MINUTES
CITY OF ELKO NEW MARKET
PLANNING COMMISSION MEETING
MAY 27, 2025
7:00 PM
CALL TO ORDER

Chair Weber called the meeting of the Elko New Market Planning Commission to order at
7:02 p.m.

Commission members present: Weber, Hanson, Smith, Pipo, and Heimerl
Members absent and excused:  Ex-Officio Member Anderson
Staff Present: Senior Planner Renee Christianson, Planner Jake
Skluzacek, Planner Brandon Malecha, and City
Engineer Rich Revering
PLEDGE OF ALLEGIANCE
Chair Weber led the Planning Commission in the Pledge of Allegiance.

APPROVAL OF AGENDA

Chair Weber asked if there were any changes to the agenda as presented. Senior Planner,
Renee Christianson, informed her that there were no changes to the agenda.

A motion was made by Hanson and seconded by Smith to approve the agenda as presented.
Motion carried: (5-0).

PUBLIC COMMENT

None.

ANNOUNCEMENTS

None.

APPROVAL OF MINUTES

A. Consider Approval of April 29, 2025, Meeting Minutes

Chair Weber asked if there were any changes to the minutes as presented. There were no
changes discussed by the Commission or by Staff.
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A motion was made by Hanson and seconded by Pipo to approve the meeting minutes for
April 29, 2025; as submitted.

Motion carried: (5-0).
7. PUBLIC HEARINGS

A. Boulder Pointe 8" Addition, KJ Walk Inc. Applicant
e Consider application for Preliminary and Final Plat Approval

Planner, Jake Skluzacek, informed the Commission that KJ Walk, Inc, Applicant, has
approached the City regarding possible development of a parcel of land that they own which
is located within the City limits. The proposed development is located on the south side of
Glenborough Drive just between Hickory Ridge Drive and Glenmoor Court in the Boulder
Pointe development. The property is known as the former Boulder Pointe Recreation Center
or Swimming Pool.

Skluzacek explained that the owner/operators of the Boulder Pointe Golf Club were
obligated by the Homeowner Association, HOA, documents to construct a “Recreation
Center” for the residents of the Boulder Pointe HOA. The owners proposed a pool with
restroom facilities and sport court with the possibility for the addition of a kiddie pool and
hot tub in the future, which the HOA agreed to. After the construction of the pool and
restrooms, the HOA voted to eliminate the association dues required for the use of the
facility. Future construction was paused after several years of trying to operate the pool
facility on a subscription, single use fee or facility rental basis, it was determined that it was
losing money every year, and it made more sense to close it down permanently.

The owner/operators have indicated to Staff that, over the last 15 years, the HOA had not
financially contributed toward the Recreation Center, nor entered any sort of good faith
negotiations with the owners about this issue. Per the HOA documents, the owner’s
obligation could be terminated after 15 years, and they have now elected to do so. The HOA
management was notified in writing by certified letter, in accordance with the requirements
from the HOA documents, and no response was received by the owners. The owners have
worked with an attorney to have all the appropriate documents entered into the record and
the property is no longer encumbered by the Recreation Center requirements from the
original HOA documents. The owner’s intention is to split the site into two buildable lots
and to rework the pool deck, fence and equipment to fit onto just one of those lots with the
second lot being clear of any pool-related equipment or facilities. The total property is 4.59
acres.

Official applications for rezoning, preliminary plat, and final plat approval has now been
submitted as follows, proposed to be platted as Boulder Pointe Eighth Addition:

Density Residential — Withdrawn Prior to Meeting
e Application for preliminary plat approval of Boulder Pointe Eighth Addition containing 3
lots on 4.59 acres
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e Application for final plat approval of Boulder Pointe Eighth Addition — For City Council
Consideration

Skluzacek provided a breakdown of the neighborhood conditions to the Commission and
public in attendance. To the south of the subject property is the Boulder Pointe Golf Course.
Located to the east of the subject property is the Boulder Pointe Golf Course. To the north of
the subject property is single family detached housing part of the Boulder Pointe HOA.
Lastly, to the west of the subject property is single family detached housing part of the
Boulder Pointe HOA. Skluzacek noted that development of the property as R-1 Low Density
Residential would be generally compatible with the surrounding land uses.

The property is guided to a Low-Density Residential land use designation by the City’s 2040
Comprehensive Land Use Plan. The City’s Low Density Residential Zoning Districts are
characterized by low residential densities that provide opportunities for a variety of detached
single-family residential housing options. The City has two Zoning districts which are
associated with Low Density Residential development, they are R-1 and R-2. The required
density for this land use is 2.5-5 units per net acre. The proposed residential portion of the
development is depicted as 3.51 units per net acre with two proposed residential housing
units on 0.57 acres. Skluzacek noted that the proposed residential detached single-family
homes would meet the intent and density requirements of the guided land use for the
property as required by City Code.

The property is currently located inside the City limits and is zoned PUD, Planned Unit
Development. The purpose of the PUD districts, as stated in the Zoning Ordinance, is as
follows:

The purpose of the PUD planned unit development district is to provide comprehensive
procedures and standards intended to allow flexibility in the development of residential
neighborhoods and/or non-residential areas that would not be possible under a conventional
zoning district. The decision to zone property to a PUD is a public policy decision for the
city council to make in its legislative capacity.

The intent of this article is to:

A. Provide for the establishment of PUD (planned unit development) zoning districts in
appropriate settings and situations to create or maintain a development pattern that
complies with the city comprehensive plan.

B. Allow for the mixing of land uses within a development when such mixing of land uses
could not otherwise be accomplished under this title.

C. Provide for variations to the strict application of the land use regulations in this title in
order to improve site design and operation, while at the same time incorporating design
elements (e.g., construction materials, landscaping, lighting, etc.) that exceed the city's
standards to offset the effect of any variations.

D. Promote a more creative and efficient approach to land use within the city, while at the
same time protecting and promoting the health, safety, comfort, aesthetics, economic
viability, and general welfare of the city.

E. Preserve and enhance natural features and open spaces.
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F. Maintain or improve the efficiency of public streets and utilities.
G. Ensure the establishment of appropriate transitions between differing land uses.

All permitted uses, permitted accessory uses, conditional uses, interim uses, and uses
allowed by administrative permit contained in the various base zoning districts defined in
chapter 24 of the City’s Zoning Ordinance shall be treated as potential allowable uses within
a PUD district, provided they would be allowed on the site under the City’s Comprehensive
Plan.

Skluzacek asked Senior Planner, Renee Christianson, to present the next slide as he stepped
away from the meeting momentarily.

Senior Planner Christianson addressed the criteria to be considered in relation to any request
for zoning amendment or rezoning with the Commission as follows:

1) The proposed action has been considered in relation to the specific policies and
provisions of, and has been found to be consistent with, the official City Comprehensive
Plan

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

3) The proposed use conforms with all performance standards contained in the City
Ordinance

4) The proposed use can be accommodated with existing public services and will not
overburden the City’s service capacity

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

property

Christianson continued by sharing that the Applicants have applied to rezone the residential
portion of the property to R-1 Low Density Residential but have since withdrawn that
application due to their plans on submitting a new application to rezone the property to PUD
at an upcoming Planning Commission meeting. Christianson admitted that due to the public
hearing notification letters being sent out prior to the withdrawn application, Staff
recommended that the Planning Commission still hold the public hearing related to the
application for preliminary plat approval for those in attendance at tonight’s meeting.

Christianson stated that the rezoning to PUD rather than R-1 Low Density Residential was
necessary due to the R-1 zoning district standards, the minimum lot area for a base lot is
12,000 square feet. The minimum required unit width is 85°. Based on the plans submitted
for the two residential units located on the western portion of the site, the proposed lot areas
are 80.33” and 73.83’ respectively. Therefore, the proposed lots do not meet the minimum
required lot widths required as part of the City’s R-1 Low Density Zoning District.

Skluzacek returned to the meeting and continued his presentation to the Commission.

Skluzacek thanked Christianson and restated that the Applicant’s would be seeking to
submit their application to rezone the property to a new PUD Zoning District at a future
Planning Commission meeting. Skluzacek informed the audience that new public hearing

Page 4 of 42
May 27, 2025
Elko New Market Planning Commission Meeting Minutes



notices would be required to be sent to properties located within a 350-foot radius from the
subject property so that they would be aware when the exact meeting would be held.

Skluzacek noted that the total subject property is 4.59 acres / 199,663.54 square feet, and
measures approximately 556’ wide by approximately 286’ deep. The setbacks required in
the R-1 Low Density Residential Zoning District are as follows:

1. Front: 30 feet

2. Side: 10 feet

2a. Side: 25 feet from side/corner
3. Rear: 30 feet

Skluzacek noted that based on the submitted plans, the proposed development appeared to
meet the setback requirements of the R-1 Low Density Residential Zoning District.

Skluzacek also noted the requirements of City Code Section 11-25D-10 which requires that
structures not exceed 35’ in height in the R-1 Low Density Residential Zoning District.
Based on the submitted plans, the proposed development appeared to meet the height
requirements associated with the R-1 Low Density Residential Zoning District.

For all one and two-family residences, a 440-square-foot attached garage shall be
constructed at the time of the principal structure. Skluzacek added that for all newly created
lots, all site plans for single-family homes shall provide for the location of a three-stall
attached garage, whether construction is ultimately intended or not.

Section 12-9-9 of the City’s Subdivision Ordinance contains Tree Preservation and
Replacement regulations and requires that 40% of the significant trees must be protected as
part of the development. Skluzacek explained that a significant tree is defined as any
hardwood deciduous tree 6” or greater in diameter, softwood deciduous tree 12” or greater
in diameter or any coniferous tree 36” in height or greater

Based on the plans submitted, there are ten significant trees on the property which are
identified as coniferous trees exceeding 6” in height. Four of the trees are proposed to be
relocated to different locations on the existing site. Therefore, Skluzacek noted that the plan
submitted met the requirements of the City’s Subdivision Ordinance. Skluzacek displayed
the submitted plan for the audience and mentioned that the plans were also available on the
City’s website for viewing purposes. Skluzacek added that if there were interested parties,
Staff could also email PDF versions of the plans.

Section 11-10-3 (A) of the City Code contains landscaping requirements for the R-1 Low
Density Residential Zoning District. Skluzacek explained that two trees must be planted
upon each lot at the time of the building permit, sod placed in the front and side yards, and
rear yards must be seeded, hydroseeded or sodded. These are requirements placed on the
builder at the time of building permit. Based on the submitted plat, no developer
landscaping is required based on the City Code.
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Skluzacek explained that Section 12-9-6 of the Subdivision Ordinance requires that 10” wide
perimeter easements and 5’ wide interior easements be dedicated along all lot lines. In areas
where public infrastructure (sanitary sewer, water, or stormwater lines) is placed, the
easement widths must be increased as recommended by the City Engineer and Public Works
Director who have reviewed the submitted plans.

Additionally, in areas where grading/drainage swales may be needed to accommodate
overland drainage flow, additional easement width may be needed to cover the entire width
of the swale. The City Engineer has reviewed the submitted grading and erosion control plan
dated 5/2/25 and has not recommended any additional easement width increases. The
submitted plat depicted easements as required by the City Code.

Skluzacek informed the Commission that sanitary sewer service is available to the property
at Glenborough Drive, where existing gravity is located in the street. The homes are
proposed to be served by two existing sewer stubs as shown on the preliminary plat drawing.
(one stub serves the existing pool). Staff have no concerns with sanitary sewer access into
the property. Sanitary sewer from this property will flow east in Glenborough Drive via an
existing 8” sanitary sewer main— into the existing lift station as depicted on the City’s 2040
Comprehensive Plan Sanitary Sewer Plan Map.

Water service is also available to the property at Glenborough Drive. The homes are
proposed to be served by two existing water stubs as shown on the preliminary plat drawing
(one stub currently serves the existing swimming pool). An 8” potable watermain is in
Glenborough Drive. Staff have no concerns with water access to the property.

Skluzacek stated that the City Engineer has reviewed the plan set submitted for the proposed
development. It is their opinion that it may be preferable to seek permission to disturb and
restore a small amount of the Lot 1 neighbor’s yard and pick up the services at their existing
terminations rather than dig and backfill under existing utilities located in the boulevard and
abandon service lines in place. The services appear to be located within the City’s drainage
and utility easement. At a minimum, the existing curb stop box for Lot 1 and all piping
exposed in excavations will need to be fully removed if the lines are to be abandoned as
proposed.

The subject property lies entirely within the Canon River Watershed District. The
Applicants must survey and show existing topography in the abutting easement areas of
adjacent houses to the west so that drainage impacts to those properties can be evaluated.
The Stormwater Plan will need to be reviewed and approved by the City Engineer.

Skluzacek explained that a wetland delineation was prepared as part of the original Boulder
Pointe development in 2000. Although the delineation has since expired, there is no
indication that wetlands are present on the proposed development. Therefore, the City will
not require another wetland delineation prior to platting due to there being no previously
identified wetlands on the site, no existing indication of wetlands on the site, no FEMA
designated floodplains and no DNR protected waters located on the subject property.
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Next, Skluzacek detailed the transportation related information associated with the proposed
development. The proposed development borders Glenborough Drive on the north side of
the development. Glenborough Drive is an existing Minor Collector Roadway. The purpose
of a minor collector is to collect local traffic and convey it to major collectors and minor
arterials. Minor collectors serve short trips at relatively low speeds. Their emphasis is
focused on access rather than mobility. They typically provide a balance of the mobility and
land-use function. They serve trips that are entirely within the City and connect
neighborhoods and smaller commercial areas to the arterial network. Minor collectors are
shorter in length, with lower volumes and speeds than major collectors. The City’s currently
adopted street section for a minor collector is 80-foot of right-of-way comprised of a 32-
foot-wide road (two 16-foot travel lanes), and two five-foot sidewalks (one on each side).
The expanded right-of-way allows for future expansion of the road if necessary.

Skluzacek explained that the City Code requires B618 curb and gutter be constructed with
new development; however, that is inconsistent with the existing curbing on Glenborough
Drive. Therefore, the existing curbing may remain if in a fair or better condition as
determined by the Public Works Director. Concrete aprons to the right-of-way are required
by the City Code. The concrete aprons must be called out on the plans, with a note that the
final location is to be shown on certificates submitted with building permits. Code compliant
curb with driveway openings and aprons must be provided if the existing curbing is in less
than fair condition.

Additionally, the City’s Transportation Plan recommends that sidewalks or trails be
constructed adjacent to all minor collectors, major collectors, and minor arterial roadways.
There is an existing trail along the north side of Glenborough Drive. The City’s Park & Trail
Plan does not identify any additional trail/sidewalk corridors on the subject property, other
than those already existing. Therefore, no additional trails or sidewalks would be required
based on the City Code.

The City’s Subdivision Ordinance requires that 8% of the land proposed for development to
be dedicated for the purposes of public parks, playgrounds, public open spaces or trails
and/or the developer shall make a cash contribution to the City’s park and trail fund roughly
related to the anticipated effect of the plat on the park and trail system. If no land dedication
is required, the park fee is 8% of the land value pre-development. Skluzacek further
explained that the subject property was originally platted as part of the Boulder Pointe
(original) plat. The park dedication requirements were previously fulfilled for the property
which is now proposed to be re-platted. State Statute does not allow the City to require park
dedication if park dedication had previously been received for the same property. Therefore,
no park dedication will be required for the proposed replat.

Skluzacek noted that the closest City park is Boulder Heights Park which is classified as a
Neighborhood Park. Neighborhood Parks serve specific neighborhoods within the City.
Boulder Heights Park is the newest park in the City. The park is located approximately 0.5
miles away from the proposed development and is separated by 275" Street East, an existing
local road. Other nearby parks include Pete’s Hill Park, Historic Elko Park and Big
Windrose Park.
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The City Engineer’s Office has responded to Staff’s request for comments. Their comments
were incorporated in Staff’s memorandum and additionally included as an attachment titled
City Engineer Comments dated 5/20/25.

The Public Works Director affirmed the City Engineer’s comments related to using the
existing services to serve the new lots. The curbing on adjacent lots is in fair condition,
however if there are cracks or broken areas adjacent to where the driveways are proposed to
go, Staff would require replacement when driveway aprons are installed. The aprons may be
installed after the driveway is installed as there is less chance of damage during
construction.

The Building Official has reviewed the plans and noted a minimum side setback of no less
than 7.

The Police Chief has reviewed the plans and had no comments at this time.

The Fire Chief has provided the following feedback: The location of fire hydrants will need
to be reviewed once a utility plan has been submitted.

Skluzacek added that the proposed development is in the Lakeville School District.
According to the Superintendent of Schools, the City of Elko New Market has an average of
.75 students per household within the district. Using this statistic, the proposed development
would add approximately 1.5 students to the school system once fully developed.

Skluzacek noted that Staff had recommended the Applicant’s apply to rezone property from
Planned Unit Development to a new Planned Unit Development District due to the
following reasons:

1. Development of the property as R-1 Low-Density Residential was generally compatible
with the surrounding land uses; however, the two residential lots proposed would not
meet the minimum lot width or size requirements of the R-1 Low-Density Residential
Zoning District

2. The Applicants had indicated their intent to apply for rezoning to a new PUD Zoning
District which would allow for lot size variations from the City’s R-1 Low-Density
Residential Zoning District

3. The proposed development containing 2 residential units on 0.57 acres met the intent of
the 2040 Comprehensive Land Use Plan, which guided the property as Low-Density
Residential. The required density was 2.5 to 5 units per net acre. 3.51 units per acre were
proposed

4. Recreational uses and directly related buildings/structures and single-family detached
dwellings were permitted uses in the R-1 zoning district except as follows:
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Boulder Pointe Eighth Addition PUD
R-1 District Proposed for Boulder
Requirement Pointe Eighth Addition
Minimum Lot 85’ 73.83°
Width
Minimum Lot Size 12,000 square feet 11,177.49 square feet

Skluzacek stated that the plat shall be developed in accordance with the following plans,
subject to the conditions noted on the redlined plans dated 5/20/25 and subject to the
recommendations of the City’s Engineer as contained in his memorandum dated 5/20/25:

Preliminary Plat of Boulder Pointe Eighth Addition prepared by KJ Walk Inc. and dated
1/13/25 and containing 2 sheets.

Skluzacek and Staff recommended the following conditions for the preliminary plat
approval of Boulder Pointe Eighth Addition, containing 3 lots on 4.59 acres:

1) The property would be required to be rezoned PUD, Planned Unit Development, due to
the proposed lots not achieving the City’s minimum lot size and width for the R-1
Zoning District.

2) The Applicants must indicate how they intend to achieve the intent of the City’s PUD
Zoning District. The City Council must approve the PUD Zoning conditions.

3) Perimeter drainage & utility easements must be dedicated on the final plat, along with
easements covering the sanitary sewer and water mains serving the development.

4) Grading and utility plans will need to be approved by the City Engineer and Public
Works Director.

5) The requirements of Section 11-4-5 of the City Code pertaining to essential services
must be satisfactorily met.

6) Developer shall work with the Elko New Market Postmaster to find an acceptable
location for mailboxes.

7) Approval is subject to conditions and recommendations contained in the City Engineer
Comments and Staff Redlined Plans dated 5/20/25.

8) Approval is subject to the recommendations of the City Attorney.

9) The developer must enter into a development contract with the City of Elko New Market
at the time of final plat approval.

10) The construction plans must be revised to include a rear-yard drain tile system and tile
connection stubs that can be used for sump pump connections.

11) At a minimum, the existing curb stop box for Lot 1 and all piping exposed in
excavations will need to be fully removed if the lines are to be abandoned as proposed.

12) The side yard and perimeter grades must be detailed with spot elevations at property
corners and high and low points as well as drainage arrows and percent grades. This is to
facilitate building permit review and final lot grading approvals. Finish grades at key
points on the perimeters of the house and pads must also be provided.

13) Survey and show existing topography in the abutting easement areas of the adjacent
houses to the west so that drainage impacts to those properties can be evaluated.

14) Existing curbing may remain if in fair or better condition as determined by the Public
Works Director. Concrete aprons to the right-of-way are required by the City Code. The
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aprons must be called out on the plans, with a note that the final location is to be shown
on certificates submitted with building permits. Code compliant curb with driveway
opening and aprons must be provided if the existing curbing is in less than fair condition.

Skluzacek stated that public hearing notices were mailed to all property owners located
within 350-feet of the subject property. The notice of public hearing was published in the
New Prague Times, on the City’s website and on the City’s Facebook page. Staff had
encouraged the public to submit any comments prior to the meeting.

Skluzacek briefly explained the procedure for the hybrid public hearing. First, the
Commission will open the hearing to the public. Those in person will be allowed to speak
first. Anyone wishing to address the Commission via Zoom could select the “raise your
hand” feature using Zoom. Staff then would call on those wishing to address the
Commission and unmute them individually. Once unmuted, members of the public were
instructed to state their name and address for the record prior to addressing the Commission.
Once they had finished addressing the Commission, they would again be muted. Once all
questions and comments have been received, Staff will recommend that the public hearing
on the preliminary plat be continued to a future meeting pending the updated application for
rezoning to a new PUD Zoning District.

Chair Weber wished to remind those in attendance to be mindful of other people’s time and
to keep their comments to two minutes or less if possible as there were several public
hearings scheduled for tonight’s meeting. Weber then opened the hearing to the public at
7:22 p.m.

Tara Schroeder, 27035 Hickory Ridge Drive —

Schroeder introduced herself to the Commission by jokingly stating that most of the
Commission knew her as she had previously served on the City’s Planning Commission.
Schroeder’s biggest question for the Commission was that Skluzacek’s presentation had
stated that the Boulder Pointe HOA was notified of the Applicant’s plans but stated that she
was the acting Vice-President of the HOA and had not received any notification to her
knowledge. Schroader added that the current President of the HOA was also in attendance
tonight. Schroeder admitted that she had reached out to the HOA management company but
had not yet received any response but would appreciate more time to look into the matter.

Schroeder also hoped to better understand how the proposed Boulder Pointe Eighth Addition
would be able to be created if the HOA had not given their express permission. Schroeder
wished to know if any legal council would be necessary on the part of the HOA as the
proposed homes would be part of the pre-existing HOA and subject to their rules and
regulations. There were specific standards that each home in the HOA was required to
follow.

Schroeder summarized her concerns by stating that she had no idea about the proposed
development until she had received the public hearing notice and wished to have more time
for the HOA to consider how the proposed Boulder Pointe Eighth Addition may fit into the
existing HOA.
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Lastly, Schoeder added that the swimming pool had never been managed well and that there
were people in the neighborhood who would have liked to participate in using the pool and
that some of those people were in the audience tonight. Schroder mentioned that the pool
was never maintained very well and that there was a long history associated with it.

Schroder thanked the Commission for their time.
Chair Weber thanked Schroder for her comments.
Nick Zak, 9471 Glenborough Drive —

Zak introduced himself as the President of the Boulder Pointe HOA. Zak’s largest concern
was that most of the lots were 1/3 of an acre or larger. Proposed Lot 2 was planned to be %
of an acre. Zak was concerned about how that would affect the rest of the neighborhood.
Zak understood that proposed Lot 1 would be larger and not as much of a concern; however,
he had some concerns related to the existing swimming pool meeting the required setbacks.

Zak restated Schroeder’s comments that if the proposed Boulder Pointe Eighth Addition
were to be absorbed by the existing Boulder Pointe HOA, the homes would be required to
conform to the HOA’s rules and regulations to follow the existing covenant.

Zak thanked the Commission for their time.
Chair Weber thanked Zak for his comments.
Kyle Clark, 27011 Hickory Ridge Drive —

Clark was concerned about the hill that would be torn out for proposed Lot 1 and related
drainage issues that may occur as a result. Clark also reinforced the comments made by
Schoeder and Zak stating that he also wished to voice his opinion.

Chair Weber thanked Clark for his comments.
Luke Israelson, KJ Walk Inc. Applicant, 6001 Egan Drive Suite #100 Savage, MN —

Israelson stated that they had notified the management company and worked with an
attorney to ensure that the process was handled properly. Emails and certified letters were
sent to the registered address for the management company which is also by extension the
registered address for the Boulder Pointe HOA.

Israelson added that they had tried their best to do everything that they could to follow the
rules associated with notification requirements. Israelson said that the plan was to make sure
that both proposed Lots 1 and 2 are a minimum of 12,000 square feet. However, achieving
the R-1 Low Density Residential District’s minimum lot width would be an issue due to

existing utilities located on the property. Therefore, a PUD is needed for the variation in lot
width.
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Israelson confirmed that the swimming pool would be entirely located within the proposed
Lot 1. Israelson’s understanding is that since the property was originally included with the
HOA documents the Applicants would be obligated to join the existing Boulder Pointe
HOA. Israel also confirmed that as a result, the proposed homes would be subject to the
existing HOA covenant. Israelson stated that the Applicants were fully committed to
ensuring compliance with all the standards of the Boulder Pointe HOA.

Israelson mentioned that they had decided to go with two single-family lots due to there
being two existing utility services located on the site. This will help minimize disruption to
the existing street and property as opposed to creating a new service connection for one
home. Israelson added that being able to cleanup the existing swimming pool and having it
be part of a single-family home is the long-term solution to solving the issue without tearing
it out or filling it in. The Applicants hoped to receive a portion of the value associated with
the pool as well.

Chair Weber thanked Israelson for his comments.
Israelson thanked the Commission for their time.
Hearing no more public comment, Chair Weber closed the hearing to the public at 7:31 p.m.

There was discussion on the language that should be used for the Planning Commission’s
motion on the applications for Boulder Pointe Eighth Addition.

A motion was made by Weber and seconded by Smith to continue the public hearing
associated with the application for preliminary plat approval contingent on receiving the
Applicants application for rezoning to PUD prior to the deadline for legal notices for the
6/24/25 Planning Commission meeting.

Motion carried: (5-0).

B. Dakota Acres 2" Addition, True North Development LLC, Applicant
e Consider Application for Rezoning from High Density Residential to Planned
Unit Development
e Consider Application for Preliminary and Final Plat

Planner, Jake Skluzacek, provided background to the Commission on the submitted
applications associated with proposed Dakota Acres 2" Addition. Skluzacek began by
stating that the proposed development was located on the south side of James Parkway just
west of the Dakota Acres and Dakota Acres 1% Addition developments. Originally, the City
acquired undeveloped portions of the Dakota Acres plat when the original developer
defaulted on assessments in 2006. The City then sold a portion of the property to Syndicated
Properties for townhome development (Dakota Acres 1% Addition) and the remaining
portion to Global Properties, LLC. The Global Properties land was rezoned to R-4, High
Density Residential, in 2018 as a condition of the sale of the property. Global Properties
property was later conveyed to True North Development, LLC in 2024.
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Skluzacek remined the Commission that True North Development had submitted a previous
concept development plan for townhomes on the site which was reviewed by the Planning
Commission at their December 17, 2024, meeting. The Planning Commission was
supportive of the overall townhome development concept but requested amendments to the
previously submitted concept plan to add additional guest parking, provide open space area
calculations, provide landscaping area calculations, provide details regarding the emergency
vehicle turnaround area within the development, and provide detailed information regarding
how the developer intended to meet the purpose and intent of the City’s PUD, Planned Unit
Development, Zoning District.

Skluzacek stated that True North Development LLC had submitted their most recently
revised concept plan containing one sheet, dated 2/8/25 and prepared by RHA Architect’s
LLC which was presented to the Planning Commission for feedback at their 3/25/25
meeting. The sheet submitted for review lacked information related to utilities and required
easements; however, it did address much of the missing information from the previous
concept plan. Skluzacek added that the intent of the proposed project is to create a 40-unit
townhome development.

Official applications for rezoning, preliminary plat, and final plat approval have now been
submitted as follows, proposed to be platted as Dakota Acres 2" Addition:

e Application to rezone property for Dakota Acres 2" Addition from R-4 High-Density
Residential to Planned Unit Development

e Application for preliminary plat approval of Dakota Acres 2™ Addition containing 40
residential lots on 3.19 acres

e Application for final plat approval of Dakota Acres 2" Addition — For City Council
Consideration

Skluzacek briefly explained the neighborhood conditions associated with the subject
property. To the south of the subject property is a high-density residential apartment
building, and commercial development beyond that. Next, to the east of the subject property
are multi-family townhome units and detached single family homes beyond the townhomes.
To the north of the subject property is undeveloped land and one rural residential property.
These properties are located outside of the City limits but within the City’s planned growth
area. Lastly, to the west of the subject property is rural residential property and vacant
farmland beyond that. Skluzacek stated that these properties are located outside of the City
limits but within the City’s ultimate planned growth area.

The 2040 Comprehensive Land Use Plan has guided the subject property to a High-Density
Residential land use designation, which requires a density of 10 to 30 units per acre. The
property is 3.19 acres; therefore, the required density for the entire property is 32 to 96 units.
There are 40 units proposed. The density per acre for the proposed development is 12.54
units per acre, which as Skluzacek noted, met the required density range of 10 to 30 units
per acre. The R-4 High Density Residential Zoning District allows for apartments,
townhouses and condominiums containing more than eight attached units are a permitted
use in the R-4 High Density Zoning District.
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As stated in the previous presentation, Skluzacek again briefly covered the purpose of the
PUD Zoning District, as stated in the Zoning Ordinance, is to provide comprehensive
procedures and standards intended to allow flexibility in the development of residential
neighborhoods and/or non-residential areas that would not be possible under a conventional
zoning district. The decision to zone property to a PUD is a public policy decision for the
city council to make in its legislative capacity. The intent of this article is to:

A. Provide for the establishment of PUD (planned unit development) zoning districts in
appropriate settings and situations to create or maintain a development pattern that
complies with the city comprehensive plan.

B. Allow for the mixing of land uses within a development when such mixing of land uses
could not otherwise be accomplished under this title.

C. Provide for variations to the strict application of the land use regulations in this title in
order to improve site design and operation, while at the same time incorporating design
elements (e.g., construction materials, landscaping, lighting, etc.) that exceed the city's
standards to offset the effect of any variations.

D. Promote a more creative and efficient approach to land use within the city, while at the
same time protecting and promoting the health, safety, comfort, aesthetics, economic
viability, and general welfare of the city.

E. Preserve and enhance natural features and open spaces.

F. Maintain or improve the efficiency of public streets and utilities.

G. Ensure the establishment of appropriate transitions between differing land uses.

Skluzacek mentioned that the proposed townhomes in the southern half of the development
did not meet the minimum number of attached units as permitted in the R-4 High Density
Zoning District. The Applicant had petitioned the Planning Commission to consider
allowing 8 or less attached units in the southern half of the proposed development as part of
the proposed PUD Zoning. The Planning Commission provided the Applicants with
feedback supporting the reduction in attached units though PUD Zoning during their
December 17, 2024, Commission meeting.

The Applicants had indicated to Staff that they intended to achieve the intent of the City’s
PUD Zoning Ordinance by including landscaping above the City’s minimum standards by
no less than 6% to offset the effect of any variations granted as part of the proposed
development. The submitted Landscape Plan shows 38% of the site being landscaped, which
exceeded the City’s minimum standards by 8%. In addition to the landscaping exceeding the
City’s minimum requirements, other requirements of the PUD Zoning approval process
were:

e (Garbage receptacles shall be stored within garages or fully screened from view

e The Developer shall work with the Elko New Market Postmaster to find an
acceptable location within the development for mailboxes

e Ground level patios shall be provided for all townhome units. Privacy fences
constructed of vinyl or brick and of consistent design shall be provided between
adjacent rear yard patio areas

e City review and approval of the proposed play area equipment will be required

e An in-ground irrigation system will be required for the entire property
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Skluzacek mentioned that the total property was 3.19 acres / 139,087 square feet and
measured approximately 235-foot wide by approximately 665-foot deep. Based on the R-4
High Density Zoning District standards, the minimum lot area for a base lot is 15,000 square
feet, and the minimum lot area for a (townhome) unit is sufficient area to include the living
area, garages, decks, patios or porches of the individual dwelling units. Skluzacek noted that
the plans submitted met the minimum lot size, width and building setbacks associated with
the R-4 High Density Residential Zoning District.

Next, Skluzacek noted that the minimum unit width for townhomes in the R-4 High Density
Zoning District was 25 feet. Skluzacek noted that the townhomes proposed in the southern
section of the proposed development did not achieve the minimum width required and were
approximately 20 feet. Additionally, the townhomes proposed in the southern section of the
proposed development also did not meet the required minimum number of attached units per
building which was 9. The plans submitted depicted buildings containing 5 and 6 attached
units. Skluzacek stated that approval for these variations would be required through the PUD
Zoning approval process.

Section 11-25D-10 of the City Code requires that structures not exceed 35 feet in height in
the R-4 High Density Zoning District. Based on the submitted plans, Skluzacek noted that
the proposed development met the height requirements for the R-4 High Density Zoning
District.

Skluzacek discussed the requirements of Section 11-5-1 A4 (b) of the Zoning Ordinance
which contained the following language:

Residential Uses:

Except as otherwise specified in subsection B of this Section, the primary exterior building
facade finishes for residential uses shall consist of Class I, Class II, Class III, and/or Class
IV materials.

Exterior building materials shall be divided into classes as follows:

(1) Class I
(a) Brick.
(b) Stone (natural or artificial).
(c) Integral colored split face (rock face) concrete block.
(d) Glass.

(2) Class 1II:
(a) Architectural precast panel.
(b) Stucco (natural or artificial)/EIFS (exterior insulated finish system).
(c) Curtain wall panels of steel, aluminum and fiberglass provided such panels are
factory fabricated and finished with a durable, non-fade surface and secured with
corrosion resistant fasteners.
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(3) Class III:
(a) Steel, aluminum or fiber cement siding.
(b) Concrete composite board.
(c) Standard concrete precast panel.

(4) Class 1V:
(a) Vinyl siding.
(b) Wood (natural or composite) provided the surfaces are finished for exterior use,
or wood of proven exterior durability is used, such as cedar, redwood, or cypress.

Additionally, Skluzacek mentioned that Section 11-5-1 B(d) of the Zoning Ordinance stated
that the exterior of townhome dwelling units should include a variation in building materials
which are to be distributed throughout the building facades and coordinated into the
architectural design of the structure facing the public right-of-way to create an
architecturally balanced appearance. A minimum of twenty-five percent of the area of front
building facades for townhomes should be composed of Class 1 materials.

Skluzacek admitted that it was currently unknown based on the plans submitted if the
exterior building finish requirements were being met but added that Staff will need
additional information to verify that the twenty-five percent requirement was being achieved
for the front facades of the proposed townhomes. Skluzacek noted that although the
Planning Commission does not review the building designs, but that the above requirements
are imposed upon the builder.

Skluzacek briefly covered the language contained in Section 11-10-3 (B) of the City Code
which contained the following landscaping requirements for R-4 High Density Residential
Zoning Districts:

1. At least thirty percent of the total site area shall be landscaped. For purposes of this
subsection, landscaping shall also include prairies, wetlands, woodlands, ponds, pervious
play areas, outdoor tennis courts, and outdoor swimming pools.

2. All areas disturbed by grading which are not built upon, paved or retained as a natural
area shall be sodded and/or landscaped unless specifically approved as part of the overall
landscape plan.

3. A landscape plan identifying all areas to be sodded and landscaped shall be clearly
shown. Foundation planting plans are also required to be at a readable scale. Detailed
enlargements may be required if necessary. A planting schedule shall be required. The
landscape plan shall describe or diagram the type of edging and mulch cover to be used.
The landscape plan shall identify any unique features or special areas of the site which
would require special attention, i.e., steep slopes, erosion control matting, retaining
walls, natural areas, or wildflower seeding.

4. All properties shall provide inground irrigation systems to all landscaped areas.

A Landscape Plan prepared by Calyx Design Group dated 4/30/25 had been submitted
which met the 30-percent minimum requirement for the site (41,686.92 square feet).
Skluzacek contacted Calyx Design Group on 5/20/25 to determine the overall percentage of
landscaped areas presented in the plan. The Applicant had indicated on the plans submitted
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that they intend to exceed the 30-percent minimum requirement by 6-percent to offset the
effects of any variations granted through PUD Zoning. The current proposed landscaping
coverage was 38-percent or 53,437 square feet. This exceeded the minimum requirements
imposed as part of the proposed PUD Zoning approval process.

Skluzacek noted that a wetland delineation was prepared by the original Dakota Acres
developer in 2006. Although the delineation had since expired, there was no indication that
wetlands were present on the property. Therefore, the City would not be requiring another
wetland delineation prior to platting due to there being no previously identified wetlands on
the site, no existing indication of wetlands on the site, no FEMA designated floodplains and
no DNR protected waters located on the subject property.

Skluzacek noted that both sanitary sewer (8-inch) and water service (12-inch) were available
to the property at James Parkway. Skluzacek and the rest of the City’s Staff had no concerns
with the sanitary sewer or water access into the property; however, any looping with the
existing townhome development, Dakota Acres 1% Addition, would require a private
agreement between the two associations.

Section 12-9-6 of the Subdivision Ordinance required that 10-foot-wide perimeter easements
and 5-foot-wide interior easements be dedicated along all lot lines. In areas where public
infrastructure (sanitary sewer, water, or stormwater lines) is placed, the easement widths
must be increased as recommended by the City Engineer and Public Works Director.
Additionally, Skluzacek mentioned that in areas where grading or drainage swales are
needed to accommodate overland drainage flow, additional easement widths would be
necessary to cover the entire width of the swale. Skluzacek noted that the City Engineer had
reviewed the submitted grading and erosion control plan dated 5/2/25 and had not
recommended any additional easement width increases for the proposed development.
Public utilities would require an associated easement area which would be required to be
addressed in any future development contract.

Skluzacek noted that the property currently drains northeast towards the existing stormwater
pond located on the north side of James Parkway. The pond was designed to handle drainage
from the site and additional property to the east for the original Dakota Acres 1% Addition
townhome development. The pond would be required to be expanded based on the plans
submitted. The Developer would be responsible for the costs associated with expanding the
pond to accommodate the proposed development’s drainage. Skluzacek added that the plans
submitted on 5/2/25 have been approved by the City Engineer.

Section 11-9-10 of the Zoning Ordinance lists the parking requirements for townhome units.
Two attached garage spaces and two driveway spaces are required per townhouse unit, in
addition to one-half guest parking space per unit to be in an off-street parking lot or private
drive area. Garages shall be a minimum of 20 feet in width. As indicated by Skluzacek
earlier in his presentation, the requested PUD Zoning would allow for unit widths of less
than 20 feet. The parking stalls must be constructed at the time of development. The
proposed guest parking spaces shall have signage indicating their intended use.
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The proposed development, containing 40 townhome units, requires a total of 180 parking
spaces based on City Code requirements. Of the 180 parking spaces required, at least 80
must be enclosed, 80 must be driveway spaces, and 20 spaces must be provided in a guest
parking area. The breakdown of the requirements is shown on the following table:

# of Spaces Spaces Spaces
Townhouse Required Required Proposed
Units per Unit
Proposed
1 Stall 22 1* 22% 22
Garage
Spaces
2 Stall 18 2 36 36
Garage
Spaces
1 Stall 22 1* 22% 22
Driveway
Spaces
2 Stall 18 2 36 36
Driveway
Spaces
Guest 40 5 20 19
Parking
TOTAL 180 135

Skluzacek explained that 22 of the proposed 40 townhouse units were proposed to be
constructed with single stall garages and a single parking space in front of each garage. The
Planning Commission had provided the Applicants with feedback indicating support for the
single stall garage concept and related reduction in required parking spaces through the PUD
Zoning approval process during their December 17, 2024, meeting. The proposed
development was lacking one guest parking space compared to previous concept plans
reviewed by both Staff and the Planning Commission.

Next, Skluzacek reviewed information related to the access and transportation related topics
associated with the subject property. Skluzacek mentioned that the proposed development
borders James Parkway on the north side of the development. James Parkway is a Minor
Collector Roadway. The purpose of a minor collector roadways is to collect local traffic and
convey it to major collectors and minor arterials. Minor collectors serve short trips at
relatively low speeds. Their emphasis is focused on access rather than mobility. Skluzacek
noted that a traffic study will likely not be required based on the projected traffic generation
of the submitted layout. Skluzacek also noted that there was an identified area on the
submitted plan for snow storage. There was an existing curb cut located off James Parkway,
which was intended to serve as access to the proposed development.

The submitted paving plan contained an unnamed private street running north/south through
the development. Skluzacek noted that Section 11-9-4 (B) of the City Code contained the
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following requirements related to driveways and private roadways in addition to requiring
approval through the City’s PUD Zoning approval process:

B. Driveways And Private Roadway Requirements:

Two-way traffic: Twenty-four feet (24').

One-way traffic: Twenty-foot minimum if for fire truck access.

Drive-up window lanes: Fourteen feet if fire truck access is required.

All driveways shall have a minimum width of ten feet with pavement strength capable of
supportlng emergency and fire vehicles.

5. All lots or parcels shall have direct adequate physical access for emergency vehicles
along the frontage of the lot or parcel from either an existing dedicated public roadway or an
existing private roadway approved by the city.

B

Based on the plans provided, Skluzacek stated that the unnamed private street met the
minimum requirements of this Section of the City’s Code. Skluzacek added that ownership
over all the common elements of the development, specifically the private road and
proposed play area, shall be under the ownership of only one association.

Skluzacek stated that the City’s Subdivision Ordinance required that concrete sidewalks be
constructed on at least one side of all residential streets; the outside edge should be located
one foot from the property line. There were no public streets proposed within the proposed
development. Skluzacek added that the City’s Transportation Plan recommended that
sidewalks or trails be constructed adjacent to all minor collectors, major collectors, and
minor arterial roadways. Since there was an existing trail along the north side of James
Parkway and due to the City’s Park & Trail Plan not identifying any additional trail or
sidewalk corridors at the subject property, other than those already present, no additional
trails or sidewalks were to be required based on the City’s Code.

The City’s Subdivision Ordinance also required that 8% of the subject property’s land be
dedicated for the purposes of public parks, playgrounds, public open spaces or trails and/or
the developer shall make a cash contribution to the City’s park and trail fund roughly related
to the anticipated effect of the plat on the park and trail system. If no park dedication was to
be required, a park fee of 8% of the land’s pre-development value would be imposed on the
Developer. Input regarding the City’s desire for land versus cash dedication would be sought
from the City’s Parks Commission at their 6/11/25 meeting. Skluzacek noted that the Parks
Commission had reviewed a concept plan for an apartment building on the same site on
6/4/16 and had recommended cash-in-lieu of land dedication for the previous proposal.

Skluzacek noted that the closest City park to the subject property was Wagner Park which is
classified as a Community Park. Community Parks serve the City as a whole. Wagner Park
is the City’s most developed park. The park is located approximately 0.6 miles from the
proposed development and is separated from the proposed development by CSAH 2, an A
Minor Arterial Roadway. There were also park facilities at Whispering Creek Park (0.6
miles) and the nearby Eagle View Elementary School, which is not owned by the City (0.5
miles).
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Section 11-5-1 B(G) of the City Code required that “In addition to the park dedication
requirements stipulated by the city subdivision ordinance, a minimum of ten percent of the
gross development project area shall be in usable open space and recreational use for the
project residents. Such areas shall be specifically designed for both the active and passive
use by the project residents and may include swimming pools, trails, nature areas, tot lots,
exercise equipment, saunas, etc. Said areas and facilities shall be private...”

Based on the lot size of 3.19 acres (138,956 sq ft), the Developer must identify 13,896
square feet within the development to fulfill the City’s minimum open space requirement. A
plan should be provided that identifies the proposed recreational areas and facilities. The
plan submitted depicted an outdoor play area in the middle of the proposed development
with an unknown square footage. Skluzacek restated that any proposed playground
equipment will require Staff review and approval to ensure safety and durability. Based on
the plans submitted, the Applicants had indicated exceeding the 10% minimum open space
requirement as indicated by the total landscaped or greenspace area which exceeded 38% of
the site.

The City Engineer had responded to Staff’s request for comments and his comments were
provided in his memorandum and redlined plans dated 5/25/25.

The Public Works Director had responded to Staff’s request for comments and his
comments were included as part of Staff’s memorandum and presentation to the
Commission.

The Building Official had reviewed the submitted plans and recommended no less than a 7-
foot setback between buildings.

The Police Chief has reviewed the plans and had no comments at this time.
The Fire Chief has not yet responded to Staff’s request for review.

Skluzacek noted the following general comments associated with the proposed
development:

1. Development of the property as R-4 High Density Residential was generally
compatible with the surrounding land uses.

2. The proposed development containing 40 units on 3.1 acres met the intent of the
City’s 2040 Comprehensive Land Use Plan, which guided the property as High
Density Residential. The required density was 10 to 30 units per net acre. 12.54 units
per net acre were proposed.

3. Townhomes and/or condominiums containing more than eight attached units were a
permitted use in the R-4 High Density Residential Zoning District. PUD zoning
approval would be required for townhomes which were proposed not to meet the
City’s minimum unit width, garage width and number of attached units.

4. Further input will be sought from the City’s Parks Commission regarding the desire
for land dedication versus cash-in-lieu of land dedication at their 6/11/25 meeting.
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Skluzacek recommended the following conditions related to the Applicant’s application for
rezoning:

1. The landscaping for the proposed Dakota Acres 2" Addition must exceed the City’s
minimum landscaping requirements by no less than 6%.

2. Garbage receptacles shall be stored within garages or fully screened from view.

3. The Developer shall work with the Elko New Market Postmaster to find an
acceptable location within the development for the location of mailboxes.

4. Ground level patios shall be provided for all townhome units. Privacy fences
constructed of vinyl or brick and of consistent design shall be provided between
adjacent rear yard patio areas.

5. City review and approval of the proposed play area equipment will be required prior
to final plat approval.

6. An in-ground irrigation system will be required for the entire property.

Skluzacek recommended the following conditions be imposed related to the Applicant’s
application for preliminary plat approval of Dakota Acres 2™ Addition, containing 40
residential lots on 3.19 acres:

1)

2)
3)
4)

5)

6)

7)

8)
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The exterior of townhome dwelling units shall include a variation in building materials
which were to be distributed throughout the building facades and coordinated into the
architectural design of the structure facing the public right-of-way to create an
architecturally balanced appearance. A minimum of 25% of the area of the front building
facades shall be composed of Class 1 building materials. Additional information shall be
submitted which documents compliance with the architectural standards related to the
proposed townhome units.

A lighting plan which meets the requirements of Section 11-4-7 of the City Code must
be submitted.

Perimeter drainage and utility easements must be dedicated on the final plat, along with
easements covering the sanitary sewer and water mains serving the development.
Grading and utility plans will need to be approved by the City Engineer and Public
Works Director.

Parking shall be provided based on the feedback received from the Planning
Commission regarding the PUD Zoning at the December 17, 2024, meeting. The plans
submitted depicted a total of 135 spaces, of which 58 are enclosed. The plan submitted
lacked 1 required guest parking space.

Ownership over all the common elements of the development, specifically the private
road and play area, shall be under the ownership of only one association.

Any connection between the proposed private drive, Oriole Street, to the adjacent
townhome development, although not currently proposed, would require an agreement
and cross easements with the adjacent Dakota Acres 1% Addition townhome association.
The Developer must identify a minimum of 13,896 square feet within the development,
and provide a description of the proposed recreational facilities, which would fulfill the
open space requirements of Section 11-5-1 B(G) of the Zoning Ordinance. This includes
both areas specifically designed for either passive or active recreation. The plan
submitted depicted an outdoor play area in the middle of the proposed development with
an unknown square footage.
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Skluzacek recommended that the Planning Commission hold a public hearing for the
rezoning and preliminary plat approval applications submitted by the Applicant as required
by Minnesota State Statute. Following the public hearing, Skluzacek stated that Staff would
be seeking a recommendation from the Planning Commission regarding the official
applications for rezoning and preliminary plat approval submitted as follows, proposed to be
platted as Dakota Acres 2™ Addition:

e Application to rezone property for Dakota Acres 2" Addition from R-4 High-Density
Residential to Planned Unit Development

e Application for preliminary plat approval of Dakota Acres 2™ Addition containing 40
residential lots on 3.19 acres

Skluzacek briefly again recapped the procedure for those members of the audience
participating virtually via Zoom.

Chair Weber opened the hearing to the public at 7:46 p.m.
James Minor, 25955 Oriole Street —

Minor stated that he hoped that the same builder who built his townhome was not also
constructing the proposed townhomes for the proposed Dakota Acres 2" Addition. Minor
mentioned that he had recently spent $6,000 to cover repairs in his townhome unit which
was built in 2022. Minor stated that every unit in his development has had to pay at least
$1,000 to cover similar repairs. Minor added that the builders had ignored the association’s
request for a one-year walk through.

Minor was frustrated that the Developers of the Dakota Acres 1% Addition had not yet
completed what had been required of them as part of plat approval. Minor would wish to
force the owners to sell the property and not let them develop anything within the City.

Minor stated that the association is now funding itself due to dues being raised which had
not been done under the original Developer of Dakota Acres 1% Addition. Minor claimed
that the dues being collected previously were not enough to fund necessary repairs and
improvements to the association’s common areas. Minor confirmed that there was little
chance of any future connection between Dakota Acres 1% Addition and the proposed
Dakota Acres 2™ Addition via the existing Oriole Street.

Minor thanked the Commission for their time.
Chair Weber thanked Minor for his comments.
Maria Friedges, 25490 Texas Avenue —

Friedges’s question was related to Skluzacek’s presentation which stated that a wetland
delineation would not be required for the proposed Dakota Acres 2" Addition due to the
previous expired wetland delineation not indicating the presence of any protected wetlands
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or waters on the subject property. Friedges was curious if the local government unit, LGU,
had issued approval that no further wetland delineation would be required for the proposed
development or if that decision was made administratively?

Senior Planner, Renee Christianson, stated that the City was the acting LGU so therefore the
decision was made in consultation with the City’s wetland advisors.

Friedges was curious because wetlands could change over time and wetland delineations
expired within 5 years.

Friedges thanked the Commission for their time.
Chair Weber thanked Friedges for her comments.
Alissa Csiki, True North Development LLC Applicant, 3250 90 St. East Northfield, MN —

Csiki introduced herself to the Commission as one of the partners comprising True North
Development LLC. Csiki hoped to address some of the concerns raised by Minor. Csiki
stated that the none of the previous owners from Dakota Acres 1% Addition were involved in
the proposed Dakota Acres 2" Addition. Csiki also stated that the dues for the association
would be managed by a third party to hopefully avoid the issues that were associated with
Dakota Acres 1% Addition.

Csiki finished by stating that she was available for any other questions that the audience
might have.

Chair Weber thanked Csiki for her comments.
Csiki thanked the Commission for their time.
Hearing no more public comment, Chair Weber closed the hearing to the public at 7:52 p.m.

Commissioner Hanson stated that she appreciated how the proposed development offered a
new housing style that was not currently available in the City. Hanson mentioned that
housing is a struggle for many people and affordable housing is in a crisis. Hanson
appreciated that the proposed housing style was not a large single-family home with a 3-stall
garage which is typical throughout the City. Hanson was appreciative for the Applicant
clarifying the ownership structure compared between the proposed Dakota Acres 2™
Addition and Dakota Acres 1% Addition. Hanson was concerned with some of the comments
she had heard from the audience and was reassured by the fact that different ownership
would be involved with the proposed Dakota Acres 2" Addition.

Commissioner Smith stated that he had liked that the submitted plan left some extra space
for a truck turn-around for the traffic coming and going. Smith hoped that the guest parking
would be clearly marked as such to avoid circulation issues within the proposed
development. Discussion took place on the 1 guest parking space which was lacking from
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the submitted plans. Skluzacek informed Smith that it would be relatively simple for the
Applicants to put the missing parking space back into the proposed preliminary plat.

Commissioner Pipo admitted that he was a little confused as he was not on the Planning
Commission at the time of the creation of Dakota Acres 1% Addition. Pipo wished to have
more clarification related to the ownership structure compared between the two additions.
Commissioner Smith provided background and history relevant to Pipo’s question.

Christianson clarified that Staff had been dealing with issues related to the development of
Dakota Acres 1% Addition including grading, but this was the first time that she had heard of
any complaints regarding the interior of the units located in Dakota Acres 1% Addition.
Christianson added that the builders were licensed by the State and inspections were done on
each of the individual units. Christianson stated that the City collected securities related to
the plat for the completion of items such as grading which are still being held by the City
pending completion of those items.

Staff recommended approval of the requests to rezone the subject property from R-4 High
Density Residential to PUD due to the following reasons:

1. Development of the property as R-4 High Density Residential was generally compatible
with the surrounding land uses.

2. The proposed development containing 40 units on 3.1 acres met the intent of the City’s 2040
Comprehensive Land Use Plan, which guided the property as High Density Residential. The
required density was 10 to 30 units per net acre. 12.54 units per acre were proposed.

AND

3. Noting that Parkway Meadows will be subjected to the R-4 Suburban Single-Family
Residential district standards, except as follows as indicated by the table on the following

page:
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Dakota Acres 2" Addition PUD
R-4 District Proposed for Dakota
Requirement Acres 2™
Minimum Unit 25° 19°
Width
Minimum Garage 20° 12°
Width
Minimum More than 8 5
Number of
Attached Units
Front Setback 25° 19°-6”
from Private
Drive
Setback Between 20° 16’
Buildings
Building Setback 20° 8’
From Private
Parking Areas

Skluzacek stated that the plat shall be developed in accordance with the following plans,
subject to the recommendations of the City’s Engineer as contained in his memorandum and
redlined plans dated 5/20/25:

e Preliminary Plat of Dakota Acres 2" Addition prepared by Stantec and dated 7/31/19
and containing 1 sheet.

e Dakota Acres 2" Addition Final Plat.

e Stormwater Calculations prepared by Larson Engineering, dated 5/2/25.

e Project Manual for True North Development, LLC prepared by Larson Engineering,
dated 4/30/25.

e Demolition and Paving Plan prepared by Larson Engineering, dated 5/2/25 and
containing 1 sheet.

e Grading and Erosion Control Plan prepared by Larson Engineering, dated 5/2/25 and
containing 1 sheet.

e Utility Storm Sewer Plan prepared by Larson Engineering, dated 5/2/25 and containing 1
sheet.

e Utility Sanitary Sewer & Watermain Plan prepared by Larson Engineering, dated 5/2/25
and containing 1 sheet.

e Storm Water Pollution Prevention Plan prepared by Larson Engineering, dated 5/2/25
and containing 1 sheet.

e Preliminary Landscape Plans prepared by Calyx Design Group, dated 4/30/25 and
containing 6 sheets.

A motion was made by Smith and seconded by Hanson to recommend approval of the
application for rezoning of the subject property from R-4 High Density Residential to PUD
to the City Council.
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Motion carried: (5-0).

A motion was made by Hanson and seconded by Weber to recommend approval of the
application for preliminary plat approval of Dakota Acres 2™ Addition to the City Council.

Motion carried: (5-0).

Christianson confirmed with Chair Weber that the motions were made including Staff’s
recommended conditions associated with the proposed development of Dakota Acres 2
Addition.

C. Highlands at Eagle View, Tamarack Land Development, LLC, Applicant
e Consider application for Rezoning to Planned Unit Development
e Consider application for Preliminary Plat Approval

Planner, Brandon Malecha, provided background to the Commission related to the
applications received for the proposed Highlands at Eagle View development. Malecha
stated that the City had received applications for rezoning and preliminary plat approval of
Highlands at Eagle View, a proposed residential development containing 148 lots on 50.86
acres currently owned by Victory Fields LLC. A concept plan was reviewed by the Planning
Commission and the City Council in late 2024 and early 2025.

Malecha stated that the property was currently zoned PUD, Planned Unit Development. The
PUD Zoning District reflects a previous development that had been proposed on the
property in 2005. The 2005 PUD Agreement stated that the underlying zoning for the
property was R-1 Low Density Residential.

Malecha explained the neighborhood conditions associated with the proposed development.
The property was located northwest of the New Prague Eagle View Elementary School, on
the north side of 255" Street East. A residential development (Eagle View Estates) had been
approved on the property in 2005; however, due to the subsequent real estate housing market
recession, the development was abandoned. The property has remained in agricultural use
since that time.

To the south of the proposed development was a roughly 75-acre parcel which contained a
single-family residence and agricultural use. This property was located outside of the City
limits but within the City’s planned 2040 growth area and guided to residential
development. Also to the south of the subject property was the location of the Eagle View
Elementary School. To the east of the proposed development was a roughly 30-acre parcel
that was in New Market Township but within the City’s planned 2040 growth area and
guided for residential development.

Malecha stated that the City’s 2040 Comprehensive Land Use Plan guided the property to a
Low-Density Residential land use designation. The City’s Comprehensive Plan contained
the following language regarding Low-Density Residential land use:
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This land use classification is characterized by low residential densities that provide
opportunities for a variety of detached single family residential housing options. Traditional
single family detached homes at the lowest of the urban densities are typical uses. Lower
densities are often required to preserve and protect environmentally sensitive land. At the
present time, this land use designation corresponds with the City’s R-1 and R-2 Low Density
Residential Zoning Districts.

Malecha stated that the proposed use of the subject property for single family residential
housing met the intent of the currently guided land use for the area as described in the City’s
2040 Comprehensive Plan. The City’s current Comprehensive Plan requires a density of 2.5
to 5 dwelling units per acre. The preliminary development plan contained 148 lots on 50.863
gross acres / 42.66 net acres (3.46 units per acre). The appropriate zoning districts and
minimum lot standards are further defined in the City’s Zoning Ordinance.

The subject property was 50.86 acres and currently zoned PUD. Because the PUD
agreement / zoning of record predates the merger of the cities of Elko and New Market, and
because it is 20 years old, Staff agreed that the property should be entirely rezoned to reflect
the proposed development. Zoning should be consistent with the City’s 2040
Comprehensive Plan which guided the subject property to Low Density Residential. The
Developer was proposing a new PUD Zoning District for the entire subject property.

Malecha explained the intent of the City’s PUD Zoning District was to:

A. Provide for the establishment of PUD (planned unit development) zoning districts in
appropriate settings and situations to create or maintain a development pattern that complies
with the city comprehensive plan.

B. Allow the mixing of land uses within a development when such mixing of land uses could
not otherwise be accomplished under this title.

C. Provide variations to the strict application of the land use regulations in this title to improve
site design and operation, while at the same time incorporating design elements (e.g.,
construction materials, landscaping, lighting, etc.) that exceed the City's standards to offset
the effect of any variations.

D. Promote a more creative and efficient approach to land use within the city, while at the same

time protecting and promoting the health, safety, comfort, aesthetics, economic viability,

and general welfare of the city.

Preserve and enhance natural features and open spaces.

Maintain or improve the efficiency of public streets and utilities.

Ensure the establishment of appropriate transitions between differing land uses.

amm

The PUD proposed will allow for a slight reduction in lot width and setbacks in the
proposed development. Malecha briefly explained common examples of what other
Developers have proposed to meet the intent of the City’s PUD Zoning in the past. Malecha
stated that the Developer was intending to increase housing design standards as part of the
PUD Zoning approval process.

Malecha mentioned that Section 11-3-8 of the City’s Zoning Ordinance identified criteria to
be considered as part of a request for rezoning as follows on the next page:
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1) Rezoning the property is consistent with the City’s Comprehensive Plan which guides the
property to Low Density Residential.

2) The proposed use of the property for single-family residential development is compatible
with present and future uses of the area.

3) The proposed use and development of the property complies with performance standards
contained in the City’s Zoning & Subdivision Ordinances

4) The proposed residential use of the property can be accommodated with existing public
services and will not overburden the City’s service capacity.

5) Traffic generation by the proposed development is within the capabilities of existing streets
and intersections serving the property.

Malecha stated that it was Staff’s belief that the request to rezone the property to a new PUD
Zoning District met the above stated criteria for rezoning.

The following table contains a summary of the variations being sought by the Developer as
part of the application for rezoning to PUD. The table assumes that the R-2 Low Density
Residential District requirements are being applied to the proposed development:

R2 District Standards Highlands at Eagle
View Proposed
Standards (PUD)
Minimum 70° 65’
Lot Width

Front 30° 25°
Setback

Side Setback 7 7.5’

Side Corner 25 20°
Setback

Malecha stated that Section 12-9-9 of the City’s Subdivision Ordinance contained Tree
Preservation and Replacement regulations which required that 40% of the significant trees
on the subject property be protected as part of the development. A significant tree is defined
as any hardwood deciduous tree 6 inches or greater in diameter, any softwood deciduous
tree 12 inches or greater in diameter or any coniferous tree 12 feet in height or greater. A
tree inventory had been completed which identified the location of all significant trees on
the property. Six significant trees were identified on the property; all were proposed to be
saved as part of the proposed development.

Malecha mentioned that the Subdivision Ordinance also stated that double frontage lots
were not permitted, except where lots back up to a major collector or arterial roadways, and
that additional 10-foot lot depth and a landscape buffer are required where lots back up to a
major collector or arterial roadway. Since Nevada Avenue and 255" Street are major
collector streets and Texas Ave/CSAH 27 is considered an arterial roadway, the required
additional lot depths and widths were depicted properly on the submitted preliminary plat.

Based on the above-referenced Ordinance sections, a landscape screening buffer would be
required along the back sides of lots abutting Nevada Avenue, 255" Street, and Texas

Page 28 of 42
May 27, 2025
Elko New Market Planning Commission Meeting Minutes



Avenue. The preliminary plat showed an additional lot depth and width as required for the 8
double frontage lots abutting Texas Avenue to the west, three double frontage lots abutting
Nevada Avenue, and 23 double frontage lots abutting 255" Street. A landscape screening
plan has been submitted which depicted landscape screening on lots that abut 255" Street
East, but not on the lots that abut Texas Avenue or (future) Nevada Avenue. The
Applicant’s narrative requested that the landscaping proposed on the landscape plan be
accepted as part of the PUD variations from City standards. Malecha recommended that the
landscape plan be revised to show landscape buffer/screening for lots that abut Texas
Avenue and Nevada Avenue, and that variations from the City’s screening requirements not
be approved as part of the PUD.

Next, Malecha stated that in addition to the above Developer obligations, City Ordinance
required that two trees be planted upon each lot at the time of building permit, sod placed in
the front and side yards, and rear yards must be seeded, hydroseeded or sodded. The
landscape plan that was submitted also depicted trees required by the builder on individual
lots but did not meet the requirement for two trees on each lot. The Applicant’s narrative
requested that the landscaping as proposed on the landscape plan be accepted as part of the
PUD deviations from City Code. Malecha recommended that the landscape plan be revised
to show a minimum of two trees on each lot as required by City Code, and that variations
from the builder tree requirements not be approved as part of the PUD. Staff also
recommended that the landscape plan be revised to differentiate Developer and builder tree
obligations.

Malecha shared with the Commission that Section 12-9-6 of the Subdivision Ordinance
required that 10-foot-wide perimeter easements and 5-foot-wide interior easements be
dedicated along all lot lines, and 10-foot easements are required along property lines that
abut undeveloped properties. The preliminary plat drawing depicted drainage and utility
easements as required. Greater easements are also shown in areas where drainage swales or
utilities existed on proposed lots.

Sanitary sewer was available on the southeast side of the subject property along Nevada
Avenue via a 6” PVC sewer forcemain. The City’s sanitary sewer plan called for a system
lift station and forcemain along the east side of the subject property. The lift station and
forcemain will be permanent and intended to serve a larger area than just the proposed
development. Malecha added that the sanitary sewer would have to be extended north in
proposed Street E to the northern boundary of the plat.

Malecha stated that water service was available on the east side of the property, along
Nevada Avenue via a 12” ductile iron pipe. The City’s Water Plan depicted a future 12”
trunk watermain running east/west through the subject property. The Developer will be
required to implement this plan during development. The City will then reimburse the cost
of oversizing for any watermains greater than § inches in size.

Malecha mentioned that the entirety of the subject property lay within the Scott Watershed
Management District. A portion of the property currently surface drains to the west and
northwest. The plan depicted five stormwater basins on the subject property. Both the 10-
foot vegetative buffer and the 35-foot building setback should be clearly identified in the
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submitted plan set. A 36-inch and 48-inch HDPE line exists along the entire east side of the
property and flows north under 250" Street where it then discharges to the surface. The rear
yard drainage for lots along Texas Avenue should be directed to the proposed basin in the
southwest corner of the site.

Malecha mentioned that City Staff were aware that there was an existing drain tile system
throughout the subject property which provided agricultural drainage for the property.
Staff’s understanding is that the drain tile system was connected downstream to the City’s
storm sewer in Nevada Avenue in 2015. Malecha added that the existing drainage pattern
must be perpetuated.

A wetland delineation was completed and application for wetland boundary and type
concurrence had been submitted to the City for review. The application is currently under
review by the Technical Evaluation Panel and a decision regarding any formal wetland
boundaries is expected soon. If any wetlands were identified on the site, the Developer had
indicated they would be submitting a Wetland Replacement Plan application. Any potential
recommendations regarding the plat by the Planning Commission must be conditioned on
approval of wetland applications.

Malecha stated that the proposed development bordered on three existing public streets,
Nevada Avenue on the east side of the property, 255" Street East on the south, and Texas
Avenue on the west. Nevada Avenue and 255" Street were identified as major collector
streets in the City’s Transportation Plan. Texas Avenue was identified as a minor arterial
roadway.

Malecha stated that the purpose of a major collector is typically to link neighborhoods
together within a city or link neighborhoods to business concentrations. Access to collector
roadways should be made via local streets and private access should be prohibited. Public
street connections to major collector streets should be spaced at least 660° apart (1/8 mile).

Malecha added that a partial 35-foot right-of-way is platted along the entire east side of the
property, but only a small section of the road is constructed near the southeast corner of the
property. The City Code required that Nevada Avenue be constructed to the northerly
property line of the plat at this time; however, the street lacks the full right-of-way necessary
to construct the full street. The City’s current standard for a major collector is 100 feet of
right-of-way. The Developer is proposing 15 feet of additional right-of-way dedication to
meet the City’s standards. The City will seek an additional 50 feet during platting of the
Sullivan property to located to the east.

Malecha mentioned that 255" Street East bordered the entire property on its south side. It
was identified as a major collector street on the City’s Transportation Plan. There was an
existing trail along the north side of 255" Street East adjacent to a portion of the property.
The trail would be extended from the current westerly termini, and west to CSAH 27/Texas
Avenue, as required. The future sidewalk on the south side of 255" could be incorporated in
the future when the property to the south developed.
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Malecha mentioned that Texas Avenue (CSAH 27) bordered the property to the west. It was
under the jurisdiction of Scott County and was identified as a minor arterial roadway on the
City’s Transportation Plan. Scott County seeks a total right-of-way width of 150° (75 from
the centerline) for minor arterial roadways. No additional right-of-way was anticipated along
Texas Avenue. There was no street connections proposed from this development to Texas
Avenue. A trail bench should be graded for a future trail along Texas Avenue. If the trail
bench does not fit within County right-of-way, the bench could be graded at the back of the
individual lots, with a trail easement.

Several local streets were depicted on the preliminary plat. In instances where a street is
terminated pending future extension into a future subdivision, a temporary cul-de-sac must
be constructed if the street stub exceeds 150 feet in length. Future road extension signs were
required where streets stub into an adjacent property. The maximum length of a cul-de-sac
streets were 500 feet measured from the centerline of the street origin to the end of the right-
of-way. Concrete driveway aprons shall be constructed from the curb to the property line.

Based on the City Code and the City’s 2040 Comprehensive Plan, the following sidewalk
and trail improvements were recommended by Malecha within the proposed plat:

Construct 5° sidewalks adjacent to all local streets

Construct a 10’ trail on the north side of 255" Street

e Construct a 10’ trail on the east side of Texas Avenue (trail bench recommended by Scott
County in lieu of trail)

AN

Malecha stated that the City’s Subdivision Ordinance required 8% of the land to be
dedicated to parks, playgrounds, public open spaces or trails and/or the developer shall make
a cash contribution to the City’s park and trail fund roughly related to the anticipated effect
of the plat on the park and trail system. If no land dedication is required, the park fee has
been established at 8% of the pre-developed fair market land value.

Malecha shared that the City’s 2040 Park and Trail Plan did not identify any park search
areas within the subject property. A concept plan was presented to the Parks Commission at
the October 9, 2024, Parks Commission meeting and their recommendation was to require
full land dedication rather than cash. The City Council’s recommendation during the concept
plan review was to require a combination of park land dedication and cash. The City
Council requested that the park land be of sufficient size to place a playground, park shelter,
sport court and trails within the park, and that it be centrally located within the development.

The preliminary plat drawing incorporated a park within the proposed development as
recommended by the City Council during their review of the concept plan. The location of
the proposed park was centrally located and will provide adequate access to the proposed
development.

Malecha informed the Commission that the City had requested the Developer hold a
neighborhood meeting prior to the City’s Planning Commission meeting to introduce the
project to potential future neighbors. The neighborhood meeting was held on 5/21/25 at the
Scott County Library. Some City Staff members attended the meeting which was hosted by
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the Applicant. Resident’s questions at the meeting were related to drainage, the ghost plat
showing adjacent properties, screening, traffic, and the location of a planned roadway
connection to the north. Malecha added that any work done within the County right-of-way
would require a permit from Scott County.

Malecha clarified that the preliminary plat and concept plan had showed a conceptual layout
of the approximately 80-acres to the north of this parcel. A ghost plat is an additional
requirement laid out in the City’s Code, which is submitted with each proposed
development, for the purpose of ensuring proper roadway alignments in the event of future
development. The concept development plan showing properties to the north did not indicate
approval or support of the specific layout but rather showed the potential for future
development based on planned roadway and utility alignments within the proposed
development. Staff recommended the ghost plat and the City’s Code required that the
Developer provide this ghost plat to demonstrate that cohesive development between the
parcels could occur at some point in the future. Malecha stated that city growth only occurs
when a willing seller sells land to a willing buyer. The timing of when a landowner wants to
sell is not controlled by the City. The City plans for and prepares for growth to promote
orderly development.

Malecha mentioned that per Land Use Code 210, a single family detached housing
development (consisting of 148 units) was anticipated to generate 1,447 total daily trips to
the roadway network; with 106 trips in the a.m. peak hour and 144 trips in the p.m. peak
hour. The table below shows how the trips could be expected to be distributed throughout

the day:
Single Family Detached Housing | ITE Code | 210
Based on 148 Dwelling Units
Entering Exiting Total
AM Peak Hour 27 79 106
PM Peak Hour S0 54 144
Weekday 724 723 1447

Malecha stated that Staff had no knowledge of major operational issues at the existing Co
Rd 27 or Co Rd 2 intersections. The Police Chief indicated that they do not see significant
accidents at the Co Rd 27 intersection. There is an existing northbound right-turn lane, and a
southbound bypass lane on Co Rd 27, at the 255™ Street East intersection. Turn lanes allow
vehicles to safely decelerate before turning without obstructing traffic. Bypass lanes allow
vehicles to bypass other vehicles that are slowing down or stopping prior to turning. Scott
County Highway Transportation Services was notified of the proposed development and has
provided comments. Traffic generation or impacts to the County Road system were not
identified in their comments.

Staff consulted with the City’s Traffic Engineer regarding the impact of the development on
the Co Rd 27 and 255™ Street East intersection. The following feedback was provided after
running the anticipated traffic through a traffic modeling software:
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e With the 2024 traffic volumes and anticipated traffic to be added to the intersection, I
do not see a concern with the capacity of Co Rd 27 or at the intersection.

e Acceptable intersection levels of service are anticipated during peak hours. The
modeling assumed all traffic from the development would go to/from the intersection
to be conservative and assumed none would go east in/out of the development.

e Scott County’s 2040 Comprehensive Plan shows their capacities for a 2-lane
highway is well above what this development would add to Co Rd 27, which aligned
with the County not having any comments or concerns on this.

The City Engineer’s comments were included in his memorandum dated 5/16/25 and
included in this presentation. His comments are also visually depicted on the redlined plans
titled City Comments dated 5/21/25.

The Public Works Director’s had concurred with the City Engineer’s comments and had no
additional comments.

The City Attorney did not have any comments at this time.

The Police Chief reviewed the preliminary plat and his comments were as follows: Keep the
view unobstructed at the corner of 27 and 255" Street East to ensure proper sightlines from
traffic. If any traffic control devices are needed in the neighborhood, specifically at the
intersection of “Street A” and “Street C” near 255" Street East, use yield signs in favor of
stop signs.

The Fire Chief reviewed the application and had no comments at this time.
The Building Official reviewed the application and had no comments at this time.

The proposed development is in the New Prague School District. A previous study
conducted by the school district indicated that the City of Elko New Market has an average
of .55 students per household within the district. The current concept plan depicted 148 lots.
Using the older school district statistics, proposed development would add 81 students to the
school system once fully developed.

The New Market Township Board members were notified of the application and have not
submitted any comments to the City.

Scott County Transportation Services provided comments included in a letter dated 5/15/25.

The Planning Commission was being asked by Malecha to hold a public hearing, and
provide recommendations to the City Council on the following items:

1) Application to rezone 50.87 acres to PUD
2) Application for preliminary plat approval of Highlands at Eagle View, containing 148 lots
on 50.86 gross acres
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Related to the request to rezone 50.86 acres PUD, Staff recommends approval of the request
for the following reasons:

1) Rezoning the property to PUD (Planned Unit Development with R2 underlying zoning)
was consistent with the City’s Comprehensive Plan which guides the property to Low-
Density Residential.

2) The proposed use of the property for single-family residential development was
compatible with present and future uses of the area.

3) The proposed use and development of the property complied with performance standards
contained in the City’s Zoning & Subdivision Ordinances, except as specifically
identified in the PUD ordinance for the Highlands at Eagle View development.

4) The proposed residential use of the property could be accommodated with existing
public services and will not overburden the City’s service capacity.

5) Traffic generation by the proposed development was within the capabilities of existing
streets and intersections serving the property.

Related to the request for preliminary plat approval, Staff recommended approval of the request
for preliminary plat approval of Highlands at Eagle View, containing 148 single-family
residential lots on 50.86 acres, for the following reasons:

1) Development of the property for single family residential homes was consistent with the
guided land use for the property as contained in the City’s 2040 Comprehensive Plan and
met the density requirement of 2.5 to 5 units per acres.

2) The proposed plat was consistent with the purpose and intent of City’s 2040 Comprehensive
Plan and standards contained in the City’s Zoning and Subdivision Ordinances except
deviations as specifically approved through the Planned Unit Development zoning.

3) Development of the property as single family residential was compatible with the adjacent
land uses.

Malecha recommended approval of the request for preliminary plat approval of Highlands at
Eagle View, with the following conditions:

1) Preliminary plat approval was subject to the approval of all wetland applications, including
wetland boundary and type concurrence, and approval of the wetland replacement plan, if
required. The developer assumed all risks associated with preparing the preliminary plat
application in advance of the required wetland application approvals. If wetland applications
were not approved, the preliminary plat would need to be revised to show the accurate
wetland boundary.

2) The developer must enter a Development Contract with the City of Elko New Market at the
time of final plat approval.

3) The preliminary plat was issued for a period of one year and shall become null and void
without further action from the Planning Commission or City Council unless the final plat is
filed within one year of the date of the City Council granting preliminary plat approval.

4) Preliminary plat approval was granted in accordance with the Highlands at Eagle View
Preliminary Development Plans dated 5/2/25 and containing 23 sheets, the Stormwater
Pollution Prevention Plan, dated 5/1/25 and containing 2 sheets, and the Stormwater
Management Plan, dated 4/21/25 and containing 85 sheets.
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5) Preliminary plat approval was subject to conditions contained in the 5/27/25 Planning
Commission report, conditions noted on the redlined plans dated 5/21/25, and subject to the
recommendations of the Cit Engineer as contained in memorandum dated 5/16/25.

6) The landscape plan shall be amended to include landscape screening along Texas Avenue
and Nevada Avenue, to include two builder-installed trees on each lot, and to differentiate
between developer and builder tree requirements.

7) A sanitary sewer lift station must be installed on proposed Outlot A, and sewer forcemain
constructed, connecting the proposed lift station to the existing forcemain in Nevada
Avenue. The City Engineer will design the lift station and forcemain, to be installed by the
Developer.

8) 12-inch watermain must be extended through the development, consistent with the City’s
2040 Water Plan.

9) Water and sanitary sewer must be extended north in proposed Street E, to the northern
boundary of the plat.

10) A 10-foot-wide vegetative buffer, and a 35-foot building setback from the Ordinary High-
Water level of all ponds must be clearly depicted on the plans.

11) A trail bench should be graded for a future trail along Texas Avenue. If the trail bench does
not fit within County right-of-way, the bench would be graded at the back of the individual
lots, with a trail easement.

12) A combination of park land dedication and cash contribution will be required to satisfy the
park dedication requirements.

13) A fence shall be constructed on the northern boundary of Street E to mitigate concerns of
headlights for the neighbors located to the north of the proposed development.

14)If the northerly pond is constructed on the northerly 40 acres, a drainage and utility
easement in favor of the City would be required.

AND

Noting that an extensive drain tile system exists on the property.
Chair Weber opened the hearing to the public at 8:19 p.m.
Cheryl Friedges, 25490 Texas Avenue —

Friedges stated that she wished to have a fence to block the headlights associated with traffic
into her property off Texas Avenue from the proposed development of Highlands at Eagle
View.

Friedges also had a question relating to the existing cattle pass used for drainage located
adjacent to the subject property and how the proposed development may affect the drainage
patterns on her property if the ditch along Texas Avenue were to be graded.

Reid Schulz and Nate Herman, Tamarack Land Development LLC Applicants, 712 Vista
Blvd. Waconia, MN —

Schulz introduced himself and Engineer Nate Herman to the Commission and audience and
stated that they were there on behalf of the Applicant, Tamarack Land Development. Schulz
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stated that the cattle crossing discussed would remain in place as there had been no
indication that the crossing would be removed. Schulz mentioned that the Applicants were
working with the City’s Engineer to ensure that all utilities are in place to provide for proper
storm sewer crossings between properties.

Herman added that in 2025 the cattle crossing was filled in. Herman stated that there was a
24-inch corrugated metal pipe located underneath Texas Avenue currently which provided
the drainage westward across Texas Avenue. Herman clarified that the 24-inch corrugated
metal pipe would be left in place to maintain the current drainage patterns. Lastly, Herman
added that it was not the intention of the Applicant to do any work in the County’s right-of-
way that was not necessary for the proposed development.

Commissioner Smith had a question relating to the proposed bench that was discussed by
Malecha as part of his presentation.

Schulz stated that the Applicant would work with Staff on the grading of the proposed trail
to ensure proper placement of the proposed bench. Additional grading may be required in
the right-of-way to accommodate the County’s request for the proposed bench.

Schulz mentioned that the lot sizes were proposed to be extra deep to provide landscape
buffers and setbacks from adjacent roads. The proposed homes along Texas Avenue and
255" Street East were setback further from the roadways so that the homes will have proper
backyards and buffers. Schulz added that the lot sizes were typical of national home builders
and that nothing was being proposed to be built smaller or unique compared to what is
typically built. Discussion took place on the total distance between Texas Avenue and the
proposed homes.

City Engineer, Rich Revering, asked the Applicants to clarify the location of the south
westerly pond for the audience. Revering stated that there were two culverts located in the
area and that the Applicant was proposing to utilize the deeper of the two culverts. Revering
added that in the location of the proposed culvert there was no house proposed.

Herman further clarified the proposed drainage associated with the proposed pond in the
southwest of the subject property for those in the audience and the Commission.

Mary Watry, 7371 East 250™ Street —

Watry introduced herself as part of the New Market Township and noted that she did not
have any voting rights. Watry was concerned by the ghost plat which shows a road going
through her and her neighbor’s properties. Watry mentioned that her neighbors were unable
to attend the public hearing tonight. Watry asked the Developer to have some form of green
space or a house rather than the proposed dead end. Watry believed that a future-through
street sign would be present on the site for many years and become an eyesore. Watry stated
that she knew development would occur in the future but enjoyed country life. Watry
mentioned her concerns with headlights that would shine onto her property as part of the
proposed development. Watry added that the proposed north/south road goes to two cul-de-
sacs on her property as part of the submitted ghost plat. Watry admitted that a fence or
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vegetative screening was a compromise that was discussed at the neighborhood meeting.
Watry asked if there was any timeline expected for a decision related to the wetlands on the
proposed development.

Watry’s other concern involved the wetlands associated with the property. Watry asked what
the timeline would be for the County to come to a decision regarding the wetlands.

Senior Planner, Renee Christianson, stated that the City Council was the deciding authority
on the wetlands. Input is gathered from several different agencies including the soil and
water conversation district, the Army Corps of Engineers, and several other wetland
specialists who go out on the site to conduct inspections and that information was relayed to
the Applicant to revise boundaries based on field work that was observed on site.
Christianson had expected a decision to be made last week but there has been a back and
forth so it could be delayed another week or two.

Watry stated that when the drain tile had been plugged in the past, she had noticed flooding
in the north of her property. Watry was concerned about how the proposed grading may
affect her property as there are already concerns with too much water on the site when the
drain tiles were plugged.

Revering provided a response to Watry’s inquiries. Revering assured Watry that he was
aware of her concerns and that drain tiles had always been a concern of high priority due to
their abundance in the City. Revering stated that the Developer was aware that any drain tile
that was draining into their site must be maintained for continuity to another system.
Discussion took place on the location of drain tiles adjacent to the subject property. Those in
the audience were encouraged to contact Staff with the location of known drain tile.
Revering added that the contractors would be instructed to look out for any drain tile that
they come across to ensure that flow is not disrupted and if it is, that it is repaired
adequately.

Jody Wagner, 25226 Texas Avenue —

Wagner stated she was also concerned about the proposed storm water management for the
proposed development. Wagner mentioned that there was a proposed stormwater basin
located on her farmland and was seeking clarification as nothing had yet been discussed
with the property owners.

Schulz addressed Wagner’s concern by stating that she was referring to an ellipse on the
submitted plans which detailed the low area that the Applicants would be responsible for
picking up drainage for. Schulz stated that the Applicants were still working with the City’s
Engineer to figure out the most efficient way to pick up that drainage was. Schulz mentioned
that it could be deposited into the proposed developments drainage basins and storm sewer
infrastructure, or it may be rerouted out to Nevada Avenue which is the ultimate drop off
location for the site’s storm water drainage. Schulz discussed the possibility of the City
taking over that area as part of a drainage and utility easement to provide for additional
drainage detention in the form of a dry detention basin or retention pond. Schulz admitted
that he believed the best solution was to divert the drainage away from the subject property
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to minimize any potential impacts; however, more information was necessary before a final
decision was made. Discussion took place on the evaluation of options related to storm
water management on and adjacent to the subject property.

Darin Wagner, 25226 Texas Avenue —

Wagner introduced himself as Jody Wagner’s husband. Wagner restated his wife’s question
related to how decisions could be made without the input of the property owners.

Revering responded to Wagner’s question by stating that approval tonight did not
necessarily mean approval of the final plans. Revering assured Wagner that easements
would be required and that drainage numbers were examined and approved prior to any final
approvals. Revering added that both potential solutions to the drainage that were discussed
would be viable options that would work within the rules, however it was up to the
Developer to come to the City with a specific plan for approval. Revering added that the
project would not be approved without an easement from the City and that an easement
would not be granted by the City until the Applicant got approval from the property owners.

Christianson stated that would be added as a condition of approval for the applications
before the Planning Commission tonight. The condition read as follows:

If the northerly pond is constructed on the northerly 40 acres, a drainage and utility
easement in favor of the City would be required.

Maria Friedges, 25490 Texas Avenue —
Friedges asked if there were any traffic counts collected on Texas Avenue.

Revering mentioned that the counts used were from the Minnesota Department of
Transportation’s website with the most recent numbers being from 2024.

Christianson added that the City had counts in rural areas for 2024. Christianson stated that
Texas Avenue had a count of 1,905 vehicles per day and 255™ Street East had 443 vehicles
per day. Discussion took place on the counts presented in Malecha’s presentation and the
difference between peak hours versus total counts.

Friedges had an additional question relating to the proposed ponds. Discussion took place on
the categorization of the different ponds proposed for the property and how each were
proposed to handle the drainage on and adjacent to the subject property. Discussion took
place on the wetland determination for the subject property. Friedges was instructed to reach
out to Revering for more information.

Friedges thanked the Commission and stated that she appreciated their time.

Chair Weber thanked Friedges for her comments.
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Hearing no more public comments, Chair Weber closed the hearing to the public at 9:01
p.m.

Commissioner Smith mentioned that he had seen a plan for a proposed development on the
subject property back in 2005. Smith noted that the previous development never ended up
being constructed due to the market at the time. Smith stated that the idea of development
was not new for the area and was rather a matter of time.

Smith had a question about requiring a security for the completion of the road to the east.
Christianson stated that there was no security currently being proposed for the completion of
Nevada Avenue to the north. Smith wondered if it could be included as part of the PUD
Zoning approval process. Christianson stated that she would communicate Smith’s request
to the City Council for further input.

Smith also had a question about the proposed cul-de-sacs and if they would have turnaround
access. Christianson responded that a temporary turnaround would be provided only for the
proposed westerly cul-de-sac as the other ones were all under the maximum allowed length.

A motion was made by Smith and seconded by Weber to recommend approval of the
application for the rezoning of Highlands at Eagle View to PUD.

Motion carried: (5-0).

A motion was made by Smith and seconded by Weber to recommend approval of the
application for preliminary plat approval for Highlands at Eagle View with the 14 conditions
recommended by Staff.

Motion carried: (5-0).
8. GENERAL BUSINESS

A. Zoning Ordinance Amendment Discussion — Chapter 6 Accessory Buildings,
Structures and Uses: Height

Skluzacek explained that Staff would like to continue discussions related to potential Zoning
Ordinance amendments related to the City’s requirements associated with detached
accessory buildings. The discussion on this topic has been ongoing since the 2/27/24,
Planning Commission meeting. Staff held discussions and received feedback over a period
of several months to create a draft amended Ordinance. The draft amended Ordinance
incorporated the following feedback based on Staff’s research of other similar and nearby
cities which was presented at the 5/28/24, Planning Commission meeting:

1. Proposed building height definition was amended as follows: The vertical distance to be
measured from the grade of the finished building line to the highest point of the roof.

2. For properties 1 acre and under — 1,000 square foot maximum floor area was allowed.
Removed language related to conditional use permits.
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3. For properties greater than 1 acre — 2,000 square foot maximum floor area was allowed.
Removed language related to conditional use permits.

4. Language was amended stating that there shall be no more than two detached accessory
buildings per lot in residential zones, except by conditional use permit.

5. The maximum building height for detached accessory structures was increased to 20 feet
but in no case shall not exceed the height of the primary structure on the site.

Skluzacek explained that a public hearing was held on 9/24/24, to consider the draft Zoning
Ordinance amendment concerning detached accessory structures. The City Council adopted
the draft Zoning Ordinance Amendment at their 10/10/24 meeting.

Planner, Jake Skluzacek, provided background to the Commission on a recent request
received from a resident. On 4/30/25, Staff were contacted by a property owner stating that
they were having issues designing a building that will accommodate a 14’-high door even
with the new 20-foot peak height limitation. The property owner pointed out to Staff that a
14-foot door required a 16-foot wall using common construction methods. Once the truss
height was factored in, between 6 feet and 7 feet, the overall height would be approximately
23.5. The purpose of the resident’s proposed 14-foot door would be to allow for the storage
of a Class A motorhome. The property owner believed that increasing the maximum height
of the structure to allow for the construction of a 14-foot-high door would allow residents
more indoor storage opportunities for large recreational vehicles such as Class A
motorhomes.

Additionally, Skluzacek explained that the property owner also recommended an exemption
to the current requirement that the height of detached accessory structures does not exceed
the height of primary structures for lots greater than 1.0 acre. The property owner believed
that they would be able to comply with this requirement, however it would be close
depending on the grading and foundation work. If the existing home were a single-story
home, the height of the home would be a limiting factor for the creation of an accessory
structure with a 14-foot-high door. The property owner is requesting the above exemption to
the Ordinance only apply to acreage lots within the City limits, lots greater than 1.0 acre.

During research for presentation of the property owner’s request, Staff found several
potential issues that should be addressed simultaneously with any potential Ordinance
amendment. First, City Code Section 11-6-6: Area Limitations: B (2) was no longer needed
as the area limitations for all Zoning Districts had recently increased to 1,000 or 2,000
square feet based on lot size. Skluzacek recommended deleting this section of Code in its
entirety to reduce redundancy and possible confusion.

Skluzacek also recommended the deletion of language in City Code Section 11-6-7: Number
of Structures and the full deletion of Section 11-6-12: Conditional Use Permits. The purpose
would be to remove the language associated with conditional use permits. Based on
discussions with the Planning Commission in late 2024, Skluzacek stated that the intent of
the Ordinance amendment was to eliminate the need for conditional use permits associated
with detached accessory structures. Also, due to the recently increased area limitations, two
structures equaling 1,000 or 2,000 square feet based on lot size should be adequate for on-
site storage within the City.
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Finally, Skluzacek recommended amending City Code Section 11-24-5: Land Use Table and
related sections of the Zoning Ordinance that dealt with permitted accessory uses. Skluzacek
explained that the City’s current Land Use Table required an amendment concerning the
listed uses for accessory structures. Due to the recommended and previous removal of
language regarding conditional use permits, the City’s Land Use Table should also be
amended to reflect the changes discussed by Staff. Currently, accessory structures are listed
as a prohibited use in multiple commercial and industrial Zoning Districts contrary to the
discussions held with the Planning Commission in late 2024 regarding this section of the
City’s Code.

Lars Forsman was present to answer any questions the Commission had. Forsman added that
a l4-foot garage door height would be a benefit to himself as well to the rest of the
community. Forsman stated that he was not intending to exceed the maximum square
footage for his proposed structure and was happy with the increased square footage limits
recently approved by the City. Lastly, Forsman added that having a 14-foot door would be a
selling point for the house whenever he decided to sell it in the future.

The Planning Commission was being asked to consider amendments to City Code Section
11-6-9: Height, to allow for an increased maximum building height of 24 feet, to allow for a
14-foot-high door and to remove the language related to accessory structures not exceeding
the height of the primary structure for lots greater than 1.0 acre.

Additionally, Skluzacek was asking the Planning Commission to consider amendments
related to City Code Sections 11-6-6: Area Limitations: B (2), 11-6-7: Number of Structures,
and 11-6-12: Conditional Use Permits. These sections of the City Code were either partially
or entirely no longer necessary due to the recently updated area limitations for all Zoning
Districts.

If changes were recommended, Skluzacek stated that Staff would incorporate them into a
final draft for a public hearing at the next Planning Commission meeting on 6/24/25.

The Planning Commission was in general agreement to have Skluzacek proceed with
drafting of the proposed Ordinance amendment for a public hearing at the next Planning
Commission meeting on 6/24/25.

9. MISCELLANEOUS
A. Community Development Updates

Commissioner Hanson mentioned her frustrations with the CSAH-2, and I-35 Interchange
and asked Staff if there were any updates. Senior Planner Christianson mentioned that Staff
had been advocating to the Minnesota Department of Transportation and regional partners
including the cities located to the north and had also recently submitted a grant application
to help cover some of the costs associated with future studies and plans related to the
interchange. Christianson let the Commission know that the intersection is listed as a
priority by the I-35 Solutions Alliance which is a group of cities that are located along the I-
35 corridor. Discussion took place on transportation projects in the region.
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B. Planning Commission Questions & Comments

Commissioner Smith mentioned that he noticed that construction had begun on the Parkway
Meadows development located north of City Hall. Smith asked for an update regarding the
partial lots owned by Bart Winkler. Christianson stated that the lots were planned-around as
part of the development since the two parties could not come to an agreement on sale prices.
Discussion took place on how the identified lots would be able to be developed in the future.

10. ADJOURNMENT
It was moved by Hanson and seconded by Weber to adjourn the meeting at 9:26 p.m.
Motion carried: (5-0).
Respectively submitted by:
Stz

Jake Skluzacek
Planner 1
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