MINUTES
CITY OF ELKO NEW MARKET
PLANNING COMMISSION MEETING

FEBRAURY 24,2026
7:00 PM
1. CALL TO ORDER
Chair Weber called the meeting of the Elko New Market Planning Commission to order at
7:01 p.m.
Commission members present: Weber, Hanson, Heimerl and Ex-Officio Member
Anderson
Members absent and excused: ~ Smith and Pipo
Staff Present: Senior Planner Renee Christianson, Planner Brandon
Malecha, and City Engineer Luke Wheeler
2. PLEDGE OF ALLEGIANCE
Chair Weber led the Planning Commission in the Pledge of Allegiance.
3. APPROVAL OF AGENDA
Chair Weber asked if there were any changes to the agenda. Senior Planner Christianson
informed her that there were no changes to the agenda.
A motion was made by Hanson and seconded by Heimerl to approve the agenda as
presented.
Motion carried: (3-0).
4. PUBLIC COMMENT
None.
5. ANNOUNCEMENTS
There were no announcements.
6. APPROVAL OF MINUTES
It was moved by Weber and seconded by Hansen to approve the meeting minutes of the
January 27, 2026, meeting minutes as submitted. Motion carried: (3-0).
7. PUBLIC HEARINGS
Page 1 of 7

February 24,2026
Elko New Market Planning Commission Meeting Minutes



A. None
8. GENERAL BUSINESS
A. Concept Plan Review for Boulder Heights South, KJ Walk, Inc., applicant

Senior Planner Christianson presented the agenda item, and stated that the Commission is
being asked to provide feedback regarding the proposed Boulder Heights South
development based on two concept plans submitted by owner and developer, KJ Walk, Inc.,
and also whether annexation of the property is supported based on the concept plans.

She explained that KJ Walk currently owns 30 acres in New Market Township and are
proposing to develop the property. She stated that one challenge with developing the site is
that the City does not know the long-term alignment of Beard Avenue, and that he City and
counties will be studying access points along CSAH 86 which will help determine the Beard
Avenue location. She stated that the developer has submitted two concept plans for
consideration, one that shows the continuation of Beard Avenue on its current alignment,
and one showing realignment of Beard Avenue to the west. She stated that the developer is
interested in seeking feedbacks on the concept plan and proceeding with developing the
portion of the property that would not be impacted by any potential realignment of Beard
Avenue.

Christianson displayed a map showing the location of the property in relation to the existing
city limits and to Rice County. She then displayed Concept Plan #1 which showed a
continuation of the existing Beard Avenue alignment and depicted 80 single family lots and
approximately 72 townhouse or apartments units, and Concept Plan #2 which showed a
realignment of Beard Avenue and depicted 71 single family lots and 88 townhouse or
apartment units.

Christianson then reviewed the neighboring properties, noting that the Boulder Heights
development to the north contains 125 single family lots and has been mostly built out. To
the south are agricultural and rural residential properties located in Webster Township of
Rice County. The area to the south is outside of the City’s 2040 planning boundary but
within the City’s ultimate planned boundary. To the east there is a large lot with a single-
family home and includes a DNR protected wetland on the site. To the west of the proposed
development are two ten-acre parcels that have homes built on and are included in the City’s
2040 planned growth area. Christianson displayed the City’s 2040 Land Use Plan map
which showed that the north half of the KJ Walk property is guided to low density
residential and must be developed at 2.5 to 5 units per acre, and the south half of the
property is guided to medium density residential and must be developed at 5 to 10 units per
acres.

Christianson then explained the current zoning which is under that authority of Scott
County, and that annexation would be required to develop the property as proposed. She
reviewed the zoning which is being proposed by the developer which is R2 on the northern
portion and R3 on the southern portion. She then displayed the minimum lot standards for
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both the R2 and R3 districts. She noted that the R3 district would allow single family
homes, two-family homes, and apartments or townhomes containing eight units or less.

The landscaping requirements related to proposed single-family lots and attached housing,
and tree inventory and preservation requirements were reviewed. A review of the 2040
sanitary sewer and water plans was provided, and how sanitary sewer and water could be
provided to the development through the existing Boulder Heights development to the north.
Christianson noted that utilities should be extended to adjacent properties, consistent with
the City’s Comprehensive Plan. The property lies within two watershed districts. The
developer’s concept plans show one centralized location for stormwater ponding.
Christianson stated that a wetland delineation will be required as part of any future
development applications, and that no FEMA flood plains or DNR protected waters exist on
the property.

Christianson went on to review transportation related issues, and stated the property abuts
Oxford Lane on the north, CSAH 86 on the south side, and Beard Avenue on the east. She
noted that Rice County identifies CSAH 86 as a Minor Arterial roadway, while Scott County
identifies CSAH 86 as a Principal Arterial roadway and noted that there is a conflict
between the two counties transportation plans. City staff are working with the two counties
to determine the appropriate functional classification of the roadway, which is important for
planning purposes and determining right-of-way needs. Beard Avenue is identified as a
future Major Collector street in the City’s Transportation Plan. Christianson reviewed
concerns related to the Beard Avenue alignment and approach onto CSAH 86, and whether
the current alignment is the best long-term location for the roadway. She stated that Bolton
and Menk will be studying the CSAH 86 corridor to determine the appropriate access points
will be.

Christianson explained that the developer is seeking approval of lots that would not be
impacted by the potential realignment of Beard Avenue, and that Staff is supportive of this
proposal. She further reviewed improvements that are being recommended to Beard Avenue
associated with the proposed development. She stated that the initial phase of the
development would be accessed off of Oxford Lane to the north, which is in the Boulder
Heights development. Currently there is only one way into the Boulder Heights
development on Oxford Lane which is designed as a local road. She stated that with the
additional lots that are proposed to be platted, staff are recommending that Lydia Lane,
which is currently barricaded at Beard Avenue, be opened to traffic, and that Beard Avenue
be improved with the first phase of the development from 275" Street to Lydia Lane. She
went on to state that Beard Avenue south of 275™ Street should be improved incrementally
with future phases of the plat. Christianson reviewed the proposed local road layout within
the plat and noted that streets should be stubbed to the adjacent properties to the west. She
then reviewed sidewalk and trail requirements within the plat.

The City’s park dedication requirement was reviewed and Christianson stated that staff
would be recommended cash in-lieu-of land dedication because of the development’s
proximity to the existing Boulder Heights Park. She stated that the Park’s Commission will
be providing their recommendation at an upcoming meeting. Finally, Christianson stated
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that staff is recommending a neighborhood meeting be hosted by the developer and that a
ghost plat be provided for the adjacent property to the west.

Chair Weber called on the developer to address the Commission. Luke Israelson
representing KJ Walk introduced himself and stated that they have reviewed the report
provided to the Planning Commission and feel that they can address the recommendations
contained in the report. He stated that they would like to construct the development during
the summer of 2026 and develop the portion of the property that would not be affected by
the Beard Avenue realignment.

Chair Weber asked about CSAH 86 and whether it would be impacted by the initial phase of
development. Christianson stated that the southern portion of the property would be platted
as an outlot initially, and determining the appropriate right-of-way width could be addressed
when the southern portion develops.

Ex-Officio member Harry Anderson asked if the entire property would be annexed into the
City at one time or if it would be annexed in two pieces. Christianson stated that it would be
easier to annex the property at one time.

Commissioner Hanson asked if anybody had talked with the property owner at the corner of
Beard and CSAH 86 to see if they were ready to sell. Christianson stated that the property is
listed on the MLS, but it appears to be under contract based on MLS records. Luke
Israelson stated that they looked at the property and considered it, but it did not make sense
for them to acquire it from a development perspective based on price. Christianson
explained that the City always tries to plan ahead to remove access points on arterial
roadways when possible, so that is a recommendation of staff to plan for a future alternative
access to this property through the proposed development, should the County want to
remove its access in the future.

Chair Weber asked the developer to confirm that they were only seeking approval of the
northern portion of the development with homes at this time. Luke Israelson stated that they
would be focusing on the single-family portion of the development at this time. Planner
Christianson asked if there was a timeline for developing the south half. Luke Israelson
stated that their preliminary concept was to construct eight-unit townhomes on the south
half, and that they would want to start after the Beard Avenue alignment is determined.

Chair Weber asked the developer if they had reviewed the 30 comments and conditions as
contained in the planning report. Luke Israelson stated that he had and didn’t feel they
would be too onerous. He also asked if they would be required to pay for all of the paving
of Beard Avenue between 275" Street and Lydia Lane. Christianson stated that most likely,
yes, and discussions regarding financing are under the City’s Council’s purvue.

Chair Weber asked if there was a timeframe when the neighborhood meeting was supposed
to occur. Christianson stated that the recommendation is to hold a neighborhood meeting
prior to any public hearings conducted by the Planning Commission.
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Chair Weber asked, is the desire for splitting the northern half into single family and the
southern half into multifamily because of the way the Land Use Plan lays out? Luke
Israelson stated that it was strictly to comply with the Comprehensive Plan. He stated that to
meet the 5 units per acre on the southern portion of the site you have to do something other
than just single family, or you could never meet the density requirements. Commissioner
Hanson stated that she likes the mix of housing types. Israelson stated that they would likely
develop all of the single family lots at 65° wide. He stated that the housing product will be
similar to what is in Boulder Heights, including homes with three-car garages.

Commissioner Heimerl stated that he does not see any issues with the proposal. Chair Weber
asked Township Board Supervisory and Ex Officio member of the Planning Commission,
Harry Anderson, if there were any concerns from the Township; he replied that they were
not.

With no further questions or comments from the Commission, it was moved by Heimerl and
seconded by Hanson to recommend to the City Council that the property be annexed into the
City based on the developer’s concept plans, and that the single-family portion of the
development which would not be affected by a potential Beard Avenue realignment be
allowed to be developed at this time, and the portion of the development which may be
affected by a potential Beard Avenue realignment be delayed until a consensus is reached
between Scott County, Rice County, and the City of Elko New Market. The motion
included 30 recommended comments and conditions related to the concept plans, as
contained in the planning report and as follows:

1)  The property is currently located in New Market Township but is adjacent to the city
limits of Elko New Market. The property requires annexation prior to development. A
Joint Resolution for Orderly Annexation which outlines the terms of the annexation
must be agreed to by the City and the Town.

2) The developer must enter into a Predevelopment Agreement with the City of Elko
New Market and New Market Township, which will outline developer expectations
regarding Beard Avenue, prior to annexation of the property

3) The developer must enter into a Development Contract with the City of Elko New
Market at the time of development approval.

4) Development of the property as single-family and multi-family residential is
compatible with the adjacent land uses.

5) Proposed zoning and development of the property as shown on the concept plan,
showing single-family residential on the northern portion of the property, and a
mixture of single-family residential, townhomes, and apartments on the southern
portion of the property, is consistent with the City’s Comprehensive Plan.

6) The northern portion of the property must be developed at a density of 2.5 to 5 units
per net acre. The southern portion of the property must be developed at a density of 5
to 10 units per net acre.

7) Beard Avenue is designated as major collector streets and therefore a 20’ landscape
buffer requirement applies to lots that back up to Beard Avenue.

8)  For attached housing in the R3 District, at least 30% of the total site area shall be
landscaped.
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9)

10)

11)

12)

13)
14)

15)
16)
17)
18)
19)
20)
21)
22)
23)

24)

25)

26)
27)
28)
29)

30)
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A tree inventory must be completed which identifies the location of all significant trees
on the property. If no significant trees exist, a statement from a qualified professional
must be submitted indicating this.

Sanitary sewer service is available on the north side of the property at south end
Oxford Lane, through the Boulder Heights development.

Water service is available on the north side of the property at south end of Oxford
Lane and at the southeast comer of Beard Avenue and Lydia Lane, through the
Boulder Heights development.

The City’s water plan depicts a future 12” trunk water line running north/south along
the east side of the property. The developer will be required to implement this plan
during development of the property.

Developer will be required to stub water and sewer to adjacent undeveloped properties.
A 10’ wide buffer from the high-water level (HWL) is required around stormwater
ponds. All structures shall have a minimum 35’ setback from the HWL of stormwater
ponds.

Provide local road connections to property to the west.

Private access is not permitted off of Beard Avenue.

Proposed local road connections to Beard Avenue should meet 660’ (1/8 mile)

spacing.

Beard Avenue may require realignment through the subject property. The
determination will be made following a joint transportation study of the CSAH 86
corridor.

Sidewalks are required on one side of all local roads.

A 10’ wide bituminous trail is required along the west side of Beard Avenue.

Provide ghost plat for property to the west.

Additional right-of-way along CSAH 86 will be required as part of the plat. The City
will be seeking recommendations from Scott County as to the amount of additional
right-of-way needed.

As part of the first phase of the development, Beard Avenue shall be improved from
275" Street to Lydia Lane, and Lydia Lane opened to traffic at Beard.

As part of additional phases of the development, beyond the initial phase, the portion
of Beard Avenue south of Lydia Lane shall be improved incrementally with future
phases of the development.

Staff recommends a cash contribution to the City’s park fund in lieu of land
dedication. The City’s Park’s Commission will make a recommendation regarding
park dedication at a future meeting.

Apartment and townhome developments must have 10% of the project area dedicated
as usable open space and recreational use for project residents.

Development of property not affected by a potential Beard Avenue realignment is
supported by the City. Developing the remainder of the property cannot occur until
the City determines if Beard Avenue needs realignment.

Developer must contribute to cost of a joint traffic/transportation study study.

A temporary cul-de-sac will be required where any proposed local street is extended to
an adjacent property line and exceeds 150’ in length.

A neighborhood meeting is encouraged prior to formal plat application, for property
owners directly abutting the proposed plat.
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Motion carried: 3-0.

9. MISCELLANEOUS
A. 2026 Vacant Lot Inventory
Senior Planner Christianson referenced the vacant lot inventory which was included in the
Planning Commission packet materials and noted that there are currently 133 vacant
residential lots in the City, compared to 124 vacant lots at the same time the previous year.
B. Community Development Updates
Senior Planner Renee Christianson informed the Commission that the City has received an
application for final plat approval of Highlands at Eagle View 2™ Addition, which if
approved by the City Council, is expected to be constructed during the summer of 2026.
She also informed the Commission that an application for zoning and preliminary plat
approval for Eagle View Meadows has been received. The application is missing one item
and will be scheduled for consideration before the Planning Commission when the item is
received.
B. Planning Commission Questions & Comments
None.

10. ADJOURNMENT
It was moved by Weber and seconded by Heimerl to adjourn the meeting at 7:46 p.m.

Motion carried: (3-0).

Respectively submitted by:

t/gﬁ i ;_/ (/w_af(. AT

Renee Christianson
Senior Planner
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