
PLANNING COMMISSION 
DATE: 7/25/16 
AGENDA ITEM:  4b– PUBLIC HEAR ITEM 
CASE # 2016-24 

ITEM: Rezoning/PUD Amendment – Boulder Ponds 

SUBMITTED BY: Stephen Wensman, Planning Director 

REVIEWED BY: Emily Becker, City Planner 

SUMMARY AND ACTION REQUESTED:   
OP4 Boulder Ponds LLC is requesting approval of a rezoning/PUD amendment to the Boulder Ponds 
PUD to rezone Outlots B (PID#34.029.21.33.0023) and C (PID# 34.029.21.33.0024), Boulder 
Ponds from Commercial PUD and MDR-PUD, respectively to HDR-PUD. 

GENERAL INFORMATION 
Applicant:  OP4 Boulder Ponds LLC 

Property Owners: OP4 Boulder Ponds LLC 

Location: Jade Trail North, South of 5th Street 

Request: rezoning/PUD amendment to the Boulder Ponds PUD to rezone Outlots B and 
C, Boulder Ponds from Commercial PUD and MDR-PUD, respectively to 
HDR-PUD 

Existing Land Use and Zoning: Undeveloped outlots - Commercial PUD/MDR PUD 

Surrounding Land Use and Zoning: LDR to the north, vacant - Commercial PUD outlot to the east, 
BP to the west, vacant Commercial PUD outlot to the south 

Comprehensive Plan: MDR/Commercial 

History: Boulder Ponds Preliminary Plat was approved on 7/28/14.  The subject parcels were 
rezoned from RT to Commercial PUD/MDR PUD on 4/21/15.  

Deadline for Action: Application Complete – 6/27/16 
60 Day Deadline – 8/26/16 
Extension Letter Mailed – N/A 
120 Day Deadline – N/A 

Applicable Regulations: Article XVI, Chapter 154, Sections 750-760, PUD Regulations 
Article X – Urban Residential Districts 
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REQUEST DETAILS: 
OP4 Boulder Ponds is requesting a Rezoning/PUD Amendment of two parcels, Outlot B and C, from 
Commerical/PUD and MDR/PUD respectively, to HDR/PUD in order to better market the parcels for 
a future Senior Housing Development.  

Outlot B is presently zoned for Commercial/PUD and is 1.44 acres in size. Outlot C is presently 
zoned for MDR/PUD and is 2.24 acres in size.  The applicant would like to rezone both parcels to 
HDR/PUD and market them together for a proposed senior housing project.   

REVIEW AND ANALYSIS: 
According to Article XVI, Chapter 15, Section 757, Subd C of the Planned Unit Development Code, 
PUD Amendments shall be authorized by an amendment of the final development plan under the 
procedures for zoning amendment in Article III of the City Code of Ordinances.  

The rationale for the housing density in the MDR portion of Boulder Ponds was described in the 
12/09/13 Planning Report for the Boulder Ponds PUD Concept Plan: 

The medium density area, which is approximately 10.1 acres, contains 81 residential units (17 
single family, 64 multi-family), resulting in a gross density of 7.98 units per acre. It should be 
noted that this density figure is slightly higher than what is guided by the Comprehensive Plan.  
However, given that the proposed development is a PUD, and that the amount of land guided 
for medium density residential development on these parcels by the Comprehensive Plan is 
much greater, Staff has determined that the proposed Concept Plan meets the spirit and intent 
of the Comprehensive Plan.  To explain Staff’s reasoning for this determination in another 
way, the proposed Concept Plan decreases the amount of total land guided for medium density 
development by over 20 acres by moving the collector road south. The slight increase in 
density above the allowed range per the Comp Plan is balanced by the significant reduction in 
the amount of land guided medium density.  To put it in simple terms, by using the low end of 
gross density ranges in the Comp Plan, these parcels were guided to have 195 total residential 
units (not accounting for road right-of-way), whereas the proposed PUD Concept Plan includes 
157 total units.  Overall, the proposed PUD Concept Plan is consistent with the intent of the 
land use and density requirements as guided by the City’s Comprehensive Plan. 

The rationale for the density is sound, however, when it recommending subsequent zoning for the 
sites, Staff had recommended LDR/PUD for the single family cul-de-sac, Jade Circle North, and 
MDR/PUD for the senior housing parcel (Outlot C). Outlot B was zoned Commercial PUD. The 
LDR/PUD zoning is the correct zoning for the single family housing on Jade Circle North just 
south of 5th Street, but the remaining 2.240 acre parcel (Outlot C) was zoned MDR/PUD for a 
planned 64 unit Senior Housing project.  The zoning code, Section 154.453, Subdivision A, 
allows: 

Averaging of Lot Area. When lots are clustered within a development to provide common 
open space, the open space may be used to calculate an average density per lot to 
determine compliance with the individual lot area requirements. 

To determine the allowed density for Outlot C, A 64-unit project on a 2.240 acres site (and 0.23 
acres of corresponding open space)  would have a density of 25.91 units per acre, exceeding the 7-
unit per acres allowed by the underlying MDR zoning, or 8.4-units per acre if 20% density bonus 
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was applied through the PUD.  The HDR zoning would provide a 15-units per acre base density, or 
18-units per acre if 20% density bonus was applied through the PUD. Even with HDR/PUD 
zoning, the 64-unit project would exceed the density allowable on the 2.47 acre site (.23 acres of 
open space). Therefore, OP4 Boulder Ponds LLC is proposing to rezone Outlot B (1.44 acres) 
from Commercial/PUD to HDR/PUD to add to the Senior Housing project area. With the addition 
of Outlot B, the 64-unit senior housing project be 4.18 acres (3.68 acres outlot area + .5 acres of 
open space) in size with a density of 15-units per acre.  HDR/PUD is the appropriate zoning 
district for the proposed use on Outlots B and C combined.  

Senior housing (congregate housing) is a conditional use in both the Commercial and HDR Zoning 
Districts, so although the request is for a rezoning from Commercial/PUD to HDR/PUD, the 
proposed underlying land use remains essentially the same. 

In order to proceed with a senior housing project on the Oulots B and C the following would be 
required: 

• Final PUD Plans and Final Plat (combining the two outlots into a single lot)
• Conditional Use Permit

DRAFT FINDINGS: 

In order to approve a rezoning, the Planning Commission shall consider findings are shall submit the 
same with its recommendation to the City Council.  Staff suggests the following findings: 

1. The Rezoning/PUD Amendment is consistent with the Comprehensive Plan designation for
the subject property.

2. The proposed land use, Senior Housing, is a conditional use in both the Commercial and
HDR zoning districts, so the underlying land use will remain unchanged.

3. The proposed HDR/PUD zoning is appropriate for the proposed senior housing density.
4. The proposed PUD/Amendment is consistent with the Boulder Ponds PUD Concept Plan and

Preliminary PUD Plans.

RECOMMENDATION: 
Staff recommends approval of the Rezoning/PUD Amendment for Outlots B and C, Boulder Ponds, 
rezoning from Commercial/PUD and MDR/PUD, respectively, to HDR/PUD with the following 
motion: 

“Move to recommend approval of the Rezoning/PUD Amendment for Outlots B and C, Boulder 
Ponds from Commercial/PUD and MDR/PUD, respectively, to HDR/PUD with the following 
motion based on the findings in the Staff report.” 

ATTACHMENTS:   
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• Application and Narrative
• Planning Commission Report – Boulder Ponds PUD – Concept Plan 12/09/16
• Housing Density Analysis (from 12/09/16 Concept Plan)

ORDER OF BUSINESS: 
- Introduction ........................................................................................ Planning Staff 

- Report by Staff ................................................................................... Planning Staff 

- Questions from the Commission ............................ Chair & Commission Members 

- Open the Public Hearing .................................................................................. Chair 

- Close the Public Hearing .................................................................................. Chair 

- Discussion by the Commission .............................. Chair & Commission Members 

- Action by the Commission ..................................... Chair & Commission Members 
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NARRATIVE 

Zoning Amendment & Preliminary PUD Amendment 

Project Representatives and Contact Information. 

LANDOWNER/ OP4 Boulder Ponds, LLC 
DEVELOPER  c/o The Excelsior Group, LLC 

1660 Highway 100 South, Suite 400 
St. Louis Park, MN 55416 

Ben Schmidt, Vice President 
952.525.3225 
Ben.Schmidt@ExcelsiroLLC.com 

Deb Ridgeway, Asset Manager 
952.525.3223 
Deb.Ridgeway@ExelsiorLLC.com 

Property Address, Zoning, Parcel Size, PID and Legal Description 

Outlot B, Boulder Ponds Outlot C, Boulder Ponds 

ADDRESS XXXX Hudson Blvd XXXX Hudson Blvd 
CURRENT 

ZONING 
Commercial - PUD MDR - PUD 

PARCEL SIZE 
Acres 1.72 2.46 
Sq. Ft 2,591,320.2 6,098.4 
PIDs 34-029-21-33-0023 34-029-21-33-0024 

mailto:Schmidt@ExcelsiroLLC.com
mailto:Deb.Ridgeway@ExelsiorLLC.com
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Boulder Ponds is a Planned Unit Development that was approved to include a 
variety of land uses, including single family residential, multifamily residential and 
commercial.  The first phase of street and utility installation is complete to serve 20 
Villa lots, 27 single family lots and 10 acres of commercial and multifamily. 
 
During the preliminary plat process, the 2.42 multifamily site (Outlot C) was 
presented as a 64-unit multifamily building.  Based on the current zoning of medium 
density residential (7 units per acre), Outlot C is allowed only 15.4 units, which is 
inconsistent with the PUD approval.   In addition to remedying this inconsistency, 
there is a desire to rezone Outlot B to allow multifamily on the entire 4.18 acres.  
Therefore, this application requests approval to amend the zoning of Outlots B & C, 
Boulders Ponds from Commercial and MDR-PUD to HDR-PUD and allow for a 
maximum 112 multifamily units.  This is based on the analysis of the current 
approved plan with 98 units versus the 210.4 units that could be allowed per the 
zoning code.  The accompanying plan further illustrates this.  There is no proposed 
layout at this time, but when a plan is created, Final Plat, Final PUD and Conditional 
Use Permit approvals will be required providing adequate oversight of the specific 
site plans. 
 
In conclusion, Boulder Ponds offers a uniquely planned mixed-use neighborhood 
where the land uses provide a seamless transition from commercial to low density 
residential.  The high density use between the commercial and lower density homes 
creates a complementary buffer and generally a more desirable and overall more 
viable neighborhood for Lake Elmo. 

 
 
 




























