


Jacob Schillander <jschillander@mapleplainmn.gov> 

Re: Follow-up Letter 
1 message 

Jacob Schillander <jschillander@mapleplainmn.gov> 
To: Lizzy Kroll <lizzkroll@gmail.com> 

Good Morning, 

Fri, Jun 5, 2026 at 10:40 AM 

The Settlement Agreement calls for the vehicles to be clearly marked, thus, a sign along the fence would not fulfil that 
requirement. 

s. The ten perldng spots on the southwest portion of !he site _fronting
Highway 12 1DUBt be striped ,pnd vehicles must be parked wtfhin the
amped. parking spot s. The l O spots may be used for vehlcle. sales or
oustomer drop-off. At no time may the total number of vehicles for
sate on the site eX.ceed ten. 1he for .. sale vehicles; must be clearly
mlll'ked as being for sale·.

Please also bring the required IUP escrow back to a $3,000 credit balance; this will require a payment of $3,335.86. I 
have attached the latest statement to this email. 

On Fri, Jun 5, 2026 at 10:30 AM Lizzy Kroll <lizzkroll@gmail.com> wrote: 
Hi Jacob, 

We received the letter in the mail and have a few follow-up questions and comments regarding the noted items. 

1. The vehicles on the for sale lot change frequently, sometimes several times throughout the day. Would it be possible
to install a sign along the fence indicating that this is a designated vehicle sales area?
2. We will reduce the number of vehicles parked in the designated area.
3. We will work with our employees and encourage customers to park appropriately and avoid diagonal parking within
the designated area.
4. Could you please clarify this item?

Thank you! 

Sincerely, 

Kurt & Elizabeth Kroll 

� -22016 COLLISION CORNER IUP.pdf
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CITY OF MAPLE PLAIN

HENNEPIN COUNTY, MINNESOTA

Pursuant to due call and notice thereof, a regular meeting of the City Council of the City
of Maple Plain, County of Hennepin, Minnesota was duly held on the 24th day of June 2024, at

7:00 p.m.

The following members were present: Mayor Julie Maas- Kusske, Council Member Mike

DeLuca, Council Member Connie Francis, Council Member Andrew Burak, Council Member

John Fay. and none were absent

Council Member Mike DeLuca introduced the following resolution and moved its adoption:

RESOLUTION NO. 24-0624-04A

A RESOLUTION GRANTING APPLICATION FOR INTERIM USE PERMIT FOR 5060

US HIGHWAY 12

WHEREAS, the City of Maple Plain (" City") is a municipal corporation under the laws of

Minnesota located in Hennepin County, Minnesota; and

WHEREAS, in 1985 a Conditional Use Permit was granted to operate an auto body repair
shop and automobile sales lot at 5060 US Highway 12, Maple Plain, Minnesota 55359, PID Nos.

2511824120046, 2511824120045, 2511824120044, 2511824120049, and 2511824120048

Property"); and

WHEREAS, the Property owner has operated an auto body repair shop and automobile

sales lot under the business name Collision Corner following the grant of the 1985 Conditional

Use Permit; and

WHEREAS, since the 1985 Conditional Use Permit was granted, the Property was rezoned

to MU -G, Mixed Use — Gateway and guided under the City's Comprehensive Plans as Mixed Use;
and

WHEREAS, the Conditional Use Permit was amended numerous times, with the last

approved amendment in 2016 by Resolution No. 16-1010-03; and

WHEREAS, on June 27, 2022, the Council adopted Resolution No. 2022-20 revoking the

Conditional Use Permit for the Property; and

WHEREAS, Collision Corner commenced litigation against the City challenging the

revocation of the Conditional Use Permit, in the matter of Kurt K Kroll, Sr., et al. v. Julie Maas

Kusske, et al., Court File No. 27 -CV -22-17330 ( Henn. Cty. Dist. Ct.); and
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WHEREAS, by Court Order dated November 7, 2023, the Court found that the City's
revocation of the Conditional Use Permit was reasonable and supported by the factual record; and

WHEREAS, since June 27, 2022, Collision Corner's use of the Property as an auto body
repair shop and sales lot without a use permit has been in violation of the City's Zoning Code; and

WHEREAS, Collision Corner and the City desired to avoid the distraction and expense of

a continued dispute and reached a Settlement Agreement on December 27, 2023, a copy of which

is attached to this Resolution; and

WHEREAS, pursuant to the Settlement Agreement, Collision Corner was to submit an

application for an Interim Use Permit to operate an auto body repair shop and automobile sales lot

that met the terms and conditions of the Settlement Agreement, including providing a site plan and

landscaping plan reflecting the agreed upon terms and conditions and which complied with all City
ordinances, as well as bringing the Property into compliance with the conditions of the Settlement;
and

WHEREAS, pursuant to the Settlement Agreement, Collision Corner retains the following
lawful non -conforming uses: indoor auto service and indoor automobile sales. Auto service means

the inspection, diagnosis, maintenance, and service to the moving and non-moving parts of

automobiles, and includes services such as oil changes, tire rotation, alignment, or replacement,
and other preventative maintenance. Auto service also means whole -body painting of a vehicle

unrelated to damage to the vehicle. Auto service does not involve the actual repair of damage to

any portion of an automobile, or the repainting of a damaged vehicle; and

WHEREAS, the City received an application for an Interim Use Permit, site plan and

landscaping plan ( dated April 1, 2024) from the applicant on April 3, 2024, which was reviewed

by City staff, who notified the applicant of deficiencies in the site plan and landscaping plan, which

are detailed in the Staff report dated June 10, 2024; and

WHEREAS, on June 10, 2024, after providing notice to the applicant, the City Council

held a hearing to consider the Interim Use Permit application. The Property owner, Kurt Kroll Sr.,

and Elizabeth Kroll, were present; and

WHEREAS, on June 10, 2024, the City received a revised site plan from the applicant; and

WHEREAS, on June 12, 2024, the City received a second revised site plan from the

applicant; and

WHEREAS, following the June 10, 2024, public hearing, the Council discussed and

reviewed the application, and deemed it prudent to stay any decision on the IUP Application until

City staff had an opportunity to review the revised site plan; and

WHEREAS, on June 24, 2024, the Council reconvened to consider the IUP application and

received an update from City staff; and
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NOW, THEREFORE, BE IT RESOLVED THAT the City Council of the City of Maple
Plain, Minnesota makes the following:

FINDINGS

1. The above recitals, the Settlement Agreement, and the Staff report dated June 24,

2024, which are attached hereto, are incorporated as if fully set forth herein.

2. Minn. Stat. §462.357 grants to the City, for the purpose of promoting the public
health, safety, morals and general welfare, the authority to regulate the use of land

within the City through zoning regulations.

3. Minn. Stat. §462.3597 provides that the City may by ordinance designate certain

types of activities as interim uses and may set conditions on interim uses.

4. City Code § 10-503 provides that the City may allow an interim use that is reflective

of anticipated long-range change to an area, and which is in compliance with the

comprehensive municipal plan provided that said use maintains harmony and

compatibility with surrounding uses and is in keeping with the architectural

character and design standards of existing uses and development.

5. City Code § I0-505 provides certain requirements for all Interim Use Permit

applications, including requirements for site plan and landscaping plans that show

all information deemed necessary to ensure that the proposed use will meet all

appliable standards.

6. Collison Corner agreed to submit the Interim Use Permit application, site plan, and

landscaping plan that complied with the Settlement Agreement no later than

January 16, 2024.

7. Collision Corner has now submitted a site and landscape plan, dated June 12, 2024

attached hereto as Exhibit A) that complies with the Settlement Agreement with

one condition:

a. Revise the site and landscape plan, dated June 12, 2024, to include a detail for

the accessible parking space showing the requisite striping, signage, etc. and

depict the striping and note the sign location on the plan.

DECISION

NOW, THEREFORE BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF

MAPLE PLAIN, MINNESOTA, based upon the information received and the above Findings,
that the City Council of the City of Maple Plain hereby APPROVES the application for an Interim

Use Permit by Collision Corner.
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BE IT FURTHER RESOLVED THAT,

1. The approved site and landscape plan, prepared by Gronberg & Associates, Inc. and

dated June 1, 2024, is attached hereto as Exhibit A, with removed parking space on

Boundary Avenue.

2. Effective July 2, 2024, the penalties for non-compliance with the conditions of the IUP

as agreed to in the Settlement Agreement shall be in full force and effect.

3. Collision Corner must bring the Property into full compliance with the conditions of

the Interim Use Permit to the satisfaction of City staff on or before July 1, 2024. If

Collision Corner fails to do so, such failure shall be a first violation of the IUP.

This Resolution was adopted by the City Council of the City of Maple Plain on this 24th day of

June 2024, by a roll -call vote of Four ayes ( Deluca, Maas-Kusske, Francis, Fay) and one nays

Burak).

ATTEST:

ob Kander, City Administrator

By:
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SETTLEMENT AGREEMENT

iveikb,,helais SETTLEMENT AGREEMENT ( the " Agreement") is made thisp3) day of

Dec tuber; 2023, by and between Kurt K. Kroll, Sr., Kurt K. Kroll & Associates, Inc. dlb/a

Collision Corner ( collectively, " Collision Comer") and the City of Maple Plain (" City"), Julie

Maas Kusske, Caitlin Cahill, John Fay, Mike DeLuca, Connie Francis, and Clarissa Hadler ( the

City and the named individuals are collectively the " City Defendants"). Collision Corner, the

City, and City Defendants, where applicable, shell be referred to individually as a " Party" and

collectively as the " Parties."

RECITALS

WHEREAS, there is presently pending between Collision Corner and the City
Defendants in Hennepin County District Court, State of Minnesota, a lawsuit entitled Kurt K

Kroll, Sr., et al. v. Julie !Chas Kusske, et al., Corte File No. 27 -CV -22-17330 (the "Litigation");

WHEREAS, on November 21 and November 28, 2023, Collision Corner and the City
participated in Court -ordered mediation; and

WHEREAS, in order to avoid continued distraction and expense, the Parties desire to

fully and completely resolve the Litigation, and to fully and completely resolve all claims and

counterclaims asserted or which could have been asserted in the Litigation.

NOW, THEREFORE, in consideration of the terms and conditions set forth below, and

other good and valuable consideration, the receipt and sufficiency of which is hereby
acknowledged, the Parties hereby stipulate and agree as follows:

AGREEMENT

1. Effective Date: This Agreement shall be effective and binding upon the Parties

upon full execution of this Agreement ( the " Effective Date").

2. Settlement Terms;

a. Collision Corner sbr11 submit an application for an Interim Use Permit

IUP") to the City on or before January 16, 2024; the IUP shall be subject
to the following terms and conditions:

1. Duration: 2 years; automatically renewable for two subsequent two-

year terms with full compliance. Permit may be transferred provided
that Permit Holder is in compliance with the IUP at the time of the

transfer and transferee agrees to all the 1UP terms and conditions.

Upon request by the Permit Holder or a transferee, the City may

consider, but is under no obligation to grant, extensions ofthe IUP.

2. Parking within the right ofway on Boundary Ave. directly adjacent to

the existing building for customers and employees and must be within



the 14 angled striped parking spaces. These spaces may be used for

overnight vehicle drop-offs.

3. No parking of any vehicles on the travelled portion of Boundary
Avenue. No outdoor storage of boats, equipment, machines, tools, or

similar items on the Property. Tow trucks, a forklift, and a skid loader

used in the day-to-day operation of the business may be stored

outdoors inside the fenced area.

4. Parking at the front of the building ( south side and Highway 12

frontage) limited to 5 customer vehicles within the striped' parking

spaces, one of which must be ADA compliant. These spaces may be

used for overnight vehicle drop-offs.

5. The ten parking spots on the southwest portion of the site fronting

Highway 12 must be striped and vehicles must be parked within the

striped parking spots. The 10 spots may be used for vehicle sales or

customer drop-off. At no time may the total number of vehicles for

sale on the site exceed ten. The for -sale vehicles must be clearly
marked as being for sale.

6. Permit Holder will provide to the City of Maple Plain -by January 16,

2024 a new site plan that complies with all City ordinances to indicate

parking spaces both within and outside the fenced areas. All spaces

will be striped. Up to 48 vehicles, including up to 6 non -operating
vehicles, may be parked in the back area within the fence, so long as

the site plan provided by Permit Holder demonstrates sufficient space.

The 6 non -operating vehicles must be parked in a designated area on

the northwest portion of the site. Permit holder will have reasonable

flexibility to position vehicles and to dry vehicles outside of the striped

spaces during business hours.

7. Fully enclose the back parking area ( along Highway 12) by adding
gate between accessory building and building.

8. Permit only vehicles and boats that are currently being repaired and

employee parking to be located within the designated spaces. The

following are not allowed to be stored outside on the property:

junkyard items, parts ( with the exception of tires in an enclosed bin

and the dumpster), partial vehicles, unlicensed, unregistered., or non -

operable vehicles ( except for the 6 permitted above) or boats, or other

equipment. S l'-

9. After consulting with a landscaping professi al, the Permit Holder

must submit a landscape plan to the City by - ` , 2023 that

provides adequate mitigation and screening of all enclosed parking
areas, including.
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a. To screen the northeast corner of the site, the applicant shall

include seven 5' -height arborvitae, nine 36" -height dwarf

burning bush or similar and twenty-five one -gallon feather reed

grass or similar ornamental grasses along the fence. In order to

achieve this planting, the applicant will need to remove

existing asphalt. Artificial trees orplants may be used.

b. To screen the western edge of the Oak Street right of way, the

applicant shall include five 6 -height evergreen trees ( i.e.,

Black Hills Spruce or similar). Artificial trees or plants may be

used.

c. These landscaping requirements are in accordance with City
standatds.

10. The Permit Holder agrees to pay all typical City costs for processing
an Interim Use Permit consistent with Sections 30.20 through 30.22 of

the City Code.. During the entire time that the IUP is in effect, the

Permit Holder agrees to pay all City costs, including City staff and

consultant time, up to $ 3,000 associated with Permit Holder's non-

compliance with the IUP. The Permit holder agrees to post with the

City an escrow in the amount of $3,000, which the City may draw

upon to cover those costs. At the beginning of each renewal term of

the IUP, Permit Holder will replenish the escrow with an amount

needed so that the balance in the escrow equn1c $ 3,000.

11. Throughout the duration of the IUP, the penalties for non-compliance
will be as follows:

a. $300 for the first violation

b. $400 for a second violation occurring within one year after the

date of the first violation

c. Revocation of the IUP for a third violation occurring within

two years after the date ofthe first violation

12. Permit Holder will have 7 business days after receiving a violation

notice to request in writing a hearing before the City Council to contest

whether a violation ofthe IUP has occurred.

13. Collision Corner reta;ws all rights under Minnesota law related to or

concerning lawful non -conforming use(s) of the property. Those

lawful non -conforming uses are indoor auto service and indoor

automobile sales. Auto service means the inspection, diagnosis,
maintenance, and service to the moving and non-moving parts of

automobiles, and includes services such as oil changes, tire rotation,
alignment, or replacement, and other preventative maintenance. Auto



service also means whole -body painting of a vehicle unrelated to

damage to the vehicle. Auto service does not involve the actual repair
of damage to any portion of' an automobile, or the repainting of a

damaged vehicle. Upon expiration of the IUP, the Permit Holder or

any Transferee of the IUP may continue to perform indoor auto service

and indoor automobile sales.

14. If the City initiates or defends a judicial or administrative proceedings
of any nature to enforce the terms of the IUP, the City is entitled to

recover its costs, disbursements, and reasonable attorney's fees if it is

successful in any such action.

15. The permit holder shall not allow any vehicle dropped off during non-

business hours to remain in an undesignated space for longer than 60

minutes after opening for business.

b. Upon receipt of the IUP application, the City shall proceed with a public

hearing before the City Council for publie comment and review of the

IUP.

c. The City further agrees to rescind the outstanding balance of unpaid fines

issued against Collision Comer in the amount of $32,000.

3. Mutual Release. Upon the execution of the Agreement and upon the City
Council's approval of the IUP, Collision Corner and the City Defendants hereby release and

discharge each other and their respective heirs, predecessors, successors, assigns, agents,

employees, principals, representatives and attorneys, and all others claiming an interest on their

behalf, from any and all claims, causes of action, suits, proceedings, debts, judgments, damages,

attorneys fees, costs, levies, executions and demands of any nature, in law or equity, liquidated
or unliquidated, fixed, vested, contingent, direct or indirect, which Collision Corner and the City
Defendants have had, currently have, or may have or may claim to have against each other

relating to or arising out of the Litigation.

4. Dismissal of Pending Action. Upon approval and execution of this Agreement,
and following approval of the 1UP, the Parties agree to execute a stipulation for dismissal with

prejudice of the Litigation, with the Parties each bearing their own costs, disbursements and

attorneys' fees.

5. Agreement Contingent . anon. City Council Finet.Approval of. IUP:. The Parties

understand and agree that this Agreement is expressly contingent upon, and subjed to, final City
Council approval of the IUP.

6. Entire Agreement . and Waiver: This Agreement contains the entire agreement of

the Parties, and the terms of this Agreement are contractual and not mere recitals. The provisions
of this Agreement may only be waived, modified, or amended by the written agreement of the

Parties hereto.
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7. Legal Counsel: The Parties hereby warrant and represent that they have consulted

with, and received advice from, legal counsel of their choice with respect to this Agreement,
and/or have had the opportunity to consult with legal counsel of their choice prior to executing
this Agreement. Without limiting the generality of the foregoing, the Parties acknowledge that

they have legal and business options available to them other than the execution and delivery of

this Agreement, but have nevertheless deckled to execute and deliver this Agreement, and have

done so voluntarily and without duress.

8. Authori y to Enter into this A'greeihent: The undersigned hereby represent and

warrant that they are of legal age and are under no legal or other disability to prevent them from

executing this Agreement and have fall and complete authority to execute this Agreement on

behalf of the Parties hereto.

9. Severability: If any part of this Agreement shall be determined to be void and

unenforceable, the remainder of t1>it Agreement shall remain in full force and effect.

10. duty •to Cooperate: The Parties acknowledge and agree that each of them will

execute any other documents reasonably necessary, and otherwise cooperate with one another, in

the future performance of this Agreement, in order to effectuate the intent of this Agreement, and in

connection with obteieing final City Cormcil approval ofthis Agreement.

11. No Admission: of Liability: The Parties agree and acknowledge that this

settlement is a compromise of disputed claims and that the Parties each expressly deny any and

all liability in response to the claims asserted by the other or any violation of any law, contractual

or legal obligation or other agreement existing between them.

12. Governing Law: This Agreement shall be governed by, and construed in

accordance with, the laws of the State of Minnesota. Any action to enforce the terms of this

Agreement shall be brought in a court situated in the State of Minnesota.

13. ' revailieg Party: If the City initiates or defends a judicial or administrative

proceeding of any nature to enforce the terms of this Agreement or the terms of the JUP, the City
is entitled to recover its costs, disbursements, and reasonable attorney's fees if it is successful in

any such action.

14. Counterparts: This Agreement may be executed in one or more counterparts,
including facsimile or electronic counterparts, each of which shall be deemed an original, and

together which shall constitute one and the same instrument.

IN THE WITNESS WHEREOF, the Parties hereto have executed this Agreement
effective as of the date and year set forth below.
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Dated: . 1_ g , 21323'4

Dated: [ w , 202

Dated: I — , 2021

Dated: 1 ' ., 202b1

KURT K. KROLL, SR., KURT K. KROLL &

ASSOCIATES, INC. DB/A COLLISION

CORNER

CITY OF MAPLE PLAIN

JULIE MAAS KUSSKE

CAITLIN CAHILL

a;,--6/;--ed,(4)-0
JOHN FAY

Dated:. { ,- , 202.3'L( MIKE DELUCA
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Dated: 2023.4

Dated: - 1 f , 202S'i

CONNIE FRANCIS

CLARISSA HADLER
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