
PERL GARDENS – RACHEL DEVELOPMENT, INC. (2020-026)
PLANNING COMMISSION REPORT INFORMATION – CONTINUED FROM MAY 20, 2020

DESCRIPTION OF REQUEST:

The applicant is requesting approval of the following items for the roughly 9.5-acre site:

1) Rezoning from RMF-1 to PUD (planned unit development); and

2) PUD general plan and preliminary plat for 42 two-family dwellings and 1 detached (single-
family) dwelling.

The applicant states that the townhomes would be designed for empty-nesters, and would have an 
association for exterior maintenance.  The homes would have main floor living with no basement,
and the option of a bonus room over the attached garage (within the roof truss system so there 
would be no additional building height).

Notice of the Planning Commission’s public hearing was published in the city’s official
newspaper, and was mailed to all property owners within 750 feet of the site.  Notice was mailed 
upon receipt of the proposal and again in advance of both the May 20 and June 17 hearing dates.  
A copy of the Hennepin County Locate & Notify Map is attached.  Development signage has also 
been posted on the site.

CONTEXT:

Surrounding Land Uses

Adjacent Land Use Guiding Zoning

North
Two-family townhomes in
“Orchards of Plymouth”

LA-2
RSF-4

(one- & two-family)

West

North:  One- and two-family townhomes 
in “Walnut Grove Pond”

---
South:  Parks’ Place Memory Care Home

LA-2
---

LA-2

RSF-4
---

RMF-1

East (across
Co. Rd. 101)

Townhomes in “Cornerstone Commons”
LA-3

(living area 3)
PUD

South (across 
Medina Road)

Peace Lutheran Church
---

Greenwood Elementary School

LA-1
(living area 1)

---
P-I

(public/institutional)

RSF-1
(single-family 1)

---
RSF-1

Natural Characteristics

The site is located in the Elm Creek drainage district. It does not contain any land within a flood 
plain or shoreland overlay district. There are no wetlands on the site.
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Previous Actions Affecting Site

The north portion of the site has been used as a landscape nursery, and the south portion contains 
a single-family home that was constructed circa 1950’s.  Under the plan, that home would be 
removed from the site.

In 2005, the City Council approved a preliminary plat for a townhome development showing 43 
units on the site.  The City Council approved the final plat for this development in 2007.  The 
number of units shown on the final plat was reduced to 36 by the developer.  This townhome 
project was never constructed.  A copy of the 2005 preliminary plat and 2007 final plat is attached.

In 2008, the City Council approved an application by Sunrise Development, Inc. for an assisted-
living nursing care home in the north portion of the site.  That nursing home was approved for 75
total care rooms within three one-story buildings. Shortly after approval, Sunrise abandoned the 
project due to the economic recession.  A copy of the 2008 Sunrise plan is attached.

Earlier in 2019, a sketch was submitted for a three- and four-story high, 120-unit senior apartment 
building in the south portion of the site; and 21 villa-style single-family detached townhomes in 
the north portion of the site.  That sketch would have required a reguiding of the site from LA-2 
to LA-4 (living area 4) in order to allow a density of roughly 14.8 dwelling units per acre.  The 
developer for that proposal withdrew their sketch request after the Planning Commission meeting.  
A copy of that previous sketch by Roers Companies is attached.

Later in 2019, a sketch was submitted for a 34-unit detached villa-style townhome development 
on the site.  The developer for that proposal decided not to proceed.  A copy of that previous sketch
by R&R Construction is attached.

LEVEL OF CITY DISCRETION IN DECISION-MAKING:

The city has a relatively high level of discretion in approving or denying a rezoning application.  
This is because the rezoning of land is a “quasi-legislative” action (enactment of policy).  The 
zoning ordinance and map are the enforcement tools used to implement the goals and standards 
set by the comprehensive plan.  The proposed zoning for a property must be consistent with the 
comprehensive plan.

The city has a relatively high level of discretion in approving or denying a PUD general plan.  This 
is because PUD approval is a “quasi-legislative” action (enactment of policy).  The city may 
impose reasonable requirements in a PUD not otherwise required if deemed necessary to protect 
and promote the health, safety, and general welfare of the community.  The proposal must be 
consistent with the comprehensive plan.

The city’s discretion in approving or denying a preliminary plat is limited to whether or not the 
proposed plat meets the standards outlined in the subdivision regulations and zoning ordinance.  
This is because preliminary plat review is a “quasi-judicial” action (enforcement of established 
policy).  If a preliminary plat application meets the standards, the city must approve the preliminary 
plat.
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ANALYSIS:

Rezoning

The applicant is requesting to rezone the site from RMF-1 to PUD to accommodate the proposed 
townhome development.  A PUD is a customized zoning district that can allow for greater 
flexibility to the development standards than allowed under conventional zoning.  In exchange, the 
development may be required to provide a higher level of architectural design or site design.

The comprehensive plan provides guidance and establishes criteria relating to how, and at what 
density, future development is to occur.  A copy of the LA-2 description from the comprehensive 
plan is attached.

The LA-2 guiding designation allows detached (single-family) homes, two-family homes, and 
townhomes with up to eight units per building, provided the development density falls within a 
range of 3 to 6 dwelling units per acre.  Based on the site area of roughly 9.5 acres, the 
comprehensive plan would allow 29 to 57 dwelling units.  The proposal shows 43 total dwelling 
units (42 two-family units and 1 detached unit) for a density of roughly 4.5 units per acre.  
Consequently, the proposed dwelling type and density are consistent with the LA-2 guiding of the 
site.

PUD zoning is an appropriate corresponding zoning district in cases where the proposed dwelling 
type and density are consistent with the site guiding.  As a result, staff supports the requested 
rezoning from RMF-1 to PUD, with the following findings:

1. PUD zoning would comply with the comprehensive plan, as the proposed dwelling type and 
density are consistent with the LA-2 guiding of the site.

2. The proposed development plan and lot arrangement would comply with the requested PUD
general plan.

3. Adequate infrastructure is available to support the proposed development.
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PUD General Plan and Preliminary Plat

The applicant is requesting approval of a PUD general plan and preliminary plat for a 43-unit 
townhome development on the site (42 two-family units and 1 detached unit).

Site Access

City and Hennepin County transportation staff have extensively analyzed access for this site, to 
ensure that both traffic safety and mobility concerns are properly addressed.  Although the
preferred site access option was via a connection to/extension of 39th Avenue in the Walnut Grove 
Pond subdivision, that concept was presented in the most recent sketch review for this site and was 
not supported at that time.  That conclusion resulted in the access points that are shown on the 
proposed development plan.  Under the plan, access to the site would come from two locations, as 
follows:

--County Road 101 (east side of the site) – a right-in/right-out access would include a right-
turn/deceleration lane on southbound County Road 101; and

--Medina Road (south side of the site) – a right-in access would include a right-
turn/deceleration lane on westbound Medina Road.

Street System

The street system serving this development would be public.  Two units (Lots 1 and 2 of Block 1) 
would have extended private driveways in order to access their garages.

The public right-of-way for the one-way (inbound) street segment located between Medina Road 
and the southerly cul-de-sac turn-around would be 34 feet wide to correspond with the 16-foot 
wide paved width of that one-way street segment.  All remaining streets in this development would 
have a standard 50-foot wide public right-of-way.

The westerly segment of the east/west street (indicated as ‘Street B’), which serves Lots 15 through 
20 of Block 1, would have a paved width of 24 feet with parking restricted on one side.  The 
reduced pavement width in that area would allow for improved grading and drainage.  The city’s 
subdivision regulations allow the paved width of low-volume, two-way residential streets to be 
reduced to as low as 21 feet if the street carries less than 500 average daily trips.  All remaining 
two-way streets in this development would have a standard paved width of 28 feet.

Earlier this year, the standard diameter for cul-de-sac turn-arounds was increased from 82 feet to 
90 feet.  The diameter of the proposed cul-de-sac turn-arounds in this development would comply 
with the new standard.



2020026
Page 5

Sidewalks/Trails

A five-foot wide concrete sidewalk would be installed along one side of all streets in this 
development, in compliance with the city’s subdivision regulations.  A sidewalk would be 
provided along both sides of the easterly segment of ‘Street B’ lying between County Road 101 
and the nearest street intersection in this development.  Additionally, a sidewalk would be installed 
along the north side of Medina Road abutting the site.  All sidewalks would be privately 
maintained.

The existing trail along the west side of County Road 101 would be maintained, however, a portion 
of that trail would be shifted/reconstructed to make room for the right-turn lane into the site.

Lot Arrangement

The lot arrangement in a PUD is established by the PUD general plan.  The development would 
include 43 ‘unit lots’ that would be slightly larger than the footprint of the dwellings, and 3
‘common open-space lots’ or base lots that would surround the unit lots.  The common open-space 
lots would be owned by the homeowner’s association.

Setbacks

The standard setbacks specified in the RMF-1 district are as follows:

--Front yard to internal right-of-way:    25 feet
--Side yard to internal right-of-way:    25 feet
--Side yard (internal to development):      8 feet living side/6 feet garage side
--Side yard to perimeter lot lines:    8 feet living side/6 feet garage side
--From County Road 101 right-of-way:    50 feet
--Rear yard to northernmost lot line:    25 feet
--Rear yard to other perimeter lot lines:    25 feet

The setback requirements in a PUD are established by the PUD general plan.  The applicant is 
proposing building setbacks, as follows:

--Front yard to internal right-of-way: 20 feet or more*
--Side yard to internal right-of-way:   12 feet or more*
--Side yard (internal to development):      6 feet (12 feet between buildings)*
--Side yard to perimeter lot lines: 19.6 feet or more
--From County Road 101 right-of-way:    40 feet*
--Rear yard to northernmost lot line:   50 feet or more
--Rear yard to other perimeter lot lines:   25 feet

     * PUD flexibility requested.
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The proposed development would be ‘self-contained’ in that it would not rely on access through 
other established neighborhoods.  Additionally, the physical site layout and dimensions (vis-à-vis 
the relative narrowness of the southernmost and westernmost land extensions) do not allow for a 
standard suburban subdivision.  These factors combine to create an opportunity for a unique pocket 
neighborhood designed to promote a close-knit sense of community, with high-quality 
construction of smaller homes for those who do not require a large home or who may wish to 
downsize.  Staff discussion of the requested PUD flexibility is provided below: 

--A 20-foot front yard setback has been approved in a number of recently-approved single-
family developments and villa-style townhome developments with no issue.  In this case, the 
driveway length between the garage and any abutting sidewalk would be a minimum of 22 
feet, and therefore would accommodate the parking of vehicles in the driveway without 
blocking the sidewalk.

--The south side wall of the home on Lot 14 of Block 1 would be set back 12 feet from the 
abutting street right-of-way.  The boulevard in that area would be 15 feet wide, placing the 
home 27 feet from the traveled roadway.  The east side wall of the home on Lot 1 of Block 
2, and the west side wall of the home on Lot 4 of Block 2, would be setback 15 feet from 
their respective abutting street rights-of-way.  The boulevards in those areas would be 11 feet 
wide, placing the homes 26 feet from the traveled roadway.  Given the one-level design of 
the homes and the low traffic volumes anticipated in this development, it is unlikely these
setback reductions would be perceptible.

--The side yard setbacks internal to the development would be 6 feet, meaning that there would 
be 12 feet of space between the proposed buildings.  Under the current RMF-1 zoning 
regulations, these buildings could be 12 feet apart if garages were positioned at the outside 
corners.  Furthermore, no setback is required between dwelling units located within the same 
building, and up to eight units are allowed within each building under the current RMF-1 
zoning.  However, rather than having larger and taller buildings with more units in each 
building, the proposal for this site includes smaller (one- and two-family) buildings that 
would be one-level and designed to complement the character of abutting neighborhoods.

--The proposed buildings would be set back 40 feet from the right-of-way for County Road 
101, as would be dedicated on the plat.  Counting the width of the boulevard, the buildings 
would be set back roughly 60 feet from the traveled roadway.  During the initial planning 
stages, the buildings were shown as being set back 50 feet from the County Road 101 right-
of-way, as specified by the RMF-1 district.  However, Hennepin County recently requested 
that an additional ten feet of right-of-way be dedicated on the plat.  Without changing the 
location of any buildings, the setback measurement went from 50 feet to 40 feet because the 
proposed right-of-way line moved ten feet westerly into the site.  Regardless, the physical 
spacing between the buildings and the traveled roadway remains the same.  Additionally, the 
proposal includes adding landscaping and privacy fencing along County Road 101 to help 
provide screening between the development and that roadway.

Staff finds that the requested PUD flexibility for building setbacks would provide an efficient use 
of land, and would not result in adverse effects on surrounding properties or the city as a whole.  
Consequently, staff supports the requested PUD flexibility.



2020026
Page 7

Storm Water Management

The city requires that storm drainage systems be designed so the post-development rate of runoff 
from a site does not exceed the pre-development rate.  As part of the PUD, the proposed 
development plan would decrease the amount of storm water runoff that flows from this site onto 
neighboring properties.  The city also requires treatment of storm water runoff before it enters the 
city’s drainage system.  Storm water runoff would be treated in a filtration basin that would be 
constructed in the east portion of the site along County Road 101.

Roughly 3.7 acres of the south portion of the site presently sheet drains (overland/uncontrolled)
easterly toward County Road 101. There are roughly 2.8 acres of the site that presently sheet 
drains (overland/uncontrolled) westerly toward the Walnut Grove Pond subdivision on 39th 
Avenue.  Roughly 3.2 acres of the site presently sheet drains (overland/uncontrolled)
northwesterly, between Walnut Grove Pond and the Orchards of Plymouth subdivision on 39th 
Place.  That drainage ultimately flows into a large wetland that is located northwest of the proposed 
Perl Gardens development site.  That wetland is part of the city’s overall drainage system.

The grading and storm sewer plans were designed to redirect the majority of the storm water runoff 
to the filtration basin proposed in the east portion of the site. The land elevations in the south
portion of the site would remain relatively close to existing elevations.  The land elevations in the 
west and north portions of the site would be raised roughly four to eight feet in order to capture 
storm water runoff and tilt the site toward the filtration basin, so runoff can gravity-flow into the
basin.  The plans also include roof gutters and a back yard drain tile system that would tie into the 
storm sewer pipes.

Under the proposal, 0.29 acres of the site would continue to have runoff flowing to the west.  This 
represents an 89.6 percent reduction from the 2.8 acres that presently flow in that direction.  
Additionally, 0.28 acres of the site would continue to have runoff flowing to the northwest.  This 
represents a 91 percent reduction from the 3.2 acres that presently flow in that direction.  The areas
that would continue to flow to the west and northwest would have minimal hard surface coverage, 
being mostly lawn area.

The proposed filtration basin has been designed and sized to provide treatment and rate control in 
a manner that meets or exceeds all city regulations, watershed provisions, and Minnesota Pollution 
Control Agency storm water permitting rules. Over-sized sump manhole structures equipped with 
baffles would be used to provide pre-treatment of runoff before it discharges into the filtration 
basin.  The filtration basin would eventually discharge into the city’s drainage system (wetland to 
the northwest) via an 18-inch culvert.  HydroCAD modeling demonstrates that the city’s drainage 
system has ample capacity to receive the drainage from this site.

The attached resolution requires compliance with all city and watershed regulations regarding 
drainage, runoff, water quality, and erosion control.
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Parking

The ordinance requires two off-street parking spaces per dwelling unit.  Under the plan, each unit 
would have four off-street parking spaces (two in the garage and two in the driveway), and 
therefore would comply with the ordinance.  In addition, the city allows parking on public streets 
between 5 a.m. and 2 a.m. the following day.  Although some street areas within this development 
would be signed for ‘no parking’ (see attached parking/fire truck turning exhibit), over 60 on-
street parking spaces would be available for guest use.

Building plans

The proposed homes would be built by Charles Cudd Company.  The homes have been designed 
for empty-nesters/snowbirds, and would include main floor living and an association for exterior 
maintenance.  The homes would have slab-on-grade construction (no basements), and would 
contain roughly 1,430 square feet.  An optional bonus room above the garage would add 438 square 
feet of finished space.  The bonus room would be located within the roof truss system, so would 
not change the appearance of the home or increase the building height.  The RMF-1 zoning district 
allows buildings to be up to 35 feet high, as measured at the mid-point of sloped roofs.  The homes 
proposed in this PUD would be roughly 19 feet high, as measured at the roof mid-point.  See 
attached building elevation drawings and floor plans.

Park Dedication

The comprehensive plan does not show the need for a future park on this site.  In order to satisfy 
the park dedication requirement, the city would require a cash payment in lieu of land dedication 
(currently $8,000 per unit) for each of the 43 proposed units.  Park dedication is addressed in the 
attached resolution.

Trees

The subdivision regulations require preservation of at least 50 percent of the caliper inches of 
significant trees for residential development sites, or reforestation and/or monetary restitution for 
any removal in excess of 50 percent.  A significant tree is defined as one being eight inches or 
larger in diameter for deciduous trees, and four inches or larger in diameter for conifers.

The tree survey indicates 1,207 caliper inches of eligible significant trees on the site.  The applicant 
submitted a tree plan indicating that 58 percent would be removed.  Consequently, the applicant 
would be required to replant 121 caliper inches of new trees on the site to comply with the 
reforestation requirement.  Through the PUD, the applicant proposes to plant 114 new trees 
totaling 267 caliper inches, in excess of the reforestation requirement.  The landscaping plan shows 
that 54 deciduous (overstory) trees, 42 conifers, 18 ornamental trees, and numerous shrubs and 
foundation plantings would be provided on the site.  The proposed landscaping plan exceeds the 
city’s landscaping requirement.
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Conclusion on the PUD General Plan and Preliminary Plat

Staff supports the requested PUD general plan and preliminary plat with the findings that the 
proposal:  1) would be consistent with the comprehensive plan; and 2) would comply with the 
standards outlined in the subdivision regulations and zoning ordinance for establishment of a PUD.

RECOMMENDATION:

Community Development Department staff recommends approval of the rezoning, PUD general 
plan, and preliminary plat for Perl Gardens, subject to the findings and conditions listed in the 
attached ordinance and resolutions.

If new information is brought forward at the public hearing, staff may alter or reconsider its
recommendation.


