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MINUTES 
MAPLE PLAIN PLANNING COMMISSION MEETING 

MAPLE PLAIN CITY HALL 
January 5, 2017 

6:00 PM 
 
 

1. CALL TO ORDER 
 
Present: Commission Chair Michele Bliss, Commissioners Mardelle DeCamp, 
Barbara Korri, and Stephen Shurson. Also Present: Councilmember Mike 
DeLuca, City Administrator Robert Schoen, City Planner Mark Kaltsas, and 
Assistant to the City Administrator Taylor Burandt. 
 

2. PLEDGE OF ALLEGIANCE 
 

3. ADOPT THE AGENDA 
 
Motion by Commissioner DeCamp, seconded by Commissioner Korri, to 
adopt the agenda as written. Motion passed, 3-0. 
 

4. APPROVAL OF PLANNING COMMISSION MEETING MINUTES 
 
a. Planning Commission Meeting Minutes – November 3, 2016 

 
Motion by Commissioner DeCamp, seconded by Commissioner Korri, to 
approve the November 3, 2016, Planning Commission Meeting Minutes. 
Motion passed, 3-0. 

 
5. NEW BUSINESS 

 
a. PUBLIC HEARING:  Mike Shannon (Owner of Total Auto Sale), (Applicant) 

requests that the City consider the following action for the property located at 
5330 US Highway 12 (PID No. 24-118-24-34-0020). 

 
i. A variance to allow reduced setbacks from US Highway 12, along the 

north, east and west property lines and to allow a reduction in the requisite 
parking stall size and drive aisle width. 

 
City Planner Mark Kaltsas began by providing updated information regarding 
Total Auto Sales, at the property of 5330 US Highway 12, relating to a variance 
request. 
 
Kaltsas stated that following the recommendation made by the Planning 
Commission at the November Meeting, the applicant prepared a site plan in 
accordance with the recommended setbacks. The site plan yielded a total of 12 
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parking spaces utilizing the prescribed setbacks recommended by the Planning 
Commission. The applicant does not believe that this number of parking spaces 
is adequate to accommodate the continued use of this property as a car sales lot 
and would like to revisit the variance request with the Planning Commission. 
Based on the new information (scaled site plan) prepared and provided to the 
City, it was determined that the applicant could ask the Planning Commission to 
consider the new information provided and determine if any change in the initial 
recommendation to the City Council is warranted. Planning Commissioners made 
the following findings during their initial review of the proposed variance in 
November: 
 
1. Parking Setbacks shall be as Follows: 

a. State Highway 12 setback from property line (edge of right of way) – 10 
feet 
b. Side yard setback (west property line ) – 5 feet 
c. Side yard setback (east property line) – 0 feet from a point along the 
east property line in line with the southeast corner of building to north 
property line. 
d. Rear yard setback (north property line) – 10 feet 
e. No vehicle parking spaces shall be permitted in the southeast corner of 
the site where there is a shared driveway from Highway 12 to the existing 
wooded area/tree line. 

2. Parking stalls are required to be 8 feet wide by 18 feet in length. 
3. Drive aisles are required to be 12 feet in width. The minimum distance that 

parking spaces shall be located away from the building perimeter is 12 feet. 
4. Provide a handicapped accessible parking space and designate the location 

and detail for striping and signing on the site plan. 
5. Provide one (1) customer parking space and identify the location on the site 

plan. 
 
The plan prepared by the applicant appears to meet all recommended conditions 
stipulated by the Planning Commission. In addition to preparing a plan that meets 
the Planning Commission’s recommendations, the applicant has prepared and 
submitted a plan that displays 32 parking spaces. The applicant is not asking the 
City to approve the 32-space plan, but developed the plan as an illustration to 
demonstrate the maximum number of vehicles that the site can accommodate. 
Staff found multiple issues with the illustration of a max scenario: 
 
a. The parking spaces designated along Highway 12 (south property lines) 

interfere with the site lines for vehicles turning from the adjacent sites (on the 
east and west sides) onto Highway 12. 

b. The plan provides an eight-foot-wide access aisle around the perimeter of the 
building. An eight foot-wide access aisle cannot accommodate vehicle 
circulation around the perimeter of the building and will likely result in vehicles 
being temporarily parked outside of the designated parking spaces. 
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c. The plan provides for an approximate two-foot setback from the east, north 
and west property lines. While the properties to the west and north are 
currently not fully developed, the Planning Commission noted that any action 
considered by the City runs with the land. Allowing an encroachment into the 
setback areas on this site will transfer the onus onto the adjacent properties 
when they develop. This could affect the value and usability of those 
properties when they develop in the future. Maintaining some reasonable 
setback along the west and north property lines will ensure that this property 
does not take away from the value of the surrounding properties. 

 
The Planning Commissions prescribed 10-foot setback from Highway 12 on the 
south side of the property is based on a safety concern raised by West Hennepin 
Public Safety. A twelve foot-wide access aisle around the perimeter of the 
building will likely not provide for vehicle access without a significant number of 
maneuvers/turns. Reducing this width to less than twelve feet could possibly 
yield one or two additional spaces. That would however, restrict vehicle 
movement around the building perimeter. Further reductions to the 
recommended setbacks from the east, north and west property lines do not 
appear to yield additional parking spaces. 
 
Commissioners will need to determine if any additional considerations should be 
made by the City regarding the site plan and requested variances from the 
parking setbacks. Twelve spaces were historically allowed on this site until 2013. 
The site does not appear to accommodate many additional spaces while still 
maintaining reasonable setbacks. 
 
Kaltsas continued to state that there may be the potential for two additional 
parking spaces while considering Planning Commission’s recommendations, as 
illustrated on the map. Kaltsas also mentioned that the CUP (Conditional Use 
Permit) up to this point designated twelve spots, seeming to be the amount that 
fits with consideration of setbacks. However, the site has not been in compliance 
with that amount in the past. 
 
Chair Bliss opened the Public Hearing at 6:21PM. 
 
Property Owner, Gary Keller, was present to discuss the variance request. Keller 
asked if the drawing Kaltsas presented with additional spots is drawn to scale 
with eight-foot parking stalls. Kaltsas stated that is correct. Keller stated that size 
is not necessary in an auto sales lot. Chair Bliss stated that this conversation was 
had at the previous meeting, and this was the agreed upon size both he [the 
applicant] and the Commission came to. The agreement came from the need for 
striping and consistency throughout the lot. Chair Bliss continued to state that 
she appreciates that a plan is now complete.  
 
Keller explained that the max-scenario plan was simply a drawing to show how 
many cars could fit on the lot, but not asking for approval of that drawing. Chair 
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Bliss clarified that the Commission would not accept anything without setbacks, 
but appreciates the illustration. Keller stated that the lot may not be usable unless 
he can have more stalls than the twelve in the plan he received. Chair Bliss 
reminded Keller that in the last meeting, all parties came to a conclusion and a 
plan. 
 
Property Renter, Mike Shannon, was present to discuss the variance request. 
Shannon stated he understands the need of the setbacks but also believes that 
more spaces could fit on the lot. Shannon stated the purpose for them coming 
back to the Planning Commission was to make a revision from the last meeting’s 
stipulations. Shannon continued to state that it does not make sense to have 
space on the lot that cannot be used. Chair Bliss stated that due to setbacks, 
public safety concerns, and other customer considerations, not all areas are 
viable.  
 
Shannon stated that it should not be considered if the surrounding property may 
be developed, but should only be considered if there are plans to develop. Chair 
Bliss stated that the property must be used within its limits and abiding to the 
rules applied.  
 
Commissioner Shurson asked exactly what is being proposed. Shannon stated 
that he could reasonably see twenty-five cars on the lot. Commissioner Shurson 
asked if there are plans of that. Shannon stated he does not have one. 
Commissioner Shurson stated he understands that the applicants are looking for 
something different, but there needs to be a concrete proposal for the 
Commission to consider.  
 
Kaltsas stated that in order to realize twenty-five parking stalls, the stall size 
would have to be reduced to seven-foot width, a reduction in the drive aisle to 
eight feet, and a reduction in setbacks to five feet in the West. If there was 
direction from the Planning Commission to change what was decided before, we 
could put together that plan.  
 
Commissioner Shurson stated he could see going to seven-foot parking stalls on 
the sales lot, but not the customer parking stall or the handicap parking stall – 
they should remain to code. Commissioner Shurson stated he could also see 
going to a five-foot setback in the North and West, maintain the ten-foot setback 
onto Highway 12, and maintaining the twelve-foot drive aisle around the building. 
Commissioner Shurson developed his own sketch of the property with the 
measurements stated. Commissioner Shurson clarified this is his own personal 
sketch; not the city’s sketch, not the applicant’s sketch, just a sketch for 
discussion.  
 
Commissioner Shurson stated that the drawing is to scale. The drawing fits 
eighteen car parking spots, in addition to two customer parking stalls with one of 
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which being handicap accessible. This totals twenty spots. Commissioner 
Shurson stated this maximizes the space. 
 
Commissioner DeCamp asked Kaltsas if a Conditional Use Permit (CUP) stays 
with the land. Kaltsas stated that is correct. Commissioner DeCamp asked which 
permit is renewable. Kaltsas stated that is an Interim Use Permit. Kaltsas 
continued to state that the CUP has been in place already on the property, but 
one of the conditions of the CUP is for the applicant to provide a site plan that 
abides by all of the applicable criteria. Kaltsas stated that the applicants stated 
that this cannot be done without a variance, and that is what the Planning 
Commission is here to discuss tonight only. 
 
Keller stated thanked Commissioner Shurson for his work and followed up stating 
that the previous owner of the lot behind his property would lease him a portion 
of the property in order to extend the lot. Chair Bliss stated that that conditional 
use on the property is that all cars parked will be on a paved surface. Also, the 
subdivision of the lots has not yet happened, so that would need to happen first. 
Kaltsas stated that if the property was purchased, then he may be able to do it, 
but if he was leasing it, then it would get complicated and more setback variance 
and analysis would have to occur. Commissioner Shurson asked if something 
like that would be an interim use permit. Kaltsas stated that it would be up to the 
Planning Commission to determine how they would want to do that. 
 
Shannon thanked Commissioner Shurson for his work. Shannon continued and 
asked if a small plow truck could be parked next to and behind the building. 
Shannon stated this would still allow the twelve-foot drive aisle. Commissioner 
Shurson asked if anyone remembered if a comment had been made about 
parking right next to the building. Kaltsas stated that the comment was no cars to 
be parked directly next to the building. Kaltsas stated he will clarify to see if it is 
okay and the concern about combustibles next to the building.  
 
Kaltsas stated that the only potential issue with the plan is that the handicap 
parking space allows for vans to park in either the stall or striping, which could 
encroach on the initial drive aisle. That space may be moved to the front and 
other spaces readjusted.  
 
Chair Bliss asked what the total number of spaces would be. Kaltsas stated there 
would nineteen total sales spaces, and two customer parking spaces, one of 
which is handicap accessible. This maintains the previous setbacks as well. 
 
Kaltsas clarified that he can check into the snow plow truck parking spot and 
declare recommendation dependent on the Fire Department approval. 
 
Kaltsas and Commissioner Shurson had discussion on the best location for the 
handicap accessible parking space. Both participated in drawing the relocated 
spaces to scale on Commissioner Shurson’s sketch. 
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Commissioner Shurson explained the adjustments to Shannon. Kaltsas 
concluded that would be nineteen spaces to sales stalls, and two customer 
parking stalls, one of which handicap accessible. This is a total of twenty-one 
spots; and the potential snow plow truck space if approved by the fire 
department, equally twenty-two spots. 
 
Both Shannon and Keller nodded in approval of that plan. 
 
Chair Bliss reviewed any changes from the previous meeting: 

 Highway 12 setback of ten feet (the same); 

 West setback of five feet (the same); 

 Rear setback of five feet; 

 No vehicle parking in SE corner; 

 Parking stalls are to be 7’x18’ for sales stalls, with some exception as 
included on the drawing; 

 Drive aisle is twelve feet in width with some exception in NE corner; 

 Handicap accessible parking stall, with signage, and customer parking 
stall are included; 

 All spaces are to be striped and maintained; 

 Verification of the fuel tanks being removed provided to the city; 

 Submittal of the subdivision application 
o Kaltsas stated that this would be submitted after more information 

was gathered during this meeting. 

Commissioner DeCamp stated she thinks this is a good plan and thanked 
Commissioner Shurson. Keller asked if the information and tasks he needed to 
be completed would be emailed to him. Kaltsas stated it would be. 

Chair Bliss closed the Public Hearing at 7:07PM. 
 
Motion by Commissioner Shurson to recommend to City Council the 
variance as described herein, seconded by Councilmember DeCamp. 
Motion passed, 4-0. 
 
Chair Bliss asked if City Administrator Schoen wanted to bring up the fulfillment 
of open Planning Commission seats. Schoen stated that the conversation will 
take place here in January and the process as determined will happen from 
there. 

 
6. ADJOURN 

 
Motion by Commissioner DeCamp, seconded by Commissioner Korri, to 
adjourn the meeting. Motion passed, 4-0. 

 
 

*Next meeting: Thursday, February 2nd, 2017 at 6:00 PM 


