CITY OF RUSHFORD VILLAGE (CRV)
PLANNING/ZONING COMMISSION MEETING MINUTES FROM TUESDAY, May 19, 2020

The Tuesday, May 19, 2020 Planning and Zoning meeting was called to order at 5:30 pm by Planning and Zoning 
Administrator Jon Pettit in the Rushford Village Community Center (COVID-19 Precautions).  

Members Present:  Glen Kopperud and Travis Link 









   Absent: Hamilton Petersen

CITIZENS / OTHERS PRESENT:  Vern Bunke-Foothill Development, Rebecca Charles-CEDA,Dennis Overland-
Acting Mayor and Mary Miner-Clerk 

AGENDA APPROVED as presented









    Motion by Kopperud 2nd by Link Carried

MINUTES from the April 21, 2020 Planning-Zoning Commission Meeting were approved as presented 


















                 Motion by Kopperud 2nd by Link Carried 

New Permits:



#1377-Abigail Ingram-12x12 Shed-Goodrich St




#1378-Mitch Gilbertson-Reroof & Reside House-Add Small Deck-Whitmore




#1379-Robert Forsythe-Replace 50 Feet Tin on Feed Bunk-Ridgeview Rd




#1380-Casey Ingvalson-New Driveway-Nordic Court




#1381-Richard Bovy-New Home-State Highway 43 South




#1382-Howard Otis-16x24 Building-Aspen Rd




#1383-Dave Lind-Replace steel shed wall & roof-State Highway 43 S




#1384-Chad Rasmussen-14x10 Shed-State Highway 43 S




#1385-Jack Hedin-Peterson Farm-5x9 3 Season Shower Room-State Highway 30




#1386-Amy Engelhart-Sign for The Boutique Station-State Highway 16




#1387-Tim A. Johnson-Steel Roof on Front of House-Prospect St




#1388-Robert Holien-Sidewalk, Retaining Wall Repair-State Highway 16




#1389-Duane Miner-Retaining Wall Repair-Benson Ln




#1390-Ardith Brown-Replacing 2 Garage Doors-Main St




#1391-Dave Lind-12x25 Concrete-State Highway 43 S




#1392-Andrea & David Brand-Installing Beams on Front 2 Peeks of House-Darr Ln




#1393-Clay Johnson-New Home-County Rd 107



Permit Status / Projects in Process / Inquiries: 
· Pettit stated he needs to contact Dave Lind regarding permit #1391 which is for 12’x25’ concrete on north side of shed but there appears to be work going on by the barn which would not be covered by this permit
· Vern Bunke, Foothills Development: 
· Pettit and Bunke did meet at Bunke’s property.   Bunke gave a tour of the land and explained what he would like to do which is about the same as Bunke has presented in the past but with a little different layout of the lots.
· Bunke asked what would be the next step.  Pettit stated because he has never done this sort of thing before and does not know what needs to happen next he suggested Bunke contact Rebecca Charles, CRV CEDA representative and possibly Derek Olinger, Bolton & Menk
· Bunke did ask Pettit what CRV would be willing to help with.  Pettit told Bunke he did not know what CRV would be willing to help with
· Bunke reported he has contractors lined up to clean up trees and debris in an attempt to clear approximately 10 acres to start the development.  Once this area is cleared Bunke will get grass established to prevent erosion and then the contractor would continue up the hill another 5 or 6 acres until the money for the clearing project is spent. His future plan is to develop a total approximately 40 acres.
· Bunke hopes to prepare enough land, possible 10-12 lots, to pay for roads, electric service and a community well.  
· Bunke stated his hope is to get the lots platted and sold and a couple of homes started. Bunke feels it would take a couple of homes built for people to see it as a housing development 
· Bunke stated he will be looking to Rebecca Charles-CEDA for marketing help
· The hold up is the road access.  The current access was approved by MN DOT and is an acceptable private access but does not meet CRV standards.  Bunke would like CRV to consider issuing an interim use of the existing access until at least 8 of the 10-12 lots are sold which Bunke feels would fund the construction the permanent primary road access to the east which would comply with CRV ordinances and MN DOT.  
· After the primary access is built it would open up the remaining area for reasonable development with larger lots that would use a community well and individual septic
· Bunke hopes to make the lots acceptable at around 1 acre is size
· Pettit stated he is not sure if this project can be done in increments.  Pettit is asking Rebecca Charles for guidance because the way it is right now something different would have to be done to make it work
· Rebecca Charles will reach out to other CEDA representatives for suggestions.  From her own experience it is not usually a problem to do developments in increments but there should have a full plan with the phases outlined in that full plan but could subject to change to allow for the ability to make changes easily if need be.  
· Overland asked if the current ordinances would have to be revised for this situation. Pettit stated there would have to be a variance because this would not meet the CRV subdivision ordinance as it has been proposed
· Pettit stated with the proposed entrance where it is now does not fit with CRV ordinances and if we makes it fit how would CRV make it go away after 8 houses are built. What assurance does CRV have this temporary access would go away and the new access to the east would be built and would comply with CRV ordinances
· Link stated it is a beautiful area but does have some concerns which are the interim access would become permanent access or would there be a guarantee when 8 lots are sold the interim access would go away and the permanent access would be built. 
· Bunke stated to put in the permanent access is very expensive. He would not be able to do it right away but as long as there something is built into any development agreement pertaining to the interim access and how long it would remain in use, CRV would the power to say when the interim access is closed and the primary access would have to be built.  
· Bunke questioned if CRV would be willing to help with the cost of the access with the potential of 40 homes  being built and paying taxes.  Bunke stated this will be good for CRV and it would be nice to work together
· Kopperud suggested Rebecca visit the site to get her thoughts on the development and see if there are any funding options available
· Link stated he is also concerned about the proposed 1 acre lots.  CRV generally requires 2.5 acres lots.  No matter the lot size Fillmore County requires there must be enough area for 2 septic sites
· CRV sewer lines are located on the opposite side of Highway 16 from the proposed development but there are not 40 hookups available.  Kopperud questioned what Rushford might say if they were shown the plans and the need for more hookups.  Rebecca stated from a previous meeting between CRV and Rushford it was made known Rushford would not allow more hookups unless the area in need of hookups was annexed into the City of Rushford. Bunke stated this property would not be annexable because it is not contiguous with the City of Rushford.
· Bunke stated the previous engineering study he had done showed in order to provide infrastructure for that area would require 75-90 housing units and the cost would be somewhere between 2.25 and 2.5 million dollars.  The previous plan was to provide the maximum density for a traditional style of development with smaller lots and full city services but the cost of that get really high in a hurry. Overland asked if Bunke has an idea what the road access would cost Bunke stated from his past experience with the other one he felt the cost of the east road access would cost $300,000.00 to 350,000.00.  
· Link stated the last plans brought to the CRV Zoning Board showed approximately 60 lots instead of the 40 lots Bunke is now proposing.  The previous plan had lot sizes ranging from 10,000 to 15,000 square foot lots which would allow for CRV 25% buildable area per lot. 
· Link asked if there are any plans to show the roads in the development.  Bunke stated he does but they are a little in flux because they are not firmed up yet and the dynamics can change rapidly once you go to larger lots
· Pettit stated this development would be well beyond what the CRV subdivision are now.  This would be another entity in itself.  Bunke stated this is why in the beginning he had suggested a Planned Unit Development (PUD) which would still make CRV zoning the priority but allows flexibility in not causing a whole bunch of variances on the fly because they would be built into the agreement on the frontend so everyone would know where they stand and what is or is not possible but knowing what is possible may not look anything like the current CRV developments
· Rain water retention would be built right in so a runoff problems is not created for anyone
· Bunke would like from the Zoning Board is they give him some assurance he can move forward with this latest concept or would like any feedback 
· Kopperud stated he has a sense that Bunke is looking to coop with CRV in some way and his concern is if CRV is even interested in this.  Kopperud feels the first step would be to make sure the CRV Council is saying ok because the Planning and Zoning Board is not the Council and the Council would have to say if they like the idea or not.  The Planning and Zoning Board can review a plan in regards to the zoning part of the plan but the Council would have the final say.  Rebecca Charles stated the Planning and Zoning Board can make recommendations to the Council if they choose to.  Kopperud stated the Planning and Zoning could only make recommendations on the zoning part of it and would be responsible to let the Council know how it could happen and what changes would need to be made so it could happen.  Kopperud stated the Planning and Zoning Board does not have the authority to give out any money.
· Bunke stated what is really asking for is the Planning and Zoning Board be willing to listen to the development plans that might be outside the normal viewpoint because it is different.  As long as Bunke knows CRV can accept and is willing to talk about different ideas and ways of accomplishing the same/best thing for CRV and Bunke he wants to be able to meet all of the zoning things and then cooperation is always good as far as any funding.  Bunke stated the Council can only do what the Council can do, what they are willing to do but if it makes sense the Council could bond and borrow money to help the developer get it built and they would get it paid off.
· Overland stated the CRV Council has a little different thought process when it comes to helping fund a development. Overland stated in the past the CRV Council has not been interested in being a developer and with the different subdivisions in CRV the developer had to do it but stated this is a little different ballgame
· Kopperud asked Pettit if the proposed new plan would work or if there would be a lot of road blocks.  Pettit stated in order for it to work CRV would have to make it work.  Pettit stated he cannot imagine it working with the current CRV ordinances and what Planning and Zoning can do to make it work Pettit does not know and that is the biggest problem.  Pettit stated being on site looking at the different areas he can see where homes, roads and septic systems could be built but it would not fit CRV ordinances at all so the Council would have to give the Planning and Zoning Board the opportunity to do something different than how things are done now.  Pettit would like to see houses up there but does not see how that can happen with the CRV ordinances as they are now
· Link stated a positive is that it is a beautiful spot. He does have concerns regarding the number of variances it would take to get it done. Starting with the access which, at the beginning would not be a hard surface and would be at a 12% grade when it should be a 10% grade so to get started legally if some of this was allowed where CRV would stand on the legal end just to get 1 lot sold.  Would CRV be liable if there were accidents because of the exceptions made for the access and CRV allowed lots to be sold. 
· Bunke thinks with the amount of traffic with 5-8 homes up there, the 8th home wouldn’t have to be built.  There always seems to be a critical point where things kick into gear.  Bunke gave examples of different developments in Rushford that sat empty for a few years until a few houses were built and then the developments took off.  Bunke feels there is a need for more housing and this development will take off too once a few houses are built.  As soon as Bunke gets to the comfort level the lots are selling quickly enough he would then get financing for the road and the rest of the development infrastructure then is would become more reasonable for Bunke to risk
· How Bunke envisions it is to have the plans go through pretty much the normal subdivision process but it would be a development plan instead of necessarily letter by letter of the CRV subdivision ordinance but it would be part of the subdivision ordinance.  Bunke does not see a lot of stuff in the CRV ordinance that would stop anything it’s just the timing on the access and not being able to participate in the full infrastructure of CRV does diminish the pay back to CRV
· Pettit stated this is something that would have to go to someone else before it would be brought to the Planning and Zoning Board which is opposite of the way things normally are done.  Because the recommendations Bunke is seeking the first: Planning and Zoning Board cannot support the plan but can ask Bunke to submit a plan for review by October 2020 which is what the Planning and Zoning Board and CRV Council would be provided.  Second:  After reviewing the plan the CRV Council could decide this is something CRV could use and needs and at that point could give the Planning and Zoning Board the ok to try to make something happen with the help of the Engineer and Rebecca from CEDA to get something going. Pettit feels the Council would be happy to have Charles work with Bunke.  Third:  Planning and Zoning will not be issuing any permits to proceed for a while.  Pettit feels this will have to be done backwards from how it has happened before because nothing like this has ever happened before.  Before the ability to make a lot or road conform to CRV subdivision ordinances was possible but cannot be done this time
· Making this development conform to CRV ordinances would be very expensive, which is not a concern of CRV
· Charles asked what Bunke feels the value of the homes would be.  Bunke stated anywhere from $150,000.00 to $500,000.00.  He could see twin homes starting at $150,000.00 as well as more expensive retirement homes $500,000.00.  Link questioned if the twin homes would be on 1 acre lots which Bunke said they would.  Overland questioned the how that would work for the septic to which Pettit answered Fillmore County would allow 1 septic for a twin home but they would have to comply with Fillmore County regulations.
· Overland questioned if the second phase would have larger lots to which Bunke replied some would because of the topography of the land.  Bunke is trying to utilize the nicest buildable space and add on the rougher land to retain the natural character
· Bunke stated whatever the Planning and Zoning Board would like him to do he will try to make it happen
· Kopperud stated his concern is the Planning and Zoning Board say the plan sounds pretty good and Bunke puts more time and money into the plan and all of a sudden the Council or Planning and Zoning Board decided CRV cannot go there then Bunke would be stuck.  Kopperud feels up front before Bunke goes too far with this everybody has to be on board and say this can work or this cannot work but Kopperud does not know how to get that approval.  Link agrees, he does not want Bunke throwing money down a rabbit hole if it just not there
· Overland does not feel there is enough information yet to make a decision to go ahead or not
· Kopperud stated if CRV is going to move forward with Bunke on this CRV needs to have some idea what the CRV commitment will be whether it be monetary, equipment or whatever else might be needed because right now there does not seem to be any idea what the village might have to get into this, roads, services, financing. Kopperud stated he does know what Bunke’s expectations are either. Kopperud stated everyone is going to have to be really up front on this thing or it’s not fair
· Pettit stated a plan is needed.  Charles stated potential game plan is needed and maybe next month Bunke could bring in a plan for Planning and Zoning to review and between now and then Charles and Bunke could meet and put together numbers and a plan of attack and get a plan together.  This would allow time to look at ordinance issues.  
· Link stated his main concern is there are so many variances to make it work.  He is not trying to be negative because there are some really positives things.  The last plan was different so if they can see a new plan with 40 lots it would help.  The access it the other thing that jumps out even from a legal standpoint.  Link agrees it would be good to have Charles look at the area and give her opinion 
· Kopperud would also like Charles opinion after she views the area and the fact she is into demographics how fast this would proceed.  
· Bunke provided a hand out outlining what he is asking approval for and plans
· The handout also stated Bunke is seeking a recommendation from Planning and Zoning to the Council that:
· Supports the interim phase plan with the outcome of the preliminary development plan submitted for review by this October
· Supports authorizing Rebecca Charles,CEDA, to work with Bunke Properties, identifying resources that will enable the goals of CRV regarding the need for housing, to include financing options and availability to the developer;
· Issuance of necessary permits to proceed with the needed improvements for development of the land for residential housing at no expense at this time
· Rebecca Charles-Monthly Update/Land Use Survey Results:  
· Charles reviewed her April report and reported the AARP Community Challenge Grant has been applied for 4/8/2020 in the amount of $53,306.00.  CRV should know by July 1, 2020 if they will receive the grant    

· Charles presented the preliminary results from the land survey.  Charles plans to have the final written report in June.
· There was a 29% response rate which was higher than expected. 45 responses were received back
· Those 45 responses represent 76 parcels of which there are approximately 614 acres that owners are thinking about selling or developing
· Satisfaction of services are 8.7% and amenities are 8.6%
· Outdoor recreation and medical are the main items mentioned as what is wanted/needed
Other Issues/Concerns:  
· Pettit reported Lynn Mattson has contacted him a while ago regarding a potential housing development along State Highway 16.  Some of this area may be in the flood plain.
Next Zoning Board Meeting: June 16, 2020, 5:30 pm at CRV Office

Next Council Meetings: June 2 (Road Tour at 5:30 pm) and June 16, 2020 @ 7:00 pm at CRV Office

Motion to Adjourn was made by Kopperud, 2nd by Link at 6:27 pm



                 Recorder:  Mary Miner




















