
           

WABASHA PLANNING COMMISSION
Join Via Zoom: 

https://us02web.zoom.us/j/88188195826 . Commissioner Sharon Burke will join virtually from 830 Milligan Ave,
Wabasha MN 55981.

April 9, 2024 6:00 PM

MEETING AGENDA 
           

1) Call to Order
 

  

2) Approval of Minutes-   

a) Minutes February 13, 2024
3) Changes or Additions to Agenda

 
  

4) Public Comment
 

  

5) Public Hearings 
 

  

a) Eagles Basin PUD
b) 2nd Street Development CUP

6) Old Business   

7) New Business   

8) Board of Adjustment Business   

9) Other Business   

10) Next Regular Meeting Date - May 14, 2024
 

  

11) Adjourn   

 

https://us02web.zoom.us/j/88188195826


   
Planning Commission 2) a)        
Meeting Date: 04/09/2024  
SUBJECT: Minutes February 13, 2024
DEPARTMENT: Administration

TITLE:
Minutes February 13, 2024

PURPOSE:

Attachments
Minutes 2-13-24 



D R A F T
WABASHA PLANNING COMMISSION

February 13, 2024 6:00 PM
 

MEETING MINUTES 
  
Commission Members:

Tim Wallerich, Chair
Scott Durand
Ozzie Goodman
Richard Heffner
 

 

Sara Carrels, Vice Chair
Sharon Burke
Jeff Sulla
  

 

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

Also
Present:

Kristi Trisko, Contracted City Planner; Wendy Busch, City Clerk 

 

 

               
1) Call to Order  

Chair Wallerich called the meeting to order at 6:00 p.m. 
 

 
2) Approval of Minutes
 

a) January 9, 2024, Planning Commission Minutes   
 

  

 
  Motion made by Commissioner Scott Durand, seconded by Commissioner Jeff Sulla to approve the

meeting minutes as drafted.  

  Vote: 7 - 0 Adopted - Unanimously

 
3) Changes or Additions to Agenda

There were no changes or additions to the agenda.   
 

 
4) Public Comment



4) Public Comment
There was no public comment relating to items not listed on the agenda. 
 

 
5) Public Hearings
 

a) Ordinance Modifications
Chair Wallerich referenced past discussion of ordinance changes. City Planner Trisko noted that no
additional changes have been made to the proposed language.  

Commissioner Sulla asked about the campground language. City Planner Trisko provided
additional information. It was recommended to add the words "and/or" to clarify this language.

Commissioner Burke asked how vehicle accessibility would be defined. City Planner Trisko
commented that this may be up to interpretation and would be determined on a case-by-case basis.

Commissioner Burke requested clarification of setbacks relating to second front yards on corner
lots. City Clerk Busch and City Planner Trisko clarified that this distance would be measured from
the lot line. 

Commissioner Burke referenced signage on City property and asked how to ensure the lack of
clutter, providing the example of Veterans Park. The definition of signage was clarified along with
the types of signage allowed in City parks. Right-of-way signage was discussed. Commissioner
Burke requested clarification of temporary commercial speech signage at the Athletic Field. City
Clerk Busch provided background information. 

Commissioner Burke asked about landscaping requirements for solar gardens, and the existing
ordinance requirements were reviewed. 

Chair Wallerich opened the public hearing for this item at 6:09 p.m. No one spoke during the public
hearing. Chair Wallerich closed the public hearing at 6:09 p.m.   
 

  

 
  Motion made by Commissioner Sara Carrels, seconded by Commissioner Jeff Sulla to recommend

that the City Council approve the proposed ordinance modifications, as presented.  

  Vote: 7 - 0 Adopted - Unanimously

 
6) Old Business
 

a) IUP Request
Kristi Trisko provided background information regarding the IUP application for a small, limited
mining operation. She referenced the staff memo and the ordinance language. She reviewed the
water table calculations and referenced a condition relating to testing requirements. She discussed
the financial guarantees and the mining agreement.

City Planner Trisko stated her understanding that the mining operation, if approved, would begin in
2025 or 2026. She reviewed the timeline for the proposed small, limited mining operation. A
representative of the applicant provided additional information in this regard. 

Commissioner Burke asked about signage. City Planner Trisko indicated that "no trespassing"
signage would face Grant Boulevard near the entrance and not Highway 61. Commissioner Burke
expressed concerns about the view from the Great River Road. It was noted that this is an industrial

  



zone. City Planner Trisko further reviewed the site plan and pointed out the location of an 8-foot
berm.     
 

 
  Motion made by Commissioner Sara Carrels, seconded by Commissioner Richard Heffner to

approve the IUP request as submitted, including an additional condition that mining operations will
begin by 2026.  

  Vote: 7 - 0 Adopted - Unanimously

 
7) New Business

There was no new business.   
 

 
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 - March 12, 2024

The March and April meeting agendas were discussed. City Planner Trisko discussed a pending
application.

Other future discussion topics were reviewed, including barge terminal zoning. Permitted uses were
discussed. 

Remote meeting attendance was discussed.   
 

 
11) Adjourn
 
  Motion made by Commissioner Jeff Sulla, seconded by Commissioner Richard Heffner to adjourn

the meeting. The meeting adjourned at 6:25 p.m.  

  Vote: 7 - 0 Adopted - Unanimously

 
 

Respectfully submitted by:_____________________________
Wendy Busch, City Clerk

_____________________________
Adopted Date



   
Planning Commission 5) a)        
Meeting Date: 04/09/2024  
SUBJECT: Eagles Basin PUD
DEPARTMENT: Administration

TITLE:
Eagles Basin PUD

PURPOSE:
Please see attached staff report.

Attachments
Staff Memo 



 
 

 

TO:  PLANNING COMMISSION  

FROM:  KRISTI TRISKO, PLANNING CONSULTANT 

SUBJECT:  EAGLES BASIN TOWNHOMES – 13 LOTS, 12 TOWNHOMES AND 1 SHARED LOT 

DATE:  4/2/24 

 

Applicant:  Bigelow Homes, LLC 
Owner:  SE MN MULTI-COUNTY HRA 
Location:  Approximately 1145 21st Street East, R27.01476.00 

 
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.   

Details of the Preliminary Plan: 
 
Property Acreage: 1.82 acres or 79,282 square feet 
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 
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 20-foot wide 
private road connecting to Aire Avenue/21st Street East. 

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 are detailed in the 

Preliminary PUD and have been reviewed by Brian Malm, City Engineer.  



Emergency Turnaround: 60’ hammerhead turnaround at the end of the private street  

Planning Comments:   Review of Section 162.071 of the Zoning Ordinance 

Purpose- the Preliminary PUD 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 the Concept Plan 
was reviewed by staff and Planning Commission on January 9, 2024.  Bigelow Homes, LLC has submitted their 
Preliminary and Final PUD and Plat following the scheduled and notified public hearing and recommendation by 
the Planning Commission to City Council, staff will prepare the Development Agreement and hearing for the 
street vacation of a portion of Aire Avenue to be reviewed by City Council on May 7, 2024.  
 
PUD Standards –  

 Height – buildings 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) 
 Common Interest Community – Shared open space – The townhomes will be platted in a CIC plat (Eagles 

Basin Townhomes) 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 Preliminary and Final PUD layout and 
narrative.   

 
Street and Utility Commission Review:  The Utility Commission met on April 1, 2024 and had no comments for 
the PUD Plat and Plans.  The Street Commission met on April 2, 2024 and had the following comments for the 
PUD Plat and Plans;  
 

 A “No parking sign” should be posted on-site so that the 20-foot driveway and turnaround are free for 
emergency personnel and private thru-traffic. 

 
Park Commission Review / Parkland Dedication Fee:  The Park 
Commission reviewed the Eagles Basin Townhome PUD and approved 
the fee of $500.00 per residential unit.  The Parkland Dedication Fee 
will be included in the Development Agreement.  Total fee will be 
$500.00 x 12 = $6,000.00. 
 
 
 
 



Emergency Departments -  Wabasha Ambulance - Ryan Marking, no concerns;   
   Wabasha Police Department – Joe Stark, no concerns;   
   Wabasha Fire Department – Darren Sheeley – no concerns 
 
Engineering Comments:  
  

 Aire Avenue right-of-way is proposed to be partially vacated leaving enough R-O-W to accommodate the 
existing trail and allow access to radio tower property.    

 Sewer and water main are provided and follow road alignment wherever possible.  See attached 
reviewed plans. 

 The developer’s engineer has verified that the existing pond provides the required water quality 
treatment required by the MPCA construction stormwater permit. 

 A signed development agreement must be in place before construction can begin on the site or 
individual building permits are submitted. 

 
Conditions: 
 

1. A “No parking sign” must be posted on-site so that the 20-foot driveway and turnaround are free for 
emergency personnel and private traffic. 

 
Staff Recommendation: 
 
Following the public hearing, staff recommends that the Planning Commission review the submitted preliminary 
and final PUD plans and Eagles Basin Townhome Plat and recommend that the PUD Plans and Final Plat be 
forwarded to City Council for their review and decision.  
 
Next Steps:   Following the recommendation by the Planning Commission to City Council, staff will prepare the 

Development Agreement and public hearing for the street vacation to be reviewed by City 
Council on May 7, 2024. 

 
Attachments:  Preliminary Plans, Final Plat, Eagles Basin PUD Standards and Exhibit.   



 

 
 
 

ENGINEERING 
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14070 Highway 52 Southeast, Chatfield, Minnesota 55923 
Phone  507-867-1666     Fax  507-867-1665     www.ggg.to                     

 
February 8, 2024  
 
Kristi Trisko – Senior Planner 
Bolton & Menk, Inc. 
2900 43rd Street NW Ste. 100 
Rochester, MN 55901 
 
Re: Eagles Basin Townhomes – Preliminary/Final PUD, Final Plat Submittal 
 
Dear Mrs. Trisko, 
 
On behalf of Bigelow Homes LLC, please process this application for a Preliminary & Final PUD and 
Final Plat to allow for development of Eagles Basin Townhomes across Outlot B, EAGLES BASIN. 
The Preliminary & Final PUD reflect the PUD Concept Plan as submitted and reviewed by the 
Planning Commission on January 9th. Six (6) twin homes are proposed for a total of twelve (12) for 
sale lots. Lot 13 covers the common space which includes the private drive, emergency vehicle 
turnaround and underground utilities providing services to the new lots.   
 
The building plans are attached which depict side, front and rear elevations with floor plans.  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 adheres to the original PUD and the development follows the intent 
from when Outlot B was originally planned and platted. 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.     
 
Public sanitary sewer and watermain were stubbed into the property at the time of construction of 21st 
Street. The extension of these public utilities through the site will be contained within a public utility 
easement with the watermain looping as originally intended. Two storm inlets are proposed onsite 
which will capture and convey stormwater to the public storm network within 21st Street. The proposed 
onsite storm infrastructure is private and thus operation, maintenance, repair and replacement will be 
the responsibility of the established HOA. 
 
We reverse engineered the existing multi-cell stormwater treatment facility serving the EAGLES 
BASIN development and confirmed the rate of release and Water Quality Volume are in compliance 
with current NPDES criterion with the development of Eagles Basin Townhomes. On-site stormwater 
treatment is not required. Our findings and calculations including proposed storm sewer sizing and 
inlet stage-storage data are further detailed in the Eagles Basin Townhomes – Drainage Report 
prepared for this project. 
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The Final Plat reflects the Preliminary & Final PUD with Lots 1 through 12 covering the buildings and 
Lot 13 covering the common space. The Final Plat also reflects the partial vacation of Aire Avenue, 
with 32 feet vacated and 18 feet retained for the majority of the 50-foot corridor. The northern end of 
the vacation area is doglegged to ensure the existing trail is retained by the City. By rule, the vacated 
Aire Avenue area is conveyed to the adjacent lot in the platted EAGLES BASIN subdivision, which in 
this case is Outlot B. Prior to Final Plat approval and recording, a vacation resolution will need to be 
approved and recorded. Said vacation resolution could include a statement that vacated Aire Avenue 
right of way shall be replatted as part of the Eagles Basin Townhomes subdivision. We have prepared 
an exhibit that includes the legal description and depiction of the area to be vacated and have it 
attached for reference in the resolution.        
 
Construction and grading plans with a plan-integrated SWPPP covering the project are also attached 
for review. 
 
Please review this request and schedule for the next available Planning Commission meeting. Let us 
know if there is any additional information you require for processing.  
 
Best regards, 
 
 
Jason Kappers 
Design Engineer 
 
Attachments: Aire Avenue Vacation Exhibit 

Preliminary/Final PUD 
  Final Plat 
  Construction & Grading Plans, SWPPP 
  Drainage Report 
  Building Plans 
    
CC: Bigelow Homes, LLC – Developer 
 Mark Welch, PE – G-Cubed, Inc. 
 Geoff Griffin, PE – G-Cubed, Inc. 

Andrew Buck – G-Cubed, Inc. 
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EAGLES BASIN ADDITION PUD STANDARDS 

To Whom it May Concern: 

Dated this ___ day of ___________, 2024 

Bigelow Homes, LLC, as fee owner of such number of lots, as identified in the Eagles Basin 
Addition Outlot ‘B’ PUD Amendment Exhibit attached herein, found in that part of the 
Northwest Quarter and that part of the Northeast Quarter all in Section 4, Township 110 North, 
Range 10 West, Wabasha County, Minnesota, described as follows: 
 
Block 1, Lots, 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 13 
 
All in EAGLES BASIN TOWNHOMES, Wabasha County Minnesota. 
 
Hereby establishes the standards to which the lots constituting said plat shall adhere, and thereby 
specifies that such standards shall constitute covenants to run with the land as provided by law, 
and shall be binding on all parties and all persons claiming under them and for the benefit of and 
the limitation on all future owners in said plat, these standards are restrictions being designed for 
insuring the use of this plat of property for attractive residential purposes only, to prevent 
nuisances, to prevent the impairment of the attractiveness of the property and to maintain the 
desired tone of the area, and thereby to secure to such lot owners the full benefit and enjoyment 
of their home, with no greater restrictions on the free and undisturbed use of the lot other than is 
necessary to insure the same advantages to other lot owners. 
 

1. There shall only be one (1) residential dwelling unit allowed on each individual Lot, 
specifically, Lots 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11 and 12, Block 1, EAGLES BASIN 
TOWNHOMES, totaling twelve (12) individual units. 
 

2. Lot 13, Block 1, EAGLES BASIN TOWNHOMES shall be dedicated common space 
with each Lot constituting 1/12th shared ownership. The established Eagles Basin 
Townhomes HOA sets forth the ownership obligations with regards to the common 
space. 
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3. The owner of each lot shall use reasonable efforts to ensure that Lot 13, Block 1, 
EAGLES BASIN TOWNHOMES is kept open and unblocked and that access to the 
other lots is not obstructed or impaired.   

 
4. Building construction within said plat shall substantially adhere to the ‘Eagle Basin 

Townhome’ blueprint attached herein. 
 
5. All residential dwelling units within said plat shall take access from the private drive 

serving the development. No curb cuts or direct access to any of the dwellings is 
permitted from 21st Street with the exception of the private drive serving the 
development. 

 
6. Driveway serving a dwelling unit shall be concreted and extend no wider than 

necessary to provide access to the garage; recommended 16 feet maximum width. 
 
7. Lot envelope setbacks applicable to Lots 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11 and 12, Block 

1, EAGLES BASIN TOWNHOMES are as follows: 
a. Front yard: 10 feet 
b. Side yard: 0 feet 
c. Rear yard: 10 feet 

 
The above standards shall operate as covenants running with the land for the benefit of any and 
all persons who may hereafter own property in EAGLES BASIN TOWNHOMES. All such 
persons are specifically given the right to enforce these restrictions through any proceedings at 
law or in equity, against any person or persons violating or threatening to violate such 
restrictions and to recover any damage suffered by them for any violation thereof. 
 

 
[REMAINDER OF THIS PAGE IS INTENTIONALLY LEFT BLANK]



 
 IN WITNESS WHEREOF, the parties have caused this EAGLES BASIN ADDITION 

PUD STANDARDS to be executed the day and year first above written. 

Bigelow Homes, LLC. 
 
 
By:        
       

Its: _________________  
STATE OF MINNESOTA  ) 
  ) SS 
COUNTY OF WABASHA  )  
 
 The foregoing instrument was acknowledged before me this _____ day of 
_____________, 202__, by ____________________, the ____________________ of Bigelow 
Homes, LLC., a Minnesota limited liability corporation, on behalf of the corporation.   
 
 
              
       Notary Public  
 



Southeastern Minnesota Multi-County 
Housing and Redevelopment Authority 
 
 
By:        
       

Its: _________________  
 
STATE OF MINNESOTA  ) 
  ) SS 
COUNTY OF WABASHA )  
 
 The foregoing instrument was acknowledged before me this _____ day of 
_____________, 202__, by ____________________, the ____________________ of the 
Southeastern Minnesota Multi-County Housing and Redevelopment Authority, a public body, 
corporate and politic, under the laws of the State of Minnesota, on behalf of the Authority.  
 
 
              
       Notary Public  
 
 
 
 
THIS INSTRUMENT WAS DRAFTED BY:   
 
Bigelow Homes, LLC 
4057 28th St NW # 100 
Rochester, MN 55901 
 



EAGLES BASIN ADDITION OUTLOT ‘B’ PUD AMENDMENT EXHIBIT 

 
 



EAGLE BASIN TOWNHOME BLUEPRINT 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EAGLE BASIN TOWNHOME BLUEPRINT 

 



SOUTHEASTERN MINNESOTA MULTI-COUNTY HOUSING AND  
REDEVELOPMENT AUTHORITY  

 
SECOND AMENDED AND RESTATED  

DECLARATION OF RESTRICTIVE COVENANTS FOR EAGLES BASIN ADDITION 
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Memorandum 
Office of the City Planner 

 
To: Wabasha Planning Commission 
From: Kristi Trisko, Consultant Planner 
Date: March 27, 2024 
Subject: CUP application – Second Street Development 

 
 

MEETING DATE: April 9, 2024 
 

REQUEST: 
1) Owner/Applicant: City of Wabasha  
2) Developer: Keller-Baartman Properties 
3) Location: 128 2nd Street West 
   R27.00247.00 
Staff Report 

 
Zone: TDC (Traditional Downtown Commercial) 

 Land Use:   Commercial 
Setbacks:    None required 
Acres: .52 Acres 
Utilities:  6” watermain in 2nd Street,   
  8” sewermain in 2nd street,  
  12” stormmain at Pembroke and 2nd St. 
Engineering:  No concerns from Brian Malm as the project will 

connect to city utilities and on-site stormwater will 
be reviewed and permitted prior to construction. 

Flood:  Within the 500-year floodplain 
Wetlands:  None on site 
Shoreland Overlay Zone:  S4, Mixed use, community meeting 

space and apartments, 14,185 square feet total 
building footprint.  100% impervious currently. 

 
CUP Conditional Use Permit Required:  
 Mixed Use:  Public and multi-family (more than 20 units) in the TDC zone  
 Building taller than 35 feet in the TDC zone.  Building to be approximately 48’ in total height. 

 
 
 
 



2 

 

 

 
Site/Building Use:    
Community Meeting Space on the main floor with 1,000 square feet. The following groups are anticipated to use 
this space:  

- Bridge Clubs  
- Book clubs  
- Coffee and discussion (currently at the library)  
- Knitters and quilting groups  
- Wabasha Bird City Meetings  
- Wabasha Chamber Board Meetings  
- Connections Café  
- Age Friendly Initiative Wabasha Meetings  
- Downtown Wabasha Main Street coffee and conversations  

 
Multi-Family – 50 units with a total of approximately 69,925 square feet. 

 Total Building Size:  70,925 square feet 
 

Background of the Site: 
 

In 2007, the City of Wabasha acquired 128 2nd Street site as future parking for a hotel that was never realized. 
Since then, the site has been used as commuter parking, Grandpa's Barn Boutique, and the Food Share (2020). In 
2021, City Council began planning for future development opportunities for the site including mixed use and/or 
housing. However, since the site’s initial acquisition, the Port Authority has had ongoing conversation about 
potential redevelopment of the site.  
  
The 2016 Wabasha Comprehensive Plan also notes as a Housing Objective (page 29) “Encourage housing that 
appeals to young adults, seniors, and other that may leave due to a lack of housing, such as apartments near 
shopping and bus routes, condominiums, and townhomes, and single-story housing units”.  
 
In the spring of 2022, the Wabasha Port Authority formed a housing task force made up of a variety of 
stakeholders and community groups (realtors, employers, non-profit organizations).  One of the primary goals of 
the group was identifying future housing sites. The city’s site at 128 2nd Street was identified due to its city 
ownership and downtown location.  Potential developers were invited to Wabasha for a conference last fall 
where they identified the City’s site at 128 2nd Street as the best site for future mixed use and housing 
development.    
  
The Housing Task Force also conducted a housing study that was approved by City Council in June 2023. A 
demand for market-rate apartments, particularly workforce and senior housing was identified that would free up 
single family homes for larger families. The study made a recommendation that the City provide financial 
incentives and property to incentivize a developer to build multi-family housing in Wabasha.   
  
The City released a Request for Proposals for the site on December 28, 2023. Four proposals were received, 
Keller-Baartman was selected. Their proposal for a mixed use, community meeting space on the main floor along 
with a 50-unit apartment building is now moving forward through the necessary review for the conditional use 
permit followed by the outreach for the funding necessary to develop this site.    
 
The City is working with the Food Share to find a new site. They have currently outgrown this space for their 
needs. The City provided this space at no cost to the Food Share and covered their electricity bills so finding new, 
free space will be challenging. The Chamber was aware of the City Plans for some time and will have to look at 
new spaces or tent rental for future special events.  

  
 



3 

 

 

Project Details:   The applicant has submitted a request for a mixed-use, five (5) story building, four stories above 
ground with a full basement for underground parking. The building will include 50 apartments with the following 
apartment sizes: 

 11 studios 
 17 one bedrooms 
 15 two bedrooms 
 7 three bedrooms 

 
The first floor also will have a 1,000 square foot community meeting space, exercise room, office, and lobby. (See 
attached First Floor Site Plan) The City is partnering with the developer and working with a sub-committee of residents 
who will provide input on the final design and exterior materials of the building, before moving forward with building 
permits. This will be a market-rate building and the rents are anticipated to be $925-$1400 per month, depending on 
unit size.   

Building Dimensions& Details:   The building dimensions are 130.0’ x 150.0’ or 70,925 square feet in total size with 
14,185 square feet per floor in an “L” shaped building.   Access to the building will be on the first floor and in the 
underground parking area.     

 
Access: The site parking will be accessible on Allegheny Avenue 
through the alley.  

  
Building Height: The building is four (4) stories above ground, 
approximately 47’4” or 12.3 feet taller than is allowed without a 
CUP. 

 
This property is within the TDC Zone which allows for multi-family 
developments with more than 20 units and commercial uses among 
other traditional downtown uses.   
 
Along with the more intense downtown uses, downtown lot sizes, 
setback standards, and parking are also specifically designed to 
allow more flexibility along with higher densities in building masses 
and building heights than is typically seen in 
suburban or rural portions of the city. 
 
This project is reflective of a traditional 
downtown building mass, size and height. 
There are older existing buildings with mixed 
commercial and office uses to the east and 
north that have two story buildings with taller 
architectural cornices increasing their height 
to more equally match the height of the 
proposed building.   
 
More recently, the Eagles Landing Condos 
were approved in a PUD with special zoning 
standards where the height is also 48 feet.  The National Eagle Center is another two-story building with an additional 
architecture enhancement above the second story building mass within the district.  
 
Allowing this project to be up to 48 feet in height rather than the 35-foot standard without a CUP is a 13-foot request.  
Given, that this project will be designed to more closely match the traditional downtown standards, the Street 
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Commission will work with the architect and applicant to make sure that it fits in with the existing aesthetic of 
Wabasha, Staff recommends that we approve the 13-foot request and approved the building height at no taller than 
48 feet.   
 

See the adjacent building heights below.  

 
Parking:  As can be seen from the site plan, there are 38 parking stalls 
underground and an additional 5 parking stalls in the northeast corner 
of the building along the alleyway.  
 
Detailed Parking Breakdown: 
 

38    Underground parking stalls 
  5    On-Site parking along alleyway 
13    Street Parking - 2nd Street 
  5     Street Parking - Alleghany Avenue 
61   Total parking  

 
Required:  50 parking stalls at 1 parking stall per unit  
Provided: 61 parking stalls within 15 feet of building  
 
Parking stalls per residential unit type breakdown: 
 

28 Studio or One (1) bedroom = 1 parking stall per unit 
22 Two (2) and Three (3) bedrooms = 1.5 parking stall per unit  (22 x 1.5 = 33) 
61 Total Parking Stalls needed per residential unit types, (28 + 33)  
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Community Accessible Parking:     
 
Snow emergency (off-street) parking will be moved to the public 
parking areas under the bridge at Main Street (15 parking stalls) 
and Second Street under Highway 60 (27 parking stalls). These off-
street parking areas are 1 ½ blocks and 1 block away from the 
project site and have 42 combined off-street parking stalls.    Open 
public parking for various commercial and residential uses in the 
area can utilize the existing parking surrounding the site including 
the following parking areas: 
 
City staff anticipates the demand for parking by residents of the 
apartments to be opposite to the library and surrounding  
commercial spaces, with residents commuting out to their jobs 
during business hours and using the parking on evenings and 
weekends. 
 
Detailed Remaining Public Parking Breakdown (NOT including the public parking adjacent to the proposed project) 
  

  4  parking stalls in front of the Public Library 
  6  parking stalls south of the proposed project on the north side of 2nd Street  
19  parking stalls south of 2nd Street east of Alleghany Avenue  
22  parking stalls south of 2nd Street west of Alleghany Avenue 
51 Total parking stalls within a two-block radius 

 
Public Improvements Included in the Project: As part of the project, the plan includes repaving the alley and sidewalks, 

adding trees in the sidewalk area, burying the electrical lines in the alley (if feasible). These public improvements 
will enhance that area.   

Surround Land Uses:  The Wabasha City Library and Heritage Laundromat are located west of the site.  A medical office 
and commercial businesses are located north of the site facing Main Street West separated by an alley.  A two-
story apartment, three single family homes and a commercial building are located south of the site.   A single-
family home, and commercial businesses that face Pembroke Avenue are located to the east of the site.   

 
Sight Visibility Triangle – The TDC (Traditional Downtown 

Commercial) zone allows zero building setbacks.  However, 
staff requested that the applicants add the newly adopted 45-
foot SVT into the site plan so we can evaluate and determine 
if adequate visibility for autos and pedestrians is maintained.  
As you can see from the attached SVT exhibit, the building 
placement at the intersection still allows for more than 40 
feet of unrestricted sight visibility clearance using the edge of 
the parking stalls as the edge of pavement.   

 
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 on Tuesday, March 26,  
2024, stating that a public hearing would be held on April 9, 2024, for this conditional use permit request. 
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Recommended Conditions: 
 

1. Exterior building treatments, construction materials and architectural design must be comparable to 
those used in buildings within the district as approved by a sub-committee composed of 1 Planning 
Commission Member, 1 Council Members, 1 Port Authority Member.  

2. The applicant must work with the Street Commission to develop standards for the trees shown in the 
sidewalk along Alleghany Avenue. 

   
162.029 Conditional Use Permit - Criteria. (See attached) 

 
Planning Commission Action: 

Following are sample resolutions for both approval and denial which may be used by the Planning 
Commission in their decision. 



 

 

 

Sample resolution for approval 
Resolution 

 
CUP for Multi-Family Uses over 20 units and  

48 feet in total height for the new mixed-use building at 128 2nd Street   
 

 
WHEREAS, the proposed property has a land use designation of Commercial; and 
 
WHEREAS, The proposed use is consistent with the City’s comprehensive land use plan. 

 
WHEREAS, The Planning Commission provides the following findings: [insert findings as deemed 
appropriate from the checklist] 

 
 

NOW THEREFORE, IT IS HEREBY RESOLVED, the Planning Commission approves the Conditional Use Permit for a 
multi-family use that is approximately 48 feet in height at 128 2nd Street.   
 
 
 

Sample resolution for denial: 

 
Resolution 

 
CUP for Multi-Family Uses over 20 units and  

48 feet in total height for the new mixed-use building at 128 2nd Street   
 
 

WHEREAS, the property addressed 128 2nd Street is zoned Traditional Downtown Commercial (TDC); and 
 
WHEREAS, a Conditional Use Permit is required for a multi-family apartment complex with more than 20 units that 
is taller than 35 feet in height; 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 Conditional Use Permit for a multi-
family residential use as requested by the applicants the City of Wabasha.  
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CUP – 2nd Street Development 
128 2nd Street 

 
Section 305.04 4C General Standards.  No conditional or interim use shall be granted by the Planning Commission unless the Board shall find: 
 
 Standard Staff Comments  Standard Met? 
1. The establishment, maintenance, or operation of the use will not 

be detrimental to or endanger the public health, safety, morals, 
comfort, or general welfare of the City; 

The establishment of an apartment building will support downtown 
vitality and the project meets all requirements for public health and 
safety, morals, comfort, and the general welfare of the City.  

x 
 
 

Yes 
No 
Discussion 
Recommended 

2. The use will not be injurious to the use and enjoyment of other 
property in the immediate vicinity for the purposes already 
permitted, nor substantially diminish and impair property values 
within the neighborhood; 

The project will be a significant investment in the City’s downtown 
area, bringing new residents’ downtown who will frequent the local 
businesses around them. This project will enhance business values of 
existing commercial buildings not diminish property values.  

x 
 

 

Yes 
No 
Discussion 
Recommended 

3. The establishment of the use will not impede the normal and 
orderly development of the surrounding property for uses 
permitted in the district; 
 

The project will not impact normal and orderly development of 
surrounding business or residential uses, in fact, staff believes it will 
help improve commerce and business around it.  

x 
 
 

Yes 
No 
Discussion 
Recommended 

4. Adequate utilities, access road, drainage, and/or necessary 
facilities have been or are being provided; 

Adequate city utilities are available for the building and no 
construction or drainage issues are anticipated.      

x Yes 
No 

5. Adequate measures have been or will be taken to provide ingress 
and egress so designed as to minimize traffic congestion in the 
public streets;  

The proposed project will use the existing alleyway to access their 
underground parking and on-site parking stalls to minimize traffic 
congestion along Alleghany Avenue and will have no traffic impact to 
2nd Street.  

x 
 
 

Yes 
No 
Discussion 
Recommended 

6. The use shall, in all other respects, conform to the applicable 
regulations of the district in which it is located. 

The existing use meets all the performance standards within the TDC 
zoning district and the S4 shoreland overlay zone.   

x Yes 
No 

7. Adequate parking facilities and loading areas are available. 
 

Adequate parking will be either located on-site or can be obtained 
within 1,000 feet of the project.   

x 
 
 

Yes 
No 
Discussion 
Recommended 

8. Preservation of natural resources including filling and grading 
limitations. 

Currently, 100% of the site is impervious.  The development of the 
site will not require filling or extensive grading.  

x Yes 
No 

9. Use does not obstruct scenic views from public right-of-way or 
existing residential uses. 

There are no river views from this area of the district. It will not block 
any river views. The direction of the building facing an alley means 
that it will not block any bluff views.  

x 
 
 

Yes 
No 

10. Adequate size and configuration of property for the proposed 
use or activity 

In the TDC zone, a building can occupy 100% of the site with zero 
setbacks.  The use fits the configuration of the property.   

x Yes 
No 

11. Hours of business operation N/A x Yes 
No 
 



2 
 

TDC Specific Standards 
12. Exterior building treatments, construction materials and 

architectural design are comparable to those used in buildings 
within the district; 

Exterior building treatment and materials must be compatible within 
the district and approved by the City prior to obtaining a building 
permit for the project.   

x Yes 
No 

13. Refuse and service areas, including location and amount of 
receptacles and screening with fencing or vegetation; 

Refuse and service areas will be located within the building.   x Yes 
No 

14. Signage and lighting, with reference to glare, traffic safety and 
compatibility with other properties in the district; 

Signage and lighting will need to follow City Code and is not 
anticipated to create any incompatibility concerns. 

x Yes 
No 

15. The limitation of hours of operation, of noise allowed, waste 
management, security, fencing or screening, and any other 
provisions to  harmonize outdoor operations with neighboring 
residential or business uses; 

As a community and residential use, noise is not anticipated, and 
there will be no outdoor uses. 

x Yes 
No 

16. Outside services, sales or dining areas as accessory uses is limited 
to 30% of the interior floor area of the principal use; 

N/A x Yes 
No 

17. Use of landscaping, fencing or walls for screening, and to create a 
continuation of street setback conforming to the other structures 
of the district for public or private parking lots; and 

The use of landscaping along Alleghany Avenue and 2nd Street will add 
to the continuity within the TDC district creating a pedestrian scale 
adjacent to the building along the public sidewalks.  

x Yes 
No 

18. Conditions for building heights exceeding the base height 35 feet 
must be shown to fit within the nature of the district. Floor area 
ratio, historic evidence of height in the district and comparison to 
nearby existing landmarks in the district will be considered and 
must be addressed in the findings of facts for approval. 

Findings of Fact #1 - This property is within the TDC Zone which allows 
for multi-family and commercial uses and more flexibility in lot sizes, 
setback standards, and parking are also specifically designed to allow 
more flexibility along with higher densities in building masses and 
building heights. 
 
Findings of Fact #2 – This project is near older existing buildings with 
mixed commercial and office uses to the east and north that have 
two story buildings with taller architectural cornices increasing their 
height, and near more recent projects like Eagles Landing Condos, 
also approved for a 48-foot-tall building and The National Eagle 
Center with architectural features above their two-story building. 
 
Finding of Fact #3 - This project is only requesting a 13-foot increase 
in standards that will be designed to closely match the existing 
traditional downtown standards with a sub-committee to make sure 
that it fits in with the existing aesthetic of Wabasha.  

x 
 
 

Yes 
No 
Discussion 
Recommended 
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Section 305.06 Subd. 12 N provides for additional standards for CUP’s in shoreland zones.  The property is within the S3 Shoreland Zone.  The 
Planning Commission shall review the application and consider the waterbody, the topography, vegetation, and soils conditions on the site and only 
issue a CUP where there are findings to ensure: 
 
 Standard Staff Comments  Standard 

Met? 
19. The prevention of soil erosion or other possible pollution of 

public waters, both during and after construction 
The site’s impervious and pervious conditions will not change x  Yes 

No 
20. The visibility of structures and other facilities as viewed from 

public waters is limited in undeveloped areas and screened as 
deemed appropriate in developed areas 

The proposed structure will not need to be additionally screened as 
the site is not visible from public waters. 

x  Yes 
No 

21. The site is adequate for water supply and sewage treatment The site has public sewer and water.   x  Yes 
No 

22. The types, uses, and numbers of watercraft that the project will 
generate are compatible in relation to the suitability of public 
waters to safely accommodate these watercraft 

No watercraft will be used on this site.  x  Yes 
No 

 



















 
 

 

 

Apartment Project at Second and Alleghany Frequently Asked Questions 

 

 

In an effort to keep the public informed with information about the development of a multifamily 

apartment on 2nd Street and Alleghany Avenue the City of Wabasha has developed a list of 

Frequently Asked Questions:  

 

• Will this be low-income Section 8 housing?  

 

No. The City and its developer partner Keller Baartman Properties LLC 

(https://www.kbproperties.org/) will apply for a competetive Minnesota Workforce 

Housing Grant Program which is funding available to rural Minnesota for market-rate 

housing. Market rate housing means that there are no income restrictions and no 

subsidized rent. The rents are anticipated to be $925-$1400 per month, depending on unit 

size.   

 

Without this grant, the project will not be possible and will not be able to move forward 

due to the current cost of borrowing and construction.  

 

• If all units are not rented, will the property management be allowed to turn vacant 

units into low-income housing?  

 

No. KB Properties will have traditional mortgage financing and developer equity, that 

will require certain rent levels be maintained to pay the mortgage. The estimated building 

cost is $10 million. There will be no way to significantly reduce rents or make it public 

housing with a regular bank mortgage on the property. It’s not possible that another buyer 

could pay what the building is worth and turn it into low-income housing. There are not 

aren’t funding programs available to do this.  

 

The developer is confident there is an unmet demand for this type of housing in Wabasha. 

They will produce and maintain high quality apartments with desirable amenities 

including heated underground parking, a fitness center, patios and security and 

accessibilty features that cannot be found elsewhere in Wabasha. We anticipate people 

wishing to downsize, those needing a handicapped accessible unit, people new to 

Wabasha, and younger people not able or ready to own and maintain a house will desire 

to live here.  

 

https://www.kbproperties.org/


• Will renters or the property management company be allowed to list units on Vrbo, 

Airbnb, or other short term rental platforms? 

 

No. The developer the City selected is not in this type of business and this would not be 

allowed with the type of funding they have secured. The developer does not allow 

subleasing.  

 

• What if the building isn’t well maintained? 

 

There are market demands that ensure the building be well-maintained and managed and 

the City has selected a developer with a proven track record of maintaining high quality 

apartment buildings.  

 

• I don’t like the building design and I don’t think it fits in with the downtown. Can 

the designs be changed?  

 

Yes. The building design is not yet final. It has been conceptualized for the site so that 

State funds may be applied for. The City will establish a subcommittee that will provide 

input on the final architectural design and material selection. The City recommended a 

flat roof in keeping with the downtown comercial district. This property is not subject to 

design review or guidelines that apply to the adjacent Nationally Registered Wabasha 

Historic Commercial District. 

 

• How many units and how many off-street parking spots are there?  

 

The building will include 50 apartments with the following apartment sizes: 

11 studios 

17 one bedrooms 

15 two bedrooms 

7 three bedrooms  

 

Detailed Parking Breakdown: 

 

38    Underground parking stalls 

  5    On-Site parking along alleyway 

13    Street Parking - 2nd Street 

  5        Street Parking - Alleghany Avenue 

61  Total parking 

 

• What are the City’s parking requirements for this building?  

 

This building is zoned Traditional Downtown Commercial. The following requirements 

apply “Apartment buildings of 6 or more units must have 1 space for every dwelling unit. 

All spaced must be provided within 1,000 of the nearest point of the building. This 

project exceeds those requirements.   

 



• Is the building too tall for downtown Wabasha?  

 

This project is reflective of a traditional downtown building mass, size and height. 

There are older existing buildings with mixed commercial and office uses to the east and 

north that have two story buildings with taller architectural cornices increasing their height to 

more equally match the height of the proposed building. More recently, the Eagles Landing 

Condos were approved in a PUD with special zoning standards where the height is also 48 

feet. The project, as presented with the accepted proposal by the City is not feasible without 

additional financial support to be a two or three- story building. It needs the projected 50 

units to make it feasible. due to the flat cornice, it will be the slightly less tall than the Eagle 

Landing Condos.  

 

• What will happen to the Food Share and the mural that was there?  

 

The Food Share has outgrown its current location and is working with the Port Authority to 

find a new location. The mural was built to be moveable and is on boards, in anticipation of 

the project.  

 

• What about the Chamber’s use of the Transfer Building for events?  

 

The Chamber has been aware of the project and has no concerns. They currently are paying 

the City a monthly lease for a building that isn’t utilized most of the time.  

 

• Why didn’t the City consider other options for this site like retail or commercial?  

 

The City as it viewed the community's needs at this time, considered new multi-family 

housing the highest and best use for the site. This city-owned site provides walkability to 

many services and amenities and is a highly desirable location for infill development. No 

new water, sewer or streets are required for this project. It makes use of existing utilities, 

making the project feasible for the City and of no impact to local taxpayers. This project will 

be feasible if the Minnesota Workforce Housing Grant Program awards funding to the 

project. This is a new opportunity and funds are most abudant in the first two years of this 

program. An additional 50 or more residents living downtown will create "feet on the street" 

and support the market demand to support existing and future businesses. The Port Authority 

also values commercial development and has other programs to support local businesses.  

 

• I am worried about the 22 stalls of parking going away that is on the site.  

 

In the parking analysis, staff are confident that there are other on-street parking spots that can 

be utilized instead of this lot. The Council evaluated these concerns and determined that 

downtown housing to be a higher, more impactful use for the land than parking.  

 

• I would like to lease an apartment, who can take my name down?  

 



If we are successful with the Minnesota Workforce Housing Grant, we anticipate a 

construction start in summer of 2025, leasing in fall/winter 2026. You can call City Hall: 651-

565-4568. 

 

• Why didn’t I know about this project sooner?  

 

The Port Authority authorized a community taskforce, Wabasha Area Team for Community 

Housing or WATCH in 2022. The City conducted a housing study that determined the need 

for all types of housing. Strategies for new housing development have been regularly 

included in publicly noticed agendas of open meetings of  the Wabasha Port Authority and 

Wabasha City Council over the last two years. The announcement of the Minnesota 

Workforce Housing Grant (new in 2024) made the development of workforce housing a 

priority. The Wabasha Port Authority and Wabasha City Council Meetings all allow for in 

person and virtual participation. Agendas and minutes can be found here: 

https://www.wabasha.org/city-government/meetings/. Council Meetings are held the second 

Tuesday of the month at 6 PM and Port Authority Meetings are held the third Tuesday of the 

month at 5:30 PM. If you have a question about an agenda item, you can contact City Hall or 

members of the Council or Port Authority. 

 

• Why is the City selling this parcel for housing?   

 

In 2007, the City of Wabasha acquired 128 2nd Street site as future parking for a hotel that 

was never realized. Since then, the site has been used as commuter parking, Grandpa's Barn 

Boutique, and the Food Share (2020). In 2021, the City Council began planning for future 

development opportunities for the site including mixed use and/or housing. However, since 

the site’s initial acquisition in 2007, the Port Authority has had ongoing conversation about 

potential redevelopment of the site.  

   

More housing has been a long-held goal for the City of Wabasha and increasingly, Wabasha 

employers tell the City it’s the top barrier to filling new positions. The 2016 Wabasha 

Comprehensive Plan notes as a Housing Objective (page 29) “Encourage housing that 

appeals to young adults, seniors, and other that may leave due to a lack of housing, such as 

apartments near shopping and bus routes, condominiums, and townhomes, and single-story 

housing units”.  

 

In the spring of 2022, the Wabasha Port Authority formed a housing task force made up of a 

variety of stakeholders and community groups (realtors, employers, non-profit 

organizations).  One of the primary goals of the group was identifying future housing sites. 

The city’s site at 128 2nd Street was identified due to its city ownership and downtown 

location.  Potential developers were invited to Wabasha for a conference last fall where they 

identified the City’s site at 128 2nd Street as the best site for future mixed use and housing 

development.    

  

The Housing Task Force also conducted a housing study that was approved by City Council 

in June 2023. A demand for market-rate apartments, particularly workforce and senior 

housing was identified that would free up single family homes for larger families. The study 

https://www.wabasha.org/city-government/meetings/


made a recommendation that the City provide financial incentives and property to incentivize 

a developer to build multi-family housing in Wabasha.   

  

The City Council approved and City staff released a Request for Proposals for the site on 

December 28, 2023. Four proposals were received, Keller-Baartman was selected. Their 

proposal for a mixed use, community meeting space on the main floor along with a 50-unit 

apartment building is now moving forward through the necessary review for the conditional 

use permit followed by the outreach for the funding necessary to develop this site.    

 

• I have more questions, who can I talk to about the project?  

 

Caroline Gregerson  

City Administrator  

cityadmin@wabasha.org  

651-560-4860 

 

• I have opinions about the project, where can I share my thoughts?  

 

Please reach out to your Council Member or attend a public comment section of a Wabasha 

Council Meeting. Meeting information is posted online, and we also allow for virtual 

participation.  

 

• What is a Conditional Use Permit?  

 

Conditional and interim use permits are zoning permits intended to allow additional uses in 

the City if specific standards are met to ensure that the proposed use is compatible with the 

surrounding land uses and the Comprehensive Plan.  Interim uses are uses that are allowed for a 

specific period of time in zoning districts.  CUP’s and IUP’s require a public hearing and 

approval by the Planning & Zoning Commission. 

  

CUP Conditional Use Permit Required: 

• Mixed Use:  Public and multi-family (more than 20 units) in the TDC zone Building 

taller than 35 feet in the TDC zone.   

• Building to be approximately 48’ in total height 

 

mailto:cityadmin@wabasha.org
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