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June 17, 2015

Mark Moeller, City Planner

207 Lafayette Street

Winona, MN 55987

Dear Mr. Moeller,

Hoisington Koegler Group Inc. (HKGi) is pleased to submit this proposal to assist the City of Winona with its Development 
Code Update. HKGi is a Minneapolis-based planning, landscape architecture, and urban design consulting firm that has 
extensive experience working with communities on a range of planning needs from general planning services to zoning 
ordinance updates to comprehensive planning. HKGi has worked with a number of communities to integrate new form-based 
zoning districts into their existing, use-based zoning ordinances, including Richfield, Eden Prairie, Apple Valley, Woodbury, and 
Maplewood. We also have extensive experience working with Minnesota cities similar in size and setting to Winona, including 
Red Wing, Hastings, Chaska, Hutchinson, Northfield, and Albert Lea. HKGi is known for its commitment to developing efficient, 
effective, and engaging ways to involve community stakeholders. 

Based on our research and experience, Unified Development Codes are not common in Minnesota. In order to meet Winona’s 
need for implementing this innovative code approach, HKGi has teamed with the national firm of McBride Dale Clarion (MDC), 
a firm that has extensive development code experience. McBride Dale Clarion, based in Cincinnati, Ohio, is part of the national 
affiliate Clarion Associates. Clarion Associates most recent work in Minnesota was on the Duluth Unified Development Code, 
which was completed and adopted in 2010. MDC has extensive experience updating, revising, and rewriting zoning ordinances 
across the midwest and south. This includes addressing specialty regulations such as overlay districts, mixed-use districts, form-
based code provisions, parking regulations, landscaping, and architectural review. 

We recognize that this is an important project for the City of Winona as it will be the first comprehensive update of its regulations 
since 1959. The HKGi/MDC team brings the breadth and depth of expertise needed to draft regulations that implement the 
visions and directions identified in the 2007 Comprehensive Plan, Riverfront Plan, and Downtown Revitalization Plan. 

We look forward to working with the City of Winona on this project. Jeff Miller, a seasoned HKGi community planner, will serve 
as the project manager. Brad Scheib, Vice-President of the Firm, will serve as the Principal-in-Charge. Please feel free to contact 
us if you have any questions. Jeff can be reached at 612.252.7123 or via email at jmiller@hkgi.com and Brad can be reached at 
612.252.7122 or via email at bscheib@hkgi.com. 

Sincerely, 

Brad Scheib, AICP      Jeff Miller, AICP   

Vice-President and Planner     Planner

Hoisington Koegler Group Inc.     Hoisington Koegler Group Inc.

300YEARS
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Hoisington Koegler Group Inc.
123 North Third Street Suite 100
Minneapolis, Minnesota 55401
p:  612.338.0800    f:  612.338.6838

w:  www.hkgi.com
Est.1982

Principals:  
Mark Koegler, ASLA, CEO
Paul Paige, PLA, President
Brad Scheib, AICP, Vice President
Bryan Harjes, PLA, LEED AP

Associates:
Lil Leatham, PLA

Staff:
7 Registered Landscape Architects
3 Certified Planners
2 Graduate Planners
4 Graduate Landscape Architects
3 Support/Technical Staff

Services:
Master Planning
Landscape Architecture
Streetscape Design
School Campus Planning & Design
Site Design
Park Planning and Design
Public Participation
Zoning Ordinance
Comprehensive Planning
Greenway Planning 
Bikeway and Trail Planning
Downtown Planning
Strategic Planning
Commercial Area Revitalization
Urban Design
Transit Oriented Development
Environmental Review
Corridor Studies

HKGi approach
Hoisington Koegler Group (HKGi) is a firm of talented planners, landscape architects, 
and urban designers who share their passion for planning and design with client 
communities striving to create lasting places of quality. HKGi has over thirty years 
of experience designing high quality and distinctive public and private spaces on 
budget and on time. Communities seek HKGi to lead their planning and design 
efforts because of our ability to creatively synthesize complex program needs and 
planning issues within a process of community consensus-building. 

COLLABORATE
We strive to integrate diverse perspectives into all of our work. We bring together 
teams of professionals that thrive on a studio approach to design and are passionate 
about the continuous process of teaching and learning.

LISTEn
In order for design to reflect the unique character of any given place, the natural, 
cultural, and historical values need to be heard and understood. We will continually 
listen to clients and stakeholders to ensure we build upon the inherent strengths of 
the land and consistently provide direction that respects the context of the project 
at hand.

EXPLORE
By embracing the complexities of our projects we can create new solutions that 
bring obvious and measurable value to our clients. Our thirst to seek out new 
connections between people and the land is at the heart of our explorations and is 
integral to our design process.

CREATE
Only by understanding how a planning principle evolves into a built community 
asset can we actually begin to see how our work affects the physical character of 
any given place. We will always strive to carry our conceptual planning ideas forward 
to built realities so that our plans can have a real and tangible contribution to our 
culture.

hkgi Firm profile

http://www.hkgi.com
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McBride Dale Clarion (MDC) is a consulting firm based in Cincinnati, Ohio, 
whose staff focuses on comprehensive and land use planning, zoning codes, 
and development services.  Anne McBride and Greg Dale founded MDC in 
1999.  The professionals at MDC strive to provide customized services to all 
of our clients.  Our planners consistently produce award winning plans and 
codes.  We assist clients across the country and navigate planning processes 
and stakeholder engagement to create implementable plans and user-
friendly codes with a perspective in both the public and private sectors of 
development.  Our planners are graduates of the University of Cincinnati, 
School of Planning. In association with our national affiliates, Clarion 
Associates, we offer a complete package of planning, land use law, growth 
management, real estate economics, and community development services.

Areas of Expertise

MDC and Clarion Associates have developed expertise in a broad range of 
planning areas, including:

•	 Zoning Codes; 

•	 Development standards; 

•	 Area plans;

•	 Redevelopment and development plans;

•	 Neighborhood plans and design standards;

•	 Comprehensive plans; 

•	 Multi-jurisdictional and regional planning;

•	 Smart growth principles in broad based community planning;

•	 Downtown plans and strategies; 

•	 Citizen participation strategies; 

•	 Sustainable development practices; and

•	 Community and regional planning.

Contact Information 
C. Gregory Dale, FAICP

McBride Dale Associates, Inc. dba 
McBride Dale Clarion

5725 Dragon Way
Suite 220

Cincinnati, Ohio  45227

P: 513-561-6232 (ext. 3)
 F: 513-561-1615

gdale@mcbridedale.com

www.mcbridedale.com

mdc Firm Profile

http://www.clarionassociates.com/
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Project Understanding & Approach

Project Understanding

HKGi’s understanding of the Winona Development Code  
Update RFP was developed through a review of the RFP, 
the City’s 2007 Comprehensive Plan, the Riverfront Plan, 
Downtown Revitalization Plan, and the City’s existing 
zoning, subdivision, and site plan ordinances. HKGi also 
has familiarity with the City and its existing City Code 
through our research and expert witness work related 
to the City’s rental housing 30% rule ordinance. Our 
understanding of Winona’s RFP is also informed by 
HKGi’s and MDC’s extensive experience with revising 
zoning and subdivision regulations, comprehensive 
planning, master planning,  the development of design 
guidelines, and implementing regulations when serving 
as Staff Planners for communities.  

It is our understanding that the Development Code 
Update process and ultimately, the regulations, need to:

•	 Ensure the regulations are easy for all to 
understand and City Staff to implement

•	 Incorporate all relevant sections of the City 
Code into a Unified Development Code

•	 Retain, yet modernize, the existing Euclidean 
framework

•	 Utilize form-based, design standards and other 
zoning strategies for the downtown 

•	 Include drawings to illustrate regulations and 
make the Unified Development Code  easier to 
understand

•	 Incorporate mixed-use zoning districts

•	 Ensure regulations are appropriate both for 
the built-up areas of the City and those on the 
urban edge

•	 Consider the City’s natural setting in the bluffs 
along the Mississippi River

•	 Be developed using a process that engages 
and responds to the public

Project Approach

HKGi’s planning approach begins with the belief that 
successful community planning and design is built 
on the qualities and values of a community’s people 
and landscape. Building on local qualities, values, and 
knowledge both reinforces and creates a unique, 
identifiable sense of community. This approach, universal 
to all of HKGi’s projects, places our four core principles 
at the center of our practice: collaborate, listen, explore, 
create. The work plan proposed on the following pages 
is guided by these principles and is designed to engage 
the community throughout the process.

We will be using MDC’s five-phase method to guide 
the update of the Development Code. This method has 
been used in numerous code update projects across the 
nation. One key to the approach is the development 
of an Annotated Outline prior to the initiation of code 
drafting. This outline will be presented to City Staff, the 
City Attorney, and the Planning Commission to ensure 
agreement on the direction of the development code 
update. The Annotated Outline will be informed by the 
stakeholder listening sessions and community meetings, 
the results of the existing code review and diagnosis, and 
the “best practices” research conducted.

A second key component of the approach will be the 
division of the code drafting and review into sections or 
modules. Using a series of modules allows for a detailed 
review of the new code without overwhelming City 
Staff or the Planning Commission. Each module will be 
reviewed by City Staff, City Attorney, and the Planning 
Commission. The number and focus of the modules will 
be determined once the Annotated Outline has been 
developed. This approach also helps the project team 
identify the key components that should be presented 
to the public during the community review process. 
Once all of the modules have been reviewed, the entire 
Unified Development Code is drafted and the adoption 
process, including public hearings, can begin. 
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public participation

Keys to Successful 
Public Participation

Manage Expectations: 
The public must understand their 
role in the update process and 
what is expected of them.  

Respect for 
Participants: 
Respecting participants means 
making the most of their time, 
energies, and ideas.  It also 
means recognizing that different 
people will prefer to participate 
in different ways.  

Meaningful 
Participation: 
To facilitate meaningful 
participation, we need to convey 
the essential information and 
provide user-friendly tools for the 
citizens to respond.

Team Effort: 
The success of the project rests 
with the entire team – how 
activities are designed, organized, 
and facilitated; how technical 
information is presented and 
questions addressed; how well 
written materials communicate 
key messages; and how 
responsive the team is to public 
concerns.

HKGi’s and MDC’s design and planning practice emphasize an inclusive 
community engagement process that builds community support and 
ensures that solutions reflect the community’s values and vision. Community 
participation will be sought at all levels, including from the City Council, 
boards, commissions, and committees; City staff; stakeholders; the business 
community; educational institutions; and the general public. The work plan 
envisions community outreach throughout the project, including at the 
onset to learn how the current regulations do and do not work in practice; 
in the middle to identify visual preferences and react to initial ideas on 
approaches; and during the code drafting process to review recommended 
changes. Public hearings will be held at the Planning Commission and City 
Council during the adoption process.  

HKGi and MDC bring a wealth of experience and a tool box of effective 
communication strategies. Our approach is to work with the City of Winona 
to determine the best ways to engage the community. While our initial 
thoughts on engagement include the components identified in the work 
plan, we will work with you at the onset of the project to prepare a community 
engagement plan to determine the most efficient and effective ways to 
involve the community in this type of project. We anticipate that community 
engagement will involve strategies for both face-to-face and web-based 
interactions, including stakeholder sessions/interviews, workshops, open 
houses, public hearings, and an interactive web site. 
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Phase ONe
meetings: 
•	 Project Orientation with 

City Staff, City Attorney, and 
Planning Commission 

•	 Reconnaissance Tour
•	 Stakeholder Sessions
•	 Public Engagement

deliverables: 
•	 Initial list of existing code 

issues

Work Plan

The following phases represent our proposed planning process and work 
scope for the City of Winona Development Code Update. We view this 
proposed work scope as a starting point for arriving at a final scope of work 
consistent with the City’s desired project outcomes and budget capacity. 
We anticipate working with the City of Winona to refine this proposed work 
scope, budget, and schedule as needed prior to initiating the project. 

PHASE ONE – PROJECT INITiATION
The purpose of Phase One is to initiate the project with some key steps that 
include familiarizing ourselves with the details and procedures of the City’s 
existing development codes and meeting with those people who frequently 
use or work with the development codes to identify issues that need to be 
addressed in the revised and unified development code sections.

Task One: Conduct Project Orientation Meetings
•	 Meet with City Staff, City Attorney, and the Planning Commission to 

begin the process of identifying zoning issues from an administrative 
standpoint and to discuss and refine the project schedule.

Task Two: Initial Review of Existing Codes and Plans
•	 Collect city code and plan documents, including the zoning code, 

zoning map, subdivision code, site planning code, 2007 Comprehensive 
Plan, Downtown Revitalization Plan, and Riverfront Revitalization 
Plan, in order to familiarize ourselves with the policies, standards, and 
recommendations within each and begin to identify initial code issues, 
conflicts, and concerns. 

Task Three: Reconnaissance Tour of Existing Development 
Conditions
•	 Actual and/or virtual tour provided by City Staff to identify existing 

development patterns and conditions within the city. This tour will give 
the city’s planning staff an opportunity to identify both positive and 
negative development patterns, as well as challenging code issues that 
should be addressed in the development code update and unification.  

Task Four: Conduct Stakeholder Sessions
•	 Meet with stakeholders (City Council, City boards, commissions, 

committees, city staff, local developers, the university, downtown 
businesses, landlords, etc.) identified by the City, either individually or in 
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Work Plan

small groups. These discussions will give us a better understanding of 
how the existing codes’ regulations work (and do not work) in practice. 

Task Five: Public Engagement Kick-Off
•	 Launch the project with the public to share information about the 

project and provide an opportunity for them to provide input regarding 
issues with the existing codes. 

PHASE TWO – CODE REVIEW AND DIAGNOSIS 
The purpose of Phase Two is to review existing plans and codes in order to 
diagnose where the biggest challenges are and what the goals of the update 
need to be.  This phase will also identify potential solutions and “best practice” 
approaches for consideration. 

Task One: Comprehensive Review of Existing Codes and Plans
•	 Complete a comprehensive review of the existing codes and current 

plans to identify where those documents support each other and where 
they are in conflict. 

Task Two: Identify Existing Codes’ Strengths and Weaknesses
•	 Identify the strengths and weaknesses of the current codes’ sections 

including ways in which the current regulations are ineffective or 
frustrating, ways to make the code more user-friendly, streamlining 
review procedures, and methods for bringing contemporary planning 
approaches into the development code. 

Task Three: Explore Potential Approaches for Guiding Code 
Updates 
•	 Identify approaches for updates and modifications, e.g. new zoning 

district structures, mixed-use districts, natural resource preservation, off-
street parking standards, form-based development standards, and other 
examples of unified development codes.  

Task Four: Research “Best Practice” Development Code 
Approaches
•	 Research similar communities regulations to identify trends and best 

practices that may be appropriate for Winona. This could include 
planned unit development standards, overlay districts, special planning 
districts, performance standards, form-based or hybrid components, 
design guidelines, and other similar practices. 

Phase two
meetings: 
•	 City Staff

•	 Public Engagement

deliverables: 
•	 Summary of Code Review and 

Diagnosis 
•	 Summary of Best Practices 

findings
•	 Summary of Public 

Engagement Results
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Work Plan

Task Five: Public Engagement
•	 Engage stakeholders and the community in a visual preference exercise 

to establish preferred development patterns, architectural styles, 
densities, and site layouts for the various areas of the city. Efforts will be 
taken to ensure that all public engagement activities are fun, engaging, 
creative, and informative!

PHASE THREE – ANNOTATED CODE OUTLINE 
Provide a proposed outline for the unified development code. This task will 
help give structure to the update process and provides a key checkpoint 
prior to the extensive work of drafting the unified development code, revised 
sections, and new sections. 

Task One: Identify Structure of Unified Development Code 
•	 Analyze the results from the public engagement, development code 

research, and code diagnosis, and identify a general structure for the 
proposed unified development code. 

Task Two: Prepare Annotated Outline
•	 The outline will set out the structure of the unified development code 

sections, explaining the purpose and scope of each section. This will 
identify the overall structure for the unified development code including 
district structure, other development standards, and administrative 
procedures.

Task Three: City Review Meetings
•	 Present the outline to City Staff and the Planning Commission to ensure 

agreement on the direction of the development code update. 

Task Four: Coordinate Legal Review
•	 Coordinate review of the proposed structure of the unified development 

code with the City Attorney.

PHASE FOUR – DEVELOPMENT CODE DRAFTING
Phase Four is when the technical updating and writing of the unified 
development code sections occurs. The updates will be reviewed in sections 
or modules to allow City Staff, City Attorney, and the Planning Commission 
to review each part of the new code in detail. 

Phase Three
meetings: 

•	 City Staff
•	 Planning Commission

•	 City Attorney

deliverables: 
•	 Annotated Outline



Winona Development Code Update - Page 9

Work Plan

Task One: Prepare Draft Unified Development Code in a Series 
of Modules
•	 Draft the revised development code sections in a series of modules to 

allow for a detailed review of the new code without overwhelming staff 
and the Planning Commission. The number and focus of the modules 
will be determined following the completion of Phase Three. We 
anticipate that there will likely be 5-6 modules involved in updating and 
unifying Winona’s development codes.  

•	 Following the review of the draft code sections with City Staff, City 
Attorney, and the Planning Commission, each module will be finalized 
including adding exhibits, graphics, and images where applicable. 

Task Two: Conduct City Review Meetings for Each Module
•	 Each module will be reviewed by City Staff and the Planning 

Commission to gain their feedback on the proposed revisions to and 
unification of the development code. 

Task Three: Coordinate Legal Review
•	 Each module will be reviewed by the City Attorney to ensure compliance 

with all applicable state and local laws and ordinances.

Task Four: Conduct Stakeholder Sessions
•	 Meet with stakeholders (City Council, City boards, commissions, 

committees, city staff, local developers, the university, downtown 
businesses, landlords, etc.) identified by the City, either individually or 
in small groups. These discussions will give us a better understanding 
of any concerns that key stakeholders may have with the proposed 
revisions to and unification of the development code.

Task Five: Prepare Draft of the Revised Zoning Map
•	 The City’s zoning map will be updated based on new district names, 

designations, or any other applicable changes from current zoning map 
designations. 

Task Six: Conduct City Review Meetings of the Revised Zoning 
Map
•	 The revised zoning map will be reviewed by City Staff and the Planning 

Commission to gain their feedback on the proposed revisions.

Task Seven: Coordinate Legal Review
•	 The revised zoning map will be reviewed by the City Attorney to ensure 

compliance with all applicable state and local laws and ordinances.

Phase four
meetings: 

•	 City Staff
•	 Planning Commission
•	 City Attorney
•	 Stakeholder Sessions
•	 Public Engagement
 
Note: City Staff, Planning Commission 
and City Attorney will review each 
module for a total of 5 to 6 meetings 

of review

deliverables: 
•	 Unified Development Code 

Drafts (note the code will 
be divided into modules for 
review purposes)

•	 Zoning Map
•	 Executive Summary 
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Task Eight: Public Review of the Draft Unified Development 
Code and Zoning Map
•	 The draft unified development code will be presented to the public 

for review and comment. Exhibits, test code examples, and potential 
development scenarios will be created to illustrate the impacts of the 
new code to the public. These scenarios will be presented in a way to 
clearly show what the current code allows and what the new code 
would allow. 

•	 The proposed changes to the zoning map will also be available for 
review by the public so stakeholders can identify how their property 
might be affected by the proposed code updates. 

Task Nine: Final Draft of Unified Development Code and 
Zoning Map
•	 Following the input from the public review, code sections and the 

zoning map will be refined and updated as necessary and a final draft for 
City adoption will be prepared.

Task Ten: Prepare Executive Summary 
•	 The project team will prepare an executive summary that explains the 

new unified development code and the revised zoning map, including 
the key revisions and the rationale behind them.

PHASE FIVE – DEVELOPMENT CODE ADOPTION 
Task One: Planning Commission Public Hearing
•	 Attend one public hearing at the Planning Commission to present the 

Unified Development Code and revised code sections and answer any 
questions that the Commission or public may have.

Task Two: City Council Public Hearing 
•	 Attend one public hearing at the City Council to once again present the 

Unified Development Code and the revised code sections and answer 
any questions that the Council or public may have. 

Task Three: Final Revisions to UDC and Deliverables
•	 Make any final changes to the UDC sections or zoning map following the 

public hearings at the Planning Commission and City Council. 

•	 Provide the final UDC to the City in both Word and interactive PDF 
format, as well as one printed copy. Provide the final zoning map to the 
City in both PDF and GIS formats. 

Phase five
meetings: 
•	 City Staff
•	 Planning Commission

•	 City Council

deliverables: 
•	 Final Unified Development 

Code

Work Plan
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project team

The hkgi  |  MDC Team  
The HKGi/MDC team will be led by Project Manager Jeff Miller who will be responsible for coordinating the team’s 
efforts and day-to-day project activities. He and Rita Trapp will be the primary team members working directly with 
City Staff, the Planning Commission, stakeholders, and the public. Chrissy Lee will be principally involved with the 
code development phase and the creation of graphics to illustrate the regulations. Staff from MDC will be integrally 
involved throughout the process. In particular they will lend their leadership during the Code Review & Diagnostics 
and the development of the Annotated Outline. MDC will be in the community twice during the project, once near 
the beginning of the project and then during the review of the Annotated Outline.  All team members will assist in 
the drafting of the development code. 
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Brad Scheib

Jeff Miller

Rita Trapp

Chrissy Lee

MDC

C Gregory Dale

Emily Crow

Elizabeth Fields

City of winona

development code update

Primary Role Secondary Role

brad scheib
p.i.c.

Hoisington Koegler Group Inc.
jeff miller

Project Manager
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Months Aug  
15

Sept  
15

Oct  
15

Nov  
15

Dec  
15

Jan  
16

Feb  
16

Mar  
16

Apr  
16

May  
16

June  
16

July  
16

Aug  
16

Sept  
16

Oct  
16

Nov 
16

Dec  
16

Phase

1. Project Initiation

2. Code Review & Diagnosis

3. Annotated Code Outline

4. Development Code  
    Drafting

5. Development Code      
    Adoption

schedule & Fees

Planning Commission
meetings

City AttorneyCity Council

Projected Number of Meetings
City Staff Workshops             10

City Attorney                                   7 (some of these meetings could be combined with City Staff Team meetings)

Planning Commission                    10 (includes 2 Stakeholder Input Sessions)

City Council                                         3 (includes 2 Stakeholder Input Sessions)

Stakeholder Input Sessions 12 (the City can determine how these will be distributed between the 2 sets)

Public Meetings 3

Public Hearings 2

City Staff
Public Hearing
Public Engagement (Stakeholder Sessions, Community Meetings
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Months Aug  
15

Sept  
15

Oct  
15

Nov  
15

Dec  
15

Jan  
16

Feb  
16

Mar  
16

Apr  
16

May  
16

June  
16

July  
16

Aug  
16

Sept  
16

Oct  
16

Nov 
16

Dec  
16

Phase

1. Project Initiation

2. Code Review & Diagnosis

3. Annotated Code Outline

4. Development Code  
    Drafting

5. Development Code      
    Adoption

schedule & Fees

Fees By Phase
Phase One - Project Initiation             $8,300

Phase Two - Code Review and Diagnosis                              $24,600

Phase Three - Annotated Code Outline               $8,800

Phase Four - Development Code Drafting                                      $47,800

Phase Five - Development Code Adoption $7,000

Expenses $3,500

Total $100,000
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resumes

Brad Scheib, AICP

YEARS OF EXPERIENCE: 20

EDUCATION:
Bachelor of Science in Community 
and Regional Planning - Iowa State 
University
Minnesota Real Estate Coursework - 
Prosource Educational Services 
Form Based Codes Institute - three 
course training series

MEMBERSHIPS AND AFFILIATIONS
National Chapter and Minnesota 
Chapter, American Planning 
Association (APA) --past Board Member 
of MnAPA and various committee 
participation
Sensible Land Use Coalition--SLUC
Minnesota Design Team (Co-Leader 
Rockford, Mn and participant in 
Kimball, MN)
Urban Land Institute (ULI) 
Participant ULI Advisory Panel, Virginia 
Beach, VA

Professional Accreditations
Member: American Institute of Certified 
Planners (AICP) - Cert. # 013665

PROJECT EXPERIENCE
Albert Lea, MN

Comprehensive Plan

Apple Valley, MN
Comprehensive Plan
Bus Rapid Transit TOD Zoning District 
Study

Bondurant, IA
Zoning Ordinance Amendments
Small Area Master Plans

Byron, MN
Comprehensive Plan

Chanhassen, MN
CR61 Corridor Land Use Study
2005 Growth Area AUAR
Bluff Creek Zoning Overlay District

Parking Study

Eden Prairie, MN
TOD Zoning District

Fairbault, MN
Comprehensive Plan

Grand Rapids, MN
Downtown Master Plan
Zoning Ordinance Updates

Greenfield, MN
General Planning Services
Zoning and Subdivision Amendments

Hassan Township, MN
Comprehensive Plan

Inver Grove Heights, MN
Comprehensive Plan

AREAS OF EXPERTISE:

Brad Scheib, Vice President and certified planner, has been a leader in community 
planning and structuring appropriate regulatory tools to a given need. Brad earned 
his degree from Iowa State University in Community and Regional Planning with a 
focus in Geographic Information System (GIS) analysis and Transportation Planning. 
Prior to joining Hoisington Koegler Group in 1997, Brad served as a staff planner for 
a number of municipalities in the Twin Cities Metropolitan Area. Through a creative 
and collaborative thought process, Brad excels at finding unique solutions to 
implementation through zoning and regulatory controls. Today he serves in a number 
of project roles including principal in charge, project management, public process 
facilitator and lead planner.   

Development Services/Plan Review
Concord Boulevard Neighborhood Plan
NW Quadrant Study and Zoning 
Ordinance

Maplewood, MN
Gladstone Neighborhood 
Redevelopment Plan
Form-Based Zoning District

Medicine Lake, MN
General Planning Services

Zoning Ordinance Updates

Minneapolis, MN
Downtown East/North Loop Master 
Plan and Rezoning study

Moorhead, MN
Comprehensive Plan
Growth Area Plans and AUAR
River Corridor Master Plan
Zoning Ordinance Updates

Newport, MN
Zoning Ordinance Updates

Red Wing, MN
Comprehensive Plan
Downtown Action Plan

Richfield, MN
I-494 Corridor Study and Mixed-Use Zoning 
Ordinance

Rochester, MN
Comprehensive Plan

Storm Lake, IA
Comprehensive Plan
Lake Avenue Trail
Zoning Ordinance Updates
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resumes
Areas of expertise:

Jeff provides expertise in the areas of land use planning, small area/master plans, 
comprehensive plans, corridor plans, redevelopment plans, urban design, community 
visioning, public participation, environmental review, historic preservation, and 
zoning.  He has also worked as a city planner for five communities, as a consultant, and 
in the academic environment, and he also brings strong urban design knowledge and 
ideas to his projects thanks to his previous experience with the Design Center for the 
American Urban Landscape.  This range of experience has enabled him to develop 
an integrated planning approach and understand the issues and opportunities 
communities face from a variety of perspectives.

YEARS OF EXPERIENCE: 15

EDUCATION
Master of Planning, Hubert H. Humphrey 
Institute of Public Affairs, University of 
Minnesota  
Bachelor of Arts in Economics, St. Olaf 
College, Northfield, MN

Memberships and AFFILIATIONS
American Planning Association, Minnesota 
Chapter
Sensible Land Use Coalition
Urban Land Institute, Minnesota Chapter

ACCOMPLISHMENTS
2014 MN APA Planning in Context Award 
- Chaska Downtown Signage Design 
Guidelines
2002 MN APA Outstanding Plan Award - 
Northwest Corridor Planning and Design 
Framework

PUBLICATIONS
Reusing Brownfields: Obstacles and 
Opportunities for Inner-Ring Suburbs, 
article published in the CURA Reporter 
(Center for Urban and Regional Affairs), 
Author, October 2001

Jeff Miller, AICP
PROJECT EXPERIENCE:
Albert Lea, MN

Comprehensive Plan

Apple Valley, MN
Comprehensive Plan
Cedar Ave BRTOD Zoning Ordinance & 
Design Guidelines

Arden Hills, MN
TCAAP Master Plan

Chaska, MN
Downtown Master Plan
Comprehensive Plan
Southwest Growth & Development Plan
Downtown Signage Zoning District and 
Design Guidelines
Hazeltine Development Concept

Dakota County, MN
Grant Writing Services

Dayton, MN
Parks, Trails and Open Space Plan

Eden Prairie, MN
Town Center Design Guidelines and Zoning
Comprehensive Plan
Transit Oriented Zoning Ordinance

Fridley, MN
Northstar TOD TIF District Master Plan

Golden Valley, MN
Zoning and Subdivision Ordinance 
Revision

Hennepin County, MN
Transitional Station Area Action Plans
Penn Avenue Corridor Vision and 
Implementation Framework
Minnehaha-Hiawatha Strategic Investment 
Framework

Hermantown, MN
Marketplace Redevelopment Concepts
Munger Trail Spur Connector 

Independence, MN
Parks, Trails and Open Space Plan

Marcy-Holmes Neighborhood, Minne-
apolis, MN

Neighborhood Master Plan Supplement

Maplewood, MN
Form-Based Zoning District

Minneapolis, MN
North Loop Small Area Plan
North Loop Park Scoping Study
Downtown East/North Loop Rezoning 
Study
South Lyndale Corridor Master Plan

Mound, MN
Comprehensive Plan
General Planning Services

Osseo, MN
Redevelopment Master Plan
Comprehensive Plan

Ramsey, MN
Comprehensive Plan

Richfield, MN
I-494 Corridor Study and Mixed-Use Zoning 
Ordinance

Rogers, MN
Comprehensive Plan
General Planning Services

Roseville, MN
Comprehensive Plan

St. Louis Park, MN
Louisiana Station Design Guidelines
Exterior Lighting Zoning Ordinance

Woodbury, MN
Urban Village Zoning District
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Rita Trapp, AICP, LEED AP

YEARS OF EXPERIENCE: 12

EDUCATION:
Bachelor of Science in Land Use Geography 
and Economics, University of Wisconsin-
Eau Claire

MEMBERSHIPS AND AFFILIATIONS
American Institute of Certified Planners 
(AICP)
Accredited Professional,Leadership in 
Energy and Environmental Design (LEED)
Professional Development Officer for 
Minnesota Chapter, American Planning 
Association 
Former Secretary of Board of Directors, 
Minnesota Chapter, US Green Building 
Council
LEED Neighborhood Development (ND) 
review of Loring Park Neighborhood
2006 Chair, Minnesota Design Team and 
co-leader of Walker and Maple Plain Visits
Former Vice Chair, Planning Commission, 
Vadnais Heights, Minnesota

PROJECT EXPERIENCE

Bondurant, IA
Zoning Ordinance Amendments

Coon Rapids, MN
Foley Boulevard Station Area Plan

Eagan, MN
NE Land Use Study
Comprehensive Plan

Faribault, MN
General Planning Services
Zoning Ordinance Amendments

Fargo, ND
Design Guidelines for Growth Areas 
Implementation

Golden Valley, MN
Zoning and Subdivision Ordinance Study

Grand Rapids, MN
Zoning Ordinance Amendments

Greenfield, MN
Consulting Planner
Zoning Ordinance Amendments

Hassan Township, MN
Consulting Planner
Comprehensive Plan

Luverne, MN
Comprehensive Plan

Monticello, MN
Comprehensive Plan

Moorhead, MN
Comprehensive Plan
Growth Area Plans
Growth Area AUARs
Planning Services
Zoning Ordinance Updates

Mound, MN
Consulting Planner
Comprehensive Plan
Visions AUAR
Zoning Ordinance Amendments

Osseo, MN
Downtown Market & Planning Study

Perry, IA
Comprehensive Plan

Potlatch Corporation
Land Development Services

Rogers, MN
Comprehensive Plan

Roseville, MN
Comprehensive Plan

St. Michael, MN
Comprehensive Plan

Storm Lake, IA
Comprehensive Plan
Zoning Ordinance Updates

Wahpeton, ND
Comprehensive Plan

Areas of expertise:

Rita blends strong technical planning with exceptional communication and 
management skills. She is an effective communicator, comfortable both organizing 
input processes and facilitating both large and small group activities. She has served on 
a multitude of planning teams addressing comprehensive planning, redevelopment, 
downtowns, zoning, parks and trails, active living, and strategic planning needs. In 
addition to assisting communities in times of staff transition, she has provided day 
to day planning services for the City of Mound for more than 7 years. Her previous 
work in the public sector and on her local planning commission means she is able to 
approach planning projects with an understanding of the client’s perspective. 
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CHRISSY LEE

YEARS OF EXPERIENCE: 2

EDUCATION:
Master of City Planning - University of 
Pennsylvania, Philadelphia, PA

Bachelor of Arts, Studio Art - Carleton 
College, Northfield, MN

MEMBERSHIPS/Affiliations:
American Planning Association

Minneapolis Bicycle Coalition

PROJECT EXPERIENCE

Apple Valley, MN
Cedar Avenue BRT Market and 
Development Study

Bloomington, MN
Bloomington Alternative Transportation 
Plan

Coon Rapids, MN
Foley Boulevard Station Area Plan

Eden Prairie, MN
Transit Oriented Zoning Ordinance

Fridley, MN
Northstar TOD TIF District Master Plan

Hennepin County, MN
SW LRT Transitional Station Area Action 
Plans
Penn Avenue Corridor Vision Framework
Bottineau LRT Station Area Planning

Ironwood, MI
Comprehensive Plan

Lanesboro, MN
Lanesboro Art Center Campus Master 
Plan

Medicine Lake, MN
Zoning Ordinance Amendments

Minneapolis, MN
Hiawatha Business Inventory

Perry, IA
Comprehensive Plan

Philadelphia, PA
More Park, Less Way: An Action Plan for the 
Benjamin Franklin Parkway*
Make Your Mark! The Lower Lancaster 
Revitaliation Plan*
Along the Avenue: The Economic 
Development Strategic Plan for 
Germantown and Lehigh*

Rochester, MN
Comprehensive Plan

St. Louis Park, MN
Louisiana Station Area Planning and Design 
Guidelines

* - Project completed prior to joining HKGi

AREAS OF EXPERTISE:

Chrissy is a planner and recent graduate from the University of Pennsylvania’s Master 
of City Planning program. As part of her Urban Design studio at UPenn, Chrissy 
developed a form-based code for a greenfield site in Bryson City, North Carolina. 
The resulting code provides a framework for future private development, including 
guiding principles, street typologies, development design standards, and typologies 
for a range of mixed use and residential buildings. In addition to her background in 
community and public space planning, Chrissy has several years of experience as an 
analyst and project manager for the New York City Department of Education.  Chrissy 
draws on her diverse background in planning, visual arts, and public policy to provide 
integrated and people-centered approaches to planning and design.
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planning     zoning     development services 

5725 Dragon Way, Suite 220, Cincinnati, Ohio 45227  p. 513.561.6232 e. gdale@mcbridedale.com

C. GREGORY DALE, FAICP

Principal, Partner
Greg Dale is a founding Principal with McBride Dale Clarion, the Cincinnati affiliate 
office of Clarion Associates. Mr. Dale is a Fellow of the American Institute of Certi-
fied Planners. He has managed planning projects throughout the country and has 
expertise in comprehensive plans, growth management plans, land use regulations, 
citizen outreach programs, planning for historic areas and expert testimony on plan-
ning, zoning and land use development issues.  Mr. Dale has managed or assisted 
with planning projects in Ohio, Kentucky, Indiana, Pennsylvania, New York, Maryland, 
Tennessee, North Carolina, South Carolina, Georgia, Mississippi, Missouri, Wisconsin, 
Illinois, Kansas, Oklahoma, Colorado, and Nevada.

EDUCATION 
University of Cincinnati
College of Design, Architecture, Art and 
Planning
Master’s Degree in Urban Planning

Georgetown College (Georgetown, KY)
B.S., Political Science and Sociology,  
Cum Laude

CERTIFICATIONS 
Fellow of the American Institute of 
Certified Planners
004684

AREAS OF EXPERTISE
 � Comprehensive Plans
 � Land Use Planning
 � Growth Management Plans
 � Intergovernmental Coordination
 � Public Participation

PUBLIC & COMMUNITY 
SERVICES

 � President, Ohio Chapter of the American 
Planning Association, 1986-1988

 � Executive Committee, APA Chapter 
Presidents’ Council, 1988-1990

 � Secretary/Treasurer, APA Planning and 
Law Division, 1990-1992

 � Former Board Member, Cincinnati 
Historic Conservation Board

 � Former Board Member, Victory 
Neighborhood Services Board of 
Directors

 �  Founding Trustee, Columbia Tusculum 
Economic Development Corporation

 � Member, American Planning Association

PUBLICATIONS

The Citizen’s Guide To Planning 2009
For decades community activists, bureaucrats, and even elected officials 
have consulted the pages of The Citizen’s Guide to Planning for solutions 
to their planning problems. Mr. Dale co-authored a completely rewritten 
update along with Christopher J. Duerksen and Donald L. Elliott with new 
chapters that address the challenges of planning for a sustainable world.  
Like its predecessors this new edition, aimed at nonprofessionals, is a 
broad-ranging general introduction to the field of planning.  This volume 
is ideal for citizen activists wanting to influence planning decisions in their 
communities, citizens appointed to planning boards, and newly elected 
officials facing difficult planning-related decisions.

The Planning Commissioners Guide 2013

Christopher J. Duerksen
C. Gregory Dale, FAICP
Donald L. Elliott, FAICP

The Citizen’s
Guide to
Planning
Fourth Edition

THE CITIZENS PLANNING SERIES

T
he
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P
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uerksen,D

ale,E
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PLANNERS
PRESS

www.planning.org

Praise for The Citizen’s Guide to Planning,
Fourth Edition
“The Citizen’s Guide to Planning is a soup-to-nuts, highly reliable guide to
any issue a citizen or trained professional is likely to encounter. Form-based
zoning and takings issues? Community workshops with keypad polling?
Ethical principles for planning? They’re all here. Plus, the book lives up to its
title—a citizen’s, not just a professional’s, guide to real-life issues of planning
in American communities.”

Neal Peirce, chairman of Citistates Group and columnist for theWashington

PostWriters Group

“The Citizen’s Guide to Planning is an invaluable resource both for professionals
and laymen. It presents the fundamentals of city planning in clear, simple
English: its objectives, vocabulary, techniques, and legal foundation. There is
nothing better!”

Alexander Garvin, president and CEO of Alex Garvin & Associates and author of

The American City: What Works, What Doesn’t

APA’s popular primer for citizens is completely new!
What do professional and citizen planners need to know in order to make good decisions?
How do you educate your constituents about planning?

For decades, planning officials, commissioners, and engaged citizens have relied on
The Citizen’s Guide to Planning for a better understanding of the basics of planning. The
perennial best seller has been completely remade into a 21st century guide that also
addresses the challenges of planning for a sustainable world.

About the Authors
Christopher J. Duerksen is a managing director of Clarion Associates, a land-use
consulting firm. C. Gregory Dale, FAICP, is a founding principal with McBride Dale Clarion.
Donald L. Elliott, FAICP, is a senior consultant with Clarion Associates. Previously, he was
project director for the Denver Planning and Community Development Office.
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Across the country, communities rely on their planning commissions 
for guidance, but who guides the planning commissioners? Mr. Dale, 
along with Anne McBride and Ben Herman, have authored The Planning 
Commissioners Guide designed to create a step by step guide book to get 
new commission members off on the right foot. The eight chapters cover the 
roles and responsibility of planning commissioners, how to prepare for and 
be an active informed commissioner and how to run effective meetings while 
steering clear of ethical issues. Part of the Citizen Planning Series, the book is 
designed to help citizens participate in a meaningful way in the planning and 
development of their communities.

Planning Commissioner’s Journal
Mr. Dale has been a contributing columnist for the Planning Commissioners Journal since 
it was established in 1991.  He has contributed forty articles dealing with a range of plan-
ning issues, including how to address difficult ethical issues.

PRESENTATIONS & SPEAKING ENGAGEMENTS 

Mr. Dale is a regular speaker at national, state, and local planning conferences.  He has 
conducted training sessions for planning officials at the American Planning Association 
National Planning Conference for over twenty years. 

C. GREGORY DALE, FAICP

Principal, Partner

C. Gregory Dale, FAICP 
 ■ 2 ■

RELEVANT PROJECT EXPERIENCE
*Projects listed in reverse chronology

 � Independence, OH - Area Plan Implementation Strategy  
(Project Manager-Sub to planningNext)     Current

 � Blue Ash, OH - Comprehensive Plan and Zoning Code Update  
(Principal-In-Charge)       Current

 � Middletown, OH - Master Plan Update (Principal-In-Charge)  Current
 � Sharonville, OH - Comprehensive Plan and Zoning Code Update  

(Principal-In-Charge)       Current
 � Deerfield Township, OH - Kingswood Site Redevelopment  

(Principal-In-Charge)       Current
 � Chattanooga, TN - Thrive 2055 Regional Plan  (Principal-In-Charge)  Current
 � Springdale, OH - Zoning Code Update (Principal-In-Charge)   Current
 � Columbia, SC - Comprehensive Land Use Plan Update (Principal-In-Charge) 2015
 � Deerfield Township, OH - 2007 & 2014 Comprehensive Plan Updates  

(Principal-In-Charge)       2015
 � Suffolk, VA - Comprehensive Plan Update  (Principal-In-Charge)  2015
 � Delhi Township, OH - Sign and Parking Regulations (Principal-In-Charge) 2015
 � Cleveland/Bradley County, TN - Comprehensive Plans and Small Area Plans  

(Principal-In-Charge)       2013
 � Columbus, OH - East Franklinton Creative Community District Plan  

Implementation Strategy (Project Manager)    2012
 � Williamson County, TN - Zoning Ordinance Update (Principal-In-Charge) 2012
 � Youngstown, OH - Redevelopment Code (Project Advisor)   2012
 � Johnson County, KS - Visioning Services for Johnson County 2030:  

Living Our Vision (Project Advisor)     2011
 � Anderson Township, OH - 2005 & 2011 Comprehensive Plan Updates  

(Principal-In-Charge)       2011
 � Bath Township, OH - Comprehensive Plan Update (Principal-In-Charge) 2011
 � Cincinnati, OH - Comprehensive Plan Update  

(Co-Project Manager w/ planningNext)     2011
 � Cleveland/Bradley County, TN - BCC 2035: Joint Strategic Plan 

(Principal-In-Charge)       2011
 � Dublin, OH - Bridge Street Corridor Development Plan Implementation 

(Project Advisor)       2011
 � Kansas City, MO - Payday Loan Ordinance (Principal-In-Charge)  2011
 � Hyattsville, MD - 2010 Community Legacy Revitalization Plan  

(Project Manager-Sub to planningNext)     2010
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EMILY CROW, AICP

Senior Planner

Emily Crow, AICP  ■  2

PROJECT EXPERIENCE

DRAFT DATE
May 26, 2009

ADOPTED BY CHARLESTON COUNTY COUNCIL
November , 

  Thrive 2055 Initiative | Regional Strategic Plan (Project Coordinator) -Current
  North Mississippi Regional Coalition | Marshall, Tunica, and Desoto County Economic 

Development Study (Project Manger)-Current
  City of Columbia, SC | Plan Columbia Land Use Plan Update (Project Manager, Senior 

Planner)-2015
  Richland County, SC | Land Use Plan (Planner)-2015
  City of Morehead, KY | Comprehensive Plan (Project Manager)-2014
  DeSoto County, MS | I-69/I-269 International Trade Corridor Stewardship Plan 

(Project Coordinator/Senior Planner)-2013
  Cleveland/Bradley, TN | Comprehensive and Area Plans (Project Manager, Senior 

Planner)-2013
  City of Charleston, TN | Greenway Plan (Project Manager, Senior Planner)-2012
  City of Huber Heights, OH | Comprehensive Plan Update (Project Manger, Senior 

Planner)-2012
  Washington Township, Pickaway Co., OH | Land Development Plan (Project Manger, 

Senior Planner)-2012
  Cleveland/Bradley, TN | BCC 2035 Joint Strategic Plan (Assistant Project Manager, 

Senior Planner)-2011
  Johnson County, KS | Strategic Plan (Planner)-2010
  City of Loveland, OH | Downtown Site Analysis (Project Manager, Senior 

Planner)-2010
  Nashville/Davidson County, TN | Nashville-Naturally- “Implementation Options for 

Projecting Green Spaces: A Case Studies Report”  (Planner)-2010
  City of Hyattsville, MD | 2010 Community Legacy Revitalization Plan  (Senior 

Planner)-2010
  City of Rock Hill, SC | Community Livability Plan (Land Use Planner)-2010
  City of Manassas, VA | Comprehensive Plan (Land Use Planner)-2010
  Powhatan County, VA | Comprehensive Plan (Senior Planner)-2010
  Town of Culpeper, VA | Comprehensive Plan Update (Assistant Project Manager, 

Senior Planner)-2010
  City of Springdale, OH | Progress Place Redevelopment Plan (Senior Planner) -2009
  City of Middletown, OH | Middletown Mall Site Redevelopment (Senior Planner)-2009
  City of Huber Heights, OH | City Planner, Planning Commission Staff (Planning 

Staff)-2009
  City of Montgomery, OH | Interim Planning Staff (Planner)-2009
  Henrico County, VA | Comprehensive Plan Update  (Planner, Model Coordinator)-2009

planning     zoning     development services 

5725 Dragon Way, Suite 220, Cincinnati, Ohio 45227  p. 513.561.6232 email: ecrow@mcbridedale.com

EMILY CROW, AICP

Senior Planner
Ms. Crow is a certified planner and has worked as a planning consultant 
since 2001.   She has created award winning plans and design guidelines, 
and worked with communities throughout the U.S. Midwest, and South-
east.  She has developed skills in land use, policy, and comprehensive 
plans.  She has also conducted plan review and permitting for communi-
ties.  Ms. Crow has experience working with growth demand forecasting 
for public facilities, form based planning, and context sensitive design 
guidelines, and special area redevelopment plans and regulations. 

EDUCATION
University of Cincinnati
College of Design, Architecture,  
Art and Planning
Bachelor of Urban Planning- 2002

CERTIFICATIONS
American Institute of Certified Planners
019504

AREAS OF EXPERTISE
  City and County Comprehensive 

Plans
  Land Use Planning
  Growth Management Plans
  Design Guidelines
  Redevelopment Plans

PROFESSIONAL SKILLS
  Project Management
  Plan Writing
  Public Participation
  Presentations
  Plan/Development Review
  Research and Analysis
  Scenario Planning/Land Use Models
  Illustrations, Graphics, and Mapping

MEMBERSHIPS/AFFILIATIONS
  Member, American Planning 

Association
  Member, Ohio Chapter American 

Planning Association, OAPA

PROFESSIONAL EXPERIENCE

Comprehensive Plans
Ms. Crow has worked on comprehensive plans contributing in all aspects of the plan process 
including research and analysis, public outreach, visioning and goal setting, policy development, and 
plan writing. She also contributes mapping and scenario planning and graphics to comprehensive 
plan documents. 

Design Guidelines and Standards
Ms. Crow has prepared special zoning districts and corridor design guidelines for a number of 
communities, conducting context analysis, citizen involvement, guideline creation and illustrations, 
and public presentations of concepts. 

Corridor, Area, and Redevelopment Plans
Ms. Crow has prepared corridor, area, and redevelopment plans with site specific recommendations 
including access management considerations, land use alternatives, and buffering and site planning 
considerations. 

Planning Staff
Ms. Crow has served as planning staff for the City of Huber Heights, Ohio, and the City of 
Montgomery, Ohio, conducting plan review for large scale planned unit developments and 
reviewing zoning variance applications. 

AWARD WINNING PROJECTS

Town of Culpeper, Virginia 
Comprehensive Plan 
2012 Virginia APA Outstanding Plan Award

Charleston County, South Carolina 
Comprehensive Plan Update
2010 South Carolina Outstanding Planning 
Project Large Jurisdiction

Williamson County, Tennessee 
Comprehensive Land Use Plan
2008 Tennessee APA Outstanding 
Comprehensive Plan Award for a Large 
Community

City of Montgomery, Ohio 
Corridor Design Guidelines 
2006 Hamilton County Regional Planning 
Commission Frank Ferris II Community Planning 
Award 

Franklin, Tennessee Land Use Plan

Cumberland Region Tomorrow 2003 Excellence 
Award 

PRESENTATIONS & SPEAKING      
ENGAGEMENTS

Public Involvement Methods: What might 
work for you?
Southeast Ohio Traffic Engineering Workshop 2013

LEED vs. Traditionalism: Trends in 
Community Design
Ohio Planning Conference 2011

Online Engagement In the Planning Process
Frost Brown & Todd Planning and Zoning Workshop 
2013

Incorporating Sustainability Into 
Development: Trends in Community Design
Frost Brown & Todd Planning and Zoning Workshop 
2011

Ohio Township Association Spring 
Conference 2010
The True Cost of Growth
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planning  ■  zoning  ■  development services
5725 Dragon Way, Suite 220, Cincinnati, Ohio 45227  p. 513.561.6232 e. efields@mcbridedale.com

ELIZABETH FIELDS, AICP

Associate
Ms. Fields is a certified planner and has worked in the planning field since 
2007.  Since joining McBride Dale Clarion in 2013, she has worked on a variety 
of projects including comprehensive plans, master plans, and zoning codes. 
Other tasks have involved property research, zoning analysis, document 
preparation, and community engagement. 

She additionally serves as planning staff for Loveland and Mason, Ohio where 
she reviews site plans, prepares staff reports, and presents at public meetings. 
She has experience in downtown revitalization, special districts, and historic 
preservation. 

EDUCATION
University of Cincinnati
College of Design, Architecture,  
Art and Planning
Bachelor of Urban Planning- 2007

CERTIFICATION
American Institute of Certified Planners
024672

AREAS OF EXPERTISE
 � City and County Comprehensive 

Plans
 � Land Use Planning
 � Zoning Code Analysis and Updating 

Zoning Code Regulations
 � Master Plans and Special Area Plans
 � Financing District Education and 

Implementation
 � Planning Staff Services including    

Subdivision and Site Plan Review, 
Staff Reports, and Public Presenta-
tions

PROFESSIONAL SKILLS
 � Plan Writing
 � Zoning Regulation Drafting
 � Public Participation
 � Presentations
 � Research and Analysis
 � Illustrations, Graphics, and Mapping

MEMBERSHIPS/AFFILIATIONS
 � Member, American Planning 

Association
 � Member, Ohio Chapter American 

Planning Association, OAPA

PROFESSIONAL EXPERIENCE

Comprehensive Plans
Ms. Fields has worked on comprehensive plans contributing in all aspects of the plan process 
including research and analysis, public outreach, visioning and goal setting, policy development, and 
plan writing.  She also contributes mapping and graphics to comprehensive plan documents.  

Master Plans and Special Area Plans
Ms. Fields has assisted in the preparation of master plans and special area plans by 
providing assistance on existing condition studies, property owner and parcel research, 
design recommendations, community presentations, consensus building activities, and plan 
implementation. 

Zoning Regulations and Recommendations
Ms. Fields has assisted in the drafting and updating of zoning regulations and has provided zoning 
recommendations as components of planning projects. 

Planning Staff
Ms. Fields is currently serving as planning staff for Loveland and Mason, Ohio. In this role, she 
conducts plan review for site plans, conditional use grants, and subdivisions, along with preparing 
staff reports and presentations for public meetings. She also served as planning staff for Windsor 
and Colorado Springs, Colorado and was staff to the Town of Windsor Planning Commission, 
Town Board, Historic Preservation Commission, and Downtown Development Authority Board of 
Directors. 

CURRENT PROJECTS

Blue Ash, Ohio
Zoning Code Update

City of Springdale, Ohio
Zoning Code Update

Deerfield Township, Ohio
Site Redevelopment Project

Sharonville, Ohio
Comprehensive Plan and Zoning Code Update

Morgantown, West Virginia
Downtown Design Standards

Mason, Ohio
Staff Planner

Loveland, Ohio
Staff Planner

RECENT PROJECTS

Deerfield Township, Ohio
Comprehensive Plan Update

Suffolk, Virginia 
Comprehensive Plan Update

Blue Ash, Ohio
Land Use Plan Update

Delhi Township, Ohio 
Zoning Code Update

Columbia, South Carolina 
Land Use Plan Update

Windsor, Colorado
Establishment of Downtown Development 
Authority
Downtown Design Guidelines and Financing Plan 
(Master Plan)
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HKGi relevant experience
HKGi has over 25 years experience preparing zoning and subdivision ordinances, 
design guidelines, and other regulatory tools that help shape growth, development 
and infrastructure and preserve and enhance community assets. We also use 
ordinances and regulations every day in our work as planners for the communities 
of Greenfield, Mound, and Medicine Lake. That hands-on experience allows us to 
know what works and how to prepare effective ordinances and guidelines in a clear 
and user-friendly manner. Our approach is pragmatic and inclusive. We involve 
staff, officials, property owners, civic groups and the public in the process to assure 
community buy-in and understanding. We include illustrations, charts and tables 
to enhance clarity and to efficiently communicate the regulation intent and details. 
We also build in flexibility to allow for creative design solutions while retaining 
control to assure quality and conformance with the ordinance intent. The result of 
our commitment to communications and a hands-on approach is a successful track 
record of ordinance and design guidelines. The following are a few examples of 
some of the issue specific ordinances we have developed. 

Chaska Downtown Signage
One of the first implementation strategies of the 2012 Downtown Master Plan was 
to improve the City’s guidance for signage in the downtown area. HKGi facilitated 
a collaborative effort between the City’s Community Development Department 
and the Chaska Downtown Business Alliance (CDBA). HKGi worked with a project 
task force consisting of representatives of downtown business owners, Planning 
Commissioners, Heritage Preservation Commissioners, City Staff, and sign makers. 
A visual preference survey was developed to identify signage preferences of the 
project task force, Downtown Business Alliance, City Staff, elected and appointed 
city bodies. Using community input HKGi developed the Downtown Chaska Signage 
Design Guidelines as a succinct and visual design guidelines manual. 

St. Louis Park Outdoor Lighting
In response to neighborhood concerns about lighting of outdoor recreational 
facilities, HGKi conducted a study to recommended amendments to the zoning 
ordinance. The process involved review of the City’s exterior lighting ordinance 
issues, research of national/local lighting best practices and model ordinances, 
and the development of code revisions. The ordinance rewrite better controls light 
pollution by including standards that require use of current lighting technologies. 

City of Mound Zoning Updates
HKGi has been providing general planning services to the City of Mound for over 20 
years. In addition to reviewing development projects and land use requests, HKGi 
routinely assists in the development of ordinance amendments to reflect current 
market trends and community desires. This has included revisions to the non-
conforming structure regulations, corner lot designations, shoreland overlay district 
regulations, parking standards, secondhand good stores, breweries and brewpubs, 
urban agriculture, and the creation of an expansion permit to address the expansion 
of non-conforming structures. 

ZONING 
 

 129:16 

b. an expansion permit is required if the expansion or enlargement will not further 
intrude (as measured at the point of greatest intrusion) into the required setback 
beyond the distance of the existing structure or the proposed new height/stories is 
within City Code requirements. For example: (i) if the building currently has a setback 
of 15 feet when 20 feet is required and the proposed expansion will have a setback of 
15 feet an expansion permit will be needed; (2) a second floor area is expanded into 
the nonconforming setback over an existing nonconforming first floor.   
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Building Footprint

Designation
Walnut Street National Historic District (NHD)

NHD Contributing Property Only

NHD Contributing Property & Local Historic Designation

National Register of Historic Places & Local Historic Designation

Local Historic Designation Only

Open Space
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Prepared by Hoisington Koegler Group, Inc. on August 10, 2010
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Draft - Eden Prairie TOD Ordinance
November 5, 2014

8

Density Standards - TOD R District Conditions
Residential Density 25 du/acre min 1. Parking structures shall not be included in 

calculation of number of floors and FAR.

2.The above diagram is intended to show the 
proportion of usable open space required, but 
not the exact location or distribution per se. See 
Subdivision 7 for more details on usable open 
space requirements.

3. Buildings exceeding 30 feet in width along a 
street are required to incorporate building 
breaks in street-facing façades. Building breaks 
include recesses in the building façade, material 
changes, or other methods of building 
articulation that break down the scale of large 
buildings and create visual interest.

4. For mixed-use and non-residential buildings, 
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HKGi relevant experience

Eden Prairie TOD Zoning District Ordinance
Eden Prairie, Minnesota

HKGi has developed two new innovative zoning districts for the City of Eden Prairie. In 2006, HKGi developed the Town Center 
zoning district, as well as the Town Center Design Guidelines manual, for the City’s planned 120-acre Town Center. This town 
center area is envisioned to have a unique, compact, walkable, mixed-use character and provides a live/work/play downtown 
environment for the community. HKGi identified best practices from precedent Town Center developments around the country, 
relating to site design, architecture, streetscapes, public space and zoning standards, and then used a visual preference survey 
method to identify the community’s preferences for their Town Center.   In 2014, HKGi developed a transit-oriented development 
(TOD) zoning district for the City’s five (5) planned transit stations as part of the future Green Line extension, also known as the 
Southwest LRT line. The intent of the TOD zoning ordinance is to provide for development of attractive, compact, pedestrian-
friendly, high density, environmentally and economically sustainable, transit-oriented areas which allow a complementary 
mix of land uses. The TOD zoning ordinance establishes three (3) zoning districts: TOD-Mixed Use, TOD-Residential, and TOD-
Employment, each with unique development standards including permitted uses, density, lot, building frontage, and off-street 
vehicular parking quantity requirements. The development standards are formatted in an easy-to-use format using tables, site plan 
diagrams, and illustrative building elevations. The ordinance also establishes general standards for providing pedestrian-oriented 
building facades along streets and public spaces, on-site pedestrian/bicycle facilities, landscaping and open space, and transit-
oriented parking approaches. The TOD districts may be applied to areas generally within the 10-minute walkshed of an existing or 
planned commuter bus or light rail transit station.

Draft - Eden Prairie TOD Ordinance
November 5, 2014
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HKGi relevant experience

NORTHWEST AREA Quadrant study AND ZONING ORDINANCE
Inver Grove Heights, Minnesota

When Hoisington Koegler Group completed Inver Grove Heights’ comprehensive plan update in 1999, one of the key land use 
issues identified in the plan was the development of the 2,200-acre northwest quadrant of the community.  The Northwest Area 
presents unique development challanges and opportunities due to its varied physical topography, areas of extensive tree cover 
and numerous landlocked, define wetland basins. While valuable, these natural features also increase the costs for storm sewer 
infrastructure if traditional techniques are implemented.
The 2001 Northwest Quadrant Study prepared by HKGi and the 2004 Northwest Quadrant Hydrologic and Hydraulic Analysis 
prepared by Emmons & Olivier Resources identified a land use pattern and low impact stormwater management techniques to 
minimize storm water runoff and sediment movement.  The desired land use pattern is intended to have a diversity of housing 
styles, cluster development practices which preserve natural features, pedestrian connections and reductions in impervious 
surface cover to maximize stormater infiltration. 
Based on these studies, HKGi developed the Northwest Area Overlay District. The ordinance establishes minimum densities, bulk 
standards, open space preservation, mix of uses, stormwater management, parking and driveway requirements, and subdivision 
regulations relating to street design.  
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HKGi relevant experience

gladstone redevelopment master plan and zoning ordinance
Maplewood, Minnesota

A number of characteristics distinguish Gladstone from other areas in the Twin Cities:  
a traffic roundabout  effectively manages traffic congestion on two highly traveled 
streets; the Gladstone Savanna lies at the heart of the project area; and two major state 
trails, the Gateway and Vento Trails, intersect just to the northeast of the roundabout 
and the Savanna, providing the neighborhood with an incredible level of connectivity. 
These extraordinary elements, however, are underutilized in terms of contributing to 
the creation of a strong, cohesive neighborhood character. 
Following the City’s adoption of a Master Plan, HKGi developed a form-based zoning 
district to implement the vision and goals of the Master Plan. The proposed Gladstone 
Form-Based District provides the regulatory structure to more clearly articulate and 
ultimately achieve the desired development pattern and character of uses within 
this redevelopment area. This district establishes desired site and building standards, 
sustainable design guidelines, density incentives, as well as permitted uses, and 
consists of three neighborhood sub-districts and an open space district.

Downtown East/North Loop Master Plan and Zoning Ordinance
Minneapolis, MInnesota

HKGi co-led a consultant team that developed the Master Plan for Downtown East 
and North Loop, two areas flanking Minneapolis’ Central Business District. The master 
planning process was initiated in an effort to capitalize on the establishment of new 
mass transit facilities in and around the downtown area. 
The land use plan contains a strong residential component, which is essential to the 
creation of the type of mixed-use neighborhoods the City wishes to foster in the area. 
The urban design plan and its consideration of a wide variety of elements such as 
parking facilities, skyway placement, building facades, curb cuts, and streetscaping 
will help ensure that new and redeveloped areas maintain the look and feel of an 
inviting urban neighborhood that provides for people, transit and automobiles.  
Following the City’s adoption of the Master Plan, HKGi conducted phase one of a three-
phase rezoning study that explored alternative approaches for implementing the land 
use and policy recommendations of the Master Plan. Critical to the establishment of 
“complete communities” is a regulatory structure that allows and encourages a mix 
of uses that are self-sufficient and that can be designed or oriented to enhance the 
pedestrian environment. This study focused on a set of key issues: uses, street level 
retail, parking, and building bulk (floor area ratios, site coverage, building heights). 
The rezoning study’s recommendations included updates to the City’s base and 
overlay zoning districts, including permitted/prohibited uses, parking standards and 
incentives, floor area ratio (FAR) standards and incentives, and a new street level retail 
overlay district. 
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HKGi relevant experience

I-494 CORRIDOR MASTER PLAN AND ZONING ORDINANCE
Richfield, Minnesota

In 2005, the City of Richfield undertook an extensive effort to define a future vision 
for the I-494 Corridor area. The project involved the preparation of a master plan for 
the Corridor, an update of the City’s Comprehensive Plan and the creation of new 
zoning classifications and regulations for the project area. Unique to the vision, plan 
and subsequent zoning provisions was an initiative to totally reshape the form of the 
corridor’s development pattern over the next 10 to 20 years.  The largely single-story, 
suburban development pattern of today will evolve into a multi-story, mixed use area 
in the future. The master plan seeks to establish new urban neighborhoods along the 
corridor, neighborhoods with housing and commercial diversity; vibrant, pedestrian-
friendly street fronts; a dominant linear open space element; and a new “green” edge 
along I-494 consistent with Richfield’s heritage as a garden community. New zoning 
provisions require multi-story buildings, the mixing of residential and non-residential 
uses and building placements that are tight to front setback lines.     

APPLE VALLEY BUS RAPID TRANSIT ORIENTED DEVELOPMENT GUIDE PLAN 
And Zoning District 
Apple Valley, Minnesota

HKGi led a multi-disciplinary consulting team in the preparation of a Guide Plan for 
the Cedar Avenue Bus Rapid Transit (BRT) Corridor in Apple Valley. The project study 
area focused on guiding future development and redevelopment at three BRT station 
areas – 140th Street, 147th Street and 155th Street stations. The project involved the 
evaluation of market conditions and development potential at the station areas, and 
the development of design principles and development guidelines for each station 
area. The team evaluated current City plans and policy documents to determine what 
would be the most effective set of land use tools and policies to guide development 
at the station areas. The project included preparation of a model Transit Oriented 
Development overlay zoning ordinance that is intended to be voluntarily applied in 
the near term and as development markets mature, could be applied as a base zoning 
district in the future. The project involved community engagement – stakeholder 
interviews and open houses – to assist the consultant team in the development of a 
guide plan that would be consistent with community needs and desires. The project 
resulted in a guide plan document and policy recommendations to direct future 
development along the BRT line, specifically at the three station areas.
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MDC relevant experience

PLANNING AND ZONING CODE UPDATE 
Monroe, Ohio

Monroe, Ohio, is a city of 12,500 located in the fast growing Interstate 75 corridor in east 
central Butler County and west central Warren County, north of Cincinnati.  In recent 
years the city has seen a steady rise in the pace of development, including construction 
of a large, 100 plus store outlet mall and several warehouse and logistic businesses, 
as well as the opening of racino (combination horse racetrack and casino) just east of 
the city limits.  During a multi-year process, MDC teamed with CompassPoint Planning 
to update Monroe’s zoning and subdivision regulations and map.  At the start of the 
process an overall goal was established to “provide a balance between a high standard 
of development with a process that is not overly burdensome”.   Accomplishments 
include clarification of administrative roles and procedures, creation of architectural 
and design standards for residential and nonresidential uses, establishment of a 
gateway zoning district, and modernization of overall development standards.  The 
result is a unified development code that eliminates redundancy and conflict by 
merging the zoning and subdivision regulations into one coordinated document.  
The project involved leadership by a staff technical review team, and regular review 
meetings with appointed and elected city officials.  Monroe adopted the updated 
document in October 2013.  MDC worked with the city staff to create new application 
forms reflecting the adopted changes to various zoning and permit procedures.

2007 COMPREHENSIVE PLAN, 2011 ZONING RESOLUTION UPDATE,  
AND 2014 COMPREHENSIVE PLAN UPDATE
Deerfield Township, Ohio

Deerfield Township, Ohio, is located in the northern Cincinnati metropolitan region, 
within Warren County. In 2007, the township pursued their first comprehensive plan. 
McBride Dale Clarion led this effort and produced a plan which not only addresses 
land use issues, but delves deeper into the opportunities and challenges that face 
the township. The plan provided a vision and implementation assistance for the 
multi-faceted management of the township’s resources. Following the adoption of 
the comprehensive plan, the township undertook a comprehensive update of the 
zoning regulations.  MDC worked with a citizen’s technical advisory committee and 
township staff to update the regulations in conformance with the recommendations 
of the comprehensive plan.  The zoning resolution update was adopted by 
Deerfield Township in August 2011 with no opposition. Primary achievements of 
the zoning update include implementation of zoning districts and land use controls 
recommended by the comprehensive plan; improved format and usability; removal of 
inconsistent and conflicting regulations; combined land use tables; streamlined PUD 
process; and improvement to parking, landscaping, architectural, and sign standards.
The township once again contacted McBride Dale Clarion in 2013 to do a strategic 
update to their comprehensive plan. This update focused on creating a more flexible 
and character based land use approach which includes design and land use guidelines.
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MDC relevant experience

FORM-BASED ZONING AND COMPLETE STREETS 
Hamilton, Ohio

Hamilton, Ohio, is a city of 60,000 located just north of Cincinnati with a historic 
downtown straddling the Great Miami River. In 2012, Clarion Associates, along with Farr 
Associates, Gresham Smith Partners, and McBride Dale Clarion, replaced inconsistent 
zoning and historic district controls in several areas with simpler, graphically-rich, 
form-based zoning districts. The result is a series of six form-based zoning districts and 
a complete streets strategy for the entire city.

COMPREHENSIVE PLAN, PLAN UPDATES, AND ZONING RESOLUTION
Colerain Township, Ohio

Colerain Township is the largest township in the State of Ohio in size and second largest 
in population, and is a northern suburb of Cincinnati. The comprehensive plan was 
designed to be the broad umbrella document that focused on goals and objectives 
and policy decisions but did not identify specific land use recommendations. The 
township already had a site specific land use plan that would serve as a more detailed 
step between the comprehensive plan prepared by MDC and the zoning resolution. 
The unique aspect of Colerain Township’s plan is that it encompasses one of the 
widest ranges of public opinion due to the fact that roughly half of the township is 
built out in a mix of urban and suburban developments while the other half of the 
township remains largely rural due to significant slopes around the Great Miami River. 
For this reason, the township was divided into 11 character areas based on land use, 
infrastructure, and other similar characteristics. MDC and township staff held multiple 
public meetings in different parts of the township to try to identify and include as 
much of the public’s input and suggestions as possible. The plan itself is framed within 
these character areas to make a distinction between all of the unique areas of the 
township. MDC updated the Colerain Township Zoning Resolution to incorporate 
the recently modified purpose statement for township zoning. The updated zoning 
resolution incorporates significant changes to their sign, landscaping, and parking 
regulations, and also adds standards related to architectural review in nonresidential 
zoning districts. In 2015, the township again enlisted MDC’s assistance in updating the 
comprehensive plan.



Page 28 - Winona Development Code Update

MDC relevant experience

COMPREHENSIVE PLAN AND ZONING ORDINANCE UPDATE 
Williamson County, Tennessee

Williamson County, Tennessee, is home to the fast-growing City of Franklin. It has 
experienced a tremendous amount of growth pressures and changes as a result of 
new regional transportation improvements and substantial investment from the 
country music industry. In 2005, McBride Dale Clarion and Clarion Associates assisted 
the county with the development of the Williamson County Comprehensive Land 
Use Plan. The foundation of the plan is a set of seven major themes, each with 
corresponding goals and strategies, which set the stage for the vision of the county’s 
future.

McBride Dale Clarion made innovative changes to the established development 
regulations in Williamson County as a strategy to implement the comprehensive 
plan adopted in 2007.  The new ordinance promotes conservation subdivisions and 
places a priority on open space preservation and conservation of the rural and natural 
environment.  MDC prepared enhanced natural resource protection standards by 
incorporating clear, quantifiable standards for the protection of historic resources, 
woodlands, floodplains, karst topography, and slopes.  The Williamson County Board 
of Commissioners adopted the official Williamson County Zoning Ordinance on 
May 14, 2012.  It went into effect on January 1, 2013.  In 2013, the Zoning Ordinance 
received the Greater Nashville Regional Council’s Local Government Award and the 
Tennessee APA Award for Best Implementation Project. 

REDEVELOPMENT CODE
Youngstown, Ohio

Youngstown, Ohio, is a rust belt city that has faced population decline and economic 
problems. In 2011, the city retained the team of Clarion Associates, McBride Dale 
Clarion, Farr Associates, and planning NEXT to create a redevelopment code for the 
city. The code integrated five city ordinances and focused on removing barriers to 
reinvestment, creating development quality standards, selective redevelopment 
efforts, urban agriculture, and form-based controls. The code has gained nationwide 
recognition for its realistic approach to continued population decline. 
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HKGi
2015 MERIT AWARD, ANALYSIS AND PLANNING
American Society of Landscape Architects, Minnesota Chapter

Parks and Recreation Master Plan; Duluth, MN

2015 ENGINEERING EXCELLENCE GRAND AWARD
American Council of Engineering Companies of Minnesota

Designing a City for Zero Discharge; Inver Grove Heights, MN

2015 ENGINEERING EXCELLENCE HONOR AWARD
American Council of Engineering Companies of Minnesota

City of Buffalo Downtown Commons Enhancements; Buffalo, MN

2014 INNOVATION IN ECONOMIC PLANNING AND 
DEVELOPMENT AWARD
American Planning Association, Iowa Chapter

Merle Hay Road Gateway Redevelopment Master Plan; Johnston, IA

2014 INNOVATION IN PLANNING AWARD
American Planning Association, Minnesota Chapter

Great River Passage; Saint Paul, MN

2014 PLANNING IN CONTEXT AWARD
American Planning Association, Minnesota Chapter

Downtown Chaska Signage Design Guidelines; Chaska, MN

2014 PEOPLE’S CHOICE AWARD
American Society of Landscape Architects, Minnesota Chapter

Great River Passage; Saint Paul, MN

2014 MERIT AWARD, PLANNING AND ANALYSIS
American Society of Landscape Architects, Minnesota Chapter

Great River Passage; Saint Paul, MN 

2013 HONOR AWARD
The Waterfront Center

Great River Passage  Master Plan; St. Paul, MN

2013 MERIT AWARD
American Society of Landscape Architects, Minnesota Chapter 

River’s Edge Commons; Elk River, MN 

2012 HONOR AWARD
American Society of Landscape Architects, Minnesota Chapter 
(ASLA-MN) Metropolitan Council Stormwater Reuse Guide

2012 MERIT AWARD
American Society of Landscape Architects, Minnesota Chapter 
(ASLA-MN) 

Osseo Central Avenue Streetscape

MDC
2014 DANIEL BURNHAM AWARD FOR A COMPREHENSIVE 
PLAN
Plan Cincinnati: A Comprehensive Plan for the Future; Cincinnati, OH

2013 OHIO APA OUTSTANDING PLAN
Plan Cincinnati: A Comprehensive Plan for the Future; Cincinnati, OH

2013 NATIONAL PLANNING EXCELLENCE AWARD FOR 
INNOVATION IN ECONOMIC DEVELOPMENT & PLANNING
East Franklinton Creative Community District Plan; Columbus, OH

2013 TENNESSEE APA AWARD FOR BEST IMPLEMENTATION 
PROJECT
Zoning Ordinance; Williamson County, TN

2013 GREATER NASHVILLE REGIONAL COUNCIL’S LOCAL 
GOVERNMENT AWARD
Zoning Ordinance; Williamson County, TN

WEB SITE AND PUBLIC RELATIONS CAMPAIGN
THRIVE 2055 Regional Plan

2012 VIRGINIA APA OUTSTANDING PLAN AWARD
Comprehensive Plan; Culpeper, VA

2010 SOUTH CAROLINA OUTSTANDING PLANNING PROJECT 
LARGE JURISDICTION
Comprehensive Plan Update; Charleston County, SC

2008 TENNESSEE APA OUTSTANDING PLANNING PROJECT/
PROGRAM/TOOL AWARD FOR A SMALL COMMUNITY
Zoning Ordinance; Franklin, TN

2006 HAMILTON COUNTY REGIONAL PLANNING FRANK 
FERRIS II AWARD FOR EXCELLENCE IN PLANNING
Corridor Design Guidelines; Montgomery, OH

awards Awards
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