approval of said plan per the Preliminary Landscape 
Plan drafted by Westwood dated 02/04/16 and revised 02/22/16.   

 
Tree Preservation 
City Ordinance allows developments in residential districts to remove or disturb up to thirty (30) percent of the total 
tree inches of significant trees.  Any removal or disturbance beyond this threshold shall require reforestation or 
restitution.  There are currently a handful of trees on the subject parcel that were planted in close proximity to the 
existing monument signs.  The applicant is proposing that said trees remain in their current location and configuration 
and therefore a tree preservation and tree removal plan do not apply to this application. 

 
Utilities 
Sewer, Water, and Stormwater items have been addressed by Jake Saulsbury, Consulting City Engineer and Craig Eldred, 
Public Services Director in the Staff Review memo dated February 16th, 2016 and the Bolton & Menk memo dated 
February 26th, 2016 (see Attachments 3 and 4). The applicant has responded to the February 16th, 2016 memo and their 
response to said comments are adequate based on staff’s review.  Please note that the information submitted for the 
preliminary plat phase is adequate, but additional detailed reviews will be needed for the final construction plans for the 
development. 
 
Stormwater Management 
Stormwater management for the site was approved as part of the Interlaken development.  The preliminary plat plans have 
been reviewed by the City Engineer and Public Services Director and the information provided is adequate for the 
application.  Please note that the plans will require additional detailed review upon submittal of the final construction plans 
for Interlaken 8th Addition/Stonegate. 
 

ZONING MAP AMENDMENT - PLANNED UNIT DEVELOPMENT (PUD): 
The applicant has requested to amend the City of Waconia Zoning Map to rezone the subject parcel from the existing zoning 
of R-3, Medium Density Residential District to Planned Unit Development District (PUD) to allow for reduced setbacks and 
reduced lot sizing for a more densely populated single-family residential neighborhood.  Table 1-1 below indicates the 
proposed PUD lot requirements for the Interlaken 8th Addition/Stonegate Preliminary Plat. 
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Table 1-1. PUD, Planned Unit 

Development  
(Proposed Lot Requirements) 

Lot Area 7,155 sq. ft. minimum 
Lot Width 60 ft. minimum 
Hardcover Surface 50% maximum per lot 
Structure Height 45 ft. maximum 
Front Yard Setback 25 ft. minimum 
Rear Yard Setback – House 25 ft. minimum 
Rear Yard Setback - Deck 15 ft. minimum 
Side Yard Setback – Interior 7.5 ft./15ft. between buildings 
Side Yard Setback – Street 25 ft. minimum 
Building/Driveway Setback – Exterior R/W 
Lines 

20 ft. minimum 

* The proposed 20 ft. minimum setback for buildings and parking areas from any exterior PUD property line or 
abutting street is considered as part of the variance request submitted by the applicant. 
 

Staff has reviewed the proposed lot requirements for the Interlaken 8th Addition/Stonegate single-family residential 
development and are comfortable with the setbacks and lot sizing proposed (as noted above).   
 

Density 
The net area of the parcel is 12.76 acres and the total number of proposed single-family residential units is 51.  Based on 
the afore-mentioned information the residential site density is approximately 4 units per acre.  The MetCouncil density 
requirement is 3 units per acre.  The density of 4 units per acre is consistent with the City of Waconia’s Comprehensive 
Plan, which guides the property as M, Medium Density Residential.  Medium Density Residential has a density range of 4 
to 10 units per acre. 
 

VARIANCE 
 
VARIANCE REVIEW CRITERIA: 
Waconia City Code Section 900.12, Subd. 4 and Minnesota State Statute 462.357, Subd. 6 establishes criteria to be 
considered when contemplating the issuance of a variance in terms of “practical difficulty” as follows: Variances shall only 
be permitted when they are in harmony with the general purposes and intent of the ordinance and when the terms of the 
variance are consistent with the comprehensive plan.” So a city evaluating a variance application should make findings as to: 

1. Is the variance in harmony with the purposes and intent of the ordinance? 
2. Is the variance consistent with the comprehensive plan? 
3. Does the proposal put property to use in a reasonable manner? 
4. Are there unique circumstances to the property not created by the landowner? 
5. Will the variance, if granted, alter the essential character of the locality? 

 
State statute specifically notes that economic considerations alone cannot create practical difficulties. Whereas, practical 
difficulties exist only when the three statutory factors are met (1. reasonableness, 2. uniqueness, and 3. essential character). 
 
VARIANCE ANANLYSIS: 
The property is currently zoned R-3, Medium Density Residential and the applicant has proposed a Zoning Map Amendment 
to rezone the property PUD, Planned Unit Development to allow for reduced lot sizing and reduced setbacks.  If the Planning 
Commission indicates the rezoning is appropriate the applicant has requested consideration of a variance from the setback 
standards stated in the PUD Development Standards.  Specifically, the City Ordinance requires a minimum building and 
parking setback from any exterior PUD property line or abutting street to be 40 feet.  The applicant has requested, and 
indicated on the submitted plans, a minimum setback of 20 ft. for building and parking setbacks from the exterior PUD 
property line. 
 
City staff has reviewed the requested setback variance request and are comfortable with the proposed 20 ft. setback versus the 
40 ft. setback stated in City Code as the proposed reduced setback will primarily be used along the Somerwood Drive 
roadway corridor and this will allow for the housing product type to be developed at the minimum required density. 
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The Planning Commission should review the requested setback reduction based on the variance review criteria stated above 
and determine if the 20 ft. setback is appropriate for the Interlaken 8th Addition/Stonegate development. 
 
PUBLIC NOTICE/COMMENT 
The notices were published in the WACONIA PATRIOT on February 18th, 2016 and posted at Waconia City Hall.  Individual 
notices were mailed to all property owners within 350 feet of the subject parcel.  As of the date and time of this report the 
City has not received any comments regarding the proposed Interlaken 8th Addition/Stonegate residential development. 
 
CONCLUSION / RECOMMENDATION 
The Planning Commission should make a recommendation to the City Council regarding the Preliminary Plat application, the 
Zoning Map Amendment request, and the Variance application for the Interlaken 8th Addition/Stonegate residential 
development.  Upon recommendation by the Planning Commission this item will be forwarded to the City Council for review 
at their upcoming meeting scheduled for March 21st, 2016. 
 
If the Planning Commission chooses to recommend approval of the Interlaken 8th Addition/Stonegate Preliminary Plat, 
Zoning Map Amendment and Variance application, staff would recommend the approvals with the following conditions: 

1. The Interlaken 8th Addition/Stonegate Preliminary Plat shall be completed as approved and as conditionally revised 
by the Planning Commission and the City Council.  

2. All applicable permits are applied for by the applicant with all supporting documentation and issued prior to the start 
of construction. 

3. The applicant shall obtain Carver County Watershed Management Organization (CCWMO) approval and permitting 
for erosion control and stormwater management.  A copy of any approvals or permits shall be submitted prior to any 
land disturbing activities. 

4. The applicant shall obtain a General Construction Stormwater Permit (NPDES) from the Minnesota Pollution Control 
Agency and submit a copy to the City prior to any land disturbing activities.  

5. All indirect costs related to the permitting, review, and plans associated with engineering and administrative costs 
shall be paid by the applicant/owner. 

6. The City shall provide the necessary street signage.  The applicant shall provide the necessary escrow funds to cover 
all street signage and installation costs. 

7. The applicant shall provide a copy of the approved Carver County Trail Permit. 
8. The plans shall conform to the staff review memo dated February 16th, 2016 and the Bolton and Menk memo dated 

February 26th, 2016. 
9. The watermain, sanitary sewer, grading, and stormwater issues shall be resolved to the satisfaction of the City 

Engineer and Public Services Director prior to the issuance of the building permit for the Interlaken 8th 
Addition/Stonegate development.  

10. Compliance with applicable items contained in Chapter 1000 of the City of Waconia Subdivision Ordinance. 
11. Execution of a Developer’s Agreement for the Final Plat. 
12. Parking shall only be allowed on one side of the street.  The other side of the street shall be signed no parking 

accordingly to allow emergency vehicle access. 
13. The applicant shall file an application of final plat approval within six (6) months following the approval of the 

Interlaken 8th Addition/Stonegate Preliminary Plat, unless an extension of time is requested in writing by the 
subdivider and granted by the Council prior to the six (6) month expiration date.   

 
ATTACHMENTS: 
Attachment 1:  Public Hearing Notices (3 pages) 
Attachment 2:  Location Map (1 page) 
Attachment 3:  Staff Review Comments dated February 16th, 2016 with Applicant Response (3 pages) 
Attachment 4:  City Engineer Memo dated February 26th, 2016 (1 pages) 
Attachment 5:  Preliminary Plans – Plat, Grading, Utilities, Streets and Landscape dated 2/4/16 and revised 2/22/16 (8 pages) 
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CITY OF WACONIA, MN 
NOTICE OF PUBLIC HEARING 

 
NOTICE IS HEREBY GIVEN that the Planning Commission of the City of Waconia, 

MN, will hold a public hearing on Thursday, March 3rd, 2016 at 6:30 p.m., at the Waconia City 
Hall, 201 South Vine Street, Waconia, MN, to consider a Preliminary Plat application submitted 
by Hartman Communities, LLC for the property located at 1150 Somerwood Drive and legally 
described as follows:  

OUTLOT A, INTERLAKEN 4th ADDITION,  
CARVER COUNTY, MINNESOTA  

 
The proposed Preliminary Plat is for the 15.28 acre parcel of land west of Somerwood Drive and 
south of Airport Road, and includes 51 single-family residential lots. Pertinent information is on 
file at the City Office.   
 

Pertinent information pertaining to this request is available at the City Hall. Interested 
persons may submit written or oral comments pertaining to this matter any time prior to the 
hearing, or at the hearing on Thursday, March 3rd, 2016. Written comments will be distributed to 
the Planning Commission for review and consideration. Please submit written comments by 
mail, email or in person as follows: 

Mail/in person: Lane L. Braaten, 201 South Vine Street, Waconia, MN 55387  
Email: lbraaten@waconia.org  
 

By: WACONIA PLANNING COMMISSION 
ATTEST: Lane L. Braaten, Community Development Director 

(Published in the February 18th, 2016 Waconia Patriot newspaper) 
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CITY OF WACONIA, MN 
NOTICE OF PUBLIC HEARING 

 
NOTICE IS HEREBY GIVEN that the Planning Commission of the City of Waconia, 

MN, will hold a public hearing on Thursday, March 3rd, 2016 at 6:30 p.m., at the Waconia City 
Hall, 201 South Vine Street, Waconia, MN, to consider a Variance request submitted by 
Hartman Communities to exceed the Planned Unit Development District standards for the 
property located at 1150 Somerwood Drive. 

The applicant is requesting approval of a variance to allow a minimum setback of 20 ft. 
for building and parking areas from any exterior PUD property line or abutting street versus the 
required 40 ft. minimum setback stated in the PUD, Planned Unit Development District. 

Pertinent information pertaining to this request is available at the City Hall. Interested 
persons may submit written or oral comments pertaining to this matter any time prior to the 
hearing, or at the hearing on Thursday, March 3rd, 2016. Written comments will be distributed to 
the Planning Commission for review and consideration. Please submit written comments by 
mail, email or in person as follows: 

Mail/in person: Lane L. Braaten, 201 South Vine Street, Waconia, MN 55387  
Email: lbraaten@waconia.org  
 

By: WACONIA PLANNING COMMISSION 
ATTEST: Lane L. Braaten, Community Development Director 

(Published in the February 18th, 2016 Waconia Patriot newspaper) 
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CITY OF WACONIA, MN 
NOTICE OF PUBLIC HEARING 

 
NOTICE IS HEREBY GIVEN that the Planning Commission of the City of Waconia, 

MN, will hold a public hearing on Thursday, March 3rd, 2016 at 6:30 p.m., at the Waconia City 
Hall, 201 South Vine Street, Waconia, MN, to consider a Zoning Map Amendment application 
submitted by Hartman Communities, LLC for the property located at 1150 Somerwood Drive 
and legally described as follows:  

OUTLOT A, INTERLAKEN 4th ADDITION,  
CARVER COUNTY, MINNESOTA 

  
The 15.28 acre parcel is located west of Somerwood Drive and south of Airport Road. The 
request is for the property to be rezoned from R-3 Medium Density Residential District to 
Planned Unit Development District and is being made to accommodate the consideration of a 
new, small lot, single-family residential housing development. 
 

Pertinent information pertaining to this request is available at the City Hall. Interested 
persons may submit written or oral comments pertaining to this matter any time prior to the 
hearing, or at the hearing on Thursday, March 3rd, 2016. Written comments will be distributed to 
the Planning Commission for review and consideration. Please submit written comments by 
mail, email or in person as follows: 

Mail/in person: Lane L. Braaten, 201 South Vine Street, Waconia, MN 55387  
Email: lbraaten@waconia.org  
 

By: WACONIA PLANNING COMMISSION 
ATTEST: Lane L. Braaten, Community Development Director 

(Published in the February 18th, 2016 Waconia Patriot newspaper) 
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LOCATION MAP—1150 SOMERWOOD DRIVE 
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City of Waconia Review #1 

February 16th, 2016 

Interlaken 8th Addition – Hartman Communities 

 

This review is based on City staff’s initial review of the Preliminary Plat documents dated 02/04/16 and 
submitted to my office on 02/04/16.  Westwood responses are indicated in red, dated 2/23/2016. 

Preliminary Plat 

1) The proposed street right‐of‐way widths are 60 feet and the proposed street widths are 34 feet.  
Both of these are consistent with City standards and are consistent with previous phases of this 
development.  Noted. 

2) Proposed street names shall be provided.  The names heretofore used in the City or its environs 
shall not be used unless the proposed street is an extension of an already named street, in which 
event said name shall be used. Street names have been provided on the revised plans. 

3) Street lighting plan shall be submitted and reviewed by City Staff prior to final plat approval. Noted. 
4) Development Data – Zoning Standards (Proposed Minimums) 

a) The Zoning Standards information indicated in the Preliminary Plat shall be updated to reflect 
the 50% maximum impervious surface allowed per parcel.  This will in turn be considered as part 
of the PUD review. PUD standards have been updated to reflect the 50% lot coverage maximum. 

5) The Preliminary Plat document shall be updated to reflect the closest point of the building and 
parking setback from the exterior PUD property line or abutting street.  The applicant has proposed 
a minimum setback of 20 ft., but the closest point should be reflected on the Preliminary Plat. The 
PUD standards have been updated to reflect the minimum setback, and actual setback dimensions 
are illustrated on the preliminary plat sheet 3 as well. 

6) Boulevard sodding shall be required. Understood; a note has also been added to the landscape plan 
sheet 8. 

7) Pedestrian Ways and Trails 
a) The proposed trail section located within Outlot A on the southwest corner of the property 

should provide trail access to the proposed trail section along the north side of County Road 10 
(Engler Blvd.) in addition to the connection shown to the existing trail along Main Street. An 
additional trail leg has been added to connect to the CR 10 trail. 

b) Easements should exist to cover the proposed trail connection from the city street to the trails 
in the southeast and southwest corners of the site. Easements will be prepared for the trails 
within Outlot A at the time of final plat. 

c) The proposed sidewalk along Somerwood is partially within the city right‐of‐way and partially 
within Outlot A/Outlot B.  Additional right‐of‐way should be dedicated to the City or the 
ownership and maintenance of this facility needs to be clearly defined. As is currently the case 
for the sidewalks on the east side of Somerwood, our proposed sidewalks are shown at a 
consistent 6’ offset from the existing street curb and thus lay partially within the R/W.  We 
would propose that ownership and maintenance of the sidewalks be considered a city facility (as 
is the case on the other side of the street), and without any further R/W dedication.  An 
easement covering the sidewalks within Outlot A & B can be provided at time of final plat. 

d) The proposed trail along CSAH 10 is within the County right‐of‐way.  County coordination and a 
permit for the trail and grading within the right‐of‐way will be required. Noted; given the 
request for this trail connection came from the City, we would anticipate the City’s support 
and/or assistance in future coordination and permitting with the County. 
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Preliminary Utility Plan  
8) The existing water system as well as the existing wastewater conveyance system is adequate to 

serve the additional 51 units.  All utility final design will require additional review with the final 
construction plans. Noted. 

9) The hydrant located at Lot 4/5, Block 1 should be moved to Lot 7/8, Block 1 to place it at the high 
point of the development and allow for better hydrant spacing. Plans have been revised to shift this 
hydrant location as requested. 

10) Storm sewer sizing calculations and design profiles will be required as part of the final design 
documents. Noted. 

11) Draintile is required to be extended 50’ each direction from each low point.  Cleanouts are required 
at tile end points. Noted; final plans will reflect this requirement. 

12) Sump pump service connections are required to all lots. Noted; final plans will reflect this 
requirement. 
 

Grading, drainage, and erosion control plan  
13) Biolog ditch checks should be included in swale areas (north side of the site). Plans have been 

revised as requested. 
14) A minimum of a 1‐foot separation should exist between the low opening of a home and the 

proposed EOF.  The grading near the westerly EOF needs to be modified or the homes on Lot 16 and 
Lot 17 need to be raised.  The proposed EOF route in this area needs to be clearly defined. Plans 
have been revised as requested. 

15) Rock construction entrances should be included at both access points to Somerwood Drive. Plans 
have been revised as requested. 

16) The City is planning to construct the trail near the underpass at the southeast corner of this 
site.  The proposed silt fence needs to be contained within Outlot A and coordination of 
construction operations / final grading in this area needs to occur. Noted; Plans have been revised to 
identify this trail section as “by city” and silt fence locations have been accordingly. 
 

Street profile  
17) The proposed street grades and vertical curves are all adequate. Noted. 

 
Details 
18) The erosion control details included with the submittal are adequate. Noted. 
19) Additional details for utilities, street section, and the trail section will be reviewed with the final 

design documents. Noted. 
 

Landscaping  
20) Preliminary Plant Schedule 

a) Revise the Street Tree plant schedule to remove Ironwood, River Birch and Whitespire Birch.  
The City Forester has indicated that said trees are acceptable as Yard Trees, but not as front yard 
Blvd. trees.  Plans have been revised to clearly note which trees are acceptable street species 
versus yard only trees.  Final plans will specify and quantify the landscape tree selections. 

b) Further, the City Forester has indicated that any of the future Yard Trees may be appropriate as 
Street Trees. Noted. 

c) The Evergreen planting schedule indicates a total of 139 trees to be planted.  Please note that 
the Colorado Green Spruce should not exceed 10% of this total count per the City Forester. 
Noted; Final plans will specify and quantify the landscape tree selections. 
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General comments 
21) The required City stormwater management and ponding requirements were achieved with earlier 

phases of the development.  However, a permit from the Carver County Water Management 
Organization or confirmation from them that their requirement are met is still required. Noted. 

22) An NPDES stormwater permit, or update to an existing permit, is required before any land disturbing 
activities. Noted. 

23) The amount and quality of existing topsoil on the site is a concern.  A topsoil management plan is 
recommended to be included with the final design documents. Noted. 

24) The need for signage and crosswalk striping will be evaluated with the final design documents. 
Noted. 
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*** M E M O ***  
 

DATE: February 26, 2016 

 

TO:   Lane Braaten, City of Waconia 

 

CC:  Craig Eldred, Public Services Director 

    

FROM:  Jake Saulsbury, P.E., Bolton & Menk 

 

SUBJECT:  Interlaken 8th Addition (Stonegate) – Preliminary Plat Review 

__________________________________________________________________ 
 

Bolton & Menk has received additional information for the proposed Interlaken 8th Addition in 

the City of Waconia.  This recent submittal was the second iteration of the preliminary plat and 

preliminary plans that were provided to us.  Based on this information and revised plans received 

on February 22, 2016, the preliminary plat of the project is approved with respect to engineering 

items with the following conditions: 

• Provide a copy of the approved Carver County Water Management Organization permit 

and the approved Carver County trail permit. 

• Provide easement documents and legal descriptions for the sidewalk along Somerwood 

Drive.  This can be done as part of the final plat. 

• Provide draintile at the low points and sump pump service connections to all homes.  This 

can be completed as part of the construction plans. 

 

This completes our review of the proposed project for the preliminary plat phase.  Please note 

additional detailed reviews will be needed for the final construction plans.  Please contact our 

office with any questions or concerns you may have. 
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 REQUEST FOR PLANNING COMMISSION CONSIDERATION 

 
Meeting Date: March 3rd, 2016 
Item Name: Variance request by Ben and Lauren McQuillan to exceed the maximum 

impervious surface allowed in the Shoreland Overlay District and to allow for 
reduced side yard and rear yard setbacks for construction of a detached garage and 
driveway on the property located at 425 Lake Street West. 

Originating Department: Planning and Zoning 
Presented by: Angie Perera, Assistant Planner 
Previous Commission Action (if any): None 
Item Type (X only one): Consent  Regular Session X Discussion Session  
RECOMMENDATIONS/COUNCIL ACTION/MOTION REQUESTED (Include motion in proper format.) 
 
Open Public Hearing 
Motion to close the Public Hearing 
 
Motion recommending either approval or denial of the proposed Variance Application to allow reduced setbacks for 
building and improvements and to exceed impervious surface area requirements per City Ordinance. 
 
EXPLANATION OF AGENDA ITEM (Include a description of background, benefits, and recommendations.) 
 
BACKGROUND: 
Applicant:  Ben and Lauren McQuillan 
Owner:  Ben McQuillan 
Address:  425 Lake St. W. 
P.I.D. #:  750503320 
Legal Description:  Lot 18, Block 34, City Lots of Waconia 
Zoning District:  R-4, Mixed Residential District (Lot width of 55 ft. or greater) & Shoreland Overlay District 
Comprehensive Plan Designation:  L – Low Density Residential 
 
The property is currently a legal non-conforming lot since it currently exceeds the maximum impervious surface area (ISA) 
allowed and the existing accessory structure (detached garage) does not meet the minimum setback requirements allowed per 
City Ordinance. 
 
REQUEST: 
The City has received a Variance Application from Ben and Lauren McQuillan (the “applicants”) to exceed the maximum 
impervious surface allowed in the Shoreland Overlay District and to allow for reduced side yard and rear yard setbacks for 
construction of a detached garage on the property located at 425 Lake Street West.  
 
The applicants are requesting approval of two variances:  

1) To exceed the 25 percent maximum impervious surface area allowed in the Shoreland Overlay District; and  
2) To allow an accessory structure (detached garage) and driveway to be constructed in the rear yard of the property with 

reduced setbacks from the lot lines and alley. 
 
APPLICABLE ORDINANCE PROVISIONS: 

1) Section 900.04 – Definitions  
2) Section 900.05 – District Regulations, Subd. 2.A – R-1, Single-Family Residential District 
3) Section 900.06 – Supplementary Regulations, Subd. 1.C – Accessory Structures, Recreational Vehicles, and Other 
                                  Matters 
4) Section 900.06 – Supplementary Regulations, Subd. 7. Shoreland Overlay Regulations 
5) Section 900.09 – Off-Street Parking, Loading, & Access Regulations, Subd. 3. Traffic Access Regulations 
6) Section 900.12 – Administration, Enforcement and Procedures, Subd. 4 – Variances 
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DEFINITIONS:  

1) Accessory Structure: A structure subordinate to, and serving the principal structure on the same lot and customarily 
incidental thereto. 

2) Hardcover Surface (aka: Impervious Surface Area or ISA): Any structure or material that substantially reduces or 
prevents the infiltration of storm water into the ground including, but not limited to, buildings, other structures, and 
driveways and parking areas surfaced with any type of pavement or gravel. 

 
VARIANCE REVIEW CRITERIA: 
Waconia City Code Section 900.12, Subd. 4 and Minnesota State Statute 462.357, Subd. 6 establishes criteria to be considered 
when contemplating the issuance of a variance in terms of “practical difficulty” as follows: Variances shall only be permitted 
when they are in harmony with the general purposes and intent of the ordinance and when the terms of the variance are consistent 
with the comprehensive plan.” So a city evaluating a variance application should make findings as to: 

1) Is the variance in harmony with the purposes and intent of the ordinance? 
2) Is the variance consistent with the comprehensive plan? 
3) Does the proposal put property to use in a reasonable manner? 
4) Are there unique circumstances to the property not created by the landowner? 
5) Will the variance, if granted, alter the essential character of the locality? 

 
State statute specifically notes that economic considerations alone cannot create practical difficulties. Whereas, practical 
difficulties exist only when the three statutory factors are met (1. reasonableness, 2. uniqueness, and 3. essential character). 
 
VARIANCE ANALYSIS: 
Accessory Structure Requirements: 
 
Minimum Setback Requirements: 
Front Yard Setback (north side) = 25 ft.  
Side Yard Setback (west & east sides) = 10 ft.  
Rear Yard Setback (south side) = 10 ft.  
Alley Setback (south side) = 10 ft.  

 
Variance # 1 (setbacks) - The proposed structure will be placed in the southwest corner of the property and will NOT 
comply with the minimum setback requirements. According to the certificate of survey dated 02/25/16, the proposed 
accessory structure will have reduced setbacks of 2 ft. from the west/side lot line and 4 ft. from the south/rear lot line and alley. 
There are no drainage and utility easements located on the property to be concerned with. 
 
Aggregate Coverage: 
Maximum Hardcover Surface Area: 25% (Shoreland Overlay District) 
Maximum Total Floor Area of all Accessory Structures: No more than 1,000 sq. ft. based on a lot size less than 10,500. 
 
Existing Hardcover/Impervious Surface Area = 2,296 sq. ft. & 33.91% of the lot 
Proposed Hardcover/Impervious Surface Area = 2,587 sq. ft. & 29.98% of the lot 

 
Variance # 2 (hardcover/impervious surface area) - The existing accessory structure (detached garage) is proposed to 
be demolished and replaced with a new accessory structure (detached garage) and other site improvements (guest 
parking on grass pavers in the south east corner of the property) that will result in NOT complying with the 25% 
maximum hardcover surface area allowed. The proposed garage is an “L” shaped garage and is approximately 776 sq. ft.  
 
Height Limitation:  No accessory structure detached from the principal structure shall exceed 20 ft. in height.  

- The proposed height of the detached garage is 17 ft. 
 

Location Limitation:  Accessory structures, detached from the principal structure shall not be located in any front or side yard, 
except that a detached garage may be located in a side yard if it meets required setbacks.  

- The proposed detached garage will be located in the southwest corner of the property and in the rear yard. 
 
Access: Any accessory structure in excess of 144 sq. ft. that is detached from the principal structure shall provide driveway 
access to a public street. Any such driveway shall: 1) be no less than 10 ft. wide and made from a bituminous, concrete or other 
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driveway surface approved by the City; 2) not closer than the required setbacks for such structure to any property line at any 
given point; and 3) screened or landscaped from neighboring structures as required by the City, in its discretion, if such structure 
is located in a side yard.  
 
Driveway Requirements: 
City Ordinance Section 900.09, Subd. 3.A. states: “No curb cut access shall be located less than 30 feet from the intersection 
of 2 or more street rights-of-way. The distance shall be measured from the intersection of lot lines. The City may require greater 
distances if future traffic conditions warrant. Such greater distances shall be required subject to approval by the City Council.” 
This section also states: “Curb cut openings shall be a minimum of 5 ft. from the side yard property line in all districts.” City 
Ordinance Section 900.09, Subd. 3, B. states: “Single-family uses shall be limited to one curb cut access per property.” 

- According to the certificate of survey dated 02/25/16, the driveway will be concrete and will be setback 2 ft. from the 
west side lot line of the property and will NOT comply with the 5 ft. setback requirement from the side lot line as 
required by City Ordinance (Variance # 1). The proposed driveway will also be 26 ft. wide (the length of the garage), 
4 ft. deep and abut the south/rear lot line of the property and alley. 
 

Proposed Design & Architecture: 
The City Ordinance does not have architectural design requirements or regulations within the Residential or Shoreland Overlay 
Districts although the applicants have indicated that the design of the proposed accessory structure (detached garage) will be 
traditional and consistent with the principal structure (house). The applicants have also indicated that last year they installed 
new siding on the house (LP Smart Side, dark blue, 7 inch lap) and several new windows and that the garage will be finished 
to match. The roof will be finished with gray architectural asphalt shingles. The house currently has green shingles but the 
applicants intend to re-shingle the house in 2017 to match the garage. An architectural/designer garage door will also be 
installed, and will be cedar tone in color to enhance the visual appeal from the alley (and south side of the garage and south/rear 
lot line of the property). The detached garage will also have windows on the north, west, and east sides of the structure, and a 
service door on the east side. 
 
PUBLIC NOTICE/COMMENT: 
The notice was published in the WACONIA PATRIOT on February 18, 2016 and posted at Waconia City Hall. Individual 
notices were mailed to property owners within 350 feet of the subject parcel. The City has received no comments from the 
public as of 2/26/16. 
 
The City anticipates receiving comments from both the Minnesota Department of Natural Resources and from Carver County 
Land & Water Management/Soil & Water Divisions regarding the variance request as it specifically relates to water quality and 
storm water management. Those comments will be provided to the Planning Commission as a verbal update included within 
staff’s presentation of this item.  
 
RECOMMENDATION: 
The Planning Commission should hold the required public hearing, review the variance request submitted by Ben and Lauren 
McQuillan based on the Variance Criteria stated above and make a recommendation to the City Council.  Upon a formal 
recommendation by the Planning Commission this application will be forwarded to the City Council for review at their 
upcoming meeting on March 21, 2016.  
 
At this time, City Code does not allow a credit option for the use of permeable pavers or other alternative stormwater 
improvements however, recent variance applications have incorporated permeable pavers with projects that have resulted in a 
25% to 50% credit when calculating impervious surface areas for sites that have had an adequate outlet for storm water 
drainage.  The proposed plan does not have a suitable outlet and therefore no credit is being recommended.  The topography of 
the area makes an outlet difficult.  Reuse or irrigation could be considered which would result in a partial credit. 
 
The proposed 4 ft. setback to the south (towards the alley) is not recommended.  Assuming the garage doors face south the 
turning movement from a 16 ft. wide alley into the garage is problematic.  Also, the alley snow removal operations would push 
snow either into the garage or up against the garage door.  The 10 ft. setback width should be maintained or the site should be 
modified for the garage doors to face to the east. 
 
If the Planning Commission chooses to recommend approval of the garage setback and impervious surface variances submitted 
by Ben and Lauren McQuillan, staff would recommend the approval upon the following conditions:  

1) The garage shall be constructed as proposed on the certificate of survey and as conditionally revised by the Planning 
Commission and City Council. 
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2) All applicable permits are applied for by the applicant with all supporting documentation and issued prior to the start 
of construction. 

3) The applicant shall be required to incorporate reuse or irrigation with the design of this project. 
4) For maintenance purposes the proposed hard surface shall be not consist of gravel or aggregate. 
5) The certificate of survey shall be required to be updated to include the front porch patio or deck and a note should 

also be made to indicate the impervious/hardcover calculations of said improvements if applicable. 
6) The windows and service door on the detached garage shall be required to match or be consistent with the principal 

structure (house). 
7) The garage structure shall be setback a minimum of 10 ft. from the rear lot line/alley per the recommendation of the 

City Engineer. 
 
ATTACHMENTS:  

1) Public Hearing Notice & Location Site Map (2 pages) 
2) Variance Application (4 pages) 
3) Certificate of Survey dated 02/02/16, prepared by Premier Land Surveying, LLC (1 page) 
4) Applicant Letter dated 02/01/16 (1 page) 
5) Project Overview (4 pages) 
6) Property Photos (16 pages) 
7) Site Plan (2 pages) 
8) Color Renderings of Proposed Garage (5 pages) 
9) City Staff Review Comments dated 02/16/16 ( 1page) 
10) Revised Certificate of Survey dated 02/25/16, prepared by Premier Land Surveying, LLC (1 page) 
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CITY OF WACONIA, MN 
NOTICE OF PUBLIC HEARING 

 
NOTICE IS HEREBY GIVEN that the Planning Commission of the City of Waconia, 

MN, will hold a public hearing on Thursday, March 3rd, 2016 at 6:30 p.m., at the Waconia City 
Hall, 201 South Vine Street, Waconia, MN, to consider a Variance request by Ben and Lauren 
McQuillan to exceed the maximum impervious surface allowed in the Shoreland Overlay District 
and to allow for reduced side yard and rear yard setbacks for construction of a detached garage 
on the property located at 425 Lake Street West. 

The applicants are requesting approval of a variance to exceed the 25 percent maximum 
impervious surface allowed in the Shoreland Overlay District and to allow construction of an 
accessory structure at a side yard setback of 2 ft. and a rear yard setback of 1 ft. versus the 
required 10 ft. setback for both the side yard and the rear yard in the R-4, Mixed Residential 
District. 

Pertinent information pertaining to this request is available at the City Hall. Interested 
persons may submit written or oral comments pertaining to this matter any time prior to the 
hearing, or at the hearing on Thursday, March 3rd, 2016. Written comments will be distributed to 
the Planning Commission for review and consideration. Please submit written comments by 
mail, email or in person as follows: 

Mail/in person: Lane L. Braaten, 201 South Vine Street, Waconia, MN 55387  
Email: lbraaten@waconia.org  
 

By: WACONIA PLANNING COMMISSION 
ATTEST: Lane L. Braaten, Community Development Director 

(Published in the February 18th, 2016 Waconia Patriot newspaper) 
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Public Hearing Notice Map 
 

Subject Property: 425 Lake Street West 
 

This notification is being mailed to all properties within 350 ft. of the  subject  
property pursuant to City Code Section 900.12, Subd. 4, B.  

The location of the subject property is outlined in red on the aerial image below 
and the properties being notified are outlined in blue.  
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