
 
 

    STAFF REPORT 
DATE: 3-17-2025 
Motion 

TO: Parks Commission 
FROM: Sophia Jensen, Senior City Planner 
AGENDA ITEM:   Inwood 8th/Towns of Inwood Preliminary Plat and PUD  
REVIEWED BY: Nathan Fuerst, Bolton and Menk Planning Consultant 
     

 
BACKGROUND: 
The City has received a preliminary plat and PUD request from M/I Homes for review of an apartment and 
attached townhome development. The proposal is for a total of 272 units, split between a 123 unit apartment 
building and 149 attached townhome units, on roughly 19.3 acres. The site is part of the original Inwood 
development, North of 5th Street, which was platted in 2014. The site is currently undeveloped but has access 
to public streets and utilities. This part of the Inwood Development was planned conceptually at the time of 
the City’s approvals of the Inwood 1st – 5th Additions which contain the single-family part of this master 
planned area. The remaining undeveloped parcels of Inwood are planned for commercial development. The 
proposed project requires approval of a comprehensive plan amendment, PUD and plat.  
 
The Inwood development has already satisfied a portion of park dedication for the site. With the 1st addition, 
10.73 net acres were dedicated as park land (now Ivywood Park). This was over the 9.57 acres required to be 
dedicated for the project area. This left a park dedication credit of 1.16 acres which was intended to be applied 
to land South of 5th Street. Below is a breakdown of the credit as it applies to the project area: 
 
19.3 acres total land area for Inwood 8th x 10% park dedication percentage =1.93 acres for park dedication  
1.93 acres - 1.16 acres of existing credit = 0.77 acres yet to be satisfied for park dedication 
 
ISSUE BEFORE THE PARKS COMMISSION: 
The Parks Commission is being asked to provide a recommendation on the proposal relating to park land 
dedication requirements. 
 
GENERAL INFORMATION: 

• Property Owner: Vadnais Associates LLC 
• Applicant: M/I Homes 
• Parcels: 33.029.21.14.0029, 33.029.21.13.0028, 33.029.21.42.0018, and 33.029.21.42.0017 
• Site Area: ~19.3 acres 
• Density: 14.09 units/acre 
• Land Use Guidance: High Density Residential (HDR) and Mixed Use Commercial (MU-C) 
• Zoning: High Density Residential (HDR) and Mixed Use Commercial (MU-C) 
• Surrounding Land Use: The property abuts Inwood Ave and the Lake Elmo Park Reserve to the East, 

rural residential estate zoning to the North and South, and the City of Oakdale to the West. 
 
PARKS PROPOSAL DETAILS/ANALYSIS: 
Due to the prior park dedication that has already been provided by the development, the remaining park 
dedication requirements may be satisfied in one of three options: 1 ) Fee in Lieu of Land (~$93,653) the actual 
fee will be determined once the development moves into the final plat stage, or 2) 10% of the land area (minus 
the existing credit = 0.77 acres), or 3) A combination of both. 
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Comprehensive Plan – Parks. 
Chapter 6 Parks, Trails & Open Space has area and site specific recommendations that should influence the 
recommendation of the Parks Commission. The plan identifies the property is not within a park search area. It 
is less than one mile from Stonegate Park and Ivywood Park which are both classified as neighborhood parks. 
The applicants are not proposing any land that meet the park dedication requirements. 
 
 

  
 
Comprehensive Plan - Trails. 
Chapter 6 Parks, Trails & Open Space has area and site specific recommendations that should influence the 
recommendation of the Parks Commission. The plan identifies that the property is along a neighborhood trail 
search corridor. There is an existing trail along the North side of 5th Street that satisfies this search area. The 
south side of 5th Street has a sidewalk. The applicants are not proposing any trails that meet the park dedication 
requirements. 

 

  
 
FINDINGS  

1. The site is not within a park search area in the 2040 Comprehensive Plan. 
2. The site is not within a trail search area in the 2040 Comprehensive Plan. 
3. The site is less than one mile of Stonegate Park and Ivywood Park. 
4. The trail search area has been satisfied by the existing 5th Street Trail. 

 
OPTIONS: 
The Commission may recommend to that: 

• The City accept cash in lieu of land; or  
• The City accept land in lieu of cash; or  
• The City accept a combination of both.    
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RECOMMENDATION:  
Staff recommends the Parks Commission recommend to the City Council the following: 
 

“Move to recommend approval of the Inwood 8th Addition/Towns of Inwood preliminary plat with the 
acceptance of cash in lieu of land based on the findings listed in the staff report.”  

 
ATTACHMENT:   
1. Application and Narrative 
2. Site Plans 
3. Map 6-7. Search Areas for New Parks and Facilities (Comprehensive Plan) 
4. Map 6-8. Future Trail Plan (Comprehensive Plan) 
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INTRODUCTION 
 
M/I Homes of Minneapolis/St. Paul, LLC (M/I Homes) is submitting application for a Comprehensive Plan 
Amendment, Preliminary Plat, Development Stage Planned Unit Development (PUD) Plan for a development 
containing 149 townhomes and a 123-unit apartment building. M/I Homes will be constructing the townhomes 
and partnering with Rachel Development, Inc. for the apartment building. Townhomes and an apartment 
building were shown on the approved Inwood preliminary planned unit development plans, and the Inwood 
Preliminary Plat and Planned Unit Development (PUD) Resolution 2014-94 approved the PUD which includes 
275 single family homes and 264 multifamily units. An Environmental Assessment Worksheet (EAW) and 
Traffic Study were completed and approved with the approval of this preliminary plat.  M/I Homes (dba 
Hans Hagen Homes) developed Inwood, including the extension of sewer and water to the multi-family 
property, as well as the construction of 5th Street and Island Trail.  M/I Homes also constructed ponding and 
an infiltration basin to serve the subject property.   
 
S I T E  P L A N  
 
We are proposing private streets throughout the community with one street connection to 5th Street North and 
one connection to Island Trail. The public street-facing homes are proposed to consist of our City Collection 
Townhomes, which are our new rear-loaded three-story townhomes. The internal buildings and buildings that 
border the bank to the south will be our Carriage Collection Townhomes, which are front-loaded two-story 
townhomes. We have proposed a sidewalk on the southern border to connect 5th Street North to Island Trail, 
and sidewalk connections are provided for the rear-loaded City Collection townhomes. The proposed 
apartment is located on the northwest corner of the site, separated from all but one townhome building by 
Island Trail. M/I Homes and Rachel Development have experience working together on multi-family projects 
similar to this one.  One such project is Marsh View which is located at 137th Avenue North in Rogers, 
Minnesota. An aerial photo of this development is included in this narrative.  
 
M/I Homes previously submitted a sketch plan review application to City staff and have subsequently made 
amendments to the proposed plan. We have revised the street layout to eliminate dead-end roadand have 
provided an additional access to the apartment building. We also increased the front yard setbacks from the 
private street from 25 feet to 30 feet. Additionally, we have combined two access points off Island Trail to 
one and have rotated the townhome buildings to the west of Island Trail to face the public street and have 
combined those buildings, creating parking in the rear.  The changes resulted in the loss of 4 townhome units. 
 
C O M P R E H E N S I V E  P L A N  A M E N D M E N T  
 
With the 2040 Comprehensive Update (well after the entire Inwood site had an approved preliminary plat), 
a portion of the site to the west of Island Trail was re-guided from High Density Residential to Mixed Use 
Commercial, and the east side of Island Trail remained High Density Residential. This Land Use Guide Plan 
change was inconsistent with the approved preliminary pat for Inwood At the time of the Inwood PUD 
approval the City of Lake Elmo allowed the blending of densities across parcels. Since, then, however, 
standards have changed, and a Comprehensive Plan amendment is necessary to allow the proposed 
neighborhood as originally approved by the City.   The parcel to the west of Island Trail has a proposed 
density of 21.13 units per acre, which is above the allowed maximum density of the Mixed-Use Commercial 
land use guidance of 15 units per acre. The east side of Island Trail proposes 141 townhomes, and with a site 
area of 13.1 acres, has a net density of 10.76 units per acre, which is well below the allowed density of 15 
units per acre. As such, we are requesting a Comprehensive Plan Amendment to guide the parcel on the west 
side of Island Trail back to High Density Residential and blend the density across the entire site as originally 
approved in the Inwood PUD. The City’s land use plan has long designed the subject property as High 
Density, which occurred before any of the existing homes were built in the single-family portion of the Inwood 
PUD 
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Existing Land Use at time of Adoption of 2040 Comprehensive Plan 

 

 

 
 
Future Land Use at time of Adoption of 2040 Comprehensive Plan 
 

 

 

 
 
The proposed development is zoned High Density Residential (HDR) 
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The proposed development includes the following parcels: 
PID# 3302921140029 (12.7 acres) 
PID# 3302921130028 (5.7 acres) 
PID# 3302921420018 (0.4 acres) 
PID# 3302921420017 (0.5 acres) 
Total site acreage: 19.3 acres 
 
With 272 units, this results in a density of 14.09 units per acre, which is within the allowable density.  
 
G E N E R A L  D E V E L O P M E N T  S TA G E  P U D / P R E L I M I N A RY  P L A T  
 
The proposed development is part of the approved Inwood PUD. The development meets the City’s minimum 
PUD requirements in that it is larger than five acres, at least 20% of the site is open space which will be 
protected by a drainage and utility easement, and streets are designed to maximize connectivity in each 
cardinal direction.  
 
We believe the following PUD objectives are met with this site plan: 

1) Innovation in land development techniques that may be more suitable for a given parcel than 
conventional approaches. 

Response: The original Inwood PUD included the use of private streets. Private streets are 
necessary to implement the original Inwood PUD approval. We believe the site design 
provides sufficient circulation and an eye-pleasing streetscape.  

2) Promotion of integrated land uses, allowing for a mixture of residential, commercial and public 
features.  

Response: The Inwood PUD provides a mixture of commercial and a wide variety of housing 
options including single-family homes, villa homes (which are targeted towards an aging 
population), townhomes, and an apartment. 

3) Establishment of appropriate transitions between differing land uses.   
Response: 5th Street North buffers the apartment site and townhomes. The townhomes are 
mostly buffered from the apartment by Island Trail.  This is consistent with the City’s 
Comprehensive Plan.   

4) Provision of more adequate, usable, and suitably located open space, recreational amenities, natural 
resource protection and other public facilities than would otherwise be provided under conventional 
land development techniques.   

Response: The Inwood PUD includes a public park and a linear trail corridor than extends from 
5th Street to 10th Street.  Other trails and opens space areas are incorporated into the overall 
Inwood PUD.    Private open space areas are also incorporated into the townhome portion of 
the Inwood PUD 

5) Accommodation of housing of all types with convenient access to employment opportunities and/or 
commercial facilities; and emphasized to create additional opportunities for lifecycle housing to all 
income and age groups.   

Response: See response to 2. 
6) Preservation and enhancement of important environmental features through careful and sensitive 

placement of buildings and facilities.  
Response: An Environmental Assessment Worksheet, which included this site and contemplated 
the multifamily and townhome portion of the site, was submitted and accepted by the City as 
part of the approved original PUD. There are no significant environmental features on this site. 

7) Coordination of architectural styles and building forms to achieve greater compatibility within the 
development and surrounding land uses.   

Response: As previously mentioned, our rear-loaded City Collection townhomes will front all 
public streets, providing visual interest from the single-family homes across from 5th Street 
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North. The apartment will include landscaping to provide a buffer from 5th Street North, and 
the parking lot is screened from 5th Street North by the apartment building itself.  

8) Creation of more efficient provision of public utilities and services, lessened demand on transportation, 
and/or the promotion of energy resource conservation.   

Response: Private streets will be owned and maintained by the HOA, which will reduce 
demand on City infrastructure and snow removal services.  

9) Establishing measures to protect and preserve groundwater storage.   
Response: Ponding and an infiltration basin were constructed with the development of the 
single-family home portion of the Inwood development. Stormwater reuse for irrigation is 
being utilized in the single-family portion of the site.  

10) Allowing the development to operate in concert with a redevelopment plan in certain areas of the city 
and to ensure the redevelopment goals and objectives will be achieved.   

Response: This application will allow the completion of the Inwood PUD as originally 
approved.  

 
The following table demonstrates requested zoning flexibility.  
 
Standard HDR Zoning Standard 

(Single Family Attached) 
Proposed 

Minimum Lot Size 1,750 square feet 
(acknowledges that common 
lot areas will add a higher 
total than 1,750 square feet) 

19.3 acres=840,708 square feet 
This divided by the number of units 
totals 3,090.83 square feet per unit 

Minimum Lot Width 20 feet 21.33 feet 
Minimum Front Setback 20 feet 20 feet from Island Trail and 5th 

Street North with 6-foot upper-level 
balcony encroachment abutting 5th 
Street North and Island Trail 
30 feet to back of curb on private 
streets 

Minimum Side Setback 10 feet 20 feet between buildings1 
Minimum Corner Side Setback 15 feet 20 feet1 
Rear Setback 20 feet 30 feet to boundary1 
Street Frontage I5 feet of street frontage This is a requested flexibility because 

the majority of townhome units are on 
private streets. 

Impervious Surface 75% 65% (the existing plan shows 55%)  
Maximum Number of Units 
within a Single Building 

8 8 

Minimum Street Frontage 15 feet We are proposing private streets, 
which are a conditional use per 
Section 105.12.740 (g)(2)(a).  

Common or Private Open 
Space  

300 square feet per unit for 
single family attached (300 X 
149 = 44,700 square feet or 
1.03 acres) and 200 square 
feet per unit for multifamily 
(200 X 123 = 24,600 square 
feet or 0.56 acres) or 1.59 
acres total 

8.63 acres of open space, which 
excludes the public park and open 
space areas already dedicated to 
the City as part of the Inwood PUD. 
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Private Streets Private Streets are an 
allowed conditional use in the 
HDR district. 

We are proposing 24-foot-wide 
private streets with 30-foot front 
yard setbacks.  

Driveway setbacks  No driveway or curb cute 
shall be less than 50 feet 
from any right-of-way line of 
any street intersections. 
 
A driveway must be at least 
five feet from any side lot 
line.  

We are requesting flexibility from 
these standards, as these are private 
streets that will only be used by this 
development’s residents and their 
visitors. 

Garage Design Guidelines Attached garages are 
encouraged to be side or 
rear loaded 

All townhomes that abut public right-
of-way are proposed to be our City 
Collection townhomes, which have 
rear-loaded garages. The Carriage 
collection, which does not meet this 
guideline, only abuts a private street, 
and the garage will not be visible 
from the property to the south.  

Parking Multifamily: One space per 
one bedroom unit and two 
spaces per two-bedroom unit 
or larger (66 studio and one-
bedroom units and 57 two-
bedroom units or larger=180 
required) and one space per 
four units for visitor parking 
(123X0.25=31, 211 total) 
Single-family attached: Ten 
percent of parking spaces for 
visitor parking (149X0.1=15 
visitor spaces 

Multi Family: 99 above ground and 
123 underground parking spaces 
(222 total) 
Single-family attached: Two garage 
and two driveway parking spaces 
plus 34 visitor spaces for single 
family attached dwellings  

1. City standards do not contemplate individually platted units on private streets with surrounding 
commons area, which leads to noncompliance with strict interpretation of the code.  
 

D E S I G N  S T A N D A R D S  
 
The following demonstrates how the proposed plan meets the City’s design standards: 

• Buildings are located as close to and easily accessible by the street as possible while still meeting 
setback requirement with allowed flexibility. 

• Common open spaces are located at the interior and rear of the site. 

• Sidewalks are provided parallel to the street and provide interconnectivity within the development. 

• Parking is screened from public streets.  

• Townhomes that front a public street are rear loaded. 

• Buildings provide multiple roof lines and visual interest. 
 

P H A S I N G  
 
We are proposing to begin construction on the first phase in spring of 2025, the second phase in the spring of 
2026, and the third phase in spring of 2027.  
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L A N D S C A P I N G / T R E E  P R E S E R V A T I O N  
 
The landscaping plan is included with the submittal.  M/I Homes has also previously completed all of the 
landscaping and berming along 5th Street as part of the Inwood PUD.  This landscaping includes the 
boulevards adjacent to the subject property.   There are only six boulevard trees proposed to be removed 
along 5th Street North to facilitate construction, which will be replaced in similar locations. We have provided 
sufficient boulevard trees, meeting the 50-foot spacing requirement for both the townhome and apartment 
site and have provided the sufficient number of trees required per area of disturbance (this includes the trees 
that will remain on site). Parking lot landscaping meets landscaping area and shade tree requirements.  
 
T O W N H O M E  I N F O R M A T I O N  
 
The townhomes in the proposed development will consist of M/I’s Carriage and City Collection townhomes. 
The different townhome designs provide for added character and visual interest within the neighborhood as 
well as varying prices. The two-story Carriage Collection is planned to be positioned to the south and east of 
the site, adjacent to the existing single-family homes, with the three-story City Collection along public street 
frontages. A variety of exterior colors will be used throughout the neighborhood to provide additional visual 
interest while avoiding a monotony of colors.    
 
The Carriage Collection offers a range of design features and options and ranges in size from 1,667 square 
feet to 1,772 square feet with 3 bedrooms and 2.5 bathrooms.  The City Collection plans will provide up to 4 
bedrooms and 3.5 bathrooms ranging from 1,898 square feet to 2,080 square feet.  
 
R E S T R I C T I V E  C O V E N A N T S  
 
Inwood Townhomes will have a Homeowners Association (HOA) that will provide for the maintenance of the 
overall common elements in the community, including landscaping and irrigation of the common areas, snow 
removal from sidewalks and private streets, and exterior maintenance. In the unlikely event that the site runs 
out of snow storage, the HOA service will haul out snow from the site. The HOA will also provide for 
restrictions on outdoor storage, parking (no boats, campers, or trailers) in order to keep the community looking 
orderly and well maintained.   
 
F E E S  
 
With the single-family portion of the development, the Developers Agreements for each addition detailed the 
following: 

• Parkland. The Development Contract for Inwood dated June 9, 2015 detailed that park dedication 
fees were satisfied for the single-family portion of the Inwood Development with the dedication of 
Outlot L (net 10.73 acres) and that the 1.16 acres of excess park dedication credit was to be applied 
for the future multi-family residential area as conceptually shown on the Inwood PUD concept plan.  

• Sewer and Water Availability Charges. M/I Homes was responsible for paying $3,000 for both 
Sewer Availability Charge (SAC) and Water Availability Charge (WAC) per residential equivalency 
unit (REU) prior to recording the final plat. A $1,000 Sewer Connection Charge, the Metropolitan 
Council’s Sewer Availability Charge ($2,435 at the time) and a Water Connection Charge of $1,000 
per REU was due at the time of building permit.  

• County Right-of-Way (ROW) Improvements. M/I Homes was responsible for improvements in the 
Washington County ROW along Inwood Avenue (CSAH 13) including construction of a new median 
crossing, turn lanes, and other improvements as were required by the County as well as its 
proportionate share of the future traffic signal at the intersection of Inwood and 5th Street. There were 
to be no further obligations to the City or County for the construction or payment of a future traffic 
signal for any future phases of the Inwood PUD.  
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E L E V A T I O N  E X A M P L E S  
Carriage Collection* 

 
*Colors will vary, and slight design modifications may be made.  

 

City Collection* 

 
*Colors will vary, and slight design modifications are being made.  
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Apartment Building 

 

 

Marsh View Townhome/ Development 
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