
 

 

May 15, 2020 

Dusty Finke, AICP 
Planning Director, City of Medina 
 
RE: Meadow View Townhomes Preliminary Plat 
 

Dear Dusty, 

Please consider this narrative our update to Meadow View based on input and information received from 
the Planning Commission, Parks Commission, City Council, and City staff. An engineering response from 
ISG is incorporated behind this cover letter to address previous staff comments that apply to the enclosed 
site plan.  

While the overall intent of the project remains to construct townhomes on the subject property, several 
elements of the previous proposal are now being changed. A description of these items is below: 

 

1. PUD Request - Based on input and concerns voiced at the 4/14/2020 Planning Commission 
Meeting and 4/21/2020 Council meeting, we hereby withdraw our request for a PUD. The 
community is being designed in accordance with R3 zoning standards. All R3 minimums are being 
adhered to and we are requesting a Rezoning to R3 for the entire project. 
 

2. Land Use & Density – Per the 4/14/2020 Planning Commission Staff report, the newly proposed 
density and unit count is 6.25 units per acre and 125 townhomes, respectively. This should 
alleviate some of the density concerns voiced by City officials and neighboring residents. 
 

3. Open Space & Trail - The open space corridor and trail has been shifted to the south side of 
Meander Road, and will be designated as a public trail for public use and maintenance. Screening 
is being shown in the form of additional landscaping and some berming along Meander road, per 
the requests of City officials and residents of The Fields of Medina. Overall green space in the 
community is 13.79 acres, meaning that over 66% of the site is now greens pace. It was also 
confirmed that open space obligations have been satisfied for this area. As such, no additional 
open space features are proposed. 
 

4. Architecture – By eliminating the PUD request, Lennar can move forward with our standard 
architecture designs, colors, and materials. Primary exterior materials consist of vinyl with LP trim 
around windows. Stone accents are proposed on the fronts of the homes with decorative gables 
and dormers for some articulation. Additionally, all garages are being modified to bring the fronts 
out by 2 feet to get to the 400’ garage minimum square footage prescribed by ordinance.  
 



5. Traffic – Traffic was a concern that was brought up by City staff, City officials, and neighboring 
residents. Based on ITE Trip Generation Rates, we believe that a townhome community with a 
total of 125 dwelling units will  generate approximately 70 new trips in the morning, 84 new trips 
in the evening, and 904 Average Daily Trips (ADT). It should be noted that MnDOT’s thresholds for 
requiring a traffic study is is based on the following trip counts: 
 

• 250 new trips in the morning 
• 250 new trips in the evening 
• 2,500 new trips throughout the day 

 

Many cities and counties refer to it when deciding when to require a traffic impact study. A townhome 
community of 125 dwelling units is well below MnDOT’s thresholds for requiring a traffic impact study. 
Typically using this criteria, a traffic study should be considered for multi-family housing development 
of 340 or more dwelling units. 

 

We hope the City will acknowledge that Lenna used input from City Staff, Planning and Parks Commissions, 
and City Council and incorporated it into what we feel will be a great townhome neighborhood in the City 
of Medina. We had great success with our townhomes at the Enclave and recognize a market need that 
we believe we can contribute to fulfilling.  

 

Please contact me with questions as we continue moving forward with Meadow View. 

 

Regards, 

 
 
 
Paul J. Tabone 
Land Entitlement Mgr 
Lennar Minnesota 


