
MISSION STATEMENT: “The City of Mound, through teamwork and cooperation, provides, at a reasonable 
cost, quality services that respond to the needs of all citizens, fostering a safe, attractive and flourishing 
community.” 

MOUND PLANNING COMMISSION REGULAR MEETING AGENDA 
TUESDAY, DECEMBER 2, 2025, 6:00 P.M. 

COUNCIL CHAMBERS, MOUND CENTENNIAL BUILDING 
5341 MAYWOOD ROAD, MOUND, MN 

1. Call to Order  Pages 
2. Roll Call
3. Review and approval of agenda, including any amendments
4. Review and action

A. November 18, 2025 special/rescheduled meeting minutes – Staff recommends
Planning Commission table action on the November 18, 2025 special/rescheduled
minutes to the January 6, 2026  meeting

5. Board of Adjustment and Appeals
A. Planning Case No. 25-12      1 - 27 

Public Hearing  - Comprehensive plan amendment and major subdivision-preliminary
plat for “North Pointe at Halsted Bay” for properties at 6625, 6627, and 6639 Bartlett
Boulevard and a property with PID 222-117-24-43-0028 and review/consideration of
conditional use permit for a planned unit development (PUD) in the shoreland overlay
district and to allow a multiple family dwelling unit structure and townhouses in the
R-3 zoning district, a rezoning request and site development plans

6. Old / New Business
A. Review/discussion – 2025 Work Plan Project      28 - 31 

i. Review/discussion of City Code Sec. 129-314 Exterior Storage -Continued from
November 18, 2025 special/rescheduled meeting

B. City Council Liaison and Staff Project Update/Report

C. Next Meeting - Tues., January 6, 2026 at 6:00 p.m.

7. Information Items - None

8. Adjourn

The Planning Commission is an advisory body to the City Council.   One of the Commission’s functions is to hold 
public hearings and make recommendations to the City Council.  The City Council makes all final decisions on 
these matters.   Mound City Ordinances require that certain documents and information be included in 
applications.  The Planning Commission may postpone consideration of an application that is incomplete and 
may for other reasons postpone final action on an application. For each agenda item the Commission will 
receive reports prepared by the City staff, open the hearing to the public, and discuss the action on the 
application.” 

QUESTIONS:      Call Sarah Smith at 952-472-0604 



PLANNING REPORT 

TO:  Planning Commission  
FROM:  Sarah Smith, Community Development Director  

Rita Trapp and Mia Colloredo-Mansfeld, Consulting Planners 
DATE:  November 26, 2025 
SUBJECT:  North Pointe at Halsted Bay (Planning Case No. 25-12) 

Public Hearing – Comprehensive Plan Amendment and Major 
Subdivision-Preliminary Plat; and review/discussion/consideration 
of Rezoning and a Conditional Use Permit (CUP) for a Shoreland 
Planned Unit Development (PUD) and to allow multi-family 
residential and townhouses in the R-3 district 

APPLICANT:  Robert Bauman  
LOCATION:  6625, 6627, & 6639 Bartlett Blvd and the property with PID 22-

117-24-43-0028
(PID Nos. 22-117-24-43-0046, 22-117-24-43-0028, 22-117-24-43-
0009, and 22-117-24-43-0007)

MEETING DATE: December 2, 2025
COMPREHENSIVE PLAN:  Low Density Residential and Medium Density Residential
ZONING:   R-1, R-3 PUD, Shoreland Overlay District

The applicant, Robert Bauman, has applied for a Comprehensive Plan Amendment, Rezoning, 
Major Subdivision – Preliminary Plat, and Conditional Use Permit (CUP) for a shoreland planned 
unit development (PUD) and to allow multi-family residential and townhouses in the R-3 
district. If approved, the land use and subdivision requests would allow the development of  
one 9-unit condominium building, one 4-unit townhouse building, a single-family lot, and an 
amenity building as part of a larger subdivision project that extends across both the cities of 
Mound and Minnetrista. The proposed amenity building, to be located in Mound and 
connected to the new homes through trails and sidewalks, includes indoor dining and seating 
areas, a kitchen, and restrooms with outdoor patio/deck areas. The portion of the project that 
extends into Minnetrista includes an additional 15 single family homes and 45 units in three 
condominium buildings. The applicant has received preliminary plat and land use approvals 
with conditions for the Minnetrista portion of the proposed North Pointe at Halsted Bay 
project.  The total lot area for the proposed project on the Mound side is 3.29 acres with 
frontage on Bartlett Boulevard (County Road 110) and shorefront on the northwest side of 
Halsted Bay.    
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Project Plans 

Due to file size the Planning Commission packet contains the site plan and the applicant 
narrative. The application and full plan set is available by clicking HERE. 

Hardcopies of plans will be provided to Planning Commission members upon individual request. 

REVIEW PROCEDURE 
The applications under review include the following land use and subdivision requests: 

• Comprehensive Plan Amendment

• Rezoning

• Major Subdivision-Preliminary Plat

• Conditional Use Permit (CUP) for Planned Unit Development (PUD) and to allow multi-
family residential and townhomes in the R-3 district

60-Day Land Use Application Review Process for CUP Application
Pursuant to Minnesota State Statutes Section 15.99, local government agencies are required to
approve or deny land use requests within 60 days. Within the 60-day period, an automatic
extension of no more than 60 days can be obtained by providing the applicant written notice
containing the reason for the extension and specifying how much additional time is needed.
The land use requests for this development include the Comprehensive Plan Amendment,
Rezoning, and Conditional Use Permit. For the purpose of Minnesota Statutes Section 15.99,
“Day 1” is determined to be October 3, 2025 for the Comprehensive Plan Amendment and
November 4, 2025 for the rezoning and conditional use permit as provided by Minnesota
Statutes Section 645.15. The 60-day timeline expires on or around December 2, 2025 for the
Comprehensive Plan Amendment and January 3, 2026 for the Rezoning and Conditional Use
Permit unless an extension is executed by the City. An extension of the review period can occur
if agreed to by the applicant.  Planning Commission members are advised that the City of
Mound, on November 20, 2025, executed a 60-day extension for action on the Comprehensive
Plan Amendment.

120-day Subdivision Review Process for Preliminary Plat Application

Pursuant to Minnesota State Statutes Section 462.358, local government agencies are required 
to approve or deny subdivision requests within 120 days. For the purpose of Minnesota 
Statutes Section 462.358, “Day 1” is determined to be November 4, 2025 for the major 
subdivision-preliminary plat in accordance with MS. 645.15. The 120-day timeline expires on or 
around March 4, 2026. An extension of the review period can occur if agreed to by the 
applicant.  

2

https://www.cityofmound.com/government/public_notices/north_pointe_at_halsted_bay.php#outer-828


Conditional Use Permit for Planned Unit Development 
The City of Mound uses a conditional use permit to allow for any planned unit development 
(PUD), whether or not it is in a shoreland district (Section 129-195/387). According to City Code, 
“the purpose of a Planned Unit Development (PUD) is to provide comprehensive procedures 
and standards intended to allow more creativity and flexibility in site plan design than would be 
possible under a conventional zoning standards. Although planned unit developments may 
appear to deviate in certain aspects from a literal interpretation of the zoning and subdivision 
ordinance, the PUD is intended to allow flexibility in design in order to promote developments 
which will be an asset to the city by equaling or surpassing the quality of developments 
resulting from the application of more conventional zoning regulations. It is intended that PUDs 
address several of the following:  

(1) Provide for the establishment of planned unit developments (PUD) in appropriate
settings and situations to create or maintain a development pattern that is consistent
with the city's comprehensive plan;

(2) Promote a more creative and efficient approach to land use within the city, the same
time protecting and promoting the health, safety, comfort, aesthetics, economic
viability and general welfare of the city;

(3) Provide for variations to the strict application of the land use regulations in order to
improve site design and operation, while at the same time incorporate design elements
that exceed the city's standards to offset the effect of any variations. Desired design
elements may include: pedestrian-oriented design, landscaping, sustainable design,
greater utilization of new technologies in building design, special construction materials,
stormwater management, or open space preservation;

(4) Ensure high quality of design and design compatible with surrounding land uses,
including both existing and planned;

(5) Maintain or improve the efficiency of public streets and utilities;

(6) Preserve and enhance site characteristics, including natural features, wetland
protection, trees, open space, scenic views and screening;

(7) Allow for mixing of land uses within a development;

(8) Encourage a variety of housing types, including affordable housing; and

(9) Ensure the establishment of appropriate transitions between differing land uses.”
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Public Hearings 

Planning Commission 

City Code Section 121-61 requires that a public hearing for review of the major subdivision-
preliminary plat be held by the Planning Commission. Minnesota State Statutes Section 462.355 
requires the Planning Commission hold a public hearing for review of the Comprehensive Plan 
amendment. 

The public hearing notice was published in the Laker on November 22, 2025 and posted on the 
City Hall bulletin board on November 18, 2025 and on the City website on November 21, 2025. 
The public hearing notice was mailed to all affected property owners in the project area or 
located within 350 feet of the proposed major subdivision-preliminary plat per Hennepin 
County property information on November 19, 2025. Information about the project was also 
posted on the front page on the City’s website under City News on November 21, 2025. 

City Council 

According to City Code, the City Council is required to hold the public hearings for review of the 
rezoning, conditional use permit, and major subdivision-preliminary plat (Sections 129-34, 129-
38 and 121-61).   

Public Comments Received  
Comments or emails received by 9:00 a.m. on Wednesday, November 26, 2025 were included 
in the Planning Commission agenda packet for the December 2, 2025 Planning Commission 
meeting. Comments received after that time will be presented to the Planning Commission at 
the meeting. Information submitted will be made part of the public record. As of the packet 
preparation, no comments regarding these subdivision and land use applications have been 
received.  

STAFF / CONSULTANT / AGENCY / UTILITIES REVIEW 
Copies of the request and supporting materials were forwarded to involved departments, 
consultants, agencies, and private utilities for review and comment on October 10, 2025, 
November 4, 2025, November 7, 2025, and November 25, 2025.  The Notice of Planning 
Commission public hearing was sent out on November 19, 2025.  A summary of the comments 
received is provided below. Please note that the applicant did provide updated information in 
response to comments on November 24/25, 2025. These updated materials are still under 
review and additional comments from staff, agencies, and utilities may be forthcoming. 
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The City distributed the proposed Comprehensive Plan Amendment (CPA) for 60-days of 
adjacent and affected agency review. The 60-day review period of the CPA as required by 
statute and the Metropolitan Council is December 9, 2025. To date the City has received 
responses of no concern from the following agencies: City of Minnetrista, Three Rivers Park 
District, City of Shorewood, MnDot, and Hennepin County.  

Chris Remus, Metropolitan Council Environmental Services (MCES).    Metropolitan Council - 
Interceptor Engineering has no facilities near the property in question and will be providing no 
comments relating to this project.  Others departments within the Metropolitan Council may 
still provide comments if deemed necessary. 

Ryan Toot, MN DNR Area Hydrologist 
The Area Hydrologist provided comments noting that the applicant had not provided 
information on open space, including development agreement language and the legal 
mechanism for protecting the open space. Additionally, comments noted the proposed 
lakeshore side deck/patio on the amenity building encroaches approximately 50% into the 
OHWL lakeshore setback.  

Veronica Sannes, Minnehaha Creek Watershed District (MCWD) 
Upon reviewing the application, MCWD requested the applicant contact MCWD for further 
information and to discuss the potential applicable district rules, including: 

• Erosion and Sediment Control Rule: the proposed development appears to disturb more
than 5,000 square feet of land or excavate or grade more than 50 cubic yards, requiring
an Erosion and Sediment Control permit.

• Stormwater Management Rule: The proposed project increases impervious surface by
36.1%, requiring stormwater management. Due to the scale of the project, the scope of
treatment would likely include management of the entire site’s impervious surface rate
and control. The project proposes using three infiltration basins to address this
requirement. All proposed impervious surface must be routed to a basin before
discharging-site or volume reduction credits must be obtained. Soil borings will be
required. It is recommended that the single-family homes be included in treatment
design.

The applicant is encouraged to communicate with MCWD in regards to their plans for obtaining 
the required permits.  

After receiving comments, the applicant has met with MCWD staff and an application has been 
started. The project has a permit number issued and the applicant is aware that they need an 
erosion control and stormwater permit from MCWD. 
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Carla Stueve and Christina Neel, Hennepin County 
Hennepin County recognized the additional right-of-way for Bartlett Boulevard (County Road 
110) being proposed in the plat. The access proposed is allowed but noted that turn lanes will
be required to promote safe and efficient traffic operations. Revisions were requested to show
the full limits for CSAH 110 pavement improvements.

Relative to stormwater, a revision to the stormwater modeling was requested. In addition, an 
existing culvert in the area has been damaged so it was requested that the developer install a 
band on the outside of the pipe to cover the damage when a new manhole is installed. Relative 
to the manhole, a drainage easement is requested. The County noted that the design may need 
to be adjusted to meet slope requirements and that the developer should be sure that the 
grate casting be sufficient to take surface drainage. The County also noted that no ponding is 
allowed within the county right-of-way, that the existing drainage pattern shall not be altered 
without approval and a permit is needed for construction within the right-of-way. 

The County also provided two comments on the landscape plan. One is a recommendation for 
an ISA-certified arborist to ensure proper pruning of all trees. The second is to reconsider the 
proposed Parkland Pillar Asian White Birch as it is a species not resistant to bronze birch borer. 
If it is to be used, it should be given shade from hot afternoon sun and moist soils to reduce 
tree stress.  

Thomas Tully, Lake Minnetonka Conservation District (LMCD)  
LMCD advised the applicant that the approximately 120 ft of shoreline does not qualify the 
property for a Multiple Dock License. Residential Multiple Dock Licenses require a minimum of 
250 ft of shoreline. The property falls into the unlicensed category which follows standard 
LMCD regulations for docks and watercraft storage. The LMCD outlined the approximate 
Authorized Dock Use Area on the survey and shared it with the applicant via email. There is a 
maximum of 1 watercraft per 50 ft of shoreline regardless of ownership within the Authorized 
Dock Use Area, which would limit the number of watercrafts for this site to 2, or there can be 
up to 4 watercrafts located within the Authorized Dock Use Area if all watercrafts are owned 
and registered to the property owners.  

Additionally, LMCD provided comments in regards to the applicant narrative, which suggested a 
boat rental option for residents. No rental watercrafts are allowed to load or unload watercraft 
at residential properties located on Lake Minnetonka unless the watercraft is operated by the 
person who owns or is renting the residential property. There would need to be a non-
residential pick-up site for the rentals if this is pursued. 

The applicant is in communication with LMCD to identify dock location. The presumed 
configuration of docks is one dock with two slips.  
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Matt Bauman, City Engineer 
The City Engineer provided two rounds of comments to the applicant. The first set of comments 
were provided in a letter dated October 24, 2025 and the second were provided to the 
applicant on November 18, 2025. Comments pertained to placement of utilities, adequate 
utility easements, location of trees and retaining walls in relation to pipes and utilities, HOA 
responsibilities for maintenance, and stormwater management.  
 
The November 18 comments asked for additional information on fire truck turning movements 
and adjustments to drainage and utility easements.   
 
The applicant responded to Engineering comments with updated plan sets provided November 
3, 7, and 24, 2025. The City Engineer noted that the applicant had addressed many of the initial 
comments in the October 24, 2025 letter. The applicant has provided additional information as 
requested by the Engineer in the November 18, 2025 comments.  
 
Tim Sorenson, City Consulting Surveyor 
A surveyor from the City’s engineering consulting firm Bolton & Menk, Inc. reviewed the plat. 
The applicant shall revise the plat and utility plans for consistency as there are different 
easement layouts between the plat and the utility plan. It was also noted that the condominium 
building will become a common interest community (CIC). These CIC documents will be 
required to be submitted for review and acceptance by the City Attorney. 
 
Gregory Pederson, Fire Chief, Mound Fire Department 

Initial review of the plans revealed a number of standards from the Minnesota State Fire Code 
that are not adequately addressed in the North Pointe at Halsted Bay plans. The City of Mound 
and the City of Minnetrista have both adopted the Minnesota State Fire Code, and therefore 
any proposed development must comply with State Fire Code. The major concerns identified 
pertain to the design and configuration of fire apparatus access roads, fire department 
connections, and fire hydrant locations, and overall emergency response plan requirements. 

After receiving comments, the applicant met with the Mound Fire Chief Gregory Pederson and 
St. Boni Fire Chief Eric Anderson to review and address the identified concerns. The applicant has 
updated site plans to address fire road access issues.  
 
 
DEVELOPMENT SUBMITTAL REVIEW 
Comprehensive Plan Amendment  

The 2040 Comprehensive Plan guides the site as Medium 

Proposed Comprehensive  
Plan Amendment 7



Density and Low Density Residential. Low Density Residential allows for a density range of 1 to 
6 units per acre with attached and detached single family dwelling units. Medium Density 
Residential allows for densities ranging from 7 to 12 units per acre and includes townhomes, 
row houses, and existing senior living facilities.  

The property at 6639 Bartlett Blvd is currently guided as Medium Density Residential, with the 
other three properties guided for Low Density Residential. The applicant is requesting a 
comprehensive plan amendment to guide a 0.82-acre portion of the existing Medium Density 
Residential area to Low Density Residential (shown as #1 on the map), and to guide 0.58 acres 
of Low Density Residential to Medium Density Residential (shown as #2 on the map). This 
amendment would result in the condominium building to be guided as Medium Density 
Residential and the townhouse building, single family home, and amenity building as Low 
Density Residential. 

With the proposed amendment to the Comprehensive Plan, the Mound portion of the 
subdivision will contain 1.25 acres guided for Medium Density Residential and 2.04 acres guided 
for Low Density Residential. The proposed density for the medium density area is 7.2 units per 
acre, meeting the City’s Comprehensive Plan density range of 7 to 12 units per acre. The 
proposed density for the Low Density Residential area is 2.45 acres, which falls within the 
Comprehensive Plan density range of 1 to 6 units per acre.  

The Planning Commission is advised that the Metropolitan Council has informed the City that at 
this time their policy is to include the portion of the right-of-way being dedicated for Bartlett 
Boulevard (County Road 110) as directed by Hennepin County in the calculation of density. The 
inclusion of this right-of-way decreases the density of the condominium building under the 
required 7 units per acre for the Medium Density Residential land use category. According to 
the City’s sector representative, the Metropolitan Council is currently in the process of revising 
its policy to allow infill/redevelopment, such as this project, to exclude right-of-way dedication 
from density calculations. It is anticipated that this policy will be under consideration in 
February of 2026. The applicant has been advised that it is recommended that the 
Comprehensive Plan Amendment be submitted to the Metropolitan Council by the City after 
the policy has been revised.  

Rezoning Application (Sec. 129-34) 

The applicant is proposing that the entire property to a R-3 shoreland planned unit 
development (PUD). While the single-family home is permitted within that district, the 
townhouse and condominium buildings will need a conditional use permit. It should be noted 
that the R-3 district requires that a single-family home follow the standards of the R-2 district. 
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Preliminary Plat (Sec. 121-61 through Sec. 121-64) 

The Mound portion of the North Pointe at Halsted Bay project encompasses a site that is 3.29 
acres in size. The plat reconfigures the existing lots at 6625, 6627, and 6639 Bartlett Boulevard 
and the property with PID 22-117-24-43-0028 into the following lots within Block 1 of the 
subdivision “North Pointe at Halsted Bay”: 

Lot Use Size (sf) 

1 Condominium 54,335 

2 Townhouse – shared  27,113 

3 Townhouse – individual unit 3,039 

4 Townhouse – individual unit 2,592 

5 Townhouse – individual unit 2,592 

6 Townhouse – individual unit 3,039 

7 Single-family home 31,982 

8 Amenity building 18,251 

The plat dedicates right-of-way for Bartlett Boulevard as directed by Hennepin County, as well 
as right-of-way for the east end of Halstead Avenue to provide access to the amenity building 
and the proposed single-family home on Lot 7. As required by the City Code Chapter 121 
Subdivisions, the applicant has identified drainage and utility easement around the individual 
parcel perimeters. 

Conditional Use Permit (CUP) for a Shoreland Planned Unit Development (PUD) and to allow 
multi-family and townhouses in the R-3 zoning district. 

The conditional use permit (CUP) is the method by which the City approves PUDs. The 
conditional use permit allows the City to establish conditions that the development should 
meet to ensure that it fits its location. In addition to a CUP for a shoreland PUD, a conditional 
use permit is also needed to allow townhouses and multi-family residential in the R-3 zoning 
district.  

Use (Sec. 129-135) 

Permitted uses in PUDs shall generally be consistent with the permitted or conditional uses of 
the underlying district. However, a PUD district can include alternative uses to the permitted 
uses of the underlying district, subject to the approval of the City Council as part of the 
established PUD. The proposed 9-unit condominium building and 4-unit townhouse building are 
considered conditional uses, while the single-family home is a permitted use.  

In addition to the residential uses, the applicant is proposing to construct an accessory building 
(called Dock House/Beach House/Beach Club in the plans) that will serve as an amenity for 
residents of both the Mound and Minnetrista sides of the development. While the accessory 
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building is on its own lot, it does serve as an accessory building for the entire development and 
can be allowed through the PUD.  The amenity building will include a kitchen, indoor seating 
and dining areas, restrooms, and off-season storage below-grade. There will also be two 
exterior patios, one on the west side of the building and one on the lakeshore side of the 
building. Per the applicant narrative, the HOA agreement will limit hours of use for the amenity 
building to between 9:00am and 9:00pm. The amenity building is located adjacent to single-
family residential properties on both the east (Mound) and west (Minnetrista) side.  

As part of the PUD, the applicant is requesting the City Council approve the use of the proposed 
amenity building as a sales office until the completion of the development. The applicant 
narrative indicates the office will be used between the hours of 8:00am and 6:00pm.  

Lot Size and Site Plan (Sec. 129-103) 

The development site size meets one-acre minimum required size for a PUD. Additional 
minimum lot requirements are defined in the R-3 base district. Similarly, base district setbacks 
from the R-3 district are identified below to compare with the proposed setbacks. As this is a 
PUD application, the City Council can allow for flexibility from the base district requirements.  

9-Unit Condominium Building 

The proposed lot size for the 9-unit condominium building meets the minimum lot size and 
width requirements in the R-3 district. The applicant is proposing reduced yard areas for all 
yards and a slightly reduced area between the townhomes and the 9-unit condominium 
building. The following table summarizes the proposed setbacks that are being requested to be 
allowed through the PUD. Note that the applicant did not list all of the setbacks so the 
proposed setbacks are Staff measurements that need to be confirmed:  

 Required Proposed 

Minimum lot size 22,000 sf 54,410 sf 

Minimum lot width 120 ft 240 ft 

Front yard (minimum) 76 ft – which is 1.5 times 
building height  

71 ft 

Side yard (minimum) 50.75 ft – which is the 
height of the building 

40 ft 

Rear Yard (minimum) 50.75 ft – which is the 
height of the building 

20 ft 

Distance between multiple-
dwelling structures 

80.4 ft – which is a 
distance equal to the sum 
of their respective heights  

76 ft (to townhouse 
building); 74 ft (to 
Minnetrista building) 
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4-Unit Townhouse Building 

The proposed townhouses meet the requirements for minimum lot size and yards as defined in 
the base district standards for R-3. 

 Required Proposed 

Building height 35 ft  29 ft 8 inches  

Minimum lot area  
(4-unit structure) 

18,000 sf (4,500 sf/unit) 29,511 sf for the entire lot 

Front yard (minimum) 30 ft 56 ft 

Side yard (minimum) 20 ft  62 ft (east); 68 ft (west) 

Rear Yard (minimum) 20 ft 20 ft 

Single-Family Lot 

The single-family lot is proposed to be developed separately from the other structures in the 
development. At 32,013 square feet, the proposed lot meets the minimum 10,000 square feet 
in the shoreland district. At the time of building permit, the proposed single-family home will 
need to meet setback requirements for an R-2 riparian lot.  

Amenity Building  

Per City Code Sec. 129-194, accessory buildings shall not exceed 1,200 square feet with a site 
total max total of 3,000 square feet or 15% of lot size, whichever is less. As part of the PUD, 
flexibility for the accessory building size is needed and the City needs to determine that the 
proposed setbacks are appropriate. The amenity building, which is 1,682 square feet,  is 
proposed to be setback 30 ft from the east side lot line and the patio on the west side is setback 
18 ft from the west side property line. The patio is approximately 27 ft from the existing single-
family house located to the west. The building is located at the 50 ft OHWL setback, but the 
majority of the patio on the lakeshore side of the building is located within the OHWL setback, 
which does not meet shoreland requirements.  

 

Shoreland Planned Unit Development 

Site Suitability (Section 129-387) 

As part of its shoreland regulations, City Code requires projects to be evaluated for density. To 
evaluate density in the shoreland district, a tiering method is used. The property is divided into 
tiers based on the type of the lake. Lake Minnetonka is a general development lake and 
therefore has a first-tier interval of 200 ft from the Ordinary High Water Level (OHWL) and 
second and third tier intervals of 267 ft. The allowed base density in each tier is determined by 
dividing suitable land by the minimum lot area for single-family dwellings of 10,000 ft. Density 
may be transferred from any tier to another tier further from the water body.  
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The allowed base densities and proposed densities for this site are shown below. Clarification is 
needed from the applicant that they have removed the bluffs from the total area provided. 
Based on the tiering information provided to date, the proposed number of units allowed in 
each tier meet the City’s regulations. 

Tier 

Total 
Area 
(sf) Maximum Units Allowed* 

Proposed 
Units 

Excess Units that 
can be transferred 

to the next tier 

1 41,873 4.19 1.00 3.19  

2 72,149 10.4 (7.21 base/3.19 from Tier 1)  5.50 4.90 

3 40,172 8.92 (4.02 base/4.90 from Tier 2) 7.50 1.42 

*Maximum units allowed within a tier is determined by dividing the suitable area by a base density of 10,000 
square feet.  

Bluff (Section 129-395) 

A bluff has been identified on the site. Given the previous use of this site as a former 
manufactured home park, it is recognized that the bluff conditions were previously altered.  
The shoreland regulations require that all structures be setback 30 feet from the top of a bluff 
for new development. The grading and drainage plan show that there is a bluff located to the 
west of the townhouse building. The street and site plan reference a short 10-foot top of bluff 
setback area at the northeast corner of the townhouse parcel. There are no structures in that 
vicinity. The path and stairs connecting the lakeshore to the townhouse and condominium 
buildings is between the bluff and the townhouse building. Flexibility from the bluff 
requirements can be allowed with the PUD.   

 

Open Space (Section 129-387) 

The planned unit development requires 50% of the site to be open space. Additionally, 70% of 
the shore impact zone area (25’ from the OHWL) must be preserved. The applicant has not 
provided calculations demonstrating the available open space on the site. Based on the survey, 
it appears that the applicant meets the requirements for preserving a minimum of 70% of the 
shore impact zone. Staff is seeking clarification from the applicant on these calculations and will 
be providing updated information at the Planning Commission meeting. 

 

Unit Size (Sec. 129-199)  
The City has established minimum unit sizes for its residential developments. All units will be 
larger than the required 760 and 880 square feet.  
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Building Height (Sec. 129-137) 

The R-3 district establishes a maximum building height of 35 feet or 3 stories for the 
condominium building and 35 feet or 2.5 stories for the townhouse building. The applicant has 
submitted preliminary building height calculations that need to be confirmed. As shown in the 
table below, the applicant submittals indicate that the townhouse and amenity building heights 
align with R-3 standards, while the 9-unit condominium building exceeds the R-3 requirements. 
The PUD can be used to grant flexibility to building height standards.  

 

 9-unit Condominium 
building 

Townhouse 
building 

Amenity 
Building 

Building Height 50' – 3 3/8" 29’ - 8” 17’ - 7" 

 

 

Minimum Required Construction Elevation 

The zoning ordinance requires the minimum low floor elevation for structures to be 
constructed at the Regulatory Flood Protection Elevation of 933.0 unless a more restrictive 
elevation is required. The proposed ground floor elevation shown on the site plan for the 
amenity building is 946.0.  The townhouse building has a lowest floor elevation of 972.0 and the 
9-unit condominium building has a garage floor elevation of 983.0. All buildings meet the 
minimum requirement. 

Parking, Access, and Circulation (Section 129-323) 

Access 

The proposed 9-unit condominium building and 4-unit townhouse building will be accessed via 
a driveway from Bartlett Boulevard. This driveway also extends to the west through Minnetrista 
to Halstead Avenue.  

The single-family home lot and amenity building are accessed via the extension of Halstead 
Avenue to the east. There is no vehicular connection between the condominium and 
townhouse buildings on the top of the hill to the single-family lot and amenity building near the 
lake.  

Parking  

The 9-unit condominium building will have to provide parking in a below-grade parking deck 
that is accessed on the east side of the building. Each unit will include 2 spaces of parking in the 
garage. There are also seven parking spaces shown outside the building. The applicant should 
confirm these are guest parking spaces and whether they are dedicated to the condominium 
building or if guests of the townhouse building can use them as well. No loading areas are 
shown for the building. 
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Each townhouse unit shall include a private two-car garage and driveway. Townhouses require 
2 parking spaces per unit, so the proposed design meets the parking requirements. The plans 
do not show any additional visitor spaces for the townhouses.  

The amenity building has 9 parking spaces on the north side of the building. These spaces are 
accessed via Halstead Avenue. In the narrative, the applicant indicates that it is assumed many 
residents will walk to the amenity building.  

Pedestrian Connections 

There are proposed trails and stairways connecting the multi-family building, townhouses, and 
amenity building on the site. The site plan shows these trails as 6’ wood chip trails with stairs. 
The plans also show a sidewalk on the north side of Halstead Avenue which will provide access 
for residents on the Minnetrista portion of the development.  Discussion about alternate 
material for the trails should be discussed with the applicant.  

Trash/Recycling 

The applicant has indicated in the site narrative that trash and recycling will be housed in the 
interior of the condominium and townhouse buildings. The applicant has indicated on the site 
plans that there is a trash enclosure on the northeast side of the amenity building.  

Snow Storage 

The applicant has not provided any information regarding snow storage on the site. 

 

Landscaping (Sec. 129-317) 

The applicant has submitted a landscape plan that shows an intention to preserve existing trees 
along the property lines. Approximately 47% of on-site trees are proposed to be saved. 19 new 
trees are proposed to be located in a cluster near the entrance, along the west edge of the 
condominium and townhouse buildings, in front of the townhouse building and then along the 
western property edge of the amenity building. The applicant has also provided foundation 
planting plans for the condominium building, townhouse building, and amenity building. 

The proposed landscape plan has been reviewed by the City’s consulting Landscape Architect. 
The proposed tree species selection is appropriate and the proposed sizing meets City Code 
requirements. The following are concerns raised in the landscaping plan review that shall be 
addressed: 

• The landscape plan shall be revised to use a native ornamental grass cultivar in place of 
the Miscanthus sinensis ‘Purpurescens’ Flame Grass. Flame Grass can be 
aggressive/invasive and is not advised to be used this close to a lake. 

• Clarification should be provided about whose responsibility it will be to install the trees 
on the single-family lot. 
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• Grading is pretty severe, with more than 10 feet of cut proposed in some places. The 
applicant shall provide spot elevations for the buildings or a separate grading diagram 
with better labels for existing topo lines to make grading more clear. 

• Some trees proposed to be removed are hidden beneath the proposed building 
footprints. There should be an export of the tree preservation plan that clearly shows all 
trees proposed for removal. 

• Some trees which are identified for removal appear that they could possibly be 
preserved. For example, trees south of the SW corner of the 4-unit townhouse 
structure. A clearer grading plan with existing and proposed contours labeled is needed 
to confirm. 

• The numbers for the existing trees are blurry and too small to read in places. The plans 
should be re-exported with clear numbers and a key provided that identifies what the 
species and size of each tree is. In addition, without a key that shows species and caliper 
inches of each tree, it cannot be determined whether or not the trees they are intending 
to preserve have enough of their critical root zone protected from grading impacts.  

• Some of the tree protection fencing shown overlaps the proposed grading, such as at 
the boulder retaining wall east of the condominium building. No grading should be 
conducted within critical root zones of trees to be preserved. If the applicant is installing 
a retaining wall within the root zones, these trees may not survive. Clarity is needed 
before the tree preservation plan can be accepted. 

• Clarification is needed relative to the runoff from the proposed amenity building as 
runoff should be handled on site. If changes are needed, revisions may also need to be 
made to the proposed screening.  

 

Glare (Sec. 129-318) 

Lighting for the development needs to meet the requirements of City Code Sec. 129-318 which 
reads as follows: 

“In all districts, any lighting used to illuminate an off-street parking area, sign, or other structure, shall be 
arranged so as to deflect light away from any adjoining residential zone or from the public streets. Direct 
or sky reflected glare, where from floodlights or from high temperature processes such as combustion or 
welding, shall not be directed into any adjoining property. The source of lights shall be hooded or 
controlled in some manner so as not to light adjacent property. Bare incandescent light bulbs shall not be 
permitted in view of adjacent property or public right-of-way. Any light or combination of lights which cast 
light on a public street shall not exceed one footcandle (meter reading) as measured from the centerline of 
said street. Any light or combination of lights which cast light on residential property shall not exceed 0.4 
footcandle (meter reading) as measured from said property line.” 

 Additional information regarding lighting is required. 
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Screening and Buffering (Sec. 129-316) 

Screening is required around the parking area of the amenity building as the off-street parking 
area contains more than four parking spaces and is within 30 feet of an adjoining residential 
zone. The applicant is proposing to use landscaping along the east and west property 
boundaries to provide screening to adjacent uses. Note that all required screening shall be 
located on the lot occupied by the use, building, facility, or structure to be screened.  

 

Utilities 

1. Public water is available along Bartlett Boulevard and along Halstead Avenue in 
Minnetrista. Sanitary sewer will be connected to on the Minnetrista side via Halstead 
Avenue.  

2. The MCES SAC charge for the project shall be determined as part of final plat which shall 
be the responsibility of the applicant. A MCES Sewer Availability Charge determination 
letter shall be provided by the applicant.  

3. Sewer and watermain area trunk charges for the project shall be determined as part of 
the final plat. The current trunk charge for sewer and water, per unit, are $2,000.00 
each.  

4. Sewer connection and water connection fees shall be determined as part of the final  
plat. The current sewer connection and water connection fees are $240.00 each.   

 

Stormwater 

MCWD is the permitting authority for stormwater management. The applicant has submitted a 
Stormwater Management Plan, which will be reviewed by MCWD subsequent to City of Mound 
consideration. According to the MCWD rules, the project will not be able to have runoff rates 
exceed existing conditions for specific storm events, water quality will be needed, and 
stormwater runoff volume must be reduced for all new and reconstructed impervious surfaces.  

Stormwater is proposed to be managed by on-site infiltration ponds on the Minnetrista side of 
the development.  
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The applicant is proposing 34% impervious surface coverage for the site. Similar to density, 
impervious surface in the shoreland is calculated using a tiering system. There is a maximum of 
30% impervious surface allowed in Tier 1 and impervious surface across the entire site cannot 
exceed 30%. Below is a table of the proposed impervious surface amounts in each tier. The PUD 
can be used to grant flexibility for impervious surface.  

 

Tier Total Area (sf) Impervious Surface Area (sf) Percent 

1 41,873 12,525 29.9% 

2 72,149 23,185 32.1% 

3 40,172 15,900 39.6% 

 

Park Dedication 
As provided by City Code Sec. 121-121, a park dedication fee, in lieu of land dedication is 
recommended by Staff. The required park dedication amount shall be determined as part of the 
final plat. The code requires the submittal of 10% fee for park fee dedication. For the purpose 
of calculating park dedication, the City will use the current market value of the land as 
determined by Hennepin County. 
 
Signage 

The applicant has not included any signs in the proposal. If any signs proposed for the project, 
they will need to meet sign requirements of City Code Chapter 119 (signage) and information is 
requested to be provided so it can be reviewed along with the submitted applications.  

 

RECOMMENDATION 

At this time, no Staff recommendation is being provided given the complexity of the 
development and proposed flexibility being sought with the PUD. In addition, revised 
information was just received on November 24th / November 25th and 
staff/consultant/agencies/utilities have not had sufficient time to review and provide updated 
comments. Staff recommends that the Planning Commission receive the presentation from 
Staff; hold the required public hearing; discuss and identify questions that need to be 
addressed; and then table consideration of the major subdivision-preliminary plat and land use 
applications to the January 6, 2026 Planning Commission meeting.   
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CITY COUNCIL REVIEW 

City Council public hearings and meeting dates for review of the project applications have not 
been set and will be scheduled following the Planning Commission’s review and 
recommendation on the submitted applications/requests following completion of required 
publication and notification requirements.   
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November 24, 2025

City of Mound Re: Applicant Narrative - Updated 

Attn: Sarah Smith 

2415 Wilshire Blvd 

Mound, MN, 55364 

Dear Ms. Smith, 

We are excited to collaborate with the City of Mound (and Minnetrista) on our proposed housing development 

that will be called North Pointe at Halsted Bay. The project is all owner-occupied housing and includes new 

housing choices for residents of Mound and Minnetrista.  

Within the city of Mound, the project will include:  

• 4 luxury townhomes,

• A three-story, nine-unit condominium building and

• a shared amenity building at the edge of Lake Minnetonka, Halsted’s Bay (the Beach Club).

• (The single-family lot in the SE corner of the site is being developed individually by that home owner.)

Building Exteriors:  

The building exteriors will include stone, metal siding, wood-look metal siding and fiber cement siding with a 

repeated stylistic theme to the multiunit buildings and architectural variety on the Minnetrista side for the single-

family buildings adding character and more able to suit individual exterior expressions, while still being of high 

character and finish.  All condominium and townhouse buildings house their trash and recycling on the interior of 

the buildings. 

Site Development:  

Site improvements are made for access drives, guest parking, landscaping improvements including removing 

invasive trees and planting new trees and landscaping in the building areas in addition to maintaining the natural 

vegetation and bluff areas as they are. They also include pervious paths and wood stairs giving pedestrian access 

options to the amenities and rest of the site.  

Beach Club (Association Amenity Building on the lake) 

The Beach Club building is the homeowner’s association shared amenity building. It includes indoor seating and 

dining areas, a kitchen, restrooms and off-season storage below grade. The exterior is a series of small outdoor 

patios that terrace down to the lake and are intermingled with landscaping and provide beach access. The 

building has a small convenience parking lot off Halstead Avenue with nine parking spaces. The project will 

introduce new screening to the neighboring property to the west via an improved fence and coniferous tree 

screening. To the east, the building nestles into the grade which climbs 10+ feet to provide visual separation. The 

parking area will be screened as well from the properties to the east and west.   

Access to the Beach Club will be via sidewalks largely on the Minnetrista side and pervious walking paths and 

wood stairs from the Mound side as well as limited vehicular access. Activities at the Beach Club are largely small 

gathering oriented and limited hours will be written into the housing association documents, currently scheduled 

from 9am to 9pm. 

At the beginning of the project, the Beach Club building will be used as an office for the sales staff to greet 

potential buyers during normal business hours (8-6). This will not require any special construction, they will just 
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be using the space as a meeting area as it will be the first structure constructed on site following all site approvals 

and permits are obtained. 

Trash and recycling for this building is located in a screened enclosure on the east side of the building and shown 

on the site plan.   

 

Townhouses and Condominiums:  

The townhouse and condominium buildings have units that are graciously sized for 3 bedroom plus homes and 

provide a minimum of 2 parking spaces per unit plus guest parking. The condominium building is built into the 

sloping site to minimize its profile, hide the garage and keep the highest density of use on the site on the HWY 

110 side of the site at the northern end.  

 

 

Sincerely, 

 

 
 

Sheldon Berg 
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2415 Wilshire Boulevard 
Mound, MN  55364 
(952) 472-0604

City of Mound 

Memorandum 

To: Planning Commission  

From: Sarah Smith, Comm. Dev. Director 

Date: November 26, 2025 

Re: 2025 Work Plan Project – Exterior Storage – Continued from November 18, 2025 
Special/Rescheduled Meeting 

Summary.  Review of exterior storage was included in the 2025 Planning Commission’s work 
plan list.  As requested at the November 18th meeting, Staff requests review/discussion from 
the Planning Commission at its December 2nd meeting related the specific areas of the City 
exterior storage regulations the Planning Commission would like to evaluate so Staff can 
prepare a report/study to be brought back to an upcoming meeting. 

The exterior storage regulations are included in City Code Sec. 129-314 and have been 
included as an attachment.   
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