
           

WABASHA PLANNING COMMISSION
January 9, 2024 6:00 PM

This meeting will be held in person at Wabasha City Hall. The virtual option is also available, click here: 
https://us02web.zoom.us/j/83261011068  

Member Jeff Sulla will be joining the meeting by Zoom from: 2420 Southern Oak St, The Villages, FL 32162.

MEETING AGENDA 
           

1) Call to Order
 

  

2) Approval of Minutes-   

a) November 14, 2023 Minutes
 

3) Changes or Additions to Agenda
 

  

4) Public Comment
 

  

5) Public Hearings   

a) Bean Field Small Mining IUP
 

6) Old Business   

a) Ordinance Changes
 

7) New Business   

a) Eagles Basin PUD Concept Outlot B
 

8) Board of Adjustment Business
 

  

9) Other Business
 

  

10) Next Regular Meeting Date - February 13, 2024
 

  

11) Adjourn   

 

https://us02web.zoom.us/j/83261011068


   
Planning Commission 2) a)        
Meeting Date: 01/09/2024  
SUBJECT: November 14 2023 Minutes
DEPARTMENT: Administration

TITLE:
November 14, 2023 Minutes
 

PURPOSE:

Attachments
11-14-23 PC Minutes 



D R A F T
WABASHA PLANNING COMMISSION

November 14, 2023 6:00 PM
 

MEETING MINUTES 
  
Commission Members: Tim Wallerich, Chair

Scott Durand
Ozzie Goodman
Richard Heffner 
 

Sara Carrels
Sharon Burke
Jeff Sulla

 

Present:  Scott Durand; Chair Tim Wallerich; Sharon Burke; Sara Carrels; Jeff Sulla; Richard Heffner; Ozzie
Goodman 

Also
Present:

Kristi Trisko, Contracted City Planner; Wendy Busch, Planning & Zoning Assistant; Caroline
Gregerson, City Administrator 

 

 

               
1) Call to Order

The meeting was called to order by Chair Wallerich at 6:00 p.m. Commissioner Burke arrived a
few minutes late. 

 
2) Approval of Minutes
 

a) MInutes 10-10-23   
 
  Motion made by Scott Durand, seconded by Sara Carrels to approve the meeting minutes as

drafted.  

  Vote: 6 - 0 Adopted - Unanimously

  Other:  Sharon Burke (ABSENT) 

 
3) Changes or Additions to Agenda

It was suggested to add a dog park discussion to the agenda (Item 7b). There were no other changes
or additions to the agenda.   

 
4) Public Comment

There was no public comment.   



 
5) Public Hearings

There were no public hearings.   
 
6) Old Business

There was no old business. 
 
7) New Business
 

a) Miscellaneous Subdivision and Zoning Ordinance Updates
City Planner Trisko referenced past Planning Commission discussion of potential subdivision and
zoning ordinance revisions. 

1)  Parkland Dedication. 
Calculation options were discussed, including a flat rate or a percentage of fair market value. A
simple process was suggested. It was clarified that parkland dedication is not a State requirement.
City Planner Trisko provided information gathered from the League of Minnesota Cities relating to
the usage of parkland dedication fees, including supporting the cost of new park amenities in
existing parks. City Administrator Gregerson requested clarification of the donation of land versus
paying a parkland dedication fee, and City Planner Trisko reviewed the current ordinance language.
The fee structure was discussed. Access to parks was discussed. Examples of recent development
projects and development projects in other communities were discussed. The various options were
reviewed. The roles of the Park Board and the City Council in the process were discussed, and the
Park / Open Space Master Plan was referenced. The flat rate versus fair market calculation methods
were further discussed. Commissioners expressed a preference for a flat rate, and $500 per lot was
suggested. It was recommended that the parkland dedication requirements should only apply to
residential developments. Commissioners also expressed agreement with building flexibility into
the process. 

2) Shoreland Ordinance.
City Planner Trisko provided background information. She suggested better defining some of the
land uses within the Shoreland District and reviewed a table in this regard.  She recommended
adding density rules to the campground land use definition and converting from an IUP to a CUP
requirement. She referenced a State statute that prohibits locating a campground in a flood zone.
The definition of campground was discussed, and current campground densities were reviewed.
City Planner Trisko provided suggestions for proposed density requirements. State licensing
requirements were discussed. Commissioners expressed agreement with the proposed density
requirements. City Planner Trisko suggested ways to comply with DNR standards for campground
uses that would not require revisions to the Shoreland Ordinance. 

3) Sign Code.
City Planner Trisko stated that the Planning Commission is being asked to review the Sign Code
section that refers to City signs on City property. She discussed a request for temporary
commercial speech signage on the outfield fences at the Athletic Field. She stated that the current
Sign Code does not allow this type of signage. She reviewed potential revisions to the Sign Code
and stated that the City would control the approval process. Chair Wallerich requested clarification
of the types of signs and signage locations that would be allowed if new language is adopted, and
additional information was provided in this regard. Commissioners expressed agreement with the
proposed Sign Code revisions. Sign design and maintenance costs and responsibilities were
discussed. City Clerk Busch provided information from other communities. City Administrator
Gregerson suggested delaying implementation of the new sign program. Current sign regulations
were discussed. 

4) PUD Standards. 

  



4) PUD Standards. 
City Planner Trisko provided background information and suggested discussion of language that
would encourage residential development, such as reducing the minimum PUD acreage from 5
acres to 2 acres in the R-1 and R-2 districts. She reviewed the density maximums in each district
and provided examples from other communities. She reviewed suggested language in this regard,
and Commissioners expressed agreement with the proposed revisions.

City Planner Trisko reviewed the four stages of the PUD approval process and discussed the
purposes of each step. She stated that the process is being designed to be as open and
developer-friendly as possible. She also discussed HOA and platting requirements. The Eagles
Basin subdivision was discussed. Commissioners expressed agreement with the recommended
language revisions. City Planner Trisko indicated that she will work with City staff to develop
online resources outlining the process. City Administrator Gregerson relayed feedback from the
Housing Task Force to develop processes that will encourage residential development. 

5) Frontage Definitions. 
City Planner Trisko referenced past discussion of a frontage issue. She suggested further discussion
of frontage definitions, including minimum frontage requirements for each public lot. A
requirement for physical frontage abutting a vehicle-accessible public street was discussed.
Commissioners expressed agreement with the proposed language revisions. 

6) Sight Visibility Triangle Requirements. 
City Planner Trisko provided background information and recommended adding a sight visibility
triangle definition and rules to the Zoning Ordinance. She reviewed proposed language, provided
examples, and discussed the benefits of adding the new rules. Commissioners expressed agreement
with the suggested language revisions. 

7) Front Yard Setbacks.
City Planner Trisko referenced past discussion of front yard and side yard setback requirements and
reviewed examples of nonconforming structures. She suggested potential language revisions. The
prevalence of corner lots in Wabasha was noted. The proposed definitions and standards were
clarified. City Administrator Gregerson spoke in support of incorporating flexibility into the
process, and it was noted that some situations may be unique. Commissioners expressed agreement
with the proposed language revisions, stating the need for structure and consistency but noting the
option to request a variance from the standards. Corner lots were further discussed, and City
Planner Trisko indicated that she will draft language to help define front and side yards. 

8) Solar Garden Requirements. 
City Planner Trisko recommended revisions to the solar garden regulations, and Commissioners
expressed agreement with the proposed changes. 

9) Off-Street Parking. 
City Planner Trisko recommended revisions to the ordinance language, and Commissioners
expressed agreement with the proposed changes.  

City Planner Trisko reported that the proposed revisions will be further discussed during an
upcoming meeting, with a public hearing to be scheduled after that. Chair Wallerich suggested
further discussion during the January meeting, with the public hearing to be scheduled in February. 
 

 
b) Dog Park Discussion 

Commissioner Sulla discussed the location of a proposed dog park on City-owned property, and
next steps were reviewed. It was noted that this site was identified in the Master Park Plan. It was
suggested to forward a concept plan to the Park Board for review.  



 
8) Board of Adjustment Business

There was no Board of Adjustment business. 
 
9) Other Business

There was no other business. 
 
10) Next Regular Meeting Date - Dec 12, 2023

It was noted that the December meeting may be canceled if there are no items requiring action.    
 
11) Adjourn
 
  Motion made by Jeff Sulla, seconded by Scott Durand to adjourn the meeting. The meeting

adjourned at 7:44 p.m.  

  Vote: 7 - 0 Adopted - Unanimously

 
 

Respectfully submitted by:_____________________________
Wendy Busch, City Clerk

_____________________________
Adopted Date



   
Planning Commission 5) a)        
Meeting Date: 01/09/2024  
SUBJECT: Bean Field Small Mining IUP
DEPARTMENT: Administration

TITLE:
Bean Field Small Mining IUP
 

PURPOSE:
Attached please find the staff memo and exhibits for the Kohner Bean Field Small Mining IUP prepared by Kristi
Trisko. 

Attachments
Staff Memo 
Exhibits 



 
 

Memorandum  
Office of the City Planner 
 

To:  Wabasha Planning Commission 
From:  Kristi Trisko, Consultant Planner 
Date:   January 2, 2024 
Subject: Wabasha Sand and Gravel – Bean Field IUP 
________________________________________________________________________ 
 
MEETING DATE:   January 9, 2024 
 
I.  REQUEST:  
Applicant:  Wabasha Sand and Gravel 

ReadyMix 
Owner:  Wabasha Sand and Gravel 

ReadMix – Shawn Kohner 
Location: 2324 5th Grand Boulevard West, 

R27.00011.00 

 
II. Staff Report / Details of the Project 
An application for a small/limited mine has been 
submitted by Wabasha Sand and Gravel 
Readymix to mine 2.88 acres of their 4.02 acres 
site.  (See attached Site Map)  
 

Zoning/Land Use:  Industrial   
Employees:   three (3) with three parking areas along access driveway 
Current Use:  Agricultural  
Setbacks:  20 feet from property lines  
Property Acreage: 4.02 acres, only 2.88 acres to be mined 
Mining Hours:  7 am to 7 pm Monday through Friday, Saturday 8 am to 6 pm. 
Mining Timeline: 3 years 
Mining Equipment: Excavation and transportation, 2 loaders, 2 excavators, 1 skidsteer loader  
Explosive/Chemicals: None 
Traffic  See route, 5th Grant along Army Corp property to Highway 61. –Moving less 

than 60 trucks per day. No MTG is needed 
Water Usage:  None 
Mine Depth:  Approximately 36 feet deep 
Ground water:  Elevation 654’= water.  No mining below water table 
Topsoil Removal: Placed in berms around the pit 
Historic/Archeological Sites: None known 
Access / Security: Posting “No Trespassing” signs, berming and posting and gate at entrance. 
Final Use:  Agricultural / Commercial / Industrial  
Final fill:  25’ above the existing ground level with 3:1 slopes 



 
  January 4, 2024 

  2 

III.  Planning Comments: Review of 158.081-158.091 
 
Purpose:   Allow small / limited mines while minimizing soil erosion and land 

scaring while minimizing the impacts of these uses to the 
surrounding area.   

Mined Material:  Construction sand and gravel only (standards met), no stockpiling 
Small / Limited: Less than 5 Acres (4.02-acre site, 2.88 acre sized mine, no processing 

on site, completed within 3 years.  (standards met) 
Shoreland/Floodplain:  None 
Mining Agreement Needed:  To be completed prior to Letter to Proceed 
Financial Guarantee: Cash Escrow of for all mined acres: $2,000.00, and performance 

bond, cash escrow or letter of credit for cost of 125% of the 
Reclamation Plan 

 
158.084 Required Information: 
 
A, B, C:  Contact information, legal, deed – standards met 
D & E:  Land Use description and comprehensive plan (industrial) – standards met 
F: Soil Borings – three (3) minimum to determine soils and ground water. This data 

might be available with the existing well data at the USACE site. – standards not 
met and require discussion. Please work with Brian Malm to obtain the necessary 
groundwater levels and geologic conditions data for this immediate area.   

G: Wetlands – surface water, none – standards met 
H: Description/location of wells (see Appendix P – standards met) 
I: Groundwater management:  Wells – The nearest wells are 127872 (101’ in depth) 

located across Highway 61 from the site, and 408764 (two wells (107’ in depth) 
located just west of the nearest well.   

 MnDNR Hydrogeology - ground water elevation between 651’ and 700’.  The lowest 
elevation proposed pit is 654’. “No mining below the water table is proposed at 
this time.” 
 

Without borings we can’t be sure where the water table is and how these wells 
might be impacted by the mining operation 

 
From Brian Malm, Borings are needed to verify the geology of the site and the 
material that is intended to be mined and more importantly, to verify the depth to 
the local groundwater table.  This is important in considering what, if any, impact 
the mining operation may have on the local groundwater table.  I wouldn’t 
recommend eliminating the requirement for them to be provided – standards not 
met and require discussion 

J: Depth, quantity, quality, and uses of mining. Mining for construction sand and 
gravel.  Depth approximately 36 feet, proposed topsoil removal – 16,819 CY’s and 
mineral exaction – 97,302 CY. – standards met 

K: Existing conditions exhibit(s) – standards met, blue stakes must be called prior 
letter to proceed.   
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L: Reclamation Plan contours – standards met, please include a section showing the 
center of the property with final contours.  

M: Phasing:  To be completed all in one phase - Standards not met and require 
additional data to the narrative. 

N: MPCE permit – will be provided prior to letter to proceed – standards will be met. 
O: Site hydrology:   Please provide a phasing plan that describes how surface drainage 

and erosion control will be addressed.  – standards not met 
P: Impacts to adjacent properties– standards not met, can be determined once all the 

necessary documentation is available for review.   
Q: Potential Impacts in mining standards not met, can be determined once all the 

necessary documentation is available for review.   
R: Site screening – Topsoil removal and storage:  Topsoil removed and placed into 

berms within the 30’ corridor area lying between the pit site and property lines.  No 
landscaping or security fencing is proposed A gate will be put in place at the 
entrance.  – standards met 

S: How complaints will be managed – standards not met and require additional data 
to the narrative. 

T: Hours of operation requested: Monday – Friday 6 am to 7 pm. Saturday’s 8 am to 6 
pm.  Hours outlined in ordinance: (7 am to 7 pm Monday through Saturday, must 
be revised by City Council) – standards require discussion 

U: EAW, not necessary – standards met 
 

 Archaeological, history, and Cultural (SHPO finding) – staff summary of finding: 

 The property is not listed as a Local historic site.  No Effect – When an 
undertaking has no effect of any kind (either harmful or beneficial) on historic 
properties. Due to the site location and its distance of (0.35 – 1 mile) from 
other identified archaeological site, the SHPO office will be contacted 
immediately if the work on the listed property encountered any evidence to 
the contrary.   

 MnDNR – Ecological and Water Resources – timber rattlesnakes and rusty-
patched bumble bee – how to manage - standards not met and require 
additional data to the narrative. 

 No wetlands on-site to mitigate – standards met. 
 
W: Reclamation Plan:  final grade of proposed site in 2’ contours - standards not met 

and require additional data to the narrative and exhibits. 
 

 Description of future use:  Agricultural / Commercial / Industrial - standards 
met 

 No future structures for end plan - standards met 
 Material to reclaim the site and placement of materials - standards not met 

and require additional data to the narrative. 
 Re-Seeding - standards met 
 Cost estimate of reclamation of site - standards met 
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IV.  Neighborhood Notification:   
 
All property owners within 350' feet of this property were notified more than ten days prior to the 
public hearing and published in the paper on Tuesday, December 26, 2023, stating that a public 
hearing would be held on January 9, 2024 for this interim use permit request.   
 
V.  Staff Recommendation: 
 
Staff recommends that the Planning Commission review the application including the attached 
narrative and exhibits, take in comments from the public, and ask all questions they might have for 
the applicants and then continue the discussion and decision until all materials required for a 
complete application are submitted for a future meeting.     
 
VI.  Conditions: 
 

1. Provide all submittal materials required in the Small/Limited Mining Ordinance before 
scheduling the next Planning Commission meeting including the report for the three (3) 
required soil borings. 

2. Provide all required permits including the submittal of a site-specific Pollution Prevention 
Plan, which is required to be developed as part of the MPCA permit.   

 
VII.  Future Steps: 
 

1. Drafted and signed Mining Operation Agreement  
2. Submitted letter of credit for the reclamation plan  
3. Letter to proceed once all approvals and plans are in place per the Small / Limited Mining 

Ordinance standards 
 
Attachments:  Narrative and exhibit packet.   
 
 

 































































































   
Planning Commission 6) a)        
Meeting Date: 01/09/2024  
SUBJECT: Ordinance Changes
DEPARTMENT: Administration

TITLE:
Ordinance Changes
 

PURPOSE:
Please see the attached staff memo

Attachments
Staff Memo 



 
 
 

 
Memorandum  
Office of the City Planner 
 
To:  Wabasha Planning Commission 
From:  Kristi Trisko 
Date:   January 2, 2024  
Subject: Miscellaneous Subdivision and Zoning Ordinance Updates 
________________________________________________________________________ 
 
MEETING DATE:   January 9, 2024 
 
Completed – ready for final review: 
 

1. Campground Standard -  Use Chart and Definition 
2. Frontage (Lot) – definition 
3. Parkland Dedication – parkland fee  
4. PUD – acreage and financial condition recommendations 
5. Off Street Parking – additional dust free, size details 
6. Sign Regulations – city-owned signs 
7. Sight Visibility Triangles 
8. Solar Garden – array elevations 
9. Yard definitions, Graphics and two front yards (average or no closer than existing) 

 
  
If there are any comments or concerns with these revisions let’s discuss them during this 
meeting. I hope to schedule a public hearing for all revisions during our February Planning and 
Zoning Meeting.   



1. Camping Standards: Amended text in RED 

162.060 Use Chart.  

Use RC RRLA RRGT R-1 R-2 TDC GC HC I 
Campground C C C C C  C   

 

162.061 Use Definitions. 

CAMPGROUND. An open-air recreation area where temporary shelters are allowed 
and intended to provide transient occupancy and associated buildings and accessory 
structures and offices used in the operation of the facility.  No campground shall be 
located in an area subject to flooding. The maximum campground density is 25 
camping sites per acre and 15 recreational vehicles per acre.  * Please refer to Minnesota 
Administrative Rules 4630.0200 and the Minnesota Department of Health for additional 
recreational camping standards.   

 

2. Frontage Definition: Potential Amended Definition New text in RED.  

FRONTAGE. The smallest dimension of a lot, parcel or plot of land abutting a public 
street that is accessible by a vehicle measured along the street line.   

 

3. Parkland Dedication: Potential Amended Definition New text in RED.  

§ 161.43 PARKLAND DEDICATION. 

(3)   Is adjacent or readily accessible to an existing park, recreational facility, trail or 
open space facilities; the requirement of dedication of land imposed by division (B) 
above may be satisfied by a payment of cash by the subdivider to the city, or a suitable 
provision in a development agreement between the subdivider and the city governing 
the development of the land in question. The payment shall be made prior to the 
execution of the final plat by the appropriate city officials at the rate of 500 dollars per 
new residential lot created in the subdivision.  The City Council shall have the 
authority to make the final determination of the fee for purposes of park dedication 
and may elect to accept a combination of land dedication for park use and a cash 
payment. 

    

4. PUD’s: Potential amendments and additions in RED.  

§ 162.071 PUD PLANNED UNIT DEVELOPMENT. 

    (B)   Scope. 



(1)   PUDs will be considered within any of the underlying zoning districts where 
indicated as permitted or conditional. 

(2)   The PUD Overlay Zone shall only be considered when the proposed project 
property meets the following minimum size standards: 

GC No minimum 
HC and I 10 acres 
R-1 and R-2 Districts 2 acres 

a. Minimum lot area. A residential PUD parcel located in an R-1 or R-2 zoning district 
of less than two (2) acres may be approved if the applicant can demonstrate that a 
project of superior design can be achieved to meet one or more of the identified 
objectives listed in Section 162.071 A and is in compliance with the Comprehensive 
Plan goals and policies.  The Planning Commission shall authorize submittal of a 
PUD for a parcel of less than two acres prior to submittal of a PUD Concept Plan 
application. 

(D)   Procedure for processing a planned unit development application. There are 
four stages to the PUD process: pre-application meeting; concept plan; preliminary 
PUD plan; and final PUD plan, as described below.. 

(3)   Preliminary PUD plan. Following the concept plan review by the Planning 
Commission, the applicant may submit an application for a preliminary PUD and 
plat approval concurrently (if applicable), with all supporting data and 
documentation as referenced in the application. If there is no construction of 
public right-of-way or significant construction within a public right-of-way and no 
construction of public utilities, the Final PUD Plan can be reviewed and approved 
concurrently with the Preliminary PUD Plan by the Planning Commission and City 
Council.   

   (I)   Phasing and guarantee of performance. 

(5)  PUD’s must be platted as a CIC Plat (Common Interest Community Plat) unless 
determined by the city, that no privately maintained common areas or private 
infrastructure is included in the PUD.   

 

5. Off-Street Parking:  Amended text in RED 

§ 162.108 OFF-STREET PARKING REQUIREMENTS. 

   (B)   Parking spaces shall be a minimum of nine (9) by seventeen (17) feet in size for 
spaces arranged in a perpendicular lot layout or approved by the City Engineer for 
other layouts. 

(G)  Parking lots with more than 5 parking stalls shall be graded, drained, and have a 
dust free surface. 



(H)  There shall be no off-street parking space within five feet of any street right-of-
way  

(I) Required off-street parking space in any district shall not be utilized for the 
open storage of goods or for the storage of vehicles which are inoperable or for 
sale or rent. 

(J) When a required off-street parking space for five cars or more is located 
adjacent to a residentially zoned lot, a six foot screened solid fence or ten foot 
wide landscape buffer approved by the zoning administrator shall be erected 
along the residential district property line. 

 

6. Sign Code: Athletic Field commercial signage 

§ 153.29 SIGNS ON CITY PROPERTY. 

    (A)   Locations. 

(1)   Veterans Park and Heritage Park are traditional public forums on city property 
and, therefore, will be available for the placement of portable signage only, when the 
proposed signage meets the standards in division (B) below. 

   (B)   Signage allowed. 

(1) Along with permanent city park identification signage the city will allow portable 
temporary signage for civic, non-profit or charitable events, and non-commercial 
speech.   Limited commercial speech signage will be allowed only at the City 
Athletic Field.   All signage will be on a first come first serve basis. 

(2) Location, type and design of signage allowed is dictated by the standards of the 
district for each property along with those requirements listed below in division 
(B)(4) below.  

a. All temporary commercial speech signage at the City Athletic Field will be 
designed and subcontracted by the City of Wabasha.  Customized 
commercial logos and text can be incorporated into City approved 
temporary signs.     

       (4)   Signage requirements. 

(a) The total number of signs on public property will not be limited to 
zoning district sign standards.     

          (b)   Each sign must include a legible posting date. 

 (c)   The sign and attaching material must be removed within 45 days of the posting 
date or if the sign is posted for an event no longer than ten days after the event. 
Commercial signage at the Athletic Field will not be required to be removed within 
45 days.  



7. Sight Visibility Triangles: New text in RED   

§ 162.013 DEFINITIONS. (Recommended Addition to Zoning Ordinance) 

SIGHT VISIBILITY TRIANGLE. A triangular shaped area of land abutting public or private 
streets that are required to be kept free of obstructions that could impede the vision 
of a pedestrian or the driver of a motor vehicle exiting or entering onto a public or 
private road. 

§ 162.015 BUILIDNG SIGHT VISIBILITY. 

(1) On all corner lots at street and alley intersecƟons there shall be no fence, 
landscape wall, hedge, or building constructed higher than three feet, nor any 
obstrucƟon to vision other than a post or column, approved sign, or tree not 
exceeding one (1) foot in diameter between a height of three (3) feet and eight (8) 
feet inside the sight visibility triangle area.  

(2) The sight visibility triangle is measured from the corner of pavement where two 
public or private streets meet.   

(3) A 45-foot sight visibility triangle is required at the intersection of all public streets.   
(4) A 25-foot sight visibility triangle is required between all alleys and public streets. 
(5) Sight visibility triangles are required in all zoning districts except TDC. 

 

Public Street SVT Graphic         Public Street/ALLEY SVT Graphic 

 

 

 

 

 

 
8. Solar Garden/Farms: New text in RED   

§ 162.106 SOLAR STRUCTURES AND SOLAR GARDENS/FARMS. 
 

Solar structures must be placed at a same elevation to each other in the same row. A 
topographic exhibit showing the proposed solar array heights must be submitted for 
review.  Additional section exhibits may be required to determine appropriate solar 
array heights adjacent to existing structures or properties. 

 

 

 



9.  Yard Definitions: New text in RED   

 

YARD or YARDS. An open space on the same lot 
with a building, unoccupied and unobstructed from 
the ground upward, except as otherwise provided 
herein. 

YARD, CORNER LOT:  A front yard of the required 
depth shall be provided in accordance with the 
prevailing yard pattern of the block as determined 
by city staff.  The secondary front yard cannot 
build closer than existing structures within the 
block or 15 feet whichever is less. 

YARD, FRONT. A yard extending the full width of 
the lot between the front lot line and the nearest 
part of the main building which abuts a public or 
private street.  

YARD, REAR. A yard extending the full width of the 
lot, being the minimum horizontal distance 
between the rear lot line and the nearest part of 
the main building.  

YARD, SIDE. A yard extending from the front yard to the rear yard, being the minimum 
horizontal distance between a building and side lot line. In corner yard lots, yards remaining 
after two front yards shall be considered side yards.   

 

§ 162.012 EXCEPTION ON SETBACK REQUIREMENTS. 
 
Where structures exist on adjoining lots or within a distance of 100 feet, the required front 
yard for the lot shall be set at the average yard (setback) of the improved lots and no variance 
is needed to conform. 
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Memorandum  
Office of the City Planner 
 
To:  Wabasha Planning Commission 
From:  Kristi Trisko, Consultant Planner 
Date:   January 2, 2024 
Subject: Eagles Basin Amended PUD – Outlot B 
________________________________________________________________________ 
 
MEETING DATE:   January 9, 2024 
 
I.  REQUEST:  
Applicant:  Bigelow Homes, LLC 
Owner:  SE MN MULTI-COUNTY HRA 
Location:  Approximately 1145 21st Street East, R27.01476.00 

 
II. Staff Report 
An application for an 
amendment for Outlot B within 
the Eagles Basin PUD has been 
submitted by Bigelow Homes, 
LLC to develop 12 townhomes 
with one (1) shared common 
open space lot on the eastern 
end of Eagles Basin.  Outlot B is 
approximately 1.82 acres and 
Bigelow has submitted their 
Concept Plan for your review.   
 
Zoning:  PUD, Recorded Declaration of Restrictive Covenants for Eagles Basin Addition, 

recorded 11/19/2013 specified that Outlot B was to develop as “twinhomes as 
allowed by City ordinance”.   

Land Use:  Low Density Residential 
Setbacks:  Front yard setbacks along 21st Street is 31.99 feet.  20 feet for townhomes along 

the private roadway.  30’ between townhomes and over 25 feet for rear yards.  
(See attached concept layout) 

Applicant Request:  To allow for the development of 12 townhome units on Outlot B with a 
private road connecting to Aire Avenue. 

 
III.  Details of the Concept Plan: 
 
Property Acreage: 1.82 acres or 79,282 square feet 
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Units per Acre:  6.6  
Open Space:  49,990 Sq. Ft. or (59.3%), 50% required 
Common Space: 32,662 (41.2%), 25% required  
Parking Stalls:  2 spaces per garage per unit 
Townhomes:  1,559 square feet per unit (see attached plans) 
  Garage, patio, and porch planned for each unit.  
  Building Height – approximately 25’, per the R-2 standards 
  
Bike Path: The existing bike path will remain along with access to the water tower from Aire 

Avenue.   
Utilities: All public facilities will be constructed per City Standards and will be detailed in 

the Preliminary PUD to be submitted for review after the Concept Plan is 
reviewed and approved by the Planning Commission.   

Emergency Turnaround: 60’ hammerhead turnaround at the end of the private street  
 
IV.  Planning Comments; Review of 162.071 
 
Purpose- the proposed concept plan will add townhomes to the PUD development thereby, 
adding variety in type or residential units for Eagles Basin, does improve the efficiency of 
infrastructure by increasing the units per acre to 6.6, and does integrate compatible mixed land 
uses .   Three (3) purposes are met.  
 
Scope – As part of an existing PUD, the concept plan meets the scope and allowed uses within 
the PUD ordinance.  
 
Process – The applicants met with staff for a pre-development meeting in early December and 
are now submitting their Concept Plan.  Following the process for a PUD.  If the Concept Plan is 
approved, they can move forward with the Preliminary PUD and Plat.   
 
PUD Standards –  

 Height – buldings do not exceed 35 feet (standards met) 
 Open Space – 50% of the total acreage, 25% common open space must be open 

(standards met) 
 No shoreland within Outlot B (standards met) 

 Setbacks and Parking Standards – (standards met 

 Erosion Control and Storm Water Management Plans (will be defined in the Preliminary 
PUD) 

 Townhomes will be connected to publicly-owned water and sewer systems.  (standards 
met) 

 Phasing – all townhomes will be built at the same time. (standards met) 
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 Common Interest Community – Shared open space – The townhomes will be platted in a 
CIC plat providing the necessary oversight for the common area, (LOT 13) 0 (standard 
met) 

Summary- All standards within Section 162.071 are being met with the Concept PUD layout 
and narrative.  Future Preliminary PUD standards for infrastructure and plat must continue to 
follow these standards.   

 
V.  Engineering Comments:  
  
 Aire Avenue right-of-way should be partial vacated with enough R/W retained to 

accommodate the existing trail and allow access to radio tower property.  Suggest 
maintaining 15 or 20’ of right-of-way, minimum.    
   

 Sanitary sewer and water mains will need to be public and utility easements will be 
needed for them.  Sewer and water main should follow road alignment wherever 
possible.   

 Water quality treatment and volume control requirements of the MPCA NPDES CSW 
permit will need to be addressed.  Existing Eagles Basin subdivision pond may have 
capacity to handle runoff from PUD, but this will need to be verified.  Analysis of the 
existing pond system will be required.   

 
VII.  Staff Recommendation: 
 
Staff recommends that the Planning Commission review the application, narrative, and attached 
exhibits and approve the Concept PUD plan or provide recommendations with specific changes 
that should be made prior to the submittal of the Preliminary PUD Plan for the applicant.   
 
When/if the Concept PUD is approved the applicant can submit the Preliminary PUD Plan and 
Preliminary Plat where all public utilities are designed and shown.   
 
Attachments:  Narrative Letter, Concept Plan Layout, Architectural Plans for Townhomes.   
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14070 Highway 52 Southeast, Chatfield, Minnesota 55923 
Phone  507-867-1666     Fax  507-867-1665     www.ggg.to                     

 
December 12, 2023 
 
Kristi Trisko - Senior Planner 
Bolton & Menk, Inc. 
2900 43rd Street NW Ste. 100 
Rochester, MN 55901 
 
Re: Concept Plan - Eagle Basin Townhomes 
 
Dear Mrs. Trisko, 
 
On behalf of Bigelow Homes LLC, please process this application for a PUD amendment for a January 
9th, 2024 Planning Commission hearing.  Bigelow Homes is proposing to construct 6 buildings on 
Outlot B, EAGES BASIN.  Each building creates two townhome units for a total of 12 for sale lots.  A 
13th lot is created for common space which includes the private drive, emergency vehicle turnaround 
and underground utilities providing services to the new lots.  This 13th lot will be owned by the Home 
Owners Association which will be created for long term maintenance of the private roadway as well as 
the lawn and landscaping that will fall both in the lots/building envelopes and the common space 
provided in Lot 13.  The attached Concept Plan includes proposed sanitary sewer, watermain and 
storm connections needed for the development.  Building setbacks and spacing are dimensioned which 
meet and/or exceed minimum standards.  The Site Summary table in the lower left corner provides 
City requirements and calculations showing compliance. 
 
Also attached are the building plans and elevations.  Each unit is two stories, up to three bedrooms and 
includes an attached two car garage.  The building plans include all dimensions and have a height of 
24’ 5 1/16” (up to 35’ allowed).   
 
Deviations from the City standards appear to be limited to the construction of the private road and lot 
widths/areas.  The private roadway is required to allow this development to proceed and follows the 
intent of the development from when Outlot B was originally planned and platted.  Development of the 
site with a public road would not allow for this building product to be constructed.  The City of 
Wabasha and its residents will benefit from this type of building product.  The Home Owners 
Association and MN Statutes pertaining to HOA’s will ensure that the private road maintenance will 
be funded by the HOA dues and will not become a burden on the City.  The lot dimensions allow for 
equal sized lots with widths of 37 feet and depths of 80 feet.  The open space and common space 
within Lot 13 exceed the City Standards of 50% and 25%, respectively.     
 
Engineering Comments: 
Public sanitary sewer and watermain were stubbed into the property at the time of construction of 21st 
Street.  These public utilities will be extended as depicted on the Concept Plan with the watermain 
looping as was originally intended.  Storm sewer can be captured within the site and routed to the 
public basins located to the southeast through the existing public storm system in 21st Street.  There 
does not appear to be an existing Storm Water Management Plan on file for the basins but the asbuilt 



   

plans depict wet and dry basins.  We will perform modeling for capture and conveyance of runoff from 
the site to the basins and reverse engineer the basins to verify that they provide adequate Water Quality 
Volume and rate control to meet current City and MPCA minimum requirements.  If one or both 
parameters are not achieved, onsite treatment and detention is viable but less desired.  Any 
infrastructure that will be public will be provided easements through the platting procedure. 
 
During the December 5th pre-application meeting, the vacation or partial vacation of Aire Avenue was 
discussed with the caveat that enough right of way needs to be retained by the City for access to the 
radio tower property and the existing trail.  As we compiled the site calculations on the Concept Plan, 
we did not come to a clear conclusion that the vacation process is beneficial to the developer or the 
City.  The development can proceed without added land and the private roadway with the City right of 
way can be permitted with a maintenance agreement.   
 
Please review this request and schedule for the next available Planning Commission.  If vacation of 
Aire Ave is required, please accept this letter as the owner petition for vacation.  Our wishes are for the 
Concept Plan (and potential Vacation Petition) to be heard at the January 9th Planning Commission.  
Based on support for the project, we would continue with plan development and review with a target of 
submitting a combined Preliminary Plat and Final Plat which would be reviewed by the Planning 
Commission and City Council in either March or April, dependent on our ability to meet any 
conditions of approval of the Concept Plan. 
 
Sincerely, 
 
 
Mark Welch, PE 
 
Cc: Bigelow Homes, LLC 
 



702.56

69
9.4

9

69
9.2

9
69
7.4

5

698.23

69
8.9

0
69
9.7

9
70
0.3

8
70
1.8

2
70
1.4

8

70
0.9

2

69
9.0

7

69
7.9

2

69
7.7

3

69
8.0

4
69
8.2

3
69
8.4

3
69
8.6

6
69
8.9

3
69
9.1

2
69
9.5

5

69
7.5

4

69
7.0

6

69
8.1

8

69
8.3

2

69
8.3

3

69
8.3

4

69
7.6

4

69
7.4

9

69
8.4

7

70
0.2

0

70
0.9

0

70
1.4

7

70
2.0

4

( IN FEET )
1 IN = 40 FT

GRAPHIC SCALE

1060.00

SITE SUMMARY

PARID 27.01476.00

PROPERTY ADDRESS Not Assigned

PROPERTY AREA 79,282 SF

PROPERTY ACREAGE 1.82 AC

ZONING
ZONING CLASSIFICATION R2 - Low Density Small Lot - PUD

BUILDING USAGE Dwelling, Twin-home

BUILDING AREA 18,708 SF (1,559 per Unit)

PARKING CALCULATIONS
Minimum Parking: 1 per Dwelling
Unit

12 Dwelling Units with 2 spaces in
attached garage for each unit

SPACING
49,990 (59.3%)
32,662 (41.2%)

OPEN SPACE: MINIMUM 50%
COMMON SPACE: MINIMUM 25%

PRE-DEVELOPMENT IMPERVIOUS AREA
POST-DEVELOPMENT IMPERVIOUS AREA

0.00 AC
0.67 AC

www.ggg.to
1665-867-Fax  507
1666-867-Ph.  507
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