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AGENDA
TOWN OF MAY

PLANNING COMMISSION
May 29t 2025 at 7:00 p.m.

13939 Norell Ave. N.
Stillwater, MN 55082

1. Call to order

a) Review and approval of meeting minutes from February 27", 2025.

2. Public Hearing. Preliminary Plat
a) 14926 Paul Ave. Estate of David Johnson. Trustee, Glenn Johnson

3. Public Hearing. Subdivision, Minor Preliminary Plat
a) 16420 Orwell Rd. Annette Glamos

4. Public Hearing. Lot Averaging, Overlay & Minimum Lot Size Comp Plan &
Ordinance Amendment



TOWN of MAY
WASHINGTON COUNTY, MINNESOTA
OFFICIAL PLANNING COMMISSION MINUTES
February 27, 2025

The Planning Commission for the Town of May held its regular monthly meeting on Thursday,
February 27", 2025 at the May Town Hall. Members in attendance were Chair Chad Nelson, Ted
Nesse, Mitchell Otterson, Dave Langer and Dave Mandel. Also present was Town Planner Nate
Sparks and Town Clerk Bobbi Hummel. Members Lester Ryden and Dave Ubel were absent. Chad
Nelson called the meeting to order at 7:00 p.m.

Minutes from January 30, 2025, Planning Commission Meeting.
Motion by Nesse, seconded by Nelson to approve minutes from the January 30, 2025 meeting. All
in favor. Motion passed.

Public Hearing. Rural Residential District Study

Nelson updated that overall framework of this ordinance was presented at the January Board meeting
and he received positive feedback. The direction was to collect additional public input tonight and
provide a final draft for the Board next week.

Sparks reminds the Planning Commission members about the path to get where we are tonight,
including public comments and input, discussions and review of the current code, history of where
some older allowable uses originated, structure of the district, and how certain uses influence other
parts of the code. Several decisions were made and presented to the Board. With the approval from
the town Board, the draft ordinance is presented tonight.

Some changes include a change to the zoning ordinance — incompatable uses need to be removed
from the zoning district and perhaps moved into a new section. A new zoning district will be
created. Terminology was changed, and 16 different sections were updated.

Otterson asks if the changes effect any existing CUP’s upon renewal. Sparks indicates that it would
be reviewed/addressed at the time of renewal and there may need to be modifications.

Otterson remarks that perhaps parks may need more detail to limit a potential commercial operations
with the new zoning district. If this issue were to come up in the future, the township would look at
the size of the land and consider the yield plan allowance for the request. The township has the
ability to limit the size of the uses.

The reduction of home occupation/small business was limited to 2 employees due to complaints the
township has received with active small business permits. Outside storage is also limited.

The current cemetery in the township is guided/zoned in the new public institutional zoning district.

Nelson motions, seconded by Otterson to open the public hearing at 7:58p.m.

Official Planning Commission Minutes February 27, 2025



Residents in attendance expressed needs for more requirements/limitations surrounding outdoor
lighting and noise requirements, potential setback revisions, park uses, size of the cemetery, and dog
kennel allowances.

For clarification, with the new zoning district, an applicant would be required to go through 3
different processes to get approval and ensure it aligns with the new criteria. Sparks confirms, that is
true. It must be consistent with the comprehensive plan.

Nelson motions, seconded by Langer to close the public hearing at 8:25p.m.

The resort that is currently grandfathered/allowed in the township will be allowed to operate as a
resort for as long as the license at county level is kept current.

This draft, with minor changes from Planner Sparks, will be presented at the March 6™ Board
meeting for consideration. Specifically moving the cemetery use out of the rural residential district.

Langer motions to approve this draft ordinance and present it to the Town Board next week.
Seconded by Nesse. All in favor. Motion passed.

Meeting adjourned at 8:33 p.m.

Respectfully submitted by Bobbi Hummel.

ol Hpune
Bobbi Hummel
Clerk/Treasurer

Official Planning Commission Minutes February 27, 2025



WASHINGTON COUNTY

Est 1893 ™. ¢

PLANNING MEMO

To: Town of May Planning Commission
Town of May Board Chair and Supervisors

From: Nate Sparks, Town Planner

Date: May 23, 2025

Re: Minor Subdivision —14926 Paul Avenue, PID: 23.031.20.11.0001
Background

Glenn Johnson has submitted a minor subdivision Concept Plan for his property located at 14926
Paul Avenue. The site is currently 19.69 acres. The applicant seeks to divide the property into two
lots.

Applicant’s Proposal/Property Description

The site at PID 23.031.20.11.0001 is 19.69 acres. The existing home, barn, silos, and seven
outbuildings are located to the north 1/3 of the lot. The current land use is Rural Residential and in
the 2040 comprehensive plan it is still planned to be Rural Residential. The lot consists of agricultural
land, woodland area, and several existing structures including a house, a barn, seven outbuildings,
and two silos.

The buildings on the property sit in the north 1/3 of the lot and consist of a house (1,090 sq ft), two
150 sq ft silos (300 sq ft total), and a barn (2,768 sq ft). The seven accessory structures which are
listed as seen on the plat north to south, west to east, are 312 sq ft, 460 sq ft, 80 sq ft, 124 sq ft, 190 sq
ft, 104 sq ft, and 500 sq ft. The total square footage of existing buildings on the property is 5,928.

The designated access connects the property to Paul Ave N. and is south of the house.

Zoning and Density

The property is zoned RR- Rural Residential and the future land use for the property is guided for
Rural Residential in the 2040 Comprehensive Plan. The density of a minor subdivision shall be
determined by the lot yield calculation detailed herein this report. The Comprehensive Plan allows for
one unit for every 10 acres of property.

Subdivision Regulations
The applicant is proposing a Minor Subdivision. As such, there may be a division of the property into
two lots and no new roads are required.



Yield Calculation
A vyield plan calculation has been provided and is attached on the applicant’s concept plan. Generally,
the yield plan depicts:

Area 19.7
+ 10.0 acre density
1.97

The result is 1 ten-acre lot. Applying the “80% rule” to the 1.97 calculation will result in a 2nd lot
being granted. The next calculation is to determine the amount of buildable land:

19.7 acresdry land
-0 acres wetland
-.11 acres steep slopes
19.59 acres buildable land
+19.7 acres total area
99.4% percent buildable area

A buildable land percentage of 99.4 percent results in a buildable land factor of 1.
1 buildable land factor
X 2.0 base lots
2.0  (subject to rounding)

Therefore, the yield pan allows up to 2 lots for this property.

Lot Requirements
The following table illustrates the performance requirements for the Rural Residential District:

RR — Rural Residential District Minimum Requirements

Lot Area 2.5 Acres
Buildable Area (contiguous) 2.5 Acres
Lot Width 150 feet at the front yard

setback / 300 feet of public
road frontage

Front Yard Setback 40 feet
Side Yard Setback 20 feet
Side Yard Setback (Corner Lot) 40 feet
Rear Yard Setback 50 feet

Maximum Structure Height 35 feet




The existing home meets the front yard setback because it is over 50 feet from the roadway.
However, the survey notes that the property line is subject to a right of way dedication. The proposed
boundary after the dedication would put the house 20 feet from the property line.

The Northern lot, (Lot 1), is a corner lot that currently has driveway access on Paul Avenue but is
proposing the removal of this access and the creation of a new driveway access to the southeast of the
lot (or possibly Ostland Trail North) in the future. The southern lot, (Lot 2), has proposed an access
point onto Paul Ave. The applicant is not proposing any modification to the site other than a minor
subdivision.

Paul Avenue is a County Road and is subject to the requirements of Washington County.

Proposed Lots
The applicant is proposing two buildable lots. Lot 1 is 8.84 acres with 8.84 contiguous buildable
acres. Lot 2 is 8.81 acres with 8.81 contiguous buildable acres.

Access

The site is adjacent to Paul Avenue North and Ostlund Trail North. The current site has an access
point that leads from Paul Avenue N onto Lot 1. Ostlund Trail N runs along the northern boundary of
Lot 1 which is a corner lot. The new Lot 2 owner would have to apply for separate permission from
the Township for a driveway.

Septic Requirements/Soil Testing

Section 901.15.07 states that septic requirements of a minor subdivision shall satisfy the requirements
of Articles 305 and 505, as well as: platting to accommodate detached single-family dwelling lots
with individual septic tanks and drainfields, and conformity with performance standards of the
Minnesota Pollution Control Agency’s standards for Sewage Treatment Systems WPC-7080 and its
Appendices, or the INPCA standards in effect at the time of installation, and to the Town’s and
County’s Septic System Regulations.

The Minor Subdivision Concept states that a new proposed septic system would sit to the South of
Lot 2. The proposed septic area meets setback requirements. The plat does not detail the existing
septic system or its location in relation to required setbacks.

Section 901.04.19 states that applicant must provide soil testing results for the installation of both a
primary and secondary on-site sewage disposal system. Soil tests have been provided and found
loam, sand clay loam, silt loam, medium sand, medium loamy sand, loamy fine sand, and clay loam
on the property. All of which were found to be suitable for a future septic system.

Grading and Drainage
Per Section 901.04.19, the applicant must provide (a) drainage, grading, and erosion control plans and
(b) a Wetland delineation report and map.

The applicant has provided a wetland delineation report and map per 901.04.19. The report found no
wetland area on the property.



Accessory Buildings and Structures

The current buildings shown on the Concept Plan include a house (1,090 sq ft), two 150 sq ft silos
(300 sq ft total), and a barn (2,768 sq ft). The seven accessory structures and sheds which are listed as
seen on the plat north to south, west to east, are 312 sq ft, 460 sq ft, 80 sq ft, 124 sq ft, 190 sq ft, 104
sqg ft, and 500 sq ft. Section 705.05 details the general requirements, dimensional standards, and
setback requirements for accessory buildings.

Additionally, on parcels greater than two and one-half (2.5) acres and up to and including twenty (20)
acres, a maximum of two (2) detached accessory structures are allowed.

One (1) single story shed of up to two hundred (200) square feet is permitted in addition to the
number of accessory structures listed above, and the area of such shed shall not be counted in the total
square footage area of all accessory structures on a property.

The Town Code allows for the preservation of a farmstead when the resulting lot is 10 acres in size or
greater. The proposed property housing the buildings will be only 8.84 acres. Therefore, the
applicant will need to either raze the accessory buildings on site (to get below 2,500 square feet) or
increase the size of the lot to 10 acres.

Preliminary Plat Review
The Planning Commission shall make its recommendation to the Town Board, and the Town Board
shall evaluate the plan based on the following:

1. The consistency of the Preliminary Plat with the goals, objectives and policies of the
Town’s Comprehensive Plan.

2. The consistency of the Preliminary Plat with the purpose of the Town’s subdivision
ordinance.

3. The compliance of the Preliminary Plat with the development standards of the Township
subdivision ordinance and regulations.

4. The preservation and management of open space, if any, defined by the Concept Plan.

Recommendations

The two proposed lots generally meet the Town’s requirements. The existing lot has structures that
will not be meeting setback requirements but they are existing structures. Lot 1 has more structures
than are permitted. The applicant can either remove the excess structures or shift property from Lot 2
to Lot 1 to make Lot 1 10 acres in size. If it were 10 acres in size, it would qualify for the “farmstead
exemption” in Section 705.05.G.

The applicant proposes some sort of an agreement with Washington County related to the right-of-
way dedication. As of today, the Town has not heard from Washington County if they find this
agreement acceptable. If they do not, the plan will need to be adjusted.

Town Discussion. If Town Officials find that the plan is generally acceptable, it may be approved.
Any approval should be done with the following conditions:



All comments from the Town Engineer shall be addressed.

All comments from the Town Attorney shall be addressed.

All comments from Washington County shall be addressed. Right-of-way must be
dedicated in the manner required by Washington County.

Park dedication shall be paid.

The applicant must either remove the accessory structures on Lot 1 to conform to code
requirements or adjust the lot sizes to qualify for the exemption in Section 705.05.G.

All other comments from the Planning Commission and Town Board shall be addressed.



YIELD PLAN CALCULATION
TOTAL PARCEL AREA = 19.69 ACRES
DRY PARCEL SIZE = 19.69 ACRES
BASE NUMBER OF LOTS = 19.69 / 10 = 1.97 LOTS (80% RULE) = 2 LOTS
NON BUILDABLE - >18% SLOPES = 0 ACRES,
WETLANDS = 0.0 ACRES (TBD)
EXISTING RIGHT OF WAY SHOWN= 1.79 ACRES
TOTAL = 1.79 ACRES
BUILDABLE = 19.69 ACRES - 1.79 ACRES = 17.9 ACRES
BUILDABLE LAND % = 17.9 ACRES/19.69ACRES = 90.1%
BUILDABLE LAND FACTOR = 1.0 (FROM TABLE)
NET NUMBER OF LOTS = 1.0 X 2.0 = 2 LOTS

*BUILDABLE LAND = LESS EXISTING RIGHT OF WAY, WETLANDS AND
SLOPES GREATER THAN 18%

@ PROPOSED AREAS:
TOTAL PARCEL AREA = 857,748 SQ.FT. / 19.69 ACRES

DEDICATED R/W FOR PAUL AVE. N. (COUNTY ROAD) = 67,808 SQ.FT. / 1.56 ACRES
DEDICATED R/W FOR OSLUND TRAIL. N. = 20,925 SQ.FT. / 0.48 ACRES

PROPOSED LOT 1 = 385,145 SQ.FT. / 8.84 ACRES
(BUILDABLE) = 8.84 ACRES

PROPOSED LOT 2 = 383,870 SQ.FT. / 8.81 ACRES
(BUILDABLE) = 8.81 ACRES

RESOURCE INVENTORY
1. TOTAL PARCEL SIZE = 19.69 ACRES
2. ACRES BELOW ORDINARY HIGH WATER LEVEL OF
ANY LAKE, RIVER OR STREAM = 0 ACRES.
3. THERE ARE NO WETLANDS WITHIN THE PARCEL
(SEE WETLAND NOTE)
EXISTING SLOPES SHOWN ON THIS SHEET
WOODLAND ACRES = 0.9
PRAIRIE ACRES = 0
AGRICULTURAL ACRES = 13.2
SCENIC VIEWS = NONE
FARM BUILDINGS AND SHED SHOWN.
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CALL BEFORE YOU DIG!

Gopher State One Call
“ TWIN CITY AREA: 651-454-0002

TOLL FREE: 1-800-252-1166
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LEGAL DESCRIPTION:

(AS SHOWN ON AVAILABLE TAX RECORDS)

The East 1/2 of the Northeast 1/4 of the Northeast 1/4 of Section 23,
Township 31, Range 20, Washington County, Minnesota.

|EASEM ENTS/ENCUMBRANCES:
(NO TITLE OPINION OR TITLE COMMITMENT WAS RPOVIDED THAT WOULD SHOW US

EASEMENTS OR ENCUMBRANCES OR RECORD. EASEMENTS MAY EXIST THAT ARE NOT
SHOWN)

The following is shown on County Parcel Mapping
Highway Easement per Doc. No. 578372 (AS SHOWN ON SURVEY)

Undefined Right of Way for Ostlund Trail N. *SEE R/W NOTE.

AREA:

TOTAL AREA AS SHOWN = 857,748 SQ.FT. / 19.69 ACRES.
INCLUDING 77,902 SQ.FT. 1.79 AC. OF ROADWAY EASEMENT.
SEE R/W NOTE.

|SURVEY NOTES:

1. BEARINGS ARE BASED ON THE WASHINGTON COUNTY COORDINATE
SYSTEM NAD 1983.

2. UNDERGROUND UTILITIES NOT SHOWN.

3. CONTOURS SHOWN PER LIDAR DATA OBTAINED FROM THE DNR MNTOPO
WEBSITE. NOT FIELD VERIFIED.

4. RIGHT OF WAY NOTE: FOR THE PURPOSE OF THIS SURVEY THE RIGHT OF
WAY WIDTHS FOR OSLUND TRAIL NORTH HAVE BEEN SHOWN TO BE 33
FEET FROM THE CENTERLINE OF THE TRAVELED GRAVEL SURFACE. THE
ACTUAL WIDTH OF THE RIGHT OF WAY MAY DEPEND ON USE. THE RIGHT
OF WAY SHOWN IS FOR REFERENCE PURPOSES ONLY. THE R/W FOR PAUL
AVENUE NORTH IS BY HIGHWAY EASEMENT AS SHOWN.

5. BUILDINGS SHOWN PER FIELD LOCATION DATED 3-25-25.

SEPTIC/WELL

SEPTIC TESTING FOR EACH LOT SHOWN BER SKETCH PROVIDED BY
BY ALL STATE SEPTIC SERVICES DATED 4-16-25. NOT FIELD
VERIFIED.

EXISTING HAND PUMP SHOWN ON SURVEY.

WETLANDS

SEE WETLAND REPORT BY JACOBSON ENVIRONMENTAL, PLLC,
DATED 4-19-25. NO WETLANDS DELINEATED ON THIS SITE.

LEGEND

FOUND CAST IRON MONUMENT
FOUND MONUMENT (AS NOTED)

SET IRON PIPE MARKED WITH MN LICENSE NO. 25718
CABLE TV PEDESTAL

~ BUILDING LINE
ELECTRIC METER

ELECTRIC TRANSFORMER BITUMINOUS SURFACE
GUY WIRE
POWER POLE CONCRETE SURFACE
GAS METER
TELEPHONE PEDESTAL uT UNDERGROUND TELEPHONE
SANITARY CLEANOUT oy OVERHEAD UTILITY
WATER WELL ua UNDERGROUND GAS
—x X FENCE

MAIL BOX

) UNIDENTIFIED MANHOLE % %TREES

fgi

Slopes Table
Number | Minimum Slope | Moxmum Slope | Color
| 12.00% 18.00%
2 18.00% 25.00%
2 25.00% aa.00% | Il

MAYWOOD

MEADOWS
PRELIMINARY PLAT

CONTACT:

Jonathan Lindstrom

RE/MAX Professionals
651-428-7080
www.JonathanLindstrom.com

TRUSTEE:

GLENN JOHNSON
GLENNPORT@MSN.COM
612-244-4730

CONTACT:

%

WASHINGTON
CCOUNNN T Y

TS S
T OWVWINSHIIP

|REVISIONS:
DATE REVISION
1-17-25 ISSUED
3-3-25 PRELIMINARY PLAT
3-11-25 ADDITIONAL R/W
4-23-25 REVISE
5-1-25 REVISED

| hereby certify that this plan was prepared by
me, or under my direct supervision, and that | am

a duly Licensed Land Surveyor under the laws of
the state of Minnesota.

=3V

DanTél L. Thurmes Registration l\lpmber: 25718

PROJECT LOCATION:
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144926

PAUL AVE. N.
PID#2303120110001

Suite #200
1970 Northwestern Ave.
Stillwater, MN 55082
Phone 651.275.8969
dan@cssurvey
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KNOW ALL PERSONS BY THESE PRESENTS: That Glenn F. Johnson, Personal
Representative of the Estate of Barbro E. Johnson, and as Personal
Representative of the Estate of David R. Johnson, fee owner of the following
described property situated in the County of Washington, State of
Minnesota, to wit:

The East 1/2 of the Northeast 1/4 of the Northeast 1/4 of Section 23,
Township 31, Range 20, Washington County, Minnesota.

Have caused the same to be surveyed and platted as MAYWOOD MEADOWS
and does hereby dedicate to the public for public use forever the way and
the easements created by this plat for drainage and utility purposes only.

In witness whereof said Glenn F. Johnson, Personal Representative of the
Estate of Barbro E. Johnson, and as Personal Representative of the Estate of
David R. Johnson, has hereunto set his hand this _________ day of
______________ ,202___.

Glenn F. Johnson, Personal Representative of the Estate of Barbro E.
Johnson, and as Personal Representative of the Estate of David R. Johnson,

STATE OF MINNESOTA

COUNTY OF WASHINGTON

The foregoing instrument by Glenn F. Johnson, Personal Representative of

the Estate of Barbro E. Johnson, and as Personal Representative of the Estate

of David R. Johnson, was acknowledged before me on this _______ day of
,202___.

(SIGNATURE)

(PRINT)
Notary Public County, Minnesota
My Commission Expires January 31, 2030

I, Daniel L. Thurmes, do hereby certify that | have surveyed and platted or
directly supervised the surveying and platting of the property described on
this plat as MAYWOOD MEADOWS that | am a duly Licensed Land Surveyor in
the State of Minnesota; that this plat is a correct representation of the
boundary survey; that all mathematical data and labels are correctly
designated on this plat; that all monuments depicted on the plat have been
correctly set; that all water boundaries and wet lands as of this date, as
defined in Minnesota Statutes Section 505.01, Subd. 3, are shown and
labeled; and all public ways are shown and labeled on this plat.

Dated this _________ day of

PRELIMINARY

Daniel L. Thurmes, Licensed Land Surveyor,
Minnesota License No. 25718

, 202

STATE OF MINNESOTA

COUNTY OF WASHINGTON

The foregoing Surveyor's Certificate was acknowledged before me on this
_________ day of , 202 by Daniel L. Thurmes,
Licensed Land Surveyor.

(SIGNATURE)

(PRINT)

Notary Public,
Dakota County, Minnesota
My Commission Expires January 31, 2030

®

OSLUND TRL. N.

SITE

PAUL AVE. N.
(C.S.AH. NO. 71)

THE ORIENTATION OF THIS BEARING SYSTEM IS
BASED UPON THE EAST LINE OF THE NE 1/4 OF
THE NE1/4 OF SEC. 23, T31, R20, WHICH IS
ASSUMED TO HAVE THE BEARING OF NOO°14'16"E.

o) DENOTES SET 1/2 INCH X 18 INCH IRON PIPE MARKED
R.L.S. 25718 UNLESS OTHERWISE INDICATED.

DENOTES SET P.K. NAIL

® DENOTES FOUND 1/2 INCH IRON PIPE MARKED RLS 12660.

SEC. 23, TWP. 31, RNG. 20,
WASHINGTON COUNTY, MN

— A —— A —— A — DENOTES ACCESS CONTROL DEDICATED TO WASHINGTON COUNTY

g DENOTES FOUND FOUND WASHINGTON COUNTY CAST IRON MONUMENT.

PLANNING COMMISSION OF THE TOWNSHIP OF MAY
The foregoing plat of MAYWOOD MEADOWS was approved and accepted by
the Planning Commission of the Township of May, Minnesota, this

_________ day of , 202

By its Chairperson
By its Secretary
TOWN OF MAY

This plat of MANNING RIDGES was approved by the Town Board of May
Township, Minnesota, this day of ,202___and
hereby certifies compliance with all requirements as set forth in Minnesota
Statutes, Section 505.03, Subd. 2

By , Chair

By , Clerk

COUNTY BOARD
| hereby certify that on the day of , 202___the
Board of County Commissioners of Washington County, approved this plat.

By , Chair, County Board

WASHINGTON COUNTY SURVEYOR

Pursuant to Chapter 820, Laws of Minnesota, 1971, and in accordance with
Minnesota Statutes, Section 505.021, Subd. 11, this plat has been reviewed
and approved this _______ day of , 202

By

By

Washington County Surveyor

WASHINGTON COUNTY AUDITOR/TREASURER

Pursuant to Minnesota Statutes, Section 505.021, Subd. 9, taxes payable for
the year 202___, on the land hereinbefore described, have been paid. Also
pursuant to Minnesota Statutes, Section 272.12, there are no delinquent

taxes and transfer entered, on this _________ day of
202_____.
By Washington County

Auditor/Treasurer

By Deputy

WASHINGTON COUNTY RECORDER
Document Number

| hereby certify that this instrument was recorded in the Office of the

County Recorder for record on this _______ dayof _____________ ,202___, at
__________ o'clock ____. M., and was duly recorded in Washington County
Records.
By Washington County Recorder
By Deputy

0 100 100

SCALE: 1 INCH = 100 FEET
SCALE IN FEET

DRAINAGE AND UTILITY EASEMENTS

ARE SHOWN AS THUS:
(NOT TO SCALE)

S R
i
i

| [
f }

BEING 10 FEET IN WIDTH AND ADJOINING
RIGHT OF WAY LINES AND BEING 5 FEET IN
WIDTH AND ADJOINING LOT LINES AND
BOUNDARY UNLESS OTHERWISE SHOWN ON
THE PLAT.

CORNERSTONE

LAND SURVEYING, INC
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