
 

TO:  Cannon Falls City Council 

FROM: Neil Jensen, City Administrator 

SUBJECT: Rezone and Planned Unit Development Stage for Keller Baartman 79-Unit 

Apartment Complex at 415 Hickory Drive 

DATE: September 21, 2021 

 

 

BACKGROUND 

 

A Planning Commission meeting was held Monday, September 13, 2021 to discuss a Rezone and 

Planned Unit Development Stage for Keller Baartman 79-unit apartment complex at 415 Hickory 

Drive.   

 

Process 

 

Procedurally this project is fairly complex. It involves multiple approvals – TIF, Rezone, PUD – 

going through multiple entities – EDA, Planning Commission, City Council. The EDA is 

responsible for the TIF process and approvals. The Planning Commission and City Council are 

responsible for the Rezone and PUD process and approvals. Since the completion of the Concept 

Plan, the project is in the development plan stage where the detailed plans are reviewed. The 

third and final step is the consideration of the final plan and approval of the rezoning ordinance.  

 

The ordinance included in the packet is for its First Reading.  It will be presented to the Council 

with approval of the final plan for the second reading and final approval. 

 

At each step, the developer presents the required information, staff reviews the information and 

provides a report for the Planning Commission, the Planning Commission considers the matter 

and makes a recommendation to the Council, and then the Council reviews and makes a final 

decision.  

 

Project Details 

 

This lot is currently zoned B-2 General Business District, PID #527300010. 

 

The apartment complex will include 79 units with a mix of efficiency (24 units), 1 bedroom (33 

units), 2 bedroom (19 units), and 3 bedroom (3 units).  143 parking spaces (56 covered parking; 

4 ADA designated), which allows for 1.81 spaces per dwelling unit. 

 

The first floor will have covered parking, office, lounge, community room, fitness room, 

mail/package area, computer room, meeting room and 2 dwelling units.  The second floor will 

have 25 units, and the third and fourth floors will have 26 units each.  Outdoor space will include 

a grilling area, dog park and patio area. 



One-bedroom units will consist of 42% of the unit mix, followed by 30% efficiency, 24% two- 

bedroom, and 4% will be three-bedroom.  The efficiency units will start at 480 sq. ft. 

 

The following exhibits are enclosed to further describe the proposal: 

 

1. Development Application from Andy Baartman of Keller-Baartman 

2. McCannonball Subdivision Plat 

3. Concept site plan 

a. Parking 

b. Floor Plan/Unit Mix 

c. Elevation 

4. R-4 Zoning Ordinance 

5. Planned Unit Development Ordinance 

6. 1 Full Color Photo of Cannonball Apartments 

7. Neighboring City Maps Showing Apartment Placements 

8. City GIS Map Showing Possible Open Space 

9. Cannon Falls Comprehensive Plan Sections 

10. Letter of Support from McDonalds USA, LLC 

11. Letter of Support from Cannon Falls Economic Incentives Inc. 

12. G-Cubed Engineering, Surveying, Planning Site Report 

13. WHKS Engineering Report 

 

Requested Waivers 

The developer is pursuing a rezone of the property to R4 and using the PUD process in order to 

seek exceptions to the R4 zoning regulations. The following are the requested exceptions: 

 

79 Units 

--24 Studios (30%) 10 units at $875.00; 14 units at $825  (R-4 Ordinance requires no 

more than 10% studios) 

--33 1 BR (42%) 17 units at $1175; 16 units at $1125 

--19 2 BR (24%) 13 units at $1275; 6 units at $1200 

--3 3 BR (4%) 3 units at $1325 

 

Floor Area 

 Unit Type  KB   City Code 

 Studio   480-534 sq. ft.  500 sq. ft.     

 1 BR   715-972 sq. ft.  700 sq. ft. 

 2 BR   1184-1200 sq. ft. 800 sq. ft. 

 3 BR   1200+   880 sq. ft. 

 

 

Height 

 4 stories, 57’ 4 ¾” tall  (Ordinance for R-4 is 3 stories) 



 

Parking 

 143 Spaces: 56 indoor; 87 outdoor; 5 ADA 

 1.81 spaces per unit  (Ordinance states 2.25 per unit) 

 

§ 152.566  DEVELOPMENT DENSITY. 

   The maximum development density shall be determined by the following lot area per unit 

standards. 

Elderly senior housing 1,000 square feet per unit 

Multiple-family dwellings 2,500 square feet per unit 

Townhouse, quadraminium 4,000 square feet per unit 

(Prior Code, § 11-56-7)  (Ord. 258, passed 5-4-2006) 

Proposal is for 79 units.  79 x 2,500 sq. ft.= lot area of 197,750 sq. ft. to meet code.  (This would equal 

4.539 or 4.54 acres at 43,560 sq. ft. per acre).   

Actual lot size will be 132,609 square feet for 79 units, 1678.6 sq ft. per unit 

Traffic Study:  Goodhue County will determine if a traffic study is warranted. 

Planning Commission Review: 

 

The Planning Commission held a public hearing to consider the project on September 13, 2021. Multiple 

members of the public spoke, several letters were included in the record, and the Planning Commission 

discussed the project. The following is a summary of the feedback from the public as well as the Planning 

Commission discussion. In red is information that was either in the Planning Commission packet or was 

verbally presented to the Planning Commission at the September 13 meeting.   

Negative Feedback/Concerns 

• Too much extra traffic, high speeds may create safety issues The proposed building is 79 units 

which is anticipated to produce an additional 553 trips per day. The estimated trips for a truck 

stop similar to what used to exist on the property is 1280 trips per day. In 2019 a MnDOT study 

found that there were approximately 6,200 trips per day on 4th Street. Whether a traffic study is 

required will be determined by Goodhue County.  

• Not enough parking, no overflow/guest parking included The required 2.25 and the proposed 1.81 

parking spaces per unit does include overflow/guest parking. The City Code requires 2.25 parking 

spaces per unit. The City Code also requires no more than 10% studio units, while the proposed 

project has 30% studio units. The building is proposed to include 24 studios, 33 one bedrooms, 19 

two bedrooms and 3 three bedrooms. The expected population of the unit is 150 total residents. 

There are 143 parking spaces proposed.  

• Neighboring property taxes will increase The project is proposing to use Business Subsidies and 

TIF (already approved by the EDA on July 1, 2021). The parcel in question is the only one in the 

TIF district. Neighboring property taxes will not be directly affected. 

• Schools will lose tax money to the project The school will not lose tax money due to the project. 

TIF uses the “increment” which is the increase in taxes due to the project. The taxes on the 

current value of the property will continue to be distributed as it has been to the school, City and 

County. The taxes on the increase in market value will be used for the project on a pay as you go 



basis (the project will pay the annual increased taxes and the taxes will be used by the City to pay 

expenses such as land acquisition, improvement costs, and administrative costs). Once the TIF 

district expires, the extra taxes will be divided among the school, City and County as with all 

other taxes collected. 

• Nowhere for kids to play, not sufficient open space, no sidewalks/trails to park/downtown No 

sidewalks/trails are proposed because there are no public sidewalks/trails to connect to. There is 

room for future sidewalk/trails on the property if the City were to extend sidewalks/trails to the 

property. The project proposes green space, a grill area and a dog park adjacent to the parking 

areas on the lot.  The project does reduce the impervious surface on the lot by more than 30%. 

• Impact on nearby businesses as a result of residents being upset with noise/view 

• Poor location for this use, commercial area with no access to downtown or open space These 

units are often placed in commercial areas – in Zumbrota a similar unit is located by a grocery 

store, bank and hair salon; in Red Wing a similar unit is located by a hospital and Walmart; in 

Pine Island a similar unit is located on Main Street by the DVS; in Hastings a similar unit is 

located by a restaurant, retail building and the USPS; in Rosemount a similar unit is located by a 

Culvers, Rosemount Saw and tool and Minnoco. 

• Spot zoning  It was explained to the Planning Commission that the League of Minnesota Cities 

defines Spot Zoning as having no supporting rational basis, establishes a use classification 

inconsistent with the surrounding uses, and dramatically reduces the value for the uses of the 

property or the abutting property. Spot Zoning results in a total destruction or substantial 

diminution of the value of the property.  

• Pollution from Highway 52 semi traffic Underground issues from truck stop The underground 

tanks from the Cannonball Truck stop have been removed. A Phase 1 Site Assessment was 

completed by ATC. ATC located “no evidence of recognized environmental conditions” in 

connection with the parcel.  A Pre-construction Response Action Plan was also conducted in July 

2021.  In August, the property was registered with MPCA Brownfield Program. 

• Punishing lower income individuals The units are not Section 8 housing, they are moderate to low 

income market rate apartments. The TIF district requires that the property must satisfy the income 

requirements of a “qualified residential rental project” as defined by the IRS. The EDA 

determined that the affordable units would not be possible except for the use of TIF. 

• City selling property cheap effects other property being sold in the City The sale price of the 

property is $150,000. 

• City can ask for Hwy 52 access to be reopened every 4 years 

• Firefighter concerned about unit 

• Not in compliance with Comprehensive Plan The Planning Commission was informed that the 

City’s Comprehensive Plan was adopted in 2003. The property is guided Highway Commercial. 

Highway Oriented Use is defined as a commercial district that serves Highway 52 travelers and 

provides for larger scale uses that are incompatible with the City’s other commercial uses. The 

Planning Commission was informed that due to the date of the Comprehensive Plan and the 

change in access to Highway 52 the Plan may no longer be appropriate. Chapter 3 of the 

Comprehensive Plan identifies a need for moderate and market rate rental units. At the time of the 

Comprehensive Plan there were just 43 units with an estimated existing demand for 71 units and 

an expected demand for an additional 52 units by 2006. 

• Easements not sufficient The project is conditioned on an acceptable easement with McDonalds. 

The public easements are not affected. 

• Exceptions are inconsistent with recent variance refusal The project is not new construction, it is 

an infill redevelopment which must accommodate the existing streets, lot lines, and buildings. 

 

 



Positive Feedback 

• Need low/moderate income housing in Cannon Falls See 2020 Maxfield Study and 

Comprehensive Plan. 

• Land has been unused for many years Land has been vacant/unused since 2014. 

• Planned for retail when the access to Hwy 52 was there; when the access moved makes sense that 

the use would change 

• City should not be in the business of guaranteeing access to parks/backyards/open spaces 

• Similar complexes generally have few kids 

• Project will benefit the south end businesses impacted by the Hwy 52 access moving and may be 

a catalyst for future growth  

 

Neighbors: 

• Triangle Auto – opposed 

• McDonalds – supports 

• Subway – supports 

• Best Buy Liquor – supports 

• Speedway – no comments 

• Countryside Implements/Frontier Ag & Turf - opposed 

 

Planning Commission Discussion – the Planning Commission discussion centered around the concerns 

that the rezoning was not in compliance with the Comprehensive Plan, that there was no rational basis for 

the rezone, that the use is not compatible with the surrounding uses, that the rezone would be spot zoning 

and that there is nothing unique about the lot that would support granting the requested exceptions. There 

was a motion to recommend approval of the project to the City Council. That vote failed 4-2.  

 

REQUESTED COUNCIL ACTION 

 

City Council is being asked to adopt a Resolution to approve the Rezone & Planned Unit 

Development Stage with the exceptions listed or as modified. The attached ordinance is on the 

agenda for the first reading.  The second reading and final approval will be presented with the 

final approval for the project. 

** Standard for Review: When a city considers a rezoning request it is using its legislative (lawmaking) 

authority and has significant discretion. When courts review a city’s rezoning decision the courts apply a 

“rational basis standard”. The city’s decision must: serve a legitimate public purpose and there must be 

a rational basis for the city to believe the decision will further that purpose. 

 

 

 

 

 

 


























































































































































