
           

WABASHA PLANNING COMMISSION
February 8, 2022 6:00 PM

This meeting will be held VIRTUALLY ONLY.  To join please click the link below:
 https://us02web.zoom.us/j/81994249340

MEETING AGENDA 
           
1) Call to Order

 
  

2) Election of Officers
 

3) Approval of Minutes-   

a) Minutes 12-14-2021
 

4) Changes or Additions to Agenda
 

  

5) Public Comment
 

  

6) Public Hearings   

a) IUP Rochester Sand and Gravel Hot Mix Asphalt Plant - 
 

7) Old Business
 

  

8) New Business
 

  

9) Board of Adjustment Business
 

  

10) Other Business
 

  

11) Next Regular Meeting Date - March, 8 2022
 

  

12) Adjourn   

 

https://us02web.zoom.us/j/81994249340


   
Planning Commission 2)           
Meeting Date: 02/08/2022  
SUBJECT: Election of Officers
DEPARTMENT: Administration

TITLE:
Election of Officers
 

PURPOSE:
The commission should make nominations for both Chair and Vice Chair of the Planning Commission for the
year 2022.



   
Planning Commission 3) a)           
Meeting Date: 02/08/2022  
SUBJECT: Minutes 12-14-2021
DEPARTMENT: Administration

TITLE:
Minutes 12-14-2021
 

PURPOSE:

Attachments
PC 12-14-21 



D R A F T
WABASHA PLANNING COMMISSION

December 14, 2021 6:00 PM
 

MEETING MINUTES 
  
Commission Members: Tim Wallerich, Chair

Scott Durand, 
Ozzie Goodman
Kris Kruse
 

Sara Carrels, Vice Chair
Sharon Burke
Jeff Sulla

 

Present:  Scott Durand; Chair Tim Wallerich; Sharon Burke; Kris Kruse; Sara Carrels; Jeff Sulla; Ozzy
Goodman 

Also
Present:

Harry Davis, Contracted City Planner; Wendy Busch, Planning & Zoning Assistant; Caroline
Gregerson, City Administrator 

 

 

               
1) Call to Order

 
 
  Chair Wallerich called the regularly scheduled Planning Commission meeting to order at 6:00 pm. 
 
2) Approval of Minutes-
 

a) Minutes from 10-12-21
 

  

 
  Motion made by Ozzy Goodman, seconded by Jeff Sulla to approve the minutes from October 12,

2021. 

  Vote: 5 - 0 Adopted - Unanimously

  Other:  Scott Durand (ABSENT) 
  Sara Carrels (ABSENT) 

 
  Commissioner Durand and Carrels joined the meeting after the motion for minutes. 
 



3) Changes or Additions to Agenda
 

 
4) Public Comment

 
 
  Public Comment was provided by Brenda Pearson 136 Bridge Ave. Owner of Turning Waters B

& B. Brenda would like to see a fair playing field for all hotel, motel, b&b, and short term rentals
in regard to lodging tax, how the property is tax (ie. homestead or not, business or residential) and
how they are regulated. 

 
5) Public Hearings

 
 
  none
 
6) Old Business

 
 
  none
 
7) New Business
 

a) Short Term Rental Discussion
 

  

 
  Staff has been asked to initiate a discussion with the Planning Commission on Short Term Rental

properties, and it's place within the zoning Ordinance. In the past the planning commission
requested that the zoning ordinance be written to allow for the use of short term rental properties.
This is different from a Bed and Breakfast, hotel or motel. City Planner Davis provided a memo
outlining his experience with regulating them within other communities. City Administrator
Gregerson indicated revenue is the main focus for this conversation. 95% of Lodging tax that
comes into the City is forwarded to the Wabasha Kellogg Chamber of Commerce. The City only
collects 5%. If the City is looking to regulate short  term rentals, what would the cost be to issue,
inspect and police the rental properties and would the cost outweigh the benefit. The commission
provided discussion. Chair Wallerich would like to see this topic discussed at City Council as
well as Port Authority for further direction. We will continue to have this topic on the agenda in
the upcoming meetings. 

 
8) Board of Adjustment Business

 
 
9) Other Business
 

a) Term Limits for 2021
 

  

 
  Commissioner Burke has expressed interest in renewing for another term on Planning



  Commissioner Burke has expressed interest in renewing for another term on Planning
Commission. Commissioner Kruse will be in touch with Chair Wallerich and staff prior to the end
of the year for her discussion.

 
10) Next Regular Meeting Date - January 11, 2022

 
 
11) Adjourn
 
  Motion made by Scott Durand, seconded by Kris Kruse to adjourn at 6:54 pm  

  Vote: 7 - 0 Adopted - Unanimously

 
 

Respectfully submitted by:_____________________________
Wendy Busch, Planning & Zoning Assistant

_____________________________
Adopted Date



   
Planning Commission 6) a)           
Meeting Date: 02/08/2022  
SUBJECT: IUP Rochester Sand and Gravel Hot Mix Asphalt Plant
DEPARTMENT: Administration

TITLE:
IUP Rochester Sand and Gravel Hot Mix Asphalt Plant - 
 

PURPOSE:
Rochester Sand and Gravel has made application for an IUP to place a Hot Mix Asphalt plant at the Wabasha
Sand and Gravel mix location for the upcoming highway project. This is a similar IUP application from the one
that was recently approved. Attached find the complete application and staff report prepared by City Planner,
Harry Davis.

Attachments
Application 
Staff Report 

































































 

 
 

Memorandum  
Office of the City Planner 
 
To:  Wabasha Planning Commission 
From:  Harry Davis, AICP 
Date:   February 2, 2022 
Subject: IUP application – Rochester Sand & Gravel  
________________________________________________________________________ 
 
MEETING DATE:   February 8, 2022 
 
I.  REQUEST:  
1) Applicant: Rochester Sand & Gravel 
2) Owner: Robert Kohner (Wabasha Sand & Gravel) 
3) Location: 1005 Shields Avenue 

 
II. Staff Report 
Zoning Summary 
 
An Interim Use Permit has been requested by Rochester Sand & Gravel to use Wabasha’s Sand & Gravel 
site at 1005 Shields Avenue as a heavy industrial, portable hot mix asphalt plant between the months of 
May and November of 2019.   
 
Zone:  Industrial (I) and within the ERA (Emergency Response Area) 
 
Land Use:  Industrial 
Min. Lot Size: 21,780 SF  (8.5 Acres) 
Min. Lot Width: 90 feet  (+500 feet) 
Min. Lot Frontage: 60 feet (500+ feet) 
Setbacks: 10 feet (Front)  

10 feet (Side & Rear) 
Accessory: None proposed  
Parking: 1 stall per employee plus 1 space per 

vehicle stored on site  
 8-10 employees and/or compliance 

reviewers could be on-site 
Details of the request:  

• In 2019, the applicant submitted a nearly-
identical request for an IUP to setup a hot-mix plant that will support local roadway projects. The 
IUP was approved with conditions as Resolution 19-01. 

• This new, proposed plant will be operational from April to November depending on weather 
delays. 
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• Parking details 
o 8-10 employees = 10 parking stalls, which can be located within the 8.5 acres. 
o All company vehicles can also be parked within the 8.5 acres site. 

• Truck Route/Accesses– two accesses are shown on the Site Plan.  The trucks are proposed to come 
in on Bruegger Valley Road, travel through the Wabasha Sand & Gravel site on a truck haul route 
and exit onto Shield’s Avenue and then travel along Highway 61 as needed to deliver the asphalt 
on Highway 61.   

• Truck traffic -  A Major Traffic Generator Waiver – was submitted on February 2nd and will be 
reviewed by the City Engineer, Street & Utility Commission, and City Council prior to starting the 
project. All conditions from the approval of the waiver shall apply to this IUP. Approval by the 
Streets & Utilities Commission is likely to include the following condition: “The City of Wabasha 
can temporarily suspend trucks due to safety concerns”.   

• ERA Overlay Zone –  The project is within the Emergency 
Response Area Zone.  A SPCC Plan (Spill Prevention, 
Control, & Countermeasure Plan) will be in-place for this 
project.  All MPCA permits, regulations and inspections 
will be followed. 

• Lighting – security lighting will be installed near the plant 
and will comply with the Wabasha lighting standards as 
found in Section 310, Subd 8. 

• Signage – No signage is proposed 
 
Hours of Operation – 5:00 a.m. to 9:00 p.m. Monday through 
Saturday. 
 
Surrounding Property Uses:  Kohner’s active mining operation is located north and west of the proposed 
portable hot mix asphalt plant. Highway 61 is located east of the site, and Dairy Queen and Jim Roemer’s 
storage and offices are located south of the site along Shields Avenue.  
 
Neighborhood Notification:  All property owners within 350' feet of this property were notified within ten 
days of the public hearing and published in the paper that a public hearing would be held on February 8, 
2022 for this interim use permit request.   
 
Recommended Conditions:  

1) When the portable hot mix asphalt plant is removed from the site, the Interim Use Permit (IUP) 
will be withdrawn from the site.  The proposed deadline for the completion of the MnDOT project 
is November 2022.  (Staff) 

2) All conditions from the Major Traffic Generator Waiver shall apply to this IUP. Failure to receive 
a Major Traffic Generator Waiver shall make this IUP null and void. 

3) A driveway permit must be obtained from Wabasha County to access the site from County Road 
30 (Bruegger Valley Road). 

 

III.  PLANNING COMMISSION ACTION: 
Following are sample resolutions for both approval and denial which may be used by the 
Planning Commission in their decision.   
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Sample resolution for approval  
Resolution _____ 

IUP for a Heavy Industrial Facility 
 
WHEREAS, the property addressed 1005 Shields Avenue is zoned Industrial; and 
 
WHEREAS, the site has a land use of Industrial as does all of the property on the west side of 
Highway 61 along Shields Avenue, North Drive, and Industrial Court.   
 
WHEREAS, The Planning Commission provides the following findings:  

a) Rochester Sand & Gravel has owned and operated their business for 10+ years and has 
been contracted by the MnDOT to complete a resurfacing project in 2022.   

b) The close proximity of the proposed asphalt plant to MnDOT’s resurfacing project will 
significantly reduce the necessary truck traffic to complete the project to residents of 
Wabasha.    

c) Conditions placed in this CUP will protect the health, safety & general welfare of the 
community and neighbors use and enjoyment of property and their property values. 

d) The purpose of the Industrial zone is to allow for industrial development of land for uses 
with direct access to Highway 61 that are not adjacent to incompatible uses. 

e) The operation will be tested for air quality compliance and meet all the requirements 
from the MPCA. 

f) The proposed use is consistent with the City comprehensive land use plan. 
g) Ingress and egress is provided off Highway 61 from Brugger Valley Road and Shields 

Avenue. 
h) The site does not need city sewer and water service.  

 
NOW THEREFORE, IT IS HEREBY RESOLVED, the Planning Commission approves the Interim Use 
Permit for a heavy industrial use at 1005 Shields Avenue allowing for the construction of a 
portable hot mix asphalt plant as indicated in the letter dated February 2, 2022 and application 
submitted January 12, 2022, with conditions:  
 

1) When the portable hot mix asphalt plant is removed from the site, the Interim Use Permit (IUP) 
will be withdrawn from the site.  The proposed deadline for the completion of the MnDOT project 
is November 2022.  (Staff) 

2) All conditions from the Major Traffic Generator Waiver shall apply to this IUP. Failure to receive 
a Major Traffic Generator Waiver shall make this IUP null and void. 

3) A driveway permit must be obtained from Wabasha County to access the site from County Road 
30 (Bruegger Valley Road). 

 
 
Sample resolution for denial: 

Resolution _____ 
IUP for a Heavy Industrial Use 

 
WHEREAS, the property addressed 1005 Shields Avenue is zoned Industrial (I); and 
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WHEREAS, an Interim Use Permit is required for a Heavy Industrial use; and 
 
WHEREAS, The Planning Commission provides the following findings: [insert findings as 
deemed appropriate] 

• _____________________________ 
 
NOW THEREFORE, IT IS HEREBY RESOLVED, the Planning Commission denies the Interim Use 
Permit for a heavy industrial use as requested in the application dated January 12, 2022. 
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