
PLANNING COMMISSION 
DATE: 11/13/19 
AGENDA ITEM:  4B   
 

 
 
ITEM:   Minor Subdivision – Inwood Addition (Inwood 7th Addition) 
 
SUBMITTED BY: Ken Roberts, Planning Director 
 
REVIEWED BY: Ben Prchal, City Planner 
 
SUMMARY AND ACTION REQUESTED:    
The Planning Commission is being asked to consider a minor subdivision request from RPS Legacy to 
divide Outlot B of the Inwood 6th Addition into two separate parcels.  The proposed minor subdivision 
would create a 4.4 acre lot for which they have requested City approval of a two-phase multiple-family 
housing development and the other parcel would be 1.29 acres reserved for future use.  The site is 
located on the southwest corner of 5th Street North and Island Trail.  Staff is recommending approval of 
the minor subdivision as presented, subject to conditions of approval. 

GENERAL INFORMATION 
Applicant:  RPS Legacy Desoto, 2935 Country Drive, Little Canada MN 55117 

Property Owners: RPS Legacy Desoto, Little Canada MN 55117 

Location: Outlot B, Inwood 6th Addition.  Part of PID Number 33.029.21.13.0017 

Request: Application for a Minor Subdivision to split said property into two separate parcels 

Existing Land Use and Zoning: Open field; future development site within the Inwood PUD.  
Current Zoning: C – Commercial and HDR PUD 

Surrounding Land Use and Zoning: North – Existing homes across 5th Street; East – Future High 
density residential site across Island Trail; West – Future 
commercial use and site of approved Kwik Trip facility; South – 
Outlot C, Inwood (ponding area) 

Comprehensive Plan: MU-C (mixed use commercial) 

History: The City Council approved the general concept plan for the Inwood PUD on September 
16, 2014, the preliminary plat on December 2, 2014 and the Final Plat on May 19, 2015 
for Phase 1. Since then, the City has approved several additions for the Inwood PUD, all 
for property north of 5th Street North. 

 On October 15, 2019, the City Council approved the minor subdivision for the Inwood 
6th Addition and a conditional use permit for the future Kwik Trip facility. 

Deadline for Action:  Application Complete – 10-11-2019 
  60 Day Deadline – 12-09-2019 
  Extension Letter Mailed – No 
  120 Day Deadline – N/A 
Applicable Regulations:    Chapter 153 – Subdivision Regulations 
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REQUEST DETAILS 
The City of Lake Elmo has received a request from RPS Legacy Desoto (the property owners), for a 
minor subdivision to divide the 5.69-acre Outlot B of the Inwood 6th Addition into two lots.  The 
purpose of the proposed minor subdivision is to create a 4.4-acre parcel for a planned multiple-family 
residential development and a 1.29-acre parcel (Outlot A) for future use.  The property owner intends to 
develop the future Outlot A for additional residential land uses. 

The City’s Subdivision regulations allow for certain subdivisions of land to be exempt from the City’s 
requirements for platting when no more than four lots are being created, when no new public 
infrastructure or rights-of-way or streets are necessary and when the proposed lots meet the minimum 
road frontage and area requirements of the underlying zoning.  The proposed minor subdivision does not 
require any new public infrastructure or any new public streets as those improvements are in place.  
Each of the lots the minor subdivision would create exceed the commercial zoning requirements 
concerning lot size (20,000 square feet) and lot frontage (100 feet). As such, the proposed plat meets all 
the City requirements for a minor subdivision.  

CITY ENGINEER REVIEW.  I have attached the City Engineer’s review comments (dated November 
4, 2019) for your consideration. Items of note are as follows and I have included these as recommended 
conditions of approval. 

• The Preliminary plat and project plans should be revised to show the proposed lot lines and 
easements consistent on each set of plans.  

• Drainage and utility easements must be provided for any public utilities constructed as part of 
this project, including City-owned watermain and hydrants, with easements shown on the plat 
and on the project plans. Any watermain lines serving hydrants placed internal to the site require 
minimum 30-foot-wide easements centered over the hydrants and pipe.  These easements must 
be dedicated to the City and be provided in the City’s standard form of easement agreement. 

• There were a number of other amendments required to the plan for approval, which can be 
reviewed in the memo. It is a recommended condition of approval that all of these comments be 
addressed on the plans before the applicant/developer submits a final plat for approval.  

PARKLAND DEDICATION 

The proposed development does not propose a public park and staff would not recommend a park 
land dedication with this proposal.   When the City approve the original Inwood Development, the 
developer dedicated 10.73 acres of parkland to the City.  This dedication was 1.16 acres more than 
was required for parkland dedication for the residential subdivisions north of 5th Street North. The 
City agreed to apply the 1.16 acres of excess park dedication from those earlier phases of the 
Inwood development to the multi-family residential area lying south of 5th Street. 
 
For this site, the City will apply the 1.16 acre credit toward the park dedication requirement. That 
means for this 4.4 acre site, the City will collect a park dedication fee for 3.24 acres. The current 
City Code standard for park dedication for developments in the HDR zoning district is a fee of 
$4,500 per acre.  At $4,500 an acre, the park dedication fee for the 3.24 acres will be $14,500.  The 
City will require the developer to pay this fee before issuing a grading or building permit for the 
site.   
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DRAFT FINDINGS 
Staff is recommending that the Planning Commission consider the following findings with regards to the 
proposed Minor Subdivision: 

• That the Minor Subdivision is consistent with the Lake Elmo Comprehensive Plan and the Future 
Land Use Map for this area. 

 
• That the Minor Subdivision complies with the minimum lot frontage and area requirements of the 

City’s C – Commercial Zoning District. 
 
• That the Minor Subdivision complies with the City’s subdivision ordinance and specifically the 

requirements concerning exceptions to platting. 
 

CONDITIONS OF APPROVAL 

Recommended Conditions of Approval. Staff recommends the following conditions of approval for 
Inwood 7th addition: 

1. All required modifications to the plans as requested by the City Engineer in the review letter 
dated November 4, 2019 shall be incorporated into the plat and project plans.  The City shall 
approve all plans before releasing the final plat for recording.   

2. The developer shall pay a cash contribution of $14,580 in lieu of land for park dedication.  
3. The project landscape plan shall be approved by the City’s Landscape Architect before 

recording of the final plat.  
4. The final plat shall show a 10-foot-wide drainage and utility easement along all property lines. 
5. All easements as requested by the City Engineer and Public Works Department shall be 

documented on the Final Plat before the execution of the final plat by City Officials. 
6. Before recording the Final Plat, the Developer shall enter into a Developers Agreement or Site 

Work Agreement with the City.  This agreement shall be in a form acceptable to the City 
Attorney and shall delineate who is responsible for the design, construction, and payment of 
public improvements and other site management and operation considerations including erosion 
control and construction staging. 

7. Final Plat shall be contingent upon the City receiving separate drainage and utility easements in the 
City’s standard form of easement agreement for all off-site development improvements (beyond the 
plat limits). All off-site easements must be clearly shown on the street, grading and utility plans, with 
all dimensions labeled. The easements must be obtained before the start of grading or construction. 

RECCOMENDATION: 
Staff recommends that the Planning Commission recommend approval of the minor subdivision request 
from RPS Legacy Desoto (Inwood 7th Addition) to divide Outlot B of Inwood 6th Addition into two 
separate parcels.   

Suggested motion: 

“Move to recommend approval of the Minor Subdivision request (Inwood 7th Addition) to split Outlot 
B of Inwood 6th Addition into two lots, subject to the conditions of approval as listed in the City staff 

report.” 

ATTACHMENTS:   
1. Minor Subdivision Survey/Preliminary Plat 
2. City Engineer Review comments dated November 4, 2019 
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MEMORANDUM   

 
 
 
Date:  November 4, 2019 
 

 
To:  Ken Roberts, Planning Director  Re:  Inwood 7th Addition ‐Apartments  
Cc:  Chad Isakson, Assistant City Engineer    Preliminary Plan Review  
From:  Jack Griffin, P.E., City Engineer     

 

 
An engineering review has been completed for the Inwood 7th Addition – Apartments. A Preliminary Plan submittal 
was  received  on October  18,  2019.  The  submittal  consisted  of  the  following  documentation  prepared  by  Carlson 
McCain: 

 Inwood 7th Addition Preliminary Plat dated September 26, 2019. 

 Inwood 7th Addition Preliminary Site Plans dated September 26, 2019. 

 Storm Water Management Plan dated September 26, 2019. 

 Preliminary PUD Plan Application Materials. 
 

 
STATUS/FINDINGS:  Engineering has prepared  the  following  review comments based on  the plans  submitted.  Final 
Construction Plans and Specifications must be prepared in accordance with the latest version of the City Engineering 
Design  Standards  Manual  dated  APRIL  2019,  using  City  details,  plan  notes  and  specifications  and  meeting  City 
Engineering Design Guidelines. A detailed construction plan review will be completed prior to the start of construction 
of the site improvements. 
 

 
PRELIMINARY PLAT AND EASEMENTS 

1. The proposed plat creates a new Lot for the Apartment complex along with Outlot A. Outlot A is shown to 
remain developer owned for future development. 

2. Minimum 10‐foot drainage and utility easements are shown along the 5th Street North and Island Trail right‐
of‐way as required, and over existing storm sewer and drainage ways. The site improvements must be designed 
to reserve the full easement utility corridors without encroachment.  

3. A 30‐foot wide drainage and utility easement  is  shown as  required  for  the public watermain and hydrants 
extended internal to the site. The preliminary/final plat easements must be revised and updated as necessary 
to accommodate any watermain/hydrant layout changes. 

4. Consideration should be given to adjusting the south lot line of Lot 1, Block 1 further north to facilitate a shared 
commercial driveway access between Lot 1, Block 1 and Outlot A. See comment #2 below for Site Plans, Traffic 
and Access Management. 

 
SITE PLANS, TRAFFIC AND ACCESS MANAGEMENT 

1. A secondary access for Lot 1, Block 1 is required to meet the Fire Code. The secondary access should connect to 
the shared driveway for Outlot A of the Inwood PUD 6th Addition.  No additional access along 5th Street North 
will be allowed from either the Phase 1 or Phase 2 development on Lot 1, Block 1. 

2. The proposed site access from Island Trail must be designed as a shared driveway access for both Lot 1, Block 1 
and Outlot A, Inwood PUD 7th Addition, in order to allow for two potential accesses, as may be required by the 
Fire Code, for the future development of Outlot A; or an alternative access plan for both properties must be 
submitted for review and approval by the City. 

FOCUS ENGINEERING, inc. 
Cara Geheren, P.E.   651.300.4261 

Jack Griffin, P.E.                651.300.4264 

Ryan Stempski, P.E.  651.300.4267 

Chad Isakson, P.E.  651.300.4285 
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3. No additional right‐of‐way dedication is required along 5th Street North or Island Trail. 
4. Minimum 10‐foot drainage and utility easements are shown along the 5th Street North and Island Trail right‐

of‐way  as  required.  The  site  improvements must  be designed  to  reserve  the  full  easement  utility  corridors 
without encroachment.  

5. The site plans must be revised to address Fire Code requirements for emergency access roads. Access roads 
must be identified with signage and markings. Aerial Fire Apparatus Access Roads must be a minimum of 26‐
feet wide. 

6. Construction parking and staging (preservation of 5th Street North or Island Trail). As part of any development 
or site improvement agreement the developer will be required to manage all construction parking, construction 
staging and material deliveries internal to the site. No parking and construction staging, including loading and 
unloading materials and equipment will be allowed along 5th Street North or Island Trail at any time during the 
construction  of  the  site  improvements  and  buildings.  All  street  and  boulevard  damage  caused  by  the 
construction  activities must be  repaired or  replaced at no  cost  to  the City  and meeting City  standards  and 
specifications. 

7. Landscaping. The landscape plans must be revised to maintain all tree plantings outside of the front, side and 
rear drainage and utility easements. 

 
STORMWATER MANAGEMENT 

1. A State and South Washington Watershed District (SWWD) permit will be required. The site plan is subject to 
a storm water management plan meeting State, SWWD and City rules and regulations. 

2. No additional  storm water BMPs are proposed or needed.  The proposed  site was designed as part  of  the 
Inwood development to accommodate 75% impervious surfaces for both storm water rate and volume control. 
The proposed 68‐unit Phase 1 Apartment together with the future Phase 2 Apartment building to be located 
on Lot 1, Block 1 will contain 53% impervious surfaces. Stormwater management will be handled by the existing 
storm water pond and infiltration basin located to the south of the proposed site. 

3. The applicant is proposing a private storm sewer system internal to the proposed Lot 1, Block 1 apartment site 
to collect and convey storm water runoff. The storm water will be discharged to the existing City owned storm 
water pond and infiltration basin located to the south of the proposed site that was constructed as part of the 
Inwood PUD development and will be turned over to the City upon acceptance of the Inwood PUD 1st Addition 
development improvements. 

4. The internal storm sewer system must be sized and designed to accommodate the Phase 2 Apartment building 
and impervious surfaces, and the future development for Outlot A. No additional direct discharge to the City 
storm water pond will be permitted. 

5. A storm sewer stub must be constructed from CBMH‐101 to Outlot A to accommodate a connection for storm 
water runoff from Outlto A future development. The 18‐inch RCP pipe should be upsized accordingly, if needed. 

6. The storm sewer system constructed for this development will remain privately owned and maintained. The 
applicant will be required to execute and record a Stormwater Maintenance and Easement Agreement in the 
City’s  standard  form  of  agreement.  The  agreement  should  provide  a  maintenance  plan  defining  the 
maintenance responsibilities for the private owner, the type of maintenance and the maintenance intervals, 
including minimum cleaning frequencies for the sump manhole. 
  

MUNICIPAL WATER SUPPLY 
1. The proposed property is located in the Southwest Planning MUSA and high‐pressure zone water system. 
2. Water availability charges and connection charges will apply to the service connections. A Met Council SAC 

determination will be required to determine the WAC/Connection charges for the development. 
3. Connection  to  the municipal water  supply  is  readily  available  to  serve  this  property.  The applicant will  be 

required to connect, at its sole cost, to the existing 8‐inch DIP stub that was installed to serve this property 
located along Island Trail, as shown on the proposed utility plans. 

4. The applicant will be responsible to place hydrants and gate valves throughout the property at the direction of 
the Fire Department and Public Works Department.   All  fire hydrants and  connecting watermains  shall  be 
owned and maintained by the City.  

5. Any watermain lines and hydrants placed internal to the site will require minimum 30‐foot easements centered 
over the hydrant or pipe. Easements must be dedicated to the City and be provided in the City’s standard form 
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of easement agreement. Easements have been shown on the proposed plat accordingly, however, easement 
revisions may be required as changes are made to the watermain and hydrant layout.  

6. The watermain plans must be updated to show both the Phase 1 and Phase 2 watermain/hydrant layout for 
Lot 1, Block 1 to ensure the Phase 1 watermain plans are installed efficiently for both the proposed and future 
development. The applicant may be required to construct a looped watermain with a second connection point, 
depending upon site layout. 

7. The project proposes to extend a 6‐inch DIP watermain internal to the site with a hydrant placed near the rear 
of  the  proposed  building.  This  watermain may  need  to  be  upgraded  to  an  8‐inch  DIP  pipe  based  on  fire 
suppression  requirements.  The  applicant  must  submit  fire  suppression  requirements  for  the  building  to 
determine the size of watermain up to each hydrant.  

 
MUNICIPAL SANITARY SEWER 

 The proposed property is located in the Southwest Planning MUSA current Regional Sewer Staging Plan and 
would discharge to the MCES WONE Interceptor. 

 Sewer availability charges and connection charges will apply to the service connections. A Met Council SAC 
determination will be required to determine the SAC/Connection charges for each building. 

 Connection to the municipal sanitary sewer system is readily available to serve this property. The applicant will 
be required to connect, at its sole cost, to the existing 8‐inch PVC stub that was installed to serve this property 
located along Island Trail, as shown on the proposed utility plans. No public sanitary sewer mains are proposed 
to be extended internal to the site. 

 The sanitary sewer plans must be updated to show both the Phase 1 and Phase 2 sanitary sewer connections 
for Lot 1, Block 1 to ensure the Phase 1 sanitary sewer plans are installed efficiently for both the proposed and 
future development. 
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STAFF REPORT 
DATE: 11/13/19 
REGULAR  
ITEM #:  

TO: Planning Commission 
FROM: Ken Roberts, Planning Director 
AGENDA ITEM:   Preliminary Plat and Preliminary Planned Unit Development (PUD) 

Request - Lake Elmo Inwood Apartments (5th Street North) 
REVIEWED BY:   Ben Prchal, City Planner 

BACKGROUND: 

The City has received a request from RPS Legacy LLC for the approval of the preliminary Planned Unit 
Development (PUD) Plan for a 3-story, 68 unit rental housing development to be known has Lake Elmo 
Inwood Apartments.  This development is proposed for a 4.4 acre parcel on the south side of 5th Street 
North, just west of Island Trail.  

ISSUE BEFORE THE PLANNING COMMISSION: 

The Planning Commission is being asked to review the preliminary plat and preliminary PUD plans, hold 
a public hearing provide feedback and then make a recommendation to the City Council about the proposal. 

PROPOSAL DETAILS/ANALYSIS: 

Applicant: RPS Legacy Desoto, 2935 Country Drive, Little Canada MN 55117 

Property Owners: RPS Legacy Desoto, Little Canada MN 55117 

Location: Outlot B, Inwood 6th Addition.  Part of PID Number 33.029.21.13.0017 

Request: Application for Preliminary Planned Unit Development (PUD) approval. 

Existing Land Use and Zoning: Open field; future development site within the Inwood PUD.  
Current: HDR PUD (Urban High Density - PUD) 

Surrounding Land Use and Zoning: North – Existing homes across 5th Street; East – Future High 
density residential site across Island Trail; West – Future 
commercial use and site of approved Kwik Trip facility; South – 
Outlot C, Inwood (ponding area) 

Comprehensive Plan: MU-C (mixed use commercial) 

History: The City Council approved the general concept plan for the Inwood PUD on September 
16, 2014, the preliminary plat on December 2, 2014 and the Final Plat on May 19, 2015 
for Phase 1. Since then, the City has approved several additions for the Inwood PUD, 
primarily for property north of 5th Street North. 

On October 15, 2019, the City Council approved the minor subdivision for the Inwood 6th 
Addition and a conditional use permit for a future Kwik Trip facility to be located on the 
corner of Inwood Avenue and 5th Street North. 
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Deadline for Action:  Application Complete – 10-11-2019 

  60 Day Deadline – 12-09-2019 

  Extension Letter Mailed – No 

120 y Deadline – N/A 

Applicable Regulations:    Chapter 153 – Subdivision Regulations 

Article VII – Specific Development Standards 

 Article XI – HDR (High Density Residential) District 

 City of Lake Elmo Design Guidelines and Standards Manual 

 
PROPOSAL DETAILS/ANALYSIS: 
 
Ownership and Management: It is staff’s understanding that the applicant will own and manage the 
proposed apartment building.  
 
Inwood PUD History.  As noted above, the City approved the concept plan and the preliminary plat for 
the Inwood PUD in 2014.  The approved concept plan showed a variety of land uses for the area south of 
5th Street including commercial buildings near Inwood Avenue, an apartment building on the corner of 5th 
Street and Island Trail and 4 and 8-unit residential buildings for the area east of Island Trail.  
 
Site Plan. The proposed site plan includes a 3-story, 68-unit apartment building with a clubhouse area 
and with underground and surface parking.  As shown, the apartment building would be located on the 
southwest corner of 5th Street North and Island Trail with the vehicle entrance on Island Trail.  The site 
plan also shows a future apartment building to the west of the proposed apartment building. This future 
building is not part of this development review and approval but having it on the plans shows the 
developer’s long-term vision for the site.  
 
The apartment building would include amenities for the residents including a fitness room, management 
office, community room and an outdoor patio and grilling area.  This building also would have indoor 
parking for 70 motor vehicles and 65 outdoor parking stalls. 
 
Minor Subdivision/Preliminary Plat 
 
The applicant also has requested City-approval of a minor subdivision to divide Outlot B of the Inwood 
6th Addition into 2 lots.  The proposed minor subdivision would create a 4.4 acre lot for which they have 
requested City approval of a two-phase multiple-family housing development and the other parcel would 
be 1.29 acres reserved for future use.  (I review the proposed minor subdivision in greater detail in a 
separate report). 
 
Land Use/Comprehensive Plan 
 
Land Use.  The land use map in the 2040 Comprehensive Plan update shows this site designated as MU-
C (mixed use commercial).  The proposed 2040 Plan notes “this designation is a new land use and 
identifies where a mix of commercial and residential uses may be integrated to benefit from proximity 
and adjacencies to each other. Commercial uses in this category include service and retail uses such as, 
but not limited to, restaurants, shops, convenience stores, salons, studios and dry cleaners.  Land with this 
designation is assumed to develop with a minimum of 50 percent residential use with a density ranging 
from 10-15 dwelling units per acre.”  
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In this case, the applicant is proposing a development with 68 dwelling units (in Phase One) on 4.4 net 
acres. This calculates to 15.45 dwelling units per net acre thus exceeding the density limits set for this 
area in the 2040 Comprehensive Plan. At 15 dwelling units per net acre, this site could accommodate 66 
units. (Please see the Density Analysis below for more information about this.) 
 
Density Review and Calculations.  The 2040 City land use plan map shows the area south of 5th Street 
in the Inwood PUD planned for MU-C (mixed use commercial, HDR (high density residential) and PSP 
(public facilities) land uses.  The 2040 land use plan allows residential development in the MU-C and 
HDR designated areas of up to 15 units per acre.  For the area south of 5th Street in the Inwood PUD, 
there are 29.67 acres of land (including the ponding area) that can be used for residential density 
calculations.  At 15 units per acre, the 29.67 acres could accommodate up to 445 total residential units. 
(Please see the attached PUD Density Exhibit that shows the parcels and the density calculations for this 
area). 
 
In this case, the proposed development includes 68 dwelling units in the first phase and another 63 units 
in the second phase on a 4.4 acre parcel.  (That would be 29. 8 units per acre for this part of the Inwood 
PUD). The developer is asking the City to allow the higher density on this corner and then only allow 
lower residential densities throughout the remainder of the Inwood PUD.  The developer wants flexibility 
from the City as to where they place the units south of 5th Street while not exceeding the total allowed 
number of units in the PUD.  That is, they are not proposing to exceed the overall maximum density of 
445 residential units for the land south of 5th Street. 
 
Staff does not have a big concern with this request for the use of density since it is part of an approved 
PUD.  The City will need to ensure there is documentation in place in the City files and in the resolutions 
that clearly states how the density is calculated and that the overall PUD density for the area south of 5th 
Street in Inwood cannot exceed 445 residential units. 
 
Site Character.  The site is vacant, has been rough-graded and is relatively flat.  The site generally slopes 
to the south and southwest from 5th Street North toward the existing ponding area. 
 
Vehicular Access.  The project plans show one driveway into the site from Island Trail that is about 300 
feet south of 5th Street North.  The driveway then splits to provide access to the underground parking and 
to the surface parking area and the primary entrance into the apartment building.  This driveway also will 
serve as the vehicle access for the future apartment building to the west of the proposed apartment 
building.   

The City Engineer’s review memo (attached) provides more details about streets and access for this site. 
His comments included the need to share the driveway on Island Trail with the future development site to 
the south and the need for a second access to the site.  The most logical location for the second access 
would be to extent the driveway on the south side of the apartment buildings to the west to the future 
driveway on the site of the commercial development. 

Trails and Pedestrian Access. There is an existing sidewalk along 5th Street North and along the west 
side of Island Trail. The proposed project plans show several sidewalks connecting the proposed building 
with the existing sidewalks adjacent to this site. These sidewalks would provide pedestrian access to the 
first level units in the new building and to the main entrance of the building adjacent to the parking lot. 

Setbacks. The proposed site plan shows the building meeting or exceeding a 30-foot setback from 5th 
Street North and from Island Trail.  All the building setbacks meet or exceed the minimum 20-foot 
setback required by code as proposed.   
 
Impervious Surfaces. According to the applicant, the proposed site plan has 53 percent of the site as 
impervious surface (buildings, pavement and hardscape) and 47 percent of the site with pervious surfaces 
(green space and landscape areas).  The City Code for development in the HDR Zoning district requires 
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that at least 25 percent of the site have pervious surfaces (a maximum of 75 percent impervious) so, as 
proposed, the site plan for this PUD meets this requirement. 
 
Proposed Unit Breakdown. The number of units in the proposed building (Phase 1) is 68. The following 
provides a breakdown of the proposed unit types and the number of units of each: 

Unit Type Number of Units Total Number of Units 

 Apartment Building  

Studios  7 7 

1-Bedroom 40 40 

2-Bedroom 21 21 

Total 68 68 

 

Proposed Design.  According the project architect, the exterior of the building will have three primary 
materials – blonde brick anchoring the corners and fiber cement lap siding (Hardi-plank) in a dark grey 
will cover much of the exterior.  They also are proposing to have cement panels in a sage green color to 
provide pop of color and visual interest.  About 30 percent of each of the elevations would have glazing 
(glass). The elevations are broken up with various insets and protruding 2-story bays to break up the 
facades so they are not long and flat. As proposed, the building would have a flat roof.   

The design of the building will need to meet the intent and purpose of the Lake Elmo Design Guidelines 
and Standards by following the listed design goals and standards for style, themes, materials and colors. I 
discuss these in more detail below. 

Adherence to Lake Elmo Design Guidelines and Standards.   

The proposed exterior design of the building is not typical of the design of buildings in Lake Elmo – 
especially residential buildings. With its variety of exterior materials and colors and a flat roof, I would 
describe the design of the proposed apartment building as having a modern industrial look.  This design is 
not necessarily bad, but it is different for Lake Elmo – especially the flat roof.   

After studying the proposed apartment building design, I researched the topic of modern apartment 
building design to gain more insights into current design trends.  While doing this research I found an 
article written by Patrick Sisson dated December 4, 2018 titled “Why do all new apartment buildings look 
the same?” that explains why many of the design elements are now in use for apartment buildings in the 
United States. This article touches on many of the design elements the developer is proposing for this 
apartment building and the reasons why developers around the United States currently use them in 
apartment buildings. 

The Lake Elmo Design Guidelines and Standard Manual includes standards for site design including 
building placement, streetscape, landscaping and parking.  There also are goals and standards for building 
design, building materials, scale and mass, roof design, entries and lighting in the Design Guidelines 
Manual. 

The Manual states that for residential development, “the intent of the design standards is to provide 
housing of a high aesthetic quality with open or recreation spaces integrated directly into the site.” For 
this proposal, the exterior building design is worthy of a more detailed review than those the City has 
recently approved.  As I noted above, the proposed building exterior would have a variety of materials 
and colors and flat roof that gives the building a modern industrial look.   
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For form and façade, the Manual has a goal stating “Standards are intended to ensure high quality design, 
encourage creativity and promotes visually appealing development, thereby cultivating a sense of place 
and identity.”  Relevant standards listed in this part of the Manual include: 

• Blank facades without windows and doors are discouraged.  All sides of structures shall have 
architectural treatments. 

• Flat panel exterior and garage doors are discouraged. 

• Ground level of multi-family structures should be distinguished architecturally from upper levels 
to provide human scale elements for pedestrians. 

For Building Materials, the Goal in the Manual states “to offer variety of attractive and quality buildings 
materials that will shape the identity and visual interest of residential development in Lake Elmo.”  The 
relevant standards listed in this section include: 

• All structure facades should use multiple building materials. 

• Siding materials should emphasize horizontal lines to reduce the appearance of height and mass. 

• Multiple façade colors are encouraged as long as they are balanced and consistent. 

• Primary building materials for residential structures should include brick, finished wood, stone, 
quality metals, glass, cast-stone or pre-cast concrete panels with aggregate, banding, texturing or 
other decorative finish. 

• Exposed exterior building materials such as brick, stone, wood or stucco should be authentic. 
Simulated materials also may be used if demonstrated to be of high quality and approved by the 
City. 

• Roofing materials should consist of composition shingles, wood shakes or clay or stone tiles.  
Metal used as a roofing material must incorporate ribs or standing seams to be acceptable. 

Scale and Mass.  For this section of the Manual, the goal states “To establish parameters for building 
horizontally and vertically with a human scale in mind.”  For this proposal, the relevant standards include: 

• Building volume should be broken up with recesses and projections such as balconies, bay 
windows, dormers, porches and other features that provide variation and identity. 

• Mass should be reduced through façade articulation, breaking up the wall area into smaller 
sections. 

• Structures of two-stories or higher should have articulated facades to minimize the appearance of 
mass, as well as multiple roof lines with corresponding gables. 

• Scale should be reduced by used “step-down” methods towards the public street.  Porches, 
entries, window-bays or bump-outs are effective in this regard. 

Roof Design.  Goal: “To break up monotonous roof lines, add architectural detail and screen rooftop 
equipment.”  This section as the following relevant standards: 

• All rooftop equipment and must be screened using materials consistent with the overall 
architecture, particularly on roofs that are visible from adjacent buildings. 

• Multiple peaks and ridgelines are encouraged to promote greater visual interest. 

Note: There is no requirement in the Lake Elmo Design Guidelines and Standards Manual that 
residential properties have a peaked roof  
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Entries. Goal: “To encourage entryways of high architectural quality that emphasize access, safety and a 
human scale.”  For this goal, the relevant standards include: 

• Building entries should incorporate design elements or architectural treatments, such as awnings, 
columns or cornices to emphasize the primary entryway. 

• Ground floor residences that adjoin a public street or open space shall have direct access to the 
public street or open space. 

All of the building exterior design and materials will need to conform to the design standards in the Lake 
Elmo Design Guidelines and Standards Manual including those regarding building facades, rooflines, 
colors entries, lighting and exterior building materials.  At first review, it appears the building style and 
materials will meet or exceed the City’s design standards for multiple-family structures.  It appears that 
the project meets the Lake Elmo Design Guidelines and Standards in that: 

• The proposed structure is located and oriented in a manner that allows for pedestrian accessibility 
and provides visual interest from the public right-of-way. 

• The building is located as close to the public street as possible, easily accessible from the street; 
setbacks are varied slightly; recreational and common spaces are located at the interior or rear of 
the site. 

• The parking area does not account for more than 50% of street frontage. 

• The proposed building would have multiple façade colors. 

• As proposed, the building would use exterior building materials consistent with standards for 
residential buildings in Lake Elmo including brick, glass, cement siding and cement panels. 

• The proposed building will articulated facades to minimize the appearance of mass. 

• Examples of past developments adhere to building design requirements. It is a recommended 
condition of final PUD approval that the applicant include a detailed architectural plan proposal 
(with a listing of colors, materials, etc.) for the building in the development for City approval. 

City staff will need to verify the proposed exterior design and materials will meet the City’s design 
standards before the City issues a building permit for the apartment building.   

Parking. The City’s Zoning Code requires one parking space per studio and 1 bedroom unit, two parking 
spaces per 2 and 3 bedroom units and at least one visitor space per four units. With the proposed mix of 
68 units, the City Zoning Code requires the developer to provide at least 106 parking spaces on site.  In 
this case, the developer is proposing a total of 131 parking spaces – including 68 garage spaces and 63 
surface parking spaces. This computes to a unit parking ratio of 1.93 spaces per unit – above the 1.75 
parking spaces per unit required by the City Code. 
 
The proposed width and length of parking stalls is compliant with code, and the proposed width 
(estimated to be 24’) is adequate for a 2-way drive aisle width according to the Zoning Code. Of these 
parking spaces, a total of 2 spaces are proposed to be Americans with Disabilities Act (ADA)-accessible.  

 

Engineering Comments. The City Engineer has provided a detailed review memo (dated November 4, 
2019) regarding the proposed preliminary PUD Plans. This memo is attached for reference. Staff would 
like to highlight the following comments in summary: 

• Preliminary Plat and Easements 
o The site improvements must be designed and installed to preserve the full width of all 

easement utility corridors without encroachment. 
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o The preliminary plans must be revised to maintain all tree planting outside of the front, 
side and rear drainage and utility easements. 

o Consideration should be given to adjusting the south lot line of Lot 1, Block 1 further 
north to facilitate a shared commercial driveway access between Lot 1, Block 1 and 
Outlot A. (See note below about access from Island Trail). 

 
• Site Plans, Traffic and Access Management 

o No parking and construction staging, including the loading and unloading of materials 
and equipment will be allowed at any time on 5th Street North or on Island Trail during 
the construction of the site improvements and buildings.  All street, curb and boulevard 
damage caused by the construction activities must be repaired or replaced at no cost to 
the City and meeting City standards and specifications. 

o The site plans must be revised to address Fire code requirements for emergency access 
roads.  All access roads must be identified with signage and markings. Aerial Fire 
Apparatus Access Roads must be a minimum of 26-feet wide. 

o A secondary access for Lot 1, Block 1 is required to meet the Fire Code.  The secondary 
access should connect to the shared driveway for Outlot A of the Inwood PUD 6th 
Addition (to the west).  No additional access along 5th Street North will be allowed from 
either Phase 1 or Phase 2 development on Lot 1, Block 1. 

o The proposed site access from Island trail must be designed as a shared driveway access 
for both Lot 1, Block 1 and Outlot A, Inwood 7th Addition (to the south), in order to 
allow for two potential access, as may be required by the fire code, for future 
development of Outlot A; or an alternative access plan for both properties must be 
submitted for review and approval by the City. 
 

• Municipal Sanitary Sewer 
o Sanitary sewer is readily available to the site.  The applicant or developer will be 

responsible for connecting to the City sanitary sewer system located along Island Trail as 
shown on the proposed utility plans. 

o The sanitary sewer plans must be updated to show both the Phase 1 and Phase 2 sanitary 
sewer connections for Lot 1, Block 1 to ensure the Phase 1 sanitary sewer plans are 
installed efficiently for both the proposed and future development. 

 
• Municipal Water Supply 

o The existing City water system is readily available to this site. The applicant will be 
required to connect, at its sole cost, to the existing 8-inch DIP stub that was installed to 
serve this property located along Island Trail, as shown on the utility plans.  

o A minimum 8-inch diameter watermain within the site may be required based on fire 
suppression requirements. 

o The applicant will be responsible to place fire hydrants and gate valves throughout the 
property at the direction of the Fire Department and the Public Works Department.  All 
fire hydrants and connecting watermains shall be owned and maintained by the City. 

o Any watermain lines and fire hydrants placed within the development will require 30-
foot-wide utility easements centered over the hydrant or pipe.  These easements must be 
dedicated to the City and provided in the City’s standard form of easement agreement. 
Easements have been shown on the proposed plat accordingly, however, the City may 
require revisions to the easements as changes are made to the watermain and hydrant 
layout. 

o The watermain plans must be updated to show both Phase 1 and Phase 2 watermain and 
hydrant layout for Lot 1, Block 1 to ensure the Phase 1 watermain plans are installed 
efficiently for both the proposed and future development.  The applicant may be required 
to construct a looped watermain with a second connection point, depending on the site 
layout. 
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• Stormwater Management 

o The proposed development is subject to the construction of a storm water management 
plan and system that meets State, South Washington Watershed District (SWWD) and 
City rules.  All stormwater facilities need to be designed and installed in accordance with 
City and South Washington Watershed District (SWWD) rules and requirements. 

o No additional storm water BMP’s are proposed or needed.  The proposed site was 
designed as part of the Inwood development.  Stormwater management will be handled 
by the existing storm water pond and infiltration basin located to the south of the 
proposed site. 

o All stormwater facilities constructed for this development are to remain privately owned 
and maintained.  The City will require the applicant or developer to execute and record of 
a Stormwater Maintenance and Easement Agreement with the City in its standard form. 
This agreement should provide a maintenance plan defining the maintenance 
responsibilities for the private owner, the type of maintenance and the maintenance 
intervals, including the minimum cleaning frequencies for the sump manhole. 

o Even as privately owned and maintained facilities, the City requires the developer to 
provide maintenance access roads or drives that meet City engineering design standards 
for all storm water facilities. 

 
 
South Washington Watershed District Comments:  I have not received comments from Matt Moore 
from the South Washington Watershed District about this proposal.  However, City staff is aware that the 
project will require a South Washington Watershed District (SWWD) permit.  Once the applicant submits 
a complete SWWD permit application, they will review it for conformance to the SWWD rules and 
regulations.  
 
Stormwater Management and Storm Sewer System Improvements. The proposed development site is 
in the South Washington Watershed District (SWWD).  The design of the storm water management 
systems must be compliant with the requirements of the State, SWWD, the City of Lake Elmo Storm 
Water Management Ordinance, and the City of Lake Elmo design standards manual.  The applicant is 
advised to fully read and comprehend the City’s storm water and erosion control ordinance since these 
standards are different, and in some cases more stringent, than the watershed district.  The City 
Engineer’s review memo further addresses the stormwater management considerations and requirements 
for this development. 

 
Tree Removal and Preservation.  The applicant submitted an existing conditions plan and a site 
landscape plan for this development.  These plans do not show any existing trees on the site except the 
boulevard trees along 5th Street North. 
 
Landscaping.  The applicant provided the City with a detailed landscaping plan for the development that 
shows the installation of a mix of trees, ornamental trees and shrubs and flowering plants throughout the 
site.  The City’s Landscape Architect has reviewed the proposed landscape plans for this development and 
found the plans are not in compliance with all City Code requirements.  (Please see the comments from 
Lucius dated October 30, 2019). 
 
He noted that the proposed plans show the planting of not enough trees (30 proposed, 33 required) and 
that the proposed mix of trees does not meet code requirements.  As proposed, there would be too many 
ornamental trees planted as a percentage (43 percent proposed, 15 percent maximum) of the total number 
of trees. The City should require the applicant to revise the landscape plans to meet or exceed the City’s 
requirements before submitting plans for final PUD approval for this phase of the development.  All tree 
planting and landscape plans will subject to review and approval by the City’s Landscape Architect 
before the City releases or approves a grading or building permit for this development. 
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Building Official and Fire Chief Review. The Building Official and Fire Chief have reviewed the 
proposed Phase 1 development plan and have provided several comments.  Specifically, the Fire Chief 
noted: 

• FDC (Fire Department Connection) location to be approved by Fire Chief 

• Locations and spacing of fire hydrants to meet requirements of 300’ spacing by road.  Will need to 
add hydrant at entrance to underground garage. Also show hydrant locations along 5th Street and 
Island Trail as they are needed for this proposal and more may need to be added. 

• Ensure roads (driveways) are built to current standards with proper turning radius. 

• Lockbox location approved by Fire Chief 

• Location of Annunciator Panel approved by Fire Chief 

• All applicable codes from the 2015 MN State Fire Code. 

o APPENDIX D, FIRE APPARATUS ACCESS ROADS has been adopted and is applicable. 
With special attention to the following: 

 SECTION D104, COMMERCIAL AND INDUSTRIAL DEVELOPMENTS requires 
two means of apparatus access. 

 SECTION D105, AERIAL FIRE APPARATUS ACCESS ROADS, based on building 
height, requires a 26’road width. 

• Identify NO PARKING/FIRE LANE locations and ensure proper signage and markings. 

The City Building Official (Kevin Murphy) also provided me with comments about the concept plan.  He 
noted the following: 
 

• Plans shall be prepared an Architect, Structural Engineer and Mechanical Engineer. 
• The plumbing plans shall be submitted to the State for review. 
• The elevator requires a permit issued by DOLI (Minnesota Department of Labor and Industry). 
• All fire suppression plans shall be submitted to the State Fire Marshall’s Division for review. 

 
Consistency with Urban High Density Zoning District.  The City has zoned the property Urban High 
Density Residential (HDR) as part of the Inwood PUD. As such, staff reviewed the proposed PUD Plans 
against the standards including setbacks, impervious coverage, etc. of the Urban High Density Residential 
zoning district, as shown below. 
  

Standard Required Proposed 
Impervious Surface (Maximum) 75 percent 53 percent 
Minimum Lot Width 60 feet 522 feet on 5th Street North 
Front Yard Setback (5th Street N.) 20 feet 30 feet 
Interior Side Yard 10 feet 55 feet 
Corner Side Yard 15 feet 30 feet (to Island Trail) 
Rear Yard Setback 20 feet 100 feet 
Accessory Building Setbacks 10 feet N.A. (none proposed) 
Maximum Building Height 50 feet 35 feet  
Detached Structures 1,000 square feet maximum None proposed  
Parking Not to be located in the front 

yard or between the front 
façade and street. 

Parking is located in rear and 
interior to the site, not in the 
front or side yards 

Open space 200 square feet of common 
open space provided per unit. 

20,000 square feet (approx.). = 
0.46 acres (294 square feet per 
unit)  
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In this case, at least 13,600 
square feet. 

 
 
 
Consistency with Planned Unit Development Regulations. The applicant has requested City approval 
of the preliminary PUD plans for this development.  Staff has reviewed the proposed plan for its 
consistency with requirements of Article XVII: Planned Unit Development (PUD) Regulations and has 
found the following: 

• Intent. The intent of a PUD is to provide for flexibility in the use of land and the placement and 
size of buildings in order to better utilize site features and obtain a higher quality of development. 
The City approved a PUD for the overall Inwood Development in 2014 and this proposal is 
another phase of that PUD.  

• Identified Objectives. When reviewing requests for PUDs, the City is to consider whether one or 
more objectives as outlined in Section 154.751: Identified Objectives of the Zoning Code will be 
served or is achieved.  Staff has found that the proposed development would meet the following 
objectives: 

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

• The proposed development is the latest phase of the Inwood development and is 
generally consistent with the city-approved Inwood PUD plans. 

B. Promotion of integrated land use, allowing a mixture of residential, commercial and public 
facilities. 

• The proposed development is another housing type in the existing and expected mixture 
of housing types in an area.  The City is expecting and approved a variety of land uses 
within the Inwood PUD including commercial development to the west, single-family 
homes to the north (across 5th Street North) and the vacant properties to the east and 
across Island Trail that are planned for medium and high density housing. 

C. Provision of a more adequate, usable, and suitably located open space, recreational 
amenities and other public facilities than would otherwise be provided under conventional 
land development techniques. 

• The proposed development is part of the city-approved Inwood PUD that included 
recreational amenities for residents in the area including a future park and trails. 

D. Accommodation of housing of all types with convenient access to employment opportunities 
and/or commercial facilities; and especially to create additional opportunities for senior and 
affordable housing.  

• The proposed development will provide additional multi-family housing opportunities 
within the City, as there are currently very few multi-family residential buildings in Lake 
Elmo. 

J. Higher standards of site and building design than would otherwise be provided under 
conventional land development technique.  

• The City may impose design guidelines and standards on high density residential 
development such as this proposal. Staff has provided an extensive review of the building 
design in greater detail on pages four-six of this report. 
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a. Minimum Requirements. PUDs must meet the following minimum requirements: 
 
A. Lot Area. A PUD must include a minimum of 5 acres for undeveloped land or 2 acres for 

developed land within the approved development. 
• The proposed development is a phase of the City approved Inwood PUD. 

 
B. Open Space:  For all PUDs, at least 20% of the project area not within street rights-of-way 

to be preserved as protected open space. Other public or site amenities may be approved as 
an alternative to this requirement. Any required open space must be available to the 
residents, tenants, or customers of the PUD for recreational purposes or similar benefit. 
Land reserved for storm water detention facilities and other required site improvements may 
be applied to this requirement. Open space shall be designed to meet the needs of residents 
of the PUD and the surrounding neighborhoods, to the extent practicable, for parks, 
playgrounds, playing fields and other recreational facilities.  

• The proposed development is a Phase of the Inwood PUD the City initially 
approved in 2014. The overall PUD as approved by the City showed areas for open 
space, parks and trails north of 5th Street. The applicant is not proposing any 
additional open space with this phase of the development. 
  

C. Street Layout… In newly developing areas, streets shall be designed to maximize 
connectivity in each cardinal direction, except where environmental or physical constraints 
make this infeasible. All streets shall terminate at other streets, at public land, or at a park 
or other community facility, except that local streets may terminate in stub streets when 
those will be connected to other streets in future phases of the development or adjacent 
developments. 

• The proposed development site has about 522 feet of frontage on 5th Street North. 
The applicant is not proposing any new public streets but rather one private 
driveway from Island Trail to serve the development that will need to meet City 
spacing and access management standards.  It is a recommended condition of 
approval that the developer address all the comments outlined in the Engineering 
memo dated November 4, 2019, before submitting plans for a final plat and final 
PUD approval for this site.  

 
Parkland Dedication.  The proposed development does not propose a public park and City staff would 
not recommend a park land dedication with this proposal.  When the City approve the original Inwood 
Development, the developer dedicated 10.73 acres of parkland to the City.  This dedication was 1.16 acres 
more than was required for parkland dedication for the residential subdivisions north of 5th Street North. 
The City agreed to apply the 1.16 acres of excess park dedication from those earlier phases of the Inwood 
development to the multi-family residential area lying south of 5th Street. 
 
For this site, the City will apply the 1.16 acre credit toward the park dedication requirement. That means 
for this 4.4 acre site, the City will collect a park dedication fee for 3.24 acres. The current City Code 
standard for park dedication for developments in the HDR zoning district is a fee of $4,500 per acre.  At 
$4,500 an acre, the park dedication fee for the 3.24 acres will be $14,580.  The City will require the 
developer to pay this fee before issuing a grading or building permit for the site.   
 
Easements.  The City will require the applicant to dedicate 10-foot-wide drainage and utility easements 
along all property lines and drainage and utility easements for watermains and fire hydrants as they will 
become public infrastructure.  The City also may require other easements as the applicant refines their 
project plans – especially around the elements of the stormwater management system. 
 
Watering Ban.  Due to a shortage of water, the City may need to implement severe watering restrictions 
in the City in the future.  This could include limiting or prohibiting the use water outside including for 
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vehicle washing and for watering grass and landscaping.  This could affect future home builders, buyers 
and renters as there may be a limited supply of water available for outdoor uses. It may be wise for the 
City to put a condition on this plat to require the owner/developer to inform the renters of the units about 
the possible outdoor watering restrictions. 
 
Recommended Findings.  Staff recommends approval of the Preliminary Plat and Preliminary PUD Plan 
for the proposed Lake Elmo Apartment Project in the Inwood 7th Addition as proposed by RPS DeSoto 
Legacy based on the following findings: 
 

1. That the Preliminary PUD Plan meets the general intent of the Mixed Use Commercial (MU-C) 
Land Use designation in the Comprehensive Plan and the Urban High Density Residential (HDR) 
zoning district with PUD modifications. 

2. That the Preliminary PUD Plan generally complies with the City’s Subdivision regulations. 

3. That the Preliminary PUD is generally consistent with the City-approved Inwood PUD plans. 

4. That the Preliminary PUD Plan is generally consistent with the City’s engineering standards with 
exceptions as noted in the City Engineer’s memorandum dated November 4, 2019.  

5. The Preliminary PUD Plan meets the minimum requirement for a PUD including minimum lot 
area, open space and street layout. 
 

6. The Preliminary PUD Plan meets more than one of the required PUD objectives identified in 
Section 154.751 including providing: innovation in land development techniques that may be more 
suitable for a given parcel than conventional approaches;  provision of a more adequate, usable, 
and suitably located open space, recreational amenities and other public facilities than would 
otherwise be provided under conventional land development techniques; accommodation of 
housing of all types with convenient access to employment opportunities and/or commercial 
facilities; and especially to create additional opportunities for senior and affordable housing; 
coordination of architectural styles and building forms to achieve greater compatibility within the 
development and surrounding land uses; and higher standards of site and building design than 
would otherwise be provided under conventional land development technique.  

 
Recommended Conditions of Approval. Staff recommends the Planning Commission recommend 
to the City Council approval of the Preliminary PUD Plans for the Lake Elmo Apartment Project 
Development (Inwood 7th Addition) as proposed by RPS Legacy (to be located on the south side of 5th 
Street North, west of Island Trail) with the following conditions:  
 

1. That the applicant prepare any future final plat and final PUD plans showing all of the site 
perimeter property lines - including any revisions for any additional easements that may be 
needed on or around the perimeter of the property. 

2. That the future final plat and final PUD Plans submittal identify all requests for flexibility from 
the Zoning Code. 

3. That the applicant address all comments in the City Engineer’s Memorandum dated November 4, 
2019 with the future final plat and final PUD Plans submittal. These changes include: 
 

• Having two access driveways for the site to meet the Fire Code.  This second access 
should connect to the shared driveway for Outlot A of the Inwood 6th Addition. 

• Redesigning the site access to Island Trail to allow it to be a shared access with Outlot 
A to the south of the development site. 

• Revising the site and driveway plans to meet Fire code requirements for emergency 
access roads.  Aerial access roads must be a minimum of 26-feet wide. 

• Providing the City with overall sanitary sewer and watermain plans (showing both 
Phase 1 and Phase 2) for the area. 
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4. That the final Plat and final PUD Plans submittal include an updated tree inventory and tree 

preservation/replanting and landscape and screening plans that address all comments in the City’s 
Landscape Architect’s memo dated October 30, 2019.  All revised and final landscape plans shall 
be reviewed and approved by the City’s Landscape Architect. All tree planting must outside of 
the front, side and rear drainage and utility easements. 

5. That the final Plat and final PUD Plans submittal include accurate open space and impervious 
surface calculations.  

6. That the developer provide the City fees in lieu of park land dedication as required by the City 
Code. 

7. That the final plat and final PUD Plans submittal include detailed architectural plans for all the 
proposed buildings. 

8. The applicant receive a permit from the South Washington Watershed District for the construction 
of the proposed development. 

9. All storm water facilities internal to the site shall be privately owned and maintained.  A storm 
water maintenance and easement agreement in a form acceptable to the City shall be executed and 
recorded with the final plat. 

10. The Preliminary Plat/Preliminary PUD approval is conditioned upon the applicant meeting all City 
standards and design requirements unless specifically addressed otherwise in these conditions. 

 
11. That the PUD overlay zoning allow for the following: 

a. Setbacks: 

Lake Elmo Inwood Apartments - Minimum Building Setbacks  

Front (5th Street). 20 ft. 

 

Front (Island Trail) 20 ft. 

Interior Side 20 ft. 

 

Rear (south property line) 50 ft. 

 

 

 
12. The Final Plat/Final PUD shall include all necessary public right-of-way and easements for 5th 

Street North and for Island Trail. 
13. The Final Plat/Final PUD submittal must include a complete storm water management plan and 

construction plans that provide all design details including details about building roof drainage 
connections.   

14. That the applicant shall obtain all necessary permits including but not limited to all applicable 
City permits (building, grading, sign, etc.), NPDES/SWPPP permits and South Washington 
Watershed District approval before starting any grading or construction activities. 

15. That the Final Plat/Final PUD include  South Washington Watershed District preliminary review 
comments and that the applicant provide the City evidence that all conditions attached to a South 
Washington Watershed District permit will be met before the starting any grading activity on the 
site. 

16. If necessary, the applicant shall provide the City with a copy of written permission for any off-site 
grading work and storm sewer discharges to adjacent properties before starting any site work, 
grading and as part of any final plat or final PUD application. 
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17. That the applicant or developer address all the comments of the Fire Chief and the Building Official 
with the final PUD, site and building plans including the placement of buildings and fire hydrants, 
street and driveway design, parking and emergency vehicle access within and to the site. 

18. That the applicant revise the project plans to show watermain easements and effective maintenance 
areas with a minimum width of 30 feet with a minimum of 15 feet of clearance from the pipe 
centerline and easement agreements are included with the final plat and PUD application and plans.   

19. That there shall be no encroachments into drainage and utility easements and corridors other than 
those reviewed and approved by the City Engineer and upon execution of an easement 
encroachment agreement.  Prohibited encroachments include, but are not limited to trees, 
landscaping, fences, retaining walls and buildings. 

20. That the developer prepare exhibits for City staff approval that clearly identifies the property lines, 
easements, proposed locations of retaining walls and fences and the required and proposed setbacks 
for each building site within the development. 

21. The Applicant(s) or developer shall submit a photometric plan for the development for staff review 
and approval. All lighting must meet the requirements of Sections 150.035-150.038 of the City 
Code. 

22. Before to the installation or construction of any subdivision identification signs or neighborhood 
markers within the development, the developer shall submit sign plans to the City for review and 
obtain a sign permit from the City.   

23. That the applicant provide the City a detailed construction and staging plan with the construction 
plans and final plat for the development.  These plans are to clearly indicate the phasing of the site 
grading, the phasing of the construction of each public infrastructure component (watermain, trails 
and sidewalks) and shall address access to that phase of the development for construction purposes 
and for residents.  The City may require temporary cul-de-sacs at the end the private driveways. 

24. Before the execution and recording of a final plat for the development, the developer or applicant 
shall enter into a Developer’s Agreement or a Site Work Agreement with the City. Such an 
Agreement must be approved by the City Attorney and by the City Council.  The Agreement shall 
delineate who is responsible for the design, construction and payment for the required 
improvements with financial guarantees therefore. 

25. The applicant or developer shall enter into a separate grading agreement with the City before 
starting any grading activity in advance of final plat of PUD approval.  The City Engineer shall 
review any grading plan that is submitted in advance of a final plat or final PUD, and said plan 
shall document extent of any proposed grading on the site. 
 

26. That the applicant/owner notify all renters that the City may impose restrictions or limits on 
outdoor water use including no vehicle washing and no watering of grass, sod or landscaping. 

27. That the applicant shall submit revised preliminary plat and project plans meeting all conditions of 
approval for City review and approval.  The revised applicant/developer project plans shall meet 
all of the above conditions before the City will accept a final plat or Final PUD application the 
development and before the start of any clearing or grading activity on the site. 

28. That the City’s preliminary plat/preliminary PUD approval is good for one year from the date of 
City Council action, unless the applicant requests and the City Council approves a time extension. 

 
FISCAL IMPACT: 
 
There would be no fiscal impact to the City at this time.  The Concept Plan approval did not afford the 
applicant development rights for this Phase of the PUD. When the property develops, it will access the 
existing urban services and will pay sewer and water connection charges, building permit fees and the like 
that the developer and/or contractors will pay. 
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RECOMMENDATION:  
 
Staff and the Planning Commission recommend City Council approval of the proposed preliminary PUD 
Plan for the Lake Elmo Inwood Apartments development (Phase 1) as proposed by RPS Legacy Desoto 
to be located on 5th Street North with the following motion and recommended conditions of approval.  
 

“Motion to recommended approval of the preliminary PUD Plan as requested by David Schwebel of 
RPS Legacy Desoto for Outlot B of the Inwood 6th Addition for the project to be known as Lake Elmo 
Inwood Apartments (Inwood 7th Addition) to be located on the south side of 5th Street North, west of 

Island Trail, subject to recommended conditions of approval.” 
 
 
ATTACHMENTS: 

• Location Map 
• Address Map   
• Applicant’s project statement dated October 11, 2019 
• Project Architect statement dated October 22, 2019 
• Inwood Concept Plan (3 pages) 
• Inwood PUD Density Exhibit 
• Project Plans (5 pages) 
• December 4, 2018 article “Why do all apartment buildings look the same?” 
• City Engineer review memo dated November 4, 2019 (3 pages) 
• Landscape Architect’s review memo dated October 30, 2019 (5 pages) 
• Neighbor comments dated November 4, 2019 
• Neighbor comments dated November 6, 2019 
• Neighbor comments dated November 6, 2019 









   

 

COLLAGE │ a r c h i t e c t s   708 15th Ave NE   Minneapolis, MN 55413      651.472.0050 

 

October 22, 2019 

RE: LAKE ELMO APARTMENT PROJECT 

 

PROJECT DESCRIPTION: The project is located with frontage along Island Trail and 5th Street N in Lake 

Elmo, MN and is currently a vacant lot. The proposed structure is a three-story, 68-unit market-rate 

apartment building, with both below grade and on-site parking stalls at nearly a 2:1 ratio. The site offers 

great proximity to a variety of local restaurants, shopping, grocery stores, and parks.  

The proposed building façade has three major materials. Blonde brick anchors three corners of the 

building; this brick is accented with complimenting darker brick between, and at, the community 

building.  Fiber cement lap siding in a dark grey provides a neutral color. Throughout the project, cement 

panels in a sage green provide a pop of color and visual interest. The building is broken up with various 

insets and protruding 2-story bays.  

The building offers many amenities to the residents including on site leasing office, fitness room, yoga 

studio, community room, and an outdoor patio and grilling area. The site has both paved areas for 

parking along the SW portion of the site and green space and trees along 5th Street N and Island Trail. 

Surrounding the building is a mix of medium to low shrubs, as well as larger trees for shade. Public 

sidewalks along the street are connected to the 1st level walk-up patios. The landscaping provides visual 

interest from the public streets, brings the façade down to a human scale, and meets the design 

standards for the City of Lake Elmo.   

BUILDING AREAS: 

Garage 24,960 SF 

Common space 3,529 SF 

Building office 662 SF 

Residential 64,717 SF 

 

UNIT MIX: (68 units)  

 7 studios (Average 544 SF) 

 40 one-bedrooms (Average 698 SF) 

 21 two-bedrooms (Average 1,070 SF) 

HEIGHT:   

              Proposed Height: 35’ 

 This is calculated from the average grade around the building to the top of parapet.  

 

PARKING: (135 total stalls) 

 70 stalls below grade 

 65 stalls on site 

 



   

 

COLLAGE │ a r c h i t e c t s   708 15th Ave NE   Minneapolis, MN 55413      651.472.0050 

 

ZONING: HDR-PUD 

DENSITY: 445 total units 

The building is Phase 1 of a 4-phase development. Phase 2 will mirror the Phase 1 building and be a 68-

unit structure. Phase 3 is planned to be a 50-units, and phase 4 is yet to be determined.  

 

 

Pete Keely, President 

COLLAGE | a r c h i t e c t s 
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MEMORANDUM   

 
 
 
Date:  November 4, 2019 
 

 
To:  Ken Roberts, Planning Director  Re:  Inwood 7th Addition ‐Apartments  
Cc:  Chad Isakson, Assistant City Engineer    Preliminary Plan Review  
From:  Jack Griffin, P.E., City Engineer     

 

 
An engineering review has been completed for the Inwood 7th Addition – Apartments. A Preliminary Plan submittal 
was  received  on October  18,  2019.  The  submittal  consisted  of  the  following  documentation  prepared  by  Carlson 
McCain: 

 Inwood 7th Addition Preliminary Plat dated September 26, 2019. 

 Inwood 7th Addition Preliminary Site Plans dated September 26, 2019. 

 Storm Water Management Plan dated September 26, 2019. 

 Preliminary PUD Plan Application Materials. 
 

 
STATUS/FINDINGS:  Engineering has prepared  the  following  review comments based on  the plans  submitted.  Final 
Construction Plans and Specifications must be prepared in accordance with the latest version of the City Engineering 
Design  Standards  Manual  dated  APRIL  2019,  using  City  details,  plan  notes  and  specifications  and  meeting  City 
Engineering Design Guidelines. A detailed construction plan review will be completed prior to the start of construction 
of the site improvements. 
 

 
PRELIMINARY PLAT AND EASEMENTS 

1. The proposed plat creates a new Lot for the Apartment complex along with Outlot A. Outlot A is shown to 
remain developer owned for future development. 

2. Minimum 10‐foot drainage and utility easements are shown along the 5th Street North and Island Trail right‐
of‐way as required, and over existing storm sewer and drainage ways. The site improvements must be designed 
to reserve the full easement utility corridors without encroachment.  

3. A 30‐foot wide drainage and utility easement  is  shown as  required  for  the public watermain and hydrants 
extended internal to the site. The preliminary/final plat easements must be revised and updated as necessary 
to accommodate any watermain/hydrant layout changes. 

4. Consideration should be given to adjusting the south lot line of Lot 1, Block 1 further north to facilitate a shared 
commercial driveway access between Lot 1, Block 1 and Outlot A. See comment #2 below for Site Plans, Traffic 
and Access Management. 

 
SITE PLANS, TRAFFIC AND ACCESS MANAGEMENT 

1. A secondary access for Lot 1, Block 1 is required to meet the Fire Code. The secondary access should connect to 
the shared driveway for Outlot A of the Inwood PUD 6th Addition.  No additional access along 5th Street North 
will be allowed from either the Phase 1 or Phase 2 development on Lot 1, Block 1. 

2. The proposed site access from Island Trail must be designed as a shared driveway access for both Lot 1, Block 1 
and Outlot A, Inwood PUD 7th Addition, in order to allow for two potential accesses, as may be required by the 
Fire Code, for the future development of Outlot A; or an alternative access plan for both properties must be 
submitted for review and approval by the City. 

FOCUS ENGINEERING, inc. 
Cara Geheren, P.E.   651.300.4261 

Jack Griffin, P.E.                651.300.4264 

Ryan Stempski, P.E.  651.300.4267 

Chad Isakson, P.E.  651.300.4285 
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3. No additional right‐of‐way dedication is required along 5th Street North or Island Trail. 
4. Minimum 10‐foot drainage and utility easements are shown along the 5th Street North and Island Trail right‐

of‐way  as  required.  The  site  improvements must  be designed  to  reserve  the  full  easement  utility  corridors 
without encroachment.  

5. The site plans must be revised to address Fire Code requirements for emergency access roads. Access roads 
must be identified with signage and markings. Aerial Fire Apparatus Access Roads must be a minimum of 26‐
feet wide. 

6. Construction parking and staging (preservation of 5th Street North or Island Trail). As part of any development 
or site improvement agreement the developer will be required to manage all construction parking, construction 
staging and material deliveries internal to the site. No parking and construction staging, including loading and 
unloading materials and equipment will be allowed along 5th Street North or Island Trail at any time during the 
construction  of  the  site  improvements  and  buildings.  All  street  and  boulevard  damage  caused  by  the 
construction  activities must be  repaired or  replaced at no  cost  to  the City  and meeting City  standards  and 
specifications. 

7. Landscaping. The landscape plans must be revised to maintain all tree plantings outside of the front, side and 
rear drainage and utility easements. 

 
STORMWATER MANAGEMENT 

1. A State and South Washington Watershed District (SWWD) permit will be required. The site plan is subject to 
a storm water management plan meeting State, SWWD and City rules and regulations. 

2. No additional  storm water BMPs are proposed or needed.  The proposed  site was designed as part  of  the 
Inwood development to accommodate 75% impervious surfaces for both storm water rate and volume control. 
The proposed 68‐unit Phase 1 Apartment together with the future Phase 2 Apartment building to be located 
on Lot 1, Block 1 will contain 53% impervious surfaces. Stormwater management will be handled by the existing 
storm water pond and infiltration basin located to the south of the proposed site. 

3. The applicant is proposing a private storm sewer system internal to the proposed Lot 1, Block 1 apartment site 
to collect and convey storm water runoff. The storm water will be discharged to the existing City owned storm 
water pond and infiltration basin located to the south of the proposed site that was constructed as part of the 
Inwood PUD development and will be turned over to the City upon acceptance of the Inwood PUD 1st Addition 
development improvements. 

4. The internal storm sewer system must be sized and designed to accommodate the Phase 2 Apartment building 
and impervious surfaces, and the future development for Outlot A. No additional direct discharge to the City 
storm water pond will be permitted. 

5. A storm sewer stub must be constructed from CBMH‐101 to Outlot A to accommodate a connection for storm 
water runoff from Outlto A future development. The 18‐inch RCP pipe should be upsized accordingly, if needed. 

6. The storm sewer system constructed for this development will remain privately owned and maintained. The 
applicant will be required to execute and record a Stormwater Maintenance and Easement Agreement in the 
City’s  standard  form  of  agreement.  The  agreement  should  provide  a  maintenance  plan  defining  the 
maintenance responsibilities for the private owner, the type of maintenance and the maintenance intervals, 
including minimum cleaning frequencies for the sump manhole. 
  

MUNICIPAL WATER SUPPLY 
1. The proposed property is located in the Southwest Planning MUSA and high‐pressure zone water system. 
2. Water availability charges and connection charges will apply to the service connections. A Met Council SAC 

determination will be required to determine the WAC/Connection charges for the development. 
3. Connection  to  the municipal water  supply  is  readily  available  to  serve  this  property.  The applicant will  be 

required to connect, at its sole cost, to the existing 8‐inch DIP stub that was installed to serve this property 
located along Island Trail, as shown on the proposed utility plans. 

4. The applicant will be responsible to place hydrants and gate valves throughout the property at the direction of 
the Fire Department and Public Works Department.   All  fire hydrants and  connecting watermains  shall  be 
owned and maintained by the City.  

5. Any watermain lines and hydrants placed internal to the site will require minimum 30‐foot easements centered 
over the hydrant or pipe. Easements must be dedicated to the City and be provided in the City’s standard form 
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of easement agreement. Easements have been shown on the proposed plat accordingly, however, easement 
revisions may be required as changes are made to the watermain and hydrant layout.  

6. The watermain plans must be updated to show both the Phase 1 and Phase 2 watermain/hydrant layout for 
Lot 1, Block 1 to ensure the Phase 1 watermain plans are installed efficiently for both the proposed and future 
development. The applicant may be required to construct a looped watermain with a second connection point, 
depending upon site layout. 

7. The project proposes to extend a 6‐inch DIP watermain internal to the site with a hydrant placed near the rear 
of  the  proposed  building.  This  watermain may  need  to  be  upgraded  to  an  8‐inch  DIP  pipe  based  on  fire 
suppression  requirements.  The  applicant  must  submit  fire  suppression  requirements  for  the  building  to 
determine the size of watermain up to each hydrant.  

 
MUNICIPAL SANITARY SEWER 

 The proposed property is located in the Southwest Planning MUSA current Regional Sewer Staging Plan and 
would discharge to the MCES WONE Interceptor. 

 Sewer availability charges and connection charges will apply to the service connections. A Met Council SAC 
determination will be required to determine the SAC/Connection charges for each building. 

 Connection to the municipal sanitary sewer system is readily available to serve this property. The applicant will 
be required to connect, at its sole cost, to the existing 8‐inch PVC stub that was installed to serve this property 
located along Island Trail, as shown on the proposed utility plans. No public sanitary sewer mains are proposed 
to be extended internal to the site. 

 The sanitary sewer plans must be updated to show both the Phase 1 and Phase 2 sanitary sewer connections 
for Lot 1, Block 1 to ensure the Phase 1 sanitary sewer plans are installed efficiently for both the proposed and 
future development. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Wenck  |  Colorado  | Georgia | Minnesota |  North Dakota  |  Wyoming 

Toll Free  800-472-2232  Web wenck.com 
 

 
To:  Ken Roberts, City of Lake Elmo Planning Director 

 
From:  Lucius Jonett, Wenck Landscape Architect 

 
Date:  October 30, 2019 

 
Subject: City of Lake Elmo Landscape Plan Review 

Inwood 7th Addition, Review #1 

 
 

Submittals 
 

▪ Full Construction Documents, dated September 26, 2019, received October 18, 2019. 

Location: Southwest quadrant of Island Trail and 5th Street N, Lake Elmo, MN 

 
Land Use Category: Urban High Density, PUD 

 

Surrounding Land Use Concerns: None 
 

Special landscape provisions in addition to the zoning code: None 
 

 
Tree Preservation: 

 
A. The existing parcel for this development is vacant and absent of any trees. No tree 

preservation plan is required. 

 
  



Ken Roberts 
Planning Director 
City of Lake Elmo  
October 30, 2019 
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Landscape Requirements: 

 

The master plan landscape plans do not meet the code required number of trees. 
 

 Master Plan Master Plan  

  (Code Required) Proposed   

Street frontage 586   Lineal Feet 

Lake Shore 0   Lineal Feet 

Stream Frontage 0   Lineal Feet 

Total Linear Feet 586   Lineal Feet 

/50 Feet = Required Frontage Trees 12   Trees 
    

Development or Disturbed Area -   SF 

Development or Disturbed Area 2.8   Acres 

*5 = Required Development Trees 14   Trees 
    

Interior Parking Lot Spaces* 63   Spaces 

/10 = Required Parking Lot Trees 7   Trees 

    
Perimeter Parking Lot Frontage Length 0   Lineal Feet 

/50 = Required Frontage Strip Trees 0   Trees 

    
Required Mitigation Trees 0     

    

Required Number of Trees ** 33     

    
Total Trees to Date   30   

    
* Interior parking lot landscaping trees are required based on stall count: 

None if 0 - 30 Parking Spaces    
1 tree per 10 spaces if 31 - 100 Parking Spaces   
1 tree per 15 spaces If >101 Parking Spaces   

** Residential development - mitigation replacement trees are in addition to landscape 

required tree counts. 

 

1. A minimum one (1) tree is proposed for every fifty (50) feet of street frontage. 

2. A minimum of five (5) trees are proposed to be planted for every one (1) acre of 
land that is developed or disturbed by development activity.   

 
The landscape plans do not meet the minimum compositions of required trees:  

• Up to 15% of the required number of trees may be ornamental tree 
 

Master Plan Qty 
% 

Composition  
Deciduous Shade Trees 9 30% >25% required 

Coniferous Trees 8 27% >25% required 

Ornamental Trees 13 43% <15% required 

Tree Count  30   
    

 

A. A landscape plan has been submitted that does meet all requirements  

 



Ken Roberts 
Planning Director 
City of Lake Elmo  
October 30, 2019 
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B. The landscape plan does not include the landscape layout requirements: 

Tree Spacing ................................................................................. Not Specified  

• No driveway conflicts; Prefer that the trunk of trees shall be 8-10 feet 
minimum from the nearest driveway edge. 

 

C. Interior Parking Lot Landscaping – The development does include interior parking lots. 

 

1. At least 5% of the interior area of parking lots with more than 30 parking spaces 

is devoted to landscape planting areas. The parking lot is measured at 

approximatively 22,808 square feet and a planting bed measuring approximately 

6,600 square feet separates the parking lot from the main entrance. The planting 

area is approximately 34% of the interior of the parking lot area. 

2. The planting area includes 7 shade trees satisfying the minimum required tree 

planting requirements for interior parking lots. 

 

D. Perimeter Parking Lot Landscaping – The development does not include perimeter 
parking lots.   

 
E. Screening – Screening is not required by City code. 

 
Special Landscape Considerations:  

 

A. 5th Street – The development is along 5th Street which has been completed with previous 

phases of the Inwood development.  

a. The applicant has marked the existing 5th street boulevard trees to remain which 

meets the required 5th Street landscaping elements. 

Findings:  

 

1. Not all code required trees have been provided. 

2. Landscape plans do not meet the minimum composition requirements.  

a. Too many ornamental species have been proposed. Some of the ornamental species 

should be exchanged for deciduous or evergreen species as they fit site conditions 

and to meet the minimum composition requirements. 

3. Landscape plans do not meet the landscape layout requirements. 

a. The Boulevard Linden proposed by the entrance drive is located too close to the 

driveway edge. See attached figure. 

b. Only two (2) trees are proposed along Island Trail (measured at approximately 270 

lineal feet of frontage) and does not fulfill street frontage requirements of one tree 

every 50 feet. Provide additional trees along Island Trail street frontage to make the 

streetscape cohesive with the rest of the Inwood development along Island Trail.  



Ken Roberts 
Planning Director 
City of Lake Elmo  
October 30, 2019 
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Recommendation:  

 

It is recommended that conditions of approval include: 
1. Submit a revised landscape plan addressing the above findings. 

 
Sincerely, 

 
  

 
 

Lucius Jonett, PLA (MN) 

Wenck Associates, Inc.  
City of Lake Elmo Municipal Landscape Architect 
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1.  

Ryan J. Ruttger, RLA

56346

I hereby certify that this plan, specification

or report was prepared by me or under my

direct supervision and that I am a duly

Licensed Landscape Architect under the

laws of the State of Minnesota

RJR

RJR
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1. A MINIMUM OF (1) TREE PER 50 LF OF STREET FRONTAGE.
· TOTAL STREET FRONTAGE = 586 LF.  (EXCLUDES 227 LF FRONTAGE FOR FUTURE DEVELOPMENT)
·· 586/50 =    12 TREES REQUIRED
·· 227/50 =     5 TREES REQUIRED (FUTURE)

2. ADDITIONALLY, (6) TREES SHALL BE PLANTED PER (1) ACRE OF DEVELOPED LAND OR DISTURBED BY DEVELOPMENT ACTIVITY.
· OVERALL SITE ACREAGE =                2.8 ac  (EXCLUDES 1.4 ac AREA FOR FUTURE DEVELOPMENT)
·· 2.8 x 6 =              17 TREES REQUIRED
·· 1.4 x 6 =     9 TREES REQUIRED (FUTURE)

3. AT LEAST 25% OF TREE COUNT SHALL BE DECIDUOUS OR CONIFEROUS

4. CONGREGATE HOUSING REQUIRES 50sf OF OPEN SPACE PER RESIDENCE
·· 68 UNITS X 50sf 3400sf OPEN SPACE REQUIRED
·· PATIO & RAISED GARDENS      +/- 3400sf OF OPEN SPACE

5. IRRIGATION SHALL BE PROVIDED FOR ALL SOD/SEED AND LANDSCAPE AREAS PER LAKE ELMO DETAILS / SPECIFICATIONS

LAKE ELMO LANDSCAPE CODE

LANDSCAPE LEGEND - TREES

 COMMERCIAL TURF - SOD TURFGRASS SOD

SALT TOLERANT SOD MnDOT 3878 C

LOW MAINT. TURF - SEED                                                MN SEED MIX 25-131 (OLD MNDOT 260) &
ALL AREAS DISTURBED BY                                                (USE EROSION CONTROL BLANKET
CONSTRUCTION NOT SODDED                                                FOR SLOPES OVER 3:1)

1.5" TRAP ROCK                                               TRAP ROCK, COORDINATE WITH OWNER

SEED MIX LEGEND (FOR ALL SHEETS)

NidJR1038
Oval



From: Kristi Melrose
To: Ken Roberts
Subject: Preliminary Plat and Development Stage Planning Unit Development (PUD) Plans
Date: Monday, November 4, 2019 6:58:55 PM

Caution: This email originated outside our organization; please use caution.

To whom it may concern,

This email is in response to a public hearing notice we received by mail on Friday, November
1, notifying us of the plans to develop Outlot B of the Inwood 6th Addition into an apartment
complex.  We strongly oppose the placement of this apartment complex. While we know and
agree that housing of all kinds are important, our opposition to the proposed location is based
on three factors:

1.  When we began the building process in the summer of 2015, one of our primary concerns
was the planned development of the vacant areas surrounding the new subdivision we were
building in, particularly as our home would face one of those vacant areas straight on.  We
were assured again and again that any new housing would 1) be stand-alone townhomes and
2) would only be constructed in the open areas along Inwood Avenue North and 10th Street. 
The vacant areas bordering 5th Street North and Island Trail, we were told, would be
developed with businesses aimed at building a true community in this area — i.e. a gas station,
a coffee place, a gym, etc.  When the development of Kwik Trip was announced, we were
excited because it was clear that Lake Elmo was doing exactly as promised.  We eagerly
anticipated the announcement of which new business would be built next.  Instead, we
received a proposal for the construction of a 445 unit apartment complex which will largely
bring 7 more years of construction to our neighborhood, significant traffic increases onto a
single-lane residential road, increased noise levels, an increase in illumination 24 hours a day
(in a city requiring dark sky lighting fixtures), and a rotation of residents moving in and out
every month.

2.  Apartment complexes, by nature, are aesthetically unpleasant.  There are valid reasons that
cities like Woodbury and Eagan develop apartment complexes in non-residential areas.  No
single home resident would buy or build knowing they will have to look out their windows
onto a 35’ structure filled with people staring back at them and/or staring into the windows of
their single level or two story home.  In the plans submitted, this appears to also include single
family home owners driving by or living across from apartment balconies used to hold bikes,
furniture, grills, etc.  The use of cut-de-sacs, landscaped berms, landscaped medians will do
very, very little to lessen the impact of a 35’ building built across from our homes, particularly
given the number of trees that were lost on those landscaped berms due to the past two
extreme winters.  

3.   In doing a quick Google search, it is clear that apartment complexes typically result in a
decrease in property values for surrounding homes and neighborhoods because of the
perceived increase in crime, transient activity, noise, traffic, and an increase of on-street
parking along single-family home streets by visitors and/or residents of the apartment
complex.  These perceptions may be unfair, but they are certainly long-held and will no doubt
result in difficulty maintaining the quiet neighborhood reputation we currently enjoy.  There is
no doubt that these perceptions will also certainly impact our ability, and our neighbors ability,

mailto:krmelrose@gmail.com
mailto:KRoberts@lakeelmo.org


to sell our homes with ease in the future.

We implore the city of Lake Elmo to not approve this preliminary plan. Please continue to
help stabilize and positively enhance our newly formed single-family neighborhood.  

Thank you,
Don and Kristi Melrose   

    



From: Nicolette Bates
To: Ken Roberts
Subject: Proposed Apartment Complex for Inwood
Date: Tuesday, November 5, 2019 5:42:01 PM

Caution: This email originated outside our organization; please use caution.

Hello Ken,

I received some information for the proposed apartment complex for Inwood and wanted to
voice my concerns as I'm not sure if I will be able to find child care for the evening of the
Planning Commission meeting on 11/13. 

First question is, is this a senior living complex? It isn't 100% clear in the proposal. 

My concern is the look of the building looks to be sterile and more "institutional" like. Perhaps
"modern" is another word that can be used. In looking at the area and the existing
architecture (aside from the school), it isn't fitting, nor warm or welcoming. It isn't what my
neighborhood or Lake Elmo is all about. Instead, Inwood and Lake Elmo have a sense of
"home" and "tradition". This is why I chose to live here, raising my young family.

If this is a senior living complex, having parents nearing this stage in life, the proposed design
would not be appealing to them whatsoever. They would not want to call a "box" home or be
proud to show off their new home. They might as well move into a nursing home to get the
same institutional feeling.

I hope my opinion will be heard and taken into consideration.
Thank you for your time and I look forward to hearing feedback.

Kindest Regards,
Nicolette Bates
8742 Lower 8th Place
Lake Elmo, MN 55042 
612-483-3642

mailto:snicky_b@hotmail.com
mailto:KRoberts@lakeelmo.org


From: Scott Murphy
To: Ken Roberts
Subject: Inwood Multifamily Development
Date: Wednesday, November 6, 2019 2:12:27 PM

Caution: This email originated outside our organization; please use caution.

Ken,

This is relative to the proposal from RPS Legacy for the 68 unit apartment building.  

I live in the Inwood development at 8669 Lower 8th Place N, Lake Elmo, MN 55042.  I also have served
on the Board of Directors for the Inwood HOA since the homeowners took this over from M&I Homes in
May of 2018.  

While I understand the need for multifamily developments in the area, my preference is for townhomes or
condos that are owned by the occupants.  

Owners of townhomes and condos have a vested interest in preserving and enhancing their property
values, while apartment dwellers do not.  Apartments attract a more transient type of population whose
interest is in finding lower rent and therefore, lower property values.  

Case-in-point is a friend of mine who lives in Maplewood near some apartment buildings where a
shooting took place a few months ago and he and his family are in the process of moving to our
development to get away from this.  He found that his property value has decreased dramatically since
the shooting took place at that apartment building near his home.  

I understand that people live in apartments for a variety of reasons, however, there is always a difference
of attitude when people rent vs. own a home, a car, a power tool or anything.  

Please re-consider this proposal for an apartment building and, instead, solicit proposals for townhomes
or condos that can be owned by individual families who can enjoy and who will enhance the value of this
beautiful area.

Thank you,

Scott Murphy
Phone 612.875.1102

mailto:murphy_scott@yahoo.com
mailto:KRoberts@lakeelmo.org
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DRAFT FINDINGS 
Staff is recommending that the Planning Commission consider the following findings with regards to the 
proposed Minor Subdivision: 

• That the Minor Subdivision is consistent with the Lake Elmo Comprehensive Plan and the Future 
Land Use Map for this area. 

 
• That the Minor Subdivision complies with the minimum lot frontage and area requirements of the 

City’s C – Commercial Zoning District. 
 
• That the Minor Subdivision complies with the City’s subdivision ordinance and specifically the 

requirements concerning exceptions to platting. 
 

CONDITIONS OF APPROVAL 

Recommended Conditions of Approval. Staff recommends the following conditions of approval for 
Inwood 7th addition: 

1. All required modifications to the plans as requested by the City Engineer in the review letter 
dated November 4, 2019 shall be incorporated into the plat and project plans.  The City shall 
approve all plans before releasing the final plat for recording.   

2. The developer shall pay a cash contribution of $14,580 in lieu of land for park dedication.  
3. The project landscape plan shall be approved by the City’s Landscape Architect before 

recording of the final plat.  
4. The final plat shall show a 10-foot-wide drainage and utility easement along all property lines. 
5. All easements as requested by the City Engineer and Public Works Department shall be 

documented on the Final Plat before the execution of the final plat by City Officials. 
6. Before recording the Final Plat, the Developer shall enter into a Developers Agreement or Site 

Work Agreement with the City.  This agreement shall be in a form acceptable to the City 
Attorney and shall delineate who is responsible for the design, construction, and payment of 
public improvements and other site management and operation considerations including erosion 
control and construction staging. 

7. Final Plat shall be contingent upon the City receiving separate drainage and utility easements in the 
City’s standard form of easement agreement for all off-site development improvements (beyond the 
plat limits). All off-site easements must be clearly shown on the street, grading and utility plans, with 
all dimensions labeled. The easements must be obtained before the start of grading or construction. 

RECCOMENDATION: 
Staff recommends that the Planning Commission recommend approval of the minor subdivision request 
from RPS Legacy Desoto (Inwood 7th Addition) to divide Outlot B of Inwood 6th Addition into two 
separate parcels.   

Suggested motion: 

“Move to recommend approval of the Minor Subdivision request (Inwood 7th Addition) to split Outlot 
B of Inwood 6th Addition into two lots, subject to the conditions of approval as listed in the City staff 

report.” 

ATTACHMENTS:   
1. Minor Subdivision Survey/Preliminary Plat 
2. City Engineer Review comments dated November 4, 2019 
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