
 

 

 
 
PLANNING REPORT 
 
 
TO:   Phil Kern 
 
FROM:  Alan Brixius 
 
DATE:   April 6, 2011 
 
RE:   Delano – Delano Crossings/Wright Neighborhoods Concept 
 
FILE NO:  432.07 – 11.03 
 
 
BACKGROUND 
 
In 2001, the City of Delano approved a rezoning, preliminary plat, and a conditional use 
permit/planned unit development for a 112 unit townhome development entitled Delano 
Crossings 2nd Addition for Bright Keys Development Corporation.  This subdivision was 
final platted in phases.  Delano Crossings 2nd Addition final plat (44 townhome lots) was 
platted in 2002 and Delano Crossings 4th and 5th Additions (68 townhome lots) in 2005 
(see Exhibit A).   Most of Delano Crossings 2nd and 4th Additions have been developed.  
The 5th Addition was improved with streets and utilities but remains undeveloped.   
 
Wright Neighborhoods LLC is acquiring the remaining undeveloped townhome lots in 
the Delano Crossings 4th and 5th Additions and is seeking change in land use and PUD 
design from the original approvals.   They have submitted a concept plan to gain 
feedback to determine whether to pursue the necessary development applications.  The 
concept plan allows for the Planning Commission and City Council to provide 
preliminary comments on a proposed plan but does not constitute any formal action. 
 
Exhibit A illustrates the approved Delano Crossings 5th Addition final plat.  The 
applicant’s concept plan (see Exhibit D) proposes two changes: 
 
1. The townhome units along the north side of the ring roads have been changed 

from eight-unit row homes to two four-unit quadraminiums per building pad. 
 
2. The applicant is proposing two three-story, 30-unit multi family buildings at the 

east end of the Crossing Way ring road. 
 
Building A is proposed to be a senior housing cooperative.  This unit would be 
constructed by Realife Inc., the cooperative of a form of multiple family ownership.  The 
building and land are owned by the cooperative corporation and the residents would be 
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shareholders in the cooperative corporation.  The property would be age restricted.  To 
qualify as elderly housing, the Delano ordinance requires 80 percent of the building 
residents to be older than 55 years.   
 
Building B occupancy has not yet been defined.  In discussion with the applicant, this 
may be a market rate family apartment building. 
 
The proposed changes are modifications of the original PUD design and the 
introduction of the multiple family buildings is a change in land use for this area.  If this 
development moves ahead, the following development applications will be necessary: 
 
1. Comprehensive Plan amendment. 
 
2. Rezoning of the multiple family sites from R-6, Medium Density District to R-8, 

High Density District. 
 
3. Amendment to the conditional use permit/planned unit development. 
 
4. Preliminary and final plats to create new lot configurations. 
 
Attached for reference: 
 
Exhibit A: Approved Delano Crossings 5th Addition 
Exhibit B: Wright Neighborhoods Letter 
Exhibit C: Realife Inc. Information 
Exhibit D: Delano Crossings Concept Plan 
 
 
ANALYSIS 
 
Review Criteria.   Section 51.02.A.4.a of the Zoning Ordinance establishes the 
following review criteria when considering a land use or zoning change: 
 
51.02.A.4. 
 

a. The Planning Commission shall consider possible adverse effects of the proposed 
amendment or rezoning.  Its judgment shall be based upon (but not limited to) the 
following factors: 
 
1) The proposed action has been considered in relation to the specific policies and 

provisions of and has been found to be consistent with the official City 
Comprehensive Plan. 

 
2) The proposed use is or will be compatible with present and future land uses of the 

area. 
 
3) The proposed use conforms with all performance standards contained herein. 
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4) The proposed use can be accommodated with existing public services and will not 
overburden the City’s service capacity when: 

 
a) The proposed development shall be served with adequate and safe water 

supply. 
 
b) The proposed development shall be served with an adequate and safe sanitary 

sewer system. 
 
c) The proposed development shall not result in the premature expenditures of 

City funds on capital improvements necessary to accommodate the proposed 
development. 

 
5) Traffic generation by the proposed use is within capabilities of the streets serving the 

property when: 
 

a) If the existing level of service (LOS) outside of the proposed site is A or B, 
traffic generated by a proposed site will not degrade the level of service more 
than one grade. 

 
b) If the existing LOS outside of the proposed site is C, traffic generated by a 

proposed site will not degrade the level of service below C. 
 
c) The existing LOS must be C or better for all streets and intersections providing 

access to the site.  If the existing level of service is D, E or F, the site developer 
must provide, as part of the proposed project, improvements needed to ensure 
a level of service C or better or the City may deem the development premature. 

 
d) Existing roads and intersections providing access to the site must have the 

structural capacity to accommodate projected traffic from the proposed site or 
the developer will pay to correct any structural deficiencies. 

 
e) The traffic generated from a proposed site shall not require City street 

improvements that are inconsistent with the Delano Capital Improvement Plan.  
However, the City may, at its discretion, consider developer-financed 
improvements to correct any street deficiencies. 

 
Comprehensive Plan.  The Comprehensive Plan was adopted in 2002, after Bright 
Keys initial preliminary plat approval.  As such, the site is guided medium density 
residential (three to eight units per acre).  In considering the change in land use, we 
have examined the City’s Comprehensive Plan policies. 
 
Residential Goals 
 
Goal 1: Build attractive new neighborhoods that are integrated with the balance of the 
community. 
 
Policies: 
 
• Plan and develop residential neighborhoods according to determined planning/ development 

district boundaries. 
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• Examine requested land use changes in relation to adjoining land uses, site accessibility, 

utility availability, and consistency with the City’s Comprehensive Plan and policies. 
 
• Transitions between distinctly differing types of land uses shall be accomplished in an 

orderly fashion which does not create a negative (economic, social or physical) impact on 
adjoining developments. 

 
Goal 2: Provide a variety of housing types, styles and choices to meet the needs of 
Delano’s changing demographics. 
 
Policies: 
 
• Maintain a high quality “life cycle” residential environment throughout the community which 

emphasizes physically coordinated neighborhoods which incorporate all types, sizes and 
styles of dwellings. 

 
• Utilize multiple family housing alternatives as an attractive life cycle housing option. 
 
• To the extent possible, provide a variety of dwelling unit types and balanced housing stock 

to satisfy the needs, desires, and income levels of all people. 
 
• Provide sufficient housing options to meet the needs of all segments of the population, 

including the handicapped and elderly through “life cycle” housing. 
 
• Promote higher density residential development around areas targeted for business and 

industrial development to provide ancillary and market support. 
 
• The mixing of various housing types or densities shall not be permitted unless specifically 

planned and approved as part of an integrated area plan. 
 
The Comprehensive Plan policies encourage the provision of diverse housing stock, 
addressing the changing needs of City residents (i.e., life cycle housing) and affordable 
housing alternatives.  This need must be evaluated against the site location, size, and 
design to insure a compatible and functional land use pattern. 
 
Land Use Compatibility.  The site is zoned R-6, Medium Density.  The surrounding 
zoning and land uses are shown below: 
 

 Zoning Land Use 
 

East R-8, High Density Elderly Housing / Apartments 
South B-2, General Business Shopping Center Commercial 
West R-6, Medium Density Townhomes 
North R-3, Single Family Railroad / Single Family  

 
The high density land use would be supported by the adjoining commercial and high 
density land use and zoning, however, staff has some concern that this neighborhood is 
isolated from these more intense land uses by wetlands and St. Peter Street.  Having a 
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single entrance from St. Peter and being located at the east end of Crossings Court 
raises concern for access and public safety. 
 
Conformance With Performance Standards. 
 
Density.   The R-8 Zoning District establishes the following lot area per unit standards 
for multiple family and elderly housing.  The following table applies these standards to 
proposed Buildings A and B. 
 
 Required Lot 

Area Per Unit 
 

Proposed Lot 
Area Per Unit

Building A (Elderly) 1,000 square feet 2,216.6 square feet 
Building B (Market Rate Family) 2,500 square feet 1,416.0 square feet 
 
The isolated location of Building B does not afford the land area required to 
accommodate a market rate apartment building.  The age restricted cooperative meets 
the required density. 
 
Setbacks.    The following table illustrates the R-8 District setbacks: 
 
  Front Yard:  25 feet 
  Side Yard:  15 / 30 feet 
  Rear Yard:  25 feet 
 
The concept plan raises the following concerns for setbacks: 
 
1. Building A is set back 20 feet from the street curb.  The required setback must be 

measured from the street right-of-way line.  This will require a relocation and 
redesign of the building. 

 
2. Building A is only 10 feet from the east lot line.  The adjoining Outlot A Delano 

Crossings 3rd Addition contains a wetland/ponding area and buffers that should 
not be encroached upon. 

 
3. Building B is accessed via a private drive shared with townhomes.  The building 

is set back only 10 feet from the private drive. 
 
4. Building B is set back only 10 feet from the east lot line. 
 
Access and Parking.  The entire subdivision is accessed via Crossings Court, a narrow 
public street.   The individual townhomes and apartments are proposed to be accessed 
via private drives extending from Crossings Court.  The proposed cooperative and 
apartments are proposed at the end of this loop street.  In review by staff, the following 
concerns were raised: 
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1. The higher density units are located at the end of this single access street.  This 
has the apartment traffic moving through the townhome area to access St. Peter 
Avenue. 

 
2. Crossings Court is a narrow looped street.  Staff recommends that the street be 

posted “one-way traffic” and “no parking” except in designated parking areas. 
 
3. Building B is set back only 20 feet from the back of the curb.  This building must 

be set back 25 feet from the street right-of-way. 
 
4. Building B is anticipated to be a 30-unit, two story market rate family apartment.  

This will generate traffic above an age restricted unit.  The building is intended to 
be accessed via a private dead-end drive.  This design is unacceptable with 
regard to access, parking, and fire protection. 

 
5. The concept plan proposes underground parking and some surface parking.  

Fourteen surface stalls are located in Outlot A and the Crossings Court right-of-
way.  If this project moves ahead, the following parking has to be provided: 

 
  Multiple Family: 2¼ spaces per unit 
  Elderly Housing: 1 space per unit 
 
Building Height.   The proposed building will be three stories with underground parking.  
The underground parking is a significant amenity that we want to encourage, however, 
to provide this amenity, some of the parking structures may need to be above grade due 
to the proximity of wetlands.  This may add to the building height.   
 
The taller buildings present issues for setbacks, relationships with the townhomes, and 
fire protection. 
 
Playground.   Building B and the townhomes are not age restricted and are available for 
families.  This creates the need for a park and playground in the neighborhood.  
Building B is proposed to occupy the location proposed for the playground in the original 
Bright Keys’ approval.  A new park/playground must be identified.  The applicant 
suggests that this may be accommodated within Outlot A at the center of the Crossings 
Court loop.  This may be acceptable with the following considerations in park design: 
 
1. Sufficient area reserved for snow storage. 
 
2. One-way traffic pattern around Crossings Court. 
 
3. Play area should be fenced and gated to define access points and street 

crossings. 
 
This will be subject to further review with future submissions of detailed plans. 
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CONCLUSION 
 
The introduction of high density residential land uses into the Delano Crossings 
subdivision offers some opportunity for housing diversity and development.  If the land 
use change is viewed favorably, then it must be compatibly integrated within the site 
and neighborhood.  In this regard, staff makes the following recommendations: 
 
1. Building A, an age restricted cooperative, may be acceptable at its proposed 

location on the site provided it can meet all required setbacks and parking 
standards.  This building location offers the Fire Department access to the 
building from both Crossings Court and St. Peter Avenue in the event of a fire. 

 
2. Building B, a market rate family apartment, is unacceptable in the proposed 

location.  This location isolates the three story building at the end of the smaller 
townhomes.  Access is provided by a private drive that is shared with the 
townhomes and provides parking.  This access is unacceptable from a fire safety 
standard and general traffic convenience.  Building B does not meet required 
setbacks and exceeds the density for this area. 

 
 In examining the site plan with the Fire Chief, staff would offer the following 

suggestions to retain Building B within this project – relocate Building B to the 
sites of townhomes 49-56.  This location is preferred for the following reasons: 

 
a. The land area is greater to accommodate the density, setbacks and 

parking. 
 
b. The three story building will have fire protection access on four sides. 
 
c. Access to the apartment building could be redesigned from Crossings 

Court west of this site for a more direct access to St. Peter.  This access 
would prevent the need for the apartment traffic from traveling through the 
townhome neighborhood. 

 
d. The taller apartments would provide a transition between the townhomes 

and the commercial properties to the south.  The taller buildings would be 
consistent with the development pattern extending along St. Peter Avenue 
east. 

 
e. Townhomes 49-56 may replace Building B in the northeast corner of the 

site. 
 
f. The relocation of Building B to this preferred location will require the 

relocation of water utilities and may require the relocation of a storm sewer 
to accommodate Building B and parking. 
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The Planning Commission and Council are asked to provide comment and direction to 
the applicant on the land use change and the acceptability of the concept plan.  No 
formal approval is recommended. 
 
 
 
 
c: Marlene Kittock 
 Wendy Biel 
 Scott Dornfeld 
 Mark Johnson 
 Vince VanderTop 
 Bob VanLith 
 Will Haack 
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WN 
Wright Neighborhoods, llc 

 

612-889-3247    WrightNeighborhoods@gmail.com    PO Box 139   Delano, Minnesota 55328 

 

Alan Brixius 

Phil Kern 

Marlene Kittock 

Delano Planning Commission 

 

City Of Delano 

Delano Minnesota 

 

March 29, 2011 

 

Wright Neighborhoods, llc has entered into a purchase agreement for the dormant 

townhouse development known as the Delano Crossings 5
th

 Addition. While our 

intention is to complete the development of this property incorporating primarily 

townhouses we are exploring the option to include two multitenant complexes within 

the development. We have been in discussions with a company who has expressed an 

interest to build a “limited equity senior living cooperative” within the development. In 

addition we are considering a second complex which is as yet undefined as to any 

resident covenants. In our concept each building is envisioned to be approximately 30 

units and three stories in height.  

 

We are presenting this concept for review by the Planning Commission to aid in our 

determination of the feasibility of the concept and to receive the Commissions 

comments to help guide our planning and design of the development.   

 

The original Plat for the 5
th

 Addition included 68 single level and two story townhomes. 

Our acquisition includes 8 additional lots from the 4
th

 addition that were left as 

unfinished foundations. For the purpose of our planning we are combining these into 

one development of 76 units. Incorporating the 2 multifamily buildings will reduce the 

townhouse units to 64 while increasing the overall available units in the development to 

approximately 124.  

 

The proximity of the two proposed buildings on the eastern edge of the development 

maintains the continuity of the Crossings development including Legacy of Delano 

Assisted Living, Gateway and CommonBond apartments while the continued 

development of single and two story town houses to the west provide a well balanced 

development complementary to the comprehensive plan developed by the City of 

Delano for this area.  
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WN 
Wright Neighborhoods, llc 

 

612-889-3247    WrightNeighborhoods@gmail.com    PO Box 139   Delano, Minnesota 55328 

 

 

 

 

 

The following information has been prepared for your review: 

 

� Concept Site Plan 

� Senior Living Cooperative Introduction 

� Senior Living Cooperative Elevation Rendering 

� Original Plat for Delano Crossings 5
th

 Addition 

� Delano Zoning Map Noting Site Location 

� Development Permit Application 

 

 

 

Sincerely,  

 

 

 

C. William Haack 

 

 

 

Cc Ed Briesemeister 

      Mark Labovitz 
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Project Narrative 
 

The Realife Cooperative will be a “limited equity senior housing cooperative.”  The Cooperative 

is a corporation organized under Section 213 of the National Housing Act, which its primary 

mission is to provide housing and related services to its members.  To accomplish this mission, 

the Section 213 program of the National Housing Act provides for the endorsement of the 

construction and permanent loans over a 40-year term.  This provides the members with 

ownership advantages without the high costs and profits of investors. 

 

Housing cooperatives are a form of multifamily home ownership.  In a housing cooperative, 

there are two owners: 1) the cooperative corporation, which holds title to the building and land; 

2) resident-shareholders (“members”), who own the stock/shares in that corporation as well as 

live in the building.  These shares provide the equity necessary for the corporation to secure a 

mortgage.  

 

The Cooperative will be incorporated as a Minnesota not-for-profit cooperative association.  The 

cooperative will qualify for a 40-year, FHA insured mortgage, allowing the building to be 

constructed and managed at an affordable cost.  As the legal owner of the property, the 

cooperative corporation is responsible for meeting its financial obligations, including mortgage 

payments, property taxes, maintenance and management costs.  The cooperative passes on these 

costs to the members, who pay a single monthly carrying charge to the cooperative. 

 

A democratically elected board of directors, selected from its cooperative members, controls the 

policies, cost, and operation of the cooperative.  Operating policies are set forth in the 

cooperative’s by-laws and can be amended by the membership.  Each share carries one vote.  

Resident control and self-determination are keys in the success of a cooperative. 

 

As it has been well documented, the greater than 60-year old population will triple in the next 10 

years, thus it will soon become one of the largest target markets for housing and consumer 

goods, making it the largest sector in business.   
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The cooperative has a much greater impact than the building itself.  A cooperative is successful 

because a town is successful, and the long time residents who make up the strength of that 

community want to stay in the area.  The cooperative provides ownership options that older 

people want, but simplifies the burden that exists from the ownership of their single family 

home.  Eighty seven percent of the cooperative’s members will come directly from a single 

family home.   It not only keeps this older economic force of existing people in the community, it  

opens single family homes for new families to occupy.  These homes will be of strong character 

and affordable for new homeowners.  This will keep the community strong and growing. 

 

 

 

The Realife Model 

Realife Inc. is the technical service agent for the cooperative.  Realife is a company with a rich 

history in cooperative housing development for older people.  We provide the technical service 

required for a cooperative housing project to come to life.  We have provided this service for 

over 30 years, developing more than 30 thriving cooperative communities.  We use our 

experience and success from past projects, along with our dedication to quality products and 

services, to succeed in the fastest growing market in today’s business economy. 

 

Realife cooperatives are a program designed to provide affordable housing and an independent 

lifestyle for the older population.  The development of independent housing alternatives requires 

an awareness of elderly family needs.  Realife, Inc. of Apple Valley, Minnesota, understands 

these needs.  It is the full commitment of Realife, Inc. to assist our residents in maintaining an 

independent lifestyle.  This includes provisions for maintenance of home, health and lifestyle to 

promote a worry-free standard of living.  The concept of people helping people to achieve this 

goal will be emphasized from the concept of the project through the operation of the occupied 

building. 
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Realife, Inc. is also committed to the following goals for each project: 

1.  To provide affordable, quality lifestyle and housing alternatives for the growing elderly 

population. 

2.  To provide the older population with a housing option which enables them to retain the pride 

and dignity of home ownership, as well as the opportunity to receive tax and financial 

benefits of ownership. 

3.  To provide older people with the opportunity of housing, lifestyle programs and community 

which support and foster independence, enabling them to participate in programs of their 

choosing. 

 To accomplish these goals, we use the following organization and management programs 

as a model revising and reviewing as necessary to meet the individual needs of residents.  The 

five groups who participate in the planning and development of a retirement community are as 

follows: 

1. Residents - The participation of the future residents begins with the initial survey of the 

market.  At this time, the prospective residents give us information which has a direct 

impact on the design of the building, and the management and operation plans.  After the 

project construction begins, a Resident Advisory Committee is appointed to review 

lifestyle programs and program the building environment. 

 

2. Realife, Inc. - The concept and principle of this elderly housing program requires that a 

complete model program be prepared and reviewed before the entity exists.  It is, 

therefore, the responsibility of Realife, Inc. to prepare a complete operating program and 

budget for general concept approval and subsequent refinement and review by the board 

of  directors of the cooperative and contracted management company. 

 

 

3. Realife Management Services – The future management group provides ongoing 

information on the operation of existing cooperative programs, policies and operational 

issues and how to incorporate them into a new building environment.   
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4. Architect and Contractor – The architect, with the help of the contractor, will put the 

building and the life programs into a living space.  The architect will use the information 

gathered from future members along with the experience that Realife has gathered over 

30 years of creating cooperatives. They will design a cooperative that will live and grow 

with the people that occupy it, giving them the home they want. 

5. Financial and Legal Specialist – Using the long established 213 financing program 

offered by the Department of Housing and Urban Development, the cooperative will use 

a number of professionals to put this program into a working model under which the 

cooperative corporation will be constructed and operate with a 40 year fixed rate loan. 

 

History 
 

Realife, Inc. was developed in 1976 by Dick Hanson and Marion Hanson.  They were actively 

involved in the successful development and operational start-up of the “7500 York Cooperative” 

in Edina, MN.  It is a 338-unit cooperative which was sold out before completion, and presently 

has a waiting list over 500.  Based in Apple Valley, Minnesota, Realife has developed over 30 

successful cooperatives and continues to develop limited-equity senior housing cooperatives.  

Realife Management Services currently manages 19 senior housing cooperative communities. 

With a staff of nearly 40 employees, Realife takes pride in both developing and managing 

cooperative communities.   

 

Today, there are dozens of Realife senior housing cooperatives throughout the Midwest, 

including Minnesota, Michigan, Nebraska, Iowa and Wisconsin.   

 

1978:   7500 York in Edina, Minnesota: 338 Units  

1981:  Northfield, Minnesota : 40 Units 

1982:  Albert Lea, Minnesota: 24 Units 

1983:  Austin, Minnesota: 40 Units 

  Owatonna, Minnesota: 27 Units 

1986:  Realife Cooperative of Owatonna, 32 Units 

Realife Cooperative of Mankato, 57 Units 
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1987:  Realife Cooperative of Waseca, 23 Units 

1988:  Realife of Columbus (Ohio), 32 Units 

  Realife Cooperative of New Ulm, 32 Units 

1989:  Realife Cooperative of St. Peter: 31 Units 

1990:  Realife Cooperative of Denison, Iowa: 25 Units 

1991:  Michigan Shores Cooperative, Frankfort, Michigan 54 Units 

1993:  Realife Cooperative of Rochester, 87 Units 

1994:  Realife Cooperative of Faribault, 40 Units 

1996:  Realife Cooperative of Burnsville, 119 Units 

1998:  Realife Parkway Cooperative of Burnsville, 102 Units 

Realife Cooperative of Brooklyn Park, 94 Units 

1999:  Realife Cooperative of Bloomington, 78 Units 

  Realife Valley View Cooperative (Eden Prairie), 99 Units 

2000:   Realife Cooperative of Mounds View, 74 Units 

2001:   Realife Cooperative of Eau Claire (Wisconsin), 38 Units 

Realife Cooperative of West St. Paul, 97 Units 

2002:  Realife Cooperative of Coon Rapids, 100 Units 

2003:  Realife Cooperative of Osseo, 77 Units 

  Realife Cooperative of Phalen Village, 59 Units 

2004:  Realife Cooperative of Bloomington on Lyndale, 96 Units 

  Realife Cooperative of Hibbing, 38 Units 

2006:  Realife Cooperative at Mueller Gardens (St. Cloud), 50 Units 

Realife Cooperative of Cambridge, 38 Units 

2009:  Realife Cooperative of Duluth, 35 Units  

2010:  Realife Cooperative of Hibbing, South 22 units 
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