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MINUTES 
CITY OF ELKO NEW MARKET 

PLANNING COMMISSION MEETING 
MARCH 31, 2026 

7:00 PM 
 
1. CALL TO ORDER 
 

Chair Weber called the meeting of the Elko New Market Planning Commission to order at 
7:00 p.m. 

 
Commission members present: Weber, Smith, Hanson, Pipo, Heimerl and Ex-Officio 

Member Anderson 
 

Members absent and excused: None  
 

Staff Present: City Administrator Tom Terry, 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 
 

Planner Malecha announced a change to the agenda by removing item 5(b), Planning 
Commissioner Appointments. It was moved by Hanson, seconded by Weber to approve the 
amended agenda.   
 
Motion carried: (5-0). 
 

4. PUBLIC COMMENT 
 
 None. 
 
5. ANNOUNCEMENTS 
 

Chair Weber announced the final meeting of Joseph Heimerl’s term on the Planning 
Commission and thanked him for his service to the City.  Heimerl thanked the Commission 
for the opportunity to serve on the Commission.  

 
6. APPROVAL OF MINUTES 
 

It was moved by Weber and seconded by Hanson to approve the meeting minutes of the 
February 24 2026, meeting minutes as submitted.  Motion carried:  (5-0). 
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7. PUBLIC HEARINGS 
 

A. Eagle View Meadows, Joseph Sullivan, Applicant 
• Consider Request to Rezone Property from UR Urban Reserve to R2 Urban 

Single Family Residential 
• Consider Request for Preliminary Plat Approval of Eagle View Meadows 

 
Planner Malecha presented the agenda item and provided a presentation.  He introduced the 
request by stating that the applicant, Joe Sullivan, has applied to rezone the property from 
Urban reserve to Urban Single Family Residential and for preliminary plat approval of Eagle 
View Meadows, containing 194 lots and six outlots on 81.83 acres.  He stated that the 
concept plan was reviewed by the Parks Commission, Planning Commission, and City 
Council in 2025. The property is currently zoned Urban Reserve, and the application to 
rezone would change this to R2 single family residential. 
 
Malecha stated that the proposed development is located in the northwestern portion of the 
City and he displayed a slide showing the location of the property and noted that the 
property was annexed into the City in January of 2026.  He went on to review the 
characteristics of the neighboring properties, as follows: 
 
• To the south of the proposed development are two rural properties; one is vacant, the 

other contains a single-family residence. Both of these properties are located outside of 
the city limits but within the City’s planned 2040 growth area and guided for low density 
residential development. 

• To the east of the proposed development are large lot rural residential properties, 
approximately 10 acres in size, with single-family detached homes constructed on most 
of the parcels. The properties to the east are located outside of city limits but within the 
City’s planned 2040 growth area and guided for low density residential. 

• To the north of the proposed development are large lot rural residential properties, 
approximately 10 acres in size, with single-family detached homes constructed on most 
of the parcels. The properties to the north are located outside of city limits, outside of the 
planned 2040 growth area, but within the City’s ultimate service boundary. 

• To the west of the proposed development is the Highlands at Eagle View Development, 
and the New Prague elementary school, Eagle View, both of which are located within 
the Elko New Market City limits. 

 
He reviewed the City’s adopted Comprehensive plan which guides the subject property to 
low density residential. The low-density residential district is characterized by low 
residential densities that provide opportunities for a variety of detached single family 
housing options and requires development at 2.5 to 5 units per net acre. The proposed 
development is 2.96 units 9 net acres, falling within the allowable density threshold. 
Residential detached single-family homes meet the intent of the currently guided land use 
for the area. 
 
Malecha explained that the property is currently zoned Urban Reserve, and that prior to 
development, the property must be rezoned to a zoning district consistent with the purpose 
and intent of the Comprehensive Plan. The developer is proposing R2, Urban Single-Family 
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Residential zoning.  He stated that the City Code contains criteria that the Planning 
Commission shall consider when reviewing a request for a zoning amendment/rezoning, and 
he reviewed the criteria as follows: 
 
• The proposed action has been considered in relation to the specific policies and 

provisions or, and has been found to be consistent with, the official city comprehensive 
plan. 

• The proposed use is or will be compatible with present and future land uses of the area. 
• The proposed use conforms with all performance standards contained in this title. 
• The proposed use can be accommodated with existing public services and will not 

overburden the city’s service capacity. 
• Traffic generation by the proposed use is within capabilities of streets serving the 

property. 
 

He stated that Staff believe that the request to rezone the property to R2 Single Family 
Residential meets the stated criteria for rezoning.  Malecha then displayed a table containing 
R2 district requirements for lot size, width, setbacks, and height, and noted that the proposed 
development meets all standards of the district.  
 
Landscaping requirements along double frontage lots were reviewed, and Malecha stated 
that additional lot depth of 20’ is required for lots that back up to Nevada Avenue, 255th 
Street, and Dakota Avenue. He also reviewed the City’s tree preservation requirements and 
stated that no significant trees exist on the property.  
 
Subdivision Ordinance requirements related to drainage and utility easements were 
reviewed. Malecha noted that easements are shown accurately on the plans, except on 
proposed lot 181, where the easement along the north property line needs to be expanded 
from 5’ to 10’.  He stated that there is a Northern Natural Gas easement on the property 
which appears to be a blanket easement, and this will need to be amended and confined to a 
specific area prior to final plat approval.   
 
The City’s 2040 Sanitary Sewer Plan shows that the subject property is in sewer district “W-
5” and will be served by a system lift station on the west side of the property. That system 
lift station was recently installed in the adjacent Highlands at Eagle View development. The 
new lift station, and associated forcemain in Nevade Avenue, can serve the proposed 
development. 
 
The City’s 2040 Water Plan depicts a future 12” trunk watermain running east/west through 
the subject property and in Dakota Avenue on the east side of the property. Water service is 
currently available on the west side of the property in both 255th Street and 253rd Street. A 
12” main exists is 255th Street, and an 8” main exists in 253rd Street. Malecha stated that 
the City’s 2040 water plan will be implemented with the development by extending the 12” 
watermain in 255th street east to Dakota Avenue, and to the south of 255th street. The City 
reimburses the cost of oversizing for any watermains greater than 8’’ in size. The developer 
is proposing to stub water to adjacent undeveloped properties. 
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Malecha stated that a major watershed district boundary runs through the property. The 
northeastern portion of the property lies within the Vermillion River Watershed District and 
surface water flows towards the north/northeast. The remaining portion of the property lies 
within the Scott Watershed Management District and surface flows towards the 
west/northwest. The portion of the property lying within the Scott Watershed Management 
District has discharge rates more stringent than the existing runoff rate matching scheme 
allowed in other areas of the City. These extra restrictions were a commitment by the City to 
the Township as part of stormwater improvements associated with the school development 
and are meant to protect downstream properties from erosion and flooding. 
 
The plan depicts five stormwater ponding areas within the development. A 10’ vegetative 
buffer and 35’ building setback is required around stormwater ponds. All ponds and buffers 
are to be contained in outlots and conveyed to the city upon filing of the plat. There is 
sufficient access to all ponds for city maintenance. 
 
Malecha stated that there is an existing drain tile through the subject property which 
provides agricultural drainage for the property to the south (Bruce Friedges property). The 
drain tile runs through the subject property and continues through the property to the north. 
He displayed a drawing depicting the approximate location of the drain tile. He stated that 
there may be other tile lines unknown to the City. He stated that the drain tile through the 
subject property will be removed and drainage rerouted overland and through the 
stormsewer system within the plat. 
   
One small wetland, about 0.23 acres, exists along the west side of the property. Malecha 
stated that the wetland is protected under the Minnesota Wetland Conservation Act, and that 
the developer is proposing to impact this wetland by filling it and purchasing wetlands 
credits from a wetland bank.  He stated that the wetland replacement plan application is 
currently under review, and any recommendations regarding the preliminary plat must be 
conditioned on approval of the wetland replacement plan application. There are no FEMA 
designated floodplains or DNR Protected Waters or Wetlands on the subject property. 
 
Malecha stated that the proposed development borders on two existing public streets, Dakota 
Avenue on the east and Nevada Avenue on the west. He stated that the City’s Transportation 
Plan depicts a future road corridor running east/west which is 255th Street, through the 
property, and he noted that all three streets are identified as major collector streets in the 
Transportation Plan.  He reviewed the purpose of a major collector street and stated that 
access to collector streets should be made via local streets and private access should be 
prohibited.  He stated that a 10’ bituminous trail should be on one side of a major collector 
and a 5’ sidewalk on the other. 
 
He reviewed Dakota Avenue and stated that it is currently a gravel township road with an 
existing right of way of 66’, and that an additional 17’ of right of way is proposed to be 
dedicated as part of the plat.  He stated that the developer must pay to improve Dakota 
Avenue from the northern edge of the property to the intersection of Dakota Avenue and 
James Parkway upon final plat approval of the final easterly third of the proposed 
development, or approval of a final plat that connects to Dakota, whichever comes first.  He 
stated that it will be improved to rural section and must have 26 feet minimum of pavement 
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width with gravel shoulders being allowed and a trail on the west side of Dakota Avenue is 
required. 
 
Malecha then reviewed Nevada Avenue, stating that it abuts the western boundary of the 
subject property and is identified as a future major collector street on the City’s 
Transportation Plan. The portion of Nevada south of 255th Street is currently an improved 
City street, and the portion north of 255th Street is non-existent. The northerly extension of 
Nevada Avenue is not proposed to be constructed as part of this plat, but the right-of-way is 
proposed to be dedicated so the road can be constructed between 250th Street and 255th 
Street in the future. The developer will be required to grade the bench for a future street and 
plant low maintenance landscaping on the portion of Nevada west of the proposed lots. 
 
The proposed 255th Street through the plat was reviewed, with Malecha stating that it is 
identified as a major collector street on the City’s Transportation Plan and exists to the west 
of the subject property and is proposed to be extended east from Nevada Avenue to Dakota 
Avenue as part of the plat. The new section of 255th Street will be 32-feet wide, within a 
100-foot right-of-way, with a 10-foot trail on the south side and a 5-foot sidewalk on the 
north side. The road, as proposed, meets the requirements of the City’s Zoning and 
Subdivision Ordinance. He noted that pursuant to the Pre-Development Agreement, 255th 
Street cannot connect to Dakota Avenue until Dakota Avenue is paved. 
 
Malecha stated that several local streets are depicted on the proposed plat, all meeting City 
Code requirements. Local streets are proposed at 28-feet in width, with B618 curbing, 
within a 60-foot right-of way, with sidewalks on one side, and temporary cul-de-sacs where 
the street exceeds 150-feet in length. 
 
Malecha stated that a traffic study was requested as part of the application because the 
proposed development is expected to generate 100 or more new a.m. or p.m. peak hour 
vehicle trips and 750 or more new daily vehicle trips. Staff were primarily interested to see 
the impact of the proposed development on the intersections at Co Rd 27 / 255th Street, and 
Co Rd 2 / Dakota Avenue. The traffic study was prepared by TC2 and dated March 13, 
2026. The traffic study reviews existing conditions, 2030 traffic forecasts without the 
proposed development, and 2030 traffic forecasts with the proposed development. Exhibits 
within the traffic study show existing and projected traffic volumes and turning movements 
for the three scenarios.  Malecha described that intersection Levels of Service (LOS) are 
measures used to evaluate traffic performance at intersections, ranging from A (free-
flowing) to F (experiencing delays).  He stated that LOS A through D are generally 
considered acceptable, LOS E represents an intersection operating at or near capacity, and 
LOS F represents an intersection exceeding capacity. The grades are measured in the 
seconds of delay per vehicle at a given intersection. Projected traffic volumes on the 
surrounding road network are within the capacity capabilities of the surrounding roads and 
intersections. The traffic study concludes that the intersection LOS at all intersections 
evaluated as part of the study will be within an acceptable range (LOS A – C). He reviewed 
the key takeaways from the traffic study including: 
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• All study intersections and approaches are expected to continue to operate at an 
acceptable LOS C or better during the typical weekday peak hours, regardless of the 
proposed development. 

• No future operational issues are anticipated, and no mitigation is needed to accommodate 
the proposed development from an intersection capacity perspective. 

 
Proposed sidewalks and trails were reviewed by Malecha who stated that, consistent with 
the Subdivision Ordinance and Comprehensive Plan, sidewalks are proposed on one side of 
all local streets, a trail and sidewalk are proposed along 255th Street, a trail is proposed on 
the west side of Dakota Avenue, and a sidewalk is proposed on the east side of the existing 
Nevada Avenue.   
 
The City’s Subdivision Ordinance requires 8% of the land be dedicated for 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 fair market land value.  Malecha reviewed the City’s Park and Trail 
Plan, and stated that the Parks Commission recommended full park land dedication for the 
proposed Eagle View Meadows development (8%), and that the park land location should be 
centrally located along the southerly edge of the plat so that as properties to the south 
develop, additional land can be added to the park through additional park dedication. Land 
to be dedicated for park purposes must have topography and configuration conducive to 
developing the park with facilities typically found within a Neighborhood Park, and that 
sidewalks and trails be constructed per city code.  The Planning Commission and City 
Council concurred with the recommendation of the Parks Commission regarding park 
dedication. The park dedication requirement for the 81.83-acre plat is 6.55 acres. Proposed 
Outlot E contains a stormwater pond and proposed 6.92-acre park area, as shown on the 
plans. Malecha noted that the most recent grading plan shows a shallow basin intended for 
drainage on the west side of the park, which then outlets to the north. The shallow basin area 
should be removed and redesigned so that the intended park area is usable for facilities 
typically found in a neighborhood park. 
 
Malecha stated that the developer held neighborhood meetings on February 10th and 11th, 
2026, to introduce the proposed project to adjacent landowners and for the developer to 
receive informal comments and questions prior to the City’s public hearing.  He also 
reviewed a ghost plat shown on the adjacent property to the north, and stated that City Code 
requires that the developers provide ghost plat to demonstrate that cohesive development 
between the parcels could occur. The ghost plan confirms that the location of planned road 
and utility connections within the proposed plat are planned in reasonable locations that 
allow continuation of roads and utilities into adjacent properties in the future. He noted that 
there are a multitude of ways that the property to the north could develop based on the 
planned street connections and that City growth only occurs when a willing seller sells land 
to a willing buyer. 
 
Malecha reviewed various comments received regarding the plat.  He stated that the City 
Engineer has reviewed the Preliminary Plat and his comments are shown on the redlined 
Preliminary Plat and redlined Storm Water Management Plan, both dated 3/25/26. The 
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Public Works Director has reviewed the preliminary plat submittal, and his comments have 
been incorporated into this report and redlined plans. The City Attorney has reviewed the 
proposed rezoning and preliminary plat and has no additional comments. The Police Chief 
has reviewed the preliminary plat and recommends that the City Engineer determine the 
appropriate traffic controls at the intersections of 255th and Nevada/Dakota. The Fire 
Department and Building Official has no comments at this time.  Malecha stated that Staff 
informed the New Prague School District about the proposed plat and a letter from the 
Superintendent was submitted. The letter documents the capacity of the Eagle View 
Elementary School to serve the proposed development, as well as capacity of other schools 
in the District. 
 
Malecha stated that the property has been annexed into the City of Elko New Market, 
following a petition of the property owner. The annexation was completed by Joint 
Resolution of the City and the Township, which is a mutual agreement regarding the terms 
of the annexation. He noted that the Township officials are aware of the proposed 
development, and the Town Board’s primary concerns were related to transportation, and 
the improvement of Dakota Avenue adjacent to the plat. The Township’s recommendations 
have been incorporated into the Pre-Development Agreement with the City/developer, a 
Joint Powers Agreement with the City, and the Orderly Annexation Agreement.  
 
Malecha requested that the Planning Commission hold a public hearing regarding the 
application to rezone the subject property from Urban Reserve (UR) to Urban Single-Family 
Residential (R2), and the application for preliminary plat approval of Eagle View Meadows, 
containing 194 lots and six outlots on 81.83 acres.  He then reviewed Staff’s 
recommendations regarding the requests. 
 
Commissioner Hanson asked what feedback was received at the neighborhood meeting.  Joe 
Sullivan addressed the Commission and stated that questions received related to the 
timeframe of the development, when construction would start and how long it would take, 
the capacity of the school district to take additional students, traffic, and a handful of people 
indicated that they would be selling their properties if Sullivan would be interested in 
purchasing additional property.  Hanson asked when the development might be under 
construction and Sullivan responded that they hoped during the 2026 construction season. 
 
Ex-Officio Member Anderson stated that if the property located to the south of the proposed 
development and located along Dakota Avenue petitioned annexation, that would leave the 
Bruce Friedges property surrounded by the City. He asked if that was possible to have 
Township land completely surrounded by the City.  Administrator Terry stated that it is 
possible to have Township land surrounded by the City, but under those circumstances it 
could get annexed into the City also. Terry stated that the City would need to speak with the 
Township about the specific circumstance at the time.  
 
Commissioner Smith asked about the ponding areas shown in the proposed park.  City 
Engineer Wheeler stated that the plans currently depict overland flow within the park to 
continue drainage from the Bruce Friedges drain tile. He stated that he has provided 
comments to the developer’s engineer to keep that drainage within an area as far west as 
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possible and reduce the size as much as possible in order to keep as much usable park land 
as possible.    
 
Chair Weber then opened the public hearing at 7:38 p.m. 
 
Seamus McDevitt, 25365 Dakota Avenue, addressed the Commission and expressed 
concern regarding the location of the future 255th Street at its intersection with Dakota 
Avenue. He stated concern about vehicle headlights shining into his house from traffic 
eastbound on 255th Street, as his house is located east of the development.  He asked if the 
power line along Dakota Avenue would be buried and whether he might experience power 
outages if buried.  He asked if trees would be planted as part of the development. He asked 
if the City would be maintaining Dakota Avenue after it’s paved. He also asked if the 
Township would continue to maintain 255th Street east of Dakota Avenue. 
 
Staff and the Commission provided responses.  Planner Malecha stated that landscaping 
trees are proposed along the west side of Dakota Avenue, a row of staggered trees that are 
20’ in width.   Engineer Wheeler stated that the centerline of 255th Street would be located 
approximately 70’ south of Mr. McDevitt’s driveway.  
 
McDevitt asked about the future easterly extension of 255th Street, and when that could 
occur.  Administrator Terry provided information about the City’s 2040 Comprehensive 
Plan and stated that although the City plans for growth surrounding the City, that growth 
does not occur until there is a willing seller and a willing buyer / developer.  McDevitt asked 
if the City would ever plan to annex the acreage properties on the east side of Dakota 
Avenue. Administrator Terry responded by saying annexation has not historically occurred 
unless a property needs City services or a property owner petitions annexation because it is 
ready to develop.  Township representative Harry Anderson concurred with Mr. Terry.     
 
Regarding the power lines, Administrator Terry stated that they will likely remain overhead 
lines. 
 
Chair Weber closed the public hearing at 7:52 p.m. 
 
Commissioner Hanson stated that she appreciated the forethought being put into the park so 
that land can be added to it in the future. 
 
Following the presentation, public hearing, and discussion by the Commission, it was moved 
by Smith, and seconded by Heimerl to recommend approval of the request to rezone the 
property from Urban Reserve (UR) to Urban Single-Family Residential (R-2), noting 
the following findings: 
 
1) Rezoning the property to R2 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 land 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. 
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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. 

 
Motion carried:  (5-0) 
 
It was then moved by Heimerl and seconded by Hanson to recommend approval of the 
request for preliminary plat approval of Eagle View Meadows, containing 194 lots and 
six outlots on 81.83 acres, for the following reasons: 
 
1) Development of the property for single family residential homes meets the intent of the 

2040 Comprehensive Plan which guides the property to a Low-Density Residential land 
use.  The proposed plat contains 194 lots on 65.59 net acres (2.96 units per acre), 
meeting the land use and density objective of the Comprehensive Plan (2.5 to 5 units per 
acre). 

2) The proposed plat complies with the City’s Zoning and Subdivision Ordinances. 
 

And with the following conditions: 
 

1) Preliminary plat approval is subject to the conditions of the Predevelopment Agreement 
between the City of Elko New Market, New Market Township, and Joseph Sullivan 
dated December 18, 2026.  

2) Preliminary plat approval is subject to the approval of the wetland replacement plan 
application.  The developer assumes all risks associated with preparing the preliminary 
plat application in advance of the action on the wetland replacement plan application. If 
wetland replacement plan application is not approved, the preliminary plat will need to 
be revised accordingly.  

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

4) The preliminary plat is 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 City Council granting preliminary plat 
approval. 

5) Preliminary plat approval is granted in accordance with the Eagle View Meadows 
Preliminary Plat plan set, prepared by Pioneer Engineering and dated March 6, 2026, 
and containing 40 sheets, and the Storm Water Management Plan dated 1/19/26 and 
containing 332 sheets.  

6) Preliminary plat approval is subject to conditions contained in the 3/31/26 Planning 
Commission Memorandum, conditions contained on the redlined Preliminary Plat plans 
dated 3/25/26, and redlined Storm Water Management Plan dated 3/25/26. 

7) 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. 

8) The Northern Natural Gas easement recorded on the property must be amended and 
confined to a specific area prior to final plat approval. 
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9) The existing drainage pattern which provides drainage for the properties to the south 
must be perpetuated, including the continuation of drainage through the existing drain 
tile system.   

10) Proposed Outlot E, containing a stormwater pond and proposed 6.92-acre park area must 
be dedicated to the City at the time of final plat approval.  The proposed park dedication 
of 6.92-acres meets the 8% land dedication requirement.   

 
And noting that: 

 
1) No significant trees, as defined by the City’s Subdivision Ordinance, exist on the 

property. 
2) A Traffic Impact Study prepared by TC2 and dated March 13, 2026, concluded that no 

future traffic operational issues are anticipated on the surrounding transportation system, 
and no mitigation is needed to accommodate the proposed development from an 
intersection capacity perspective. All study intersections and approaches are expected to 
continue to operate at an acceptable Level of Service C or better during the typical 
weekday peak hours, regardless of the proposed development. 
 

Motion Carried:  (5-0) 
 

8. GENERAL BUSINESS 
 

A. Zoning Ordinance Amendment Discussion – Residential Decks 
 

Planner Malecha explained to the Commission that the City Code currently requires that 
decks be set back 10’ from the side property line, and that some zoning districts allow 
houses to be placed at a 7’ side setback.  He stated that some people want to build decks in 
line with their homes, at the 7’ side setback.  If the Commission was supportive of the 
concept, Malecha would bring a proposed ordinance amendment back to the Commission at 
the April Planning Commission meeting.  Commissioners agreed and directly Malecha to 
prepare for the ordinance amendment.   
 

9. MISCELLANEOUS 
 

A. Community Development Updates 
 

Administrator Terry updated the Commission on the City’s search for a Community 
Development Director.  He stated that an individual is being moved forward to a final 
interview with the City Council on April 9, 2026. 
 
B. Planning Commission Questions and Comments 

 
None. 

 
10. ADJOURNMENT 
 

It was moved by Heimerl and seconded by Weber to adjourn the meeting at 8:02 p.m. 
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Motion carried: (5-0). 

 
Respectively submitted by: 
 

 
 
Renee Christianson 
Senior Planner 


