LE SUEUR PLANNING COMMISSION
City Council Chambers
203 South Second Street
MEETING AGENDA
Thursday, March 14, 2019
6 P.M.

1. Call to Order
2. Approval of Agenda
3. Approval of Minutes
3.1. February 14, 2019
3.2. February 28, 2019
4. New Business
4.1. Public Hearing – BP Motors
4.2. Public Hearing - CommonBond
5. Other Business
5.1 City Council Report
6. Miscellaneous
7. Adjournment

LE SUEUR PLANNING COMMISSION
MEETING MINUTES
Thursday, February 14, 2019

A meeting of the Planning Commission was held on Thursday, January 10, 2019 at
6 p.m. in the Council Chambers with the following attendees: Ryan Scherer,
Scott Schlueter, Annette Pruitt-Rogers, Teresa Tebbe, Nic Williams, and Dan Ryerson.
Members absent: Jack Roberts. Councilman Krogmann and Samantha DiMaggio,
Community Development Director, were also in attendance.
A motion was made by Member Pruitt-Rogers, seconded by Member Tebbe, to approve
the agenda as written. Voting in favor: Members Schlueter, Tebbe, Pruitt-Rogers,
Ryerson, Williams, and Scherer. Voting no: None. Motion carried.
A motion was made by Member Schlueter, seconded by Member Williams to correct the
minutes from January 10, 2019, changing Item 4.2, New Members from Day Ryerson to
Dan Ryerson and approve the minutes as modified. Voting in favor: Members Schlueter,
Tebbe, Pruitt-Rogers, Ryerson, Williams, and Scherer. Voting no: None. Motion carried.
Item 4.1, Review of Policy and Procedures: The Planning Commission reviewed the Policy
and Procedure manual, noted three small changes, and a motion was made by Member
Tebbe, seconded Member Ryerson, to approve the Policy and Procedure manual as
amended and to send it to the City Council for approval. Voting in favor: Members
Schlueter, Tebbe, Pruitt-Rogers, Ryerson, Williams, and Scherer. Voting no: None. Motion
carried.
Item 4.2, Zoning Code Update: Members of the Planning Commission were given copies
of sections 1-3 of the updated zoning code to review. A special meeting will be held on
February 28, 2019 to review these sections as a group.
Item 5, City Council Report: Council Member Krogmann discussed the 2019-2020 Goals
adopted by the City Council.
A motion by Member Williams, seconded by Member Pruitt-Rogers to adjourn until
February 28, 2019. Voting in favor: Members Schlueter, Tebbe, Pruitt-Rogers, Ryerson,
Williams, and Scherer. Voting no: None. Motion carried.
Respectfully submitted,
Samantha DiMaggio, Community Development Director
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LE SUEUR PLANNING COMMISSION
MEETING MINUTES
Thursday, February 28, 2019

A special meeting of the Planning Commission was held on Thursday, February 28, 2019
at 6 p.m. in the Council Chambers with the following attendees: Ryan Scherer, Scott
Schlueter, Annette Pruitt-Rogers, Teresa Tebbe, Nic Williams, Jack Roberts and Dan
Ryerson. Members absent: None. Councilman Krogmann, Samantha DiMaggio,
Community Development Director, and Stephen Grittman, Principal Planner with
Northwest Associated Consultants, Inc. were also in attendance.
A motion was made by Member Schlueter, seconded by Member Tebbe, to approve the
agenda as written. Voting in favor: Members Schlueter, Tebbe, Pruitt-Rogers, Roberts,
Ryerson, Williams, and Scherer. Voting no: None. Motion carried.
Item 3, Zoning Code Review: Members of the Planning Commission reviewed sections
1-3 and made recommendations and asked questions of Steve from Northwest
Associated Consultants, Inc.
A motion was made by Member Schlueter, seconded by Member Roberts, adjourn until
March 14, 2019. Voting in favor: Members Schlueter, Tebbe, Pruitt-Rogers, Roberts,
Ryerson, Williams, and Scherer. Voting no: None. Motion carried.
Respectfully submitted,
Samantha DiMaggio, Community Development Director
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Planning Commission
Item 4.1

TO:

Le Sueur Planning Commission
Samantha DiMaggio, Community Development Director

FROM:

Nate Sparks

DATE:

March 14, 2019

RE:

Conditional Use Permit – BP Motors - 31061 Forest Prairie Road

Background
BP Motors is requesting a conditional use permit to operate an auto sales and service facility
at 31061 Forest Prairie Road. The site is zoned CI which requires a CUP for this type of
use. Historically, this site was utilized for an auto sales use. However, the use was
abandoned by disuse for over a year, requiring a new CUP.
Applicant’s Proposal
The applicant intends to utilize the site in a similar manner to what was historically done on
the site. The applicant will have some auto sales, rental, and repair.
Zoning/Comprehensive Plan
The site is zoned C-I, Commercial-Light Industrial. The Comprehensive Plan states that this
property is designated for “Work”. The lot is about 5 acres in size.
District Provisions / Use Requirements
The C-I District allows for this type of use as a conditional use. The site is currently occupied
with a building of about 13,000 square feet in area with a storage building of about 4,000
square feet.
For a storage type use, the property would require about 5 parking stalls (1 per 2000 square
feet). Converting the inside of the building to include an office/retail area, it would require 1
stall for every 200 square feet of area. The applicant shall submit a floor plan depicting the
use inside the building and identify the required parking stalls.
In Section 153.197 of the Zoning Ordinance, it states that “off-street parking areas shall be
improved with a concrete, bituminous paving stone or equally durable and dustless surface.
The areas shall be so graded and drained as to dispose of all surface water accumulation
within the area. These requirements shall also apply to open sales lots for cars, trucks and
other equipment.” The site has some areas that are paved. The required parking may be
directed to these areas.
The code requires these areas for storage of vehicles to be “concrete, bituminous paving
stone or equally durable and dustless surface.” Additional pavement on the property would
require review and approval of the City Engineer.
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In the C-I District, it is required that “screening from public streets and residential districts
shall be provided for outdoor storage of materials, goods, parking and loading areas. The
screening may consist of either a fence, compact hedge, berm or similar opaque material.
Screening shall be maintained by the property owner and replaced if plants die or are
damaged.”
Recommendation
The Planning Commission must hold a public hearing and make a recommendation to the
City Council on this request.
Section 153.064 of the Zoning Ordinance has review criteria related to conditional use
permits. The Commission would need to base its recommendation on finding that the
following criteria have or have not been met:
(1)
(2)
(3)
(4)
(5)

The use will not create an excessive burden on existing parks, schools, streets and
other public facilities which serve or are proposed to serve the area.
The use will be sufficiently compatible or separated by distance or screening from
adjacent residentially zoned or used land.
The use is reasonably related to the overall needs of the city and to the existing land
use. The use is consistent with the purposes of this chapter and the purposes of the
zoning district in which the applicant intends to locate the proposed use.
The use will not cause traffic hazards or congestion.
Adequate utilities, access roads, drainage and necessary facilities have been or will
be provided.

Additionally, in permitting a new conditional use or in the event of the modification of an
existing conditional use, the City may impose, in addition to the standards and requirements
expressly specified by this chapter, additional conditions which the City Council considers
necessary in its sole discretion to protect the best interests of people in the surrounding area
and the community as a whole. These conditions may include, but are not limited to, the
following:
(1)
(2)
(3)
(4)
(5)
(6)
(7)
(8)
(9)

Increasing the required lot size or yard distance;
Limiting the height, size and location of buildings;
Controlling the location and number of vehicle access points;
Increasing the street widths;
Increasing the number of required off-street parking spaces as required by this
chapter;
Requiring diking, fencing, screening, landscaping or other facilities to protect adjacent
or nearby property;
Designating sites for open space or recreational purposes;
Establishing time limits for the conditional use; and
Allowing the Planning Commission or the City Council to review the conditional use
permit at any time and to modify, amend, cancel or revoke the conditional use permit
if there is noncompliance with the conditions set forth in the conditional use permit.
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Requested Action
The Commission should hold a public hearing and make a recommendation on the request.
Any recommendation of approval may be done with conditions. Recommended conditions
are:
1. The applicant should provide a floor plan for parking determination and demonstrate
that the required parking may be accommodated on site.
2. No storage of vehicles is permitted except on an approved surface.
3. Vehicles that are stored outside that are being repaired or inoperable shall be
screened from view of the right-of-way.
Attached:
Application Materials
Aerial Photo
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Planning Commission
Item 4.2

TO:

Le Sueur Planning Commission
Samantha DiMaggio, Community Development Director

FROM:

Nate Sparks

DATE:

March 14, 2019

RE:

Le Sueur Meadows II – Rezoning, PUD Preliminary Plan, &
Preliminary Plat

Background
CommonBond Communities has made an application for a rezoning, Planned Unit
Development (PUD) Preliminary Development Plan, and Preliminary Plat for Phase II of the
Le Sueur Meadows development. The existing development consists of five eight unit
buildings with garage structures. The proposed additional development is for two additional
eight unit buildings and then two buildings with eleven and twelve units.
Subject Site
The property, 429 Turril Street, has existing buildings on site and is surrounded by vacant
land to the North and West. This is the area where the proposed new development will
occur. The total site is 5.93 acres.
General Project Description
The existing Le Sueur Meadows development has 40 units. At this time of development,
additional property was set aside for future expansion. The property for future development
was zoned R-4 along with the existing project. The proposal is to add two additional eightunit buildings and two multi-family structures that have 11 and 12 units. The project
proposes 39 units on about 6 acres which is about 6.5 units per acre.
Zoning
The property is partially zoned R-3 and partially zoned R-4. The construction proposed is for
the R-4 portion of the site. A rezoning ordinance is proposed to clearly match the legal
description of the development site to the requisite zoning district.
Comprehensive Plan
The Comprehensive Plan identifies this property as “Live”. The Comprehensive Plan states
that “Live” is intended to be “predominantly single-family residential with some smaller multifamily housing types mixed in. Primarily densities of 3 to 6 units per acre, but closer to
downtown, higher densities could be more appropriate with future infill and redevelopment.”
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The Comprehensive Plan also states:
• The design of multi-family housing should be articulated to minimize the perception of
density and to provide sufficient setbacks or open space/ relief areas between
properties.
•

•

These housing types should be located with direct access to arterial or collector
roadways, adjacent to parks, open space, and/or trails, and nearest concentrations of
jobs or retail services to promote alternative modes of transportation and create a
safe, walkable public realm.
Locate residential/public parking areas to the rear of buildings where possible and
practical, and design with adjacent uses in mind, utilizing landscape or other buffers
to minimize impact.
- A shared driveway or alley should minimize traffic impacts on local streets.
- Enclosed parking should be clustered and designed to minimize long expanses of
unbroken wall area.

The property is not located adjacent to the Downtown or on a collector road. There are
Parks are nearby. The site is probably not suitable for single family development, based on
the existing development. This property was intended for a future phase of the existing
development.
Existing Area Land Uses
The properties to the west and south are single family. The properties to the east are
commercial and a church. To the north is a park and the hospital.
Planned Unit Developments
Planned Unit Developments are a means to permit multiple structures on one lot and modify
performance standards. The Zoning Ordinance permits PUDs as a conditional use permit
within all zoning districts. Therefore, provided the use is permitted in the underlying district, a
PUD may be processed. This proposal requires a PUD because it proposes multiple
structures on one lot and a private access road through the site.
The zoning ordinance states that the purpose of a PUD is:
A. The purpose of a planned unit development is to encourage more creative and
efficient development of land and its improvements than is possible under the more
restrictive application of the zoning requirements such as lot sizes and building
setbacks, while at the same time meeting the standards and purposes of the
Comprehensive Plan and/or policy statement of the city and preserving the health,
safety and welfare of the citizens of the city.
B. To allow for a mixture of residential units in an integrated and well-planned area.
C. To ensure concentration of open space into more usable areas and the preservation
of the natural resources of the site, including wetlands, woodlands, steep slopes and
scenic areas.
D. To facilitate the economic provision of streets and public utilities.
E. To allow the construction of dwelling units in detached, clustered, semi-detached,
attached or multi-storied structures or combinations thereof and customary accessory
uses.
Any PUD would need to be evaluated and found to be consistent with the above purpose
statements.
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As stated above, a CUP is required of all planned unit developments. The city may approve
the planned unit development only if it is found that the development satisfies all of the
following standards:
A. The use will not create an excessive burden on existing parks, schools, streets and
other public facilities and utilities which serve or are proposed to serve the area.
B. The use is reasonably related to the overall needs of the city and is compatible with
the surrounding land use.
C. The planned unit development is an effective and unified treatment of the
development possibilities on the project site and the development plans provide for
the preservation of unique natural amenities such as streams, stream banks, wooded
cover, rough terrain and similar areas.
D. The uses proposed will not have an undue and adverse impact on the reasonable
enjoyment of neighborhood property and will not be detrimental to surrounding areas.
E. The planned unit development meets or exceeds the following development criteria:
1. A minimum of two or more separately owned units in at least one principal
structure is proposed;
2. The planned unit development can be planned and developed to harmonize
with any existing or proposed development in the areas surrounding the
project site;
3. Each phase of the proposed development is of sufficient size, composition
and arrangement so that its construction, marketing and operation are
feasible as to complete units, and that provisions for and construction of
dwelling units and common open space are balanced and coordinated. In
addition, the total development is designed in a manner as to form a desirable
and unified environment within its own boundaries;
4. Financing is available to the applicant on conditions and in an amount which
is sufficient to assure completion of the planned unit development. To
evidence this, a written statement of financial feasibility which is acceptable to
the city shall be submitted by the applicant; and
5. The entire planned unit development will be fully platted in final form within
five years of approving the preliminary development plan.
The PUD needs to be evaluated and found to be consistent with the above standards.
Multi-Family Structure Standards
The City has specific standards related to multi-family structures. All requests for zoning
permits, building permits or conditional use permits shall be accompanied by the following
information:
A. Proposed and existing building locations, adjoining property locations, dimensions
and elevations, all signs, structures, entry areas, storage sites, streets, sidewalks,
alleys, parking lots and other structural improvements to the site;
B. Circulation plans for both pedestrian and vehicular traffic;
C. Fences and screening devices;
D. Solid waste disposal provisions and facilities;
E. Utilities such as gas, telephone, sewer and water;
F. Storm drainage plans;
G. Firefighting and other public safety facilities and provisions such as hydrant locations
and fire lanes;
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H.
I.
J.
K.

Data pertaining to numbers of dwelling units, size, lot area and ratios;
Exterior wall materials and design information;
A one foot contour topographical map of the existing site;
A grading plan illustrating the proposed grade changes from the original
topographical map. All site areas, when fully developed, shall be completely graded
so as to adequately drain and dispose of all surface water, storm and groundwater in
a manner as to preclude large scale erosion, unwanted ponding and surface
chemical runoff;
L. A recreation plan illustrating in detail all recreational facilities and structures; and
M. A soil erosion control plan for the construction period. Areas within the construction
zone shall be fenced with construction fencing to prohibit heavy machinery and/or
materials from being placed on areas not to be disturbed during construction. This
shall, at a minimum, include all slopes in excess of 18%.
Apartment Sizes
The City’s R-4 District also has specific standards that need to be addressed. This includes
setbacks and lot coverage standards. Multi-family dwellings of three or more dwelling units
have standards for units that need to be met:
1 bedroom

600 square feet/unit

2 bedroom

750 square feet/unit

3 bedroom

1,000 square feet/unit

Efficiency

500 square feet/unit

Each additional bedroom shall require 250 square feet of additional minimum floor area
per unit
The proposed units appear to meet these standards. An itemized schedule of unit sizes
should be provided as part of the final plan.
Parking & Circulation
Parking is required at two stalls per unit. The site appears to have the required amount of
parking provided, however, plans for the garage structures should be provided to confirm.
Garage plans will also need to meet the architectural design standards for such buildings.
Parking stalls must be 9’ x 20’ in size and 10 feet from all lot lines.
There are garage structures that will result in backing into the main private drive system.
There are also parking spaces on dead-end parking drives with limited turn-around options.
This is not ideal but is somewhat similar to the existing portion of the site. The applicant
should work with the City Engineer and Fire Marshal to improve site circulation, as much as
possible.
The proposal includes a private drive connection to the north that may require additional
easements. This connection is important for site circulation.
Building Height
In the R-4 District, the maximum height allowed is 45 feet. The proposed buildings are two
stories in height and meet this standard.
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Building Materials
The City’s Zoning Ordinance requires that all residential structures must have “…all exterior
walls shall have the appearance of wood, glass or masonry regardless of their actual
composition.” The applicant has provided building elevations that materials and siding that
appear to meet this standard.
Building Setbacks
In the R-4 District, setbacks are required to be 15 feet to the side yard and 30 to the front
and rear. The proposed buildings appear to generally meet these standards.
Landscaping & Screening
For apartment buildings, landscaping and screening is required for parking areas and
driveways in close proximity to other residential lots. It may be advisable for the applicant to
revise their landscaping plan to include screening of some sort between the single family lots
to the west and the development. As mentioned above, additional screening between the
garage and right-of-way would be recommended. Such screening is required to be six feet
in height and should be a mix of different vegetation types.
Lighting
Lighting at the apartment site cannot exceed 0.4 foot candles to any property line and 1 foot
candle to the centerline of the street. A more detailed photometric plan should be provided
prior to approval of the final plans.
Recreational Facilities
The existing portion of the site has recreational facilities and the proposed construction will
connect to these facilities.
Signage
No signs have been proposed. Any signs would need to meet the City’s sign requirements.
Park Dedication
The City requires a $100 per unit contribution to the park fund for multi-family structures.
Grading & Drainage
The applicant will need to follow the recommendations of the City Engineer relating to
grading, and drainage.
Easements
Easements shall be recorded for the helipad and helipad clear zone.
Rental Housing Regulations
A portion of this development is intended to be rental apartments. A city cannot make
zoning determinations based on the type of ownership. If a type of housing is acceptable in
a specific area, whether it is rental or independently owned is not permitted to be a
consideration.
The City may, however, adopt other regulations to ensure that any potential negative
impacts from multi-family housing is mitigated. The City has adopted such regulations in
Chapter 115 of the City Code which requires licensing and registration of rental units.
Criminal activity and police calls may result in a rental license being revoked.
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The City requires all multi-family structures to meet the requirements of the IPMC.
Preliminary Plat Review
In the case of all subdivisions, the Planning Commission shall recommend denial of and/or
the City Council may deny approval of a preliminary or final plat if it makes any of the
following findings:
(1) The proposed subdivision, including the design, is in conflict with any adopted
component, of the policy plan, Comprehensive Plan and/or Zoning Code of the city.
(2) The physical characteristics of the site, including but not limited to topography,
vegetation, susceptibility to erosion and siltation, susceptibility to flooding, water
storage, drainage and retention, are such that the site is not suitable for the type of
development or use contemplated;
(3) The site is not physically suitable for the proposed density of development;
(4) The design of the subdivision or the proposed cause substantial improvements are
likely to environmental damage;
(5) The design of the subdivision or the type of improvements are likely to cause serious
public health damage; or
(6) The design of the subdivision or the type of improvements will conflict with
easements of record.
City Official should review the proposed preliminary plat against the above criteria.
Requested Action
The Planning Commission should hold a public hearing, discuss the proposal, and make
findings related to the above review criteria.
The following items require the Commission’s attention:
• Rezoning of development site to R-4
• Planned Unit Development
• Preliminary Plat
Related to these items, the following considerations may merit Planning Commission
discussion:
• Increasing screening to the single-family lots
• Improvement of site circulation
If the Commission finds that the proposed development is not acceptable, a recommendation
of denial should be forwarded to the Council with findings. If the Commission finds that the
proposed development is acceptable, approval documents will be forwarded to the City
Council for consideration.
Any approval may have conditions. Staff would recommend the following conditions be
included in any such action (subject to amendment by the Planning Commissioners):
1. Construction shall generally adhere to the plans and building examples provided for
this review.
2. Final plans shall be prepared adhering to all City Ordinances and policies, except as
may be modified herein.
3. The landscaping plan shall be amended to include screening between the apartment
lots and the single family lots to the west
4. An easement for the hospital helipad and clear zone shall be recorded.
5. All comments from the Fire Marshal shall be adhered to.
6. All comments from the City Engineer related to roads, grading, drainage, utilities, and
other such matters shall be adhered to.
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7. A revised lighting plan shall be submitted with the final plans.
8. The rezoning shall go into effect upon recording of the final plat.
9. The applicant shall enter into a development agreement, as drafted by the City
Attorney.
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