
MEMO
Date: January 31, 2018

To: Alexandria Town Board

From: Ben Oleson, Hometown Planning
Zoning Administrator, Alexandria Township

Re: Zoning Administrator’s Report

Dear Town Board Members:

The Planning Commission held its regular meeting on January 22, 2018.  There was one public hearing
held and the Planning Commission is passing on their recommendation to the Town Board in relation
to this application.

Attachments, drawings and photos related to the application is available at:
www.hometownplanning.com. Public comments (if any) are also at the same location.

PUBLIC HEARING #1

Application: Conditional Use Request to allow a tree removal service involving outdoor storage in a
Commercial – Rural district.

Applicant: Evan Amundson

Property Owner: David Nelson

Proposal: The proposal is to use the property for a tree trimming business – primarily as a location
to park work vehicles and store brush, branches and stumps until they are chipped. He states that
while not in any immediate plans, he could anticipate constructing a shop/storage building at some
point in the future.

The property was rezoned from a residential zoning classification (Urban Residential) to a commercial
zoning classification (Commercial – Rural) late last year at the request of the same applicants.

The property would be an approximate 5 acre split off of a 29+ acre parcel of land located along
Geneva Road NE a little more than ¼ mile from the northern boundary of the Township. The property
is currently a mix of wetland, meadow and tilled field located just north of a 5.63 acre parcel with a
residential dwelling on it.

The properties immediately to the north of the property is zoned Commercial-Urban, but is either a
tilled agricultural field or an electric power substation (owned by REA).

If the conditional use is approved, a separate variance would be necessary to create the split in the
ALASD sewer district without actually providing sewer service to the lot.

Location:



1. Property address: None (Property is located immediately north of 3408 Geneva Road
NE).

2. Sec/Twp/Range: 3-128-37
3. Partial legal description: SE4NW4 E OF RR EX 5.52 AC. AC 29.15.
4. Parcel number(s): 03-0032-000

Zoning: Commercial – Rural (C-R)

Surrounding Zoning: Commercial-Urban (C-U) to the north and west (across Highway 29), Urban
Residential to the East and South.

Lot size: Approx. 5 acres to be split from an approx. 29 acre parcel

Planning Commission Recommendation: Based on the findings of fact and discussion listed elsewhere
in this report, the Planning Commission, on a unanimous vote, recommends approval of the requested
conditional use permit, with the following conditions:

1. That a vegetative buffer that maintains a significant visual barrier between the business and the
residential property to the south be maintained.  The existing vegetation shall suffice to meet
this requirement, but should these trees and brush ever be removed or die off, the applicant
shall plant and maintain a row of coniferous trees along the entire south border of the property
with a planted height of at least six feet;

2. That the number of uncovered commercial vehicles onsite shall not exceed 15;

3. That the approval includes construction of a future building for storage of equipment,
materials, vehicles and an office; and

4. That the hours of operation for chipping and grinding of vegetative materials be limited to
Monday – Friday, 6 a.m. – 6 p.m.

Town Board Direction: The Town Board can accept the recommendation of the Planning Commission,
render a modified decision on the application, or send the request back to the Planning Commission for
further review if additional information is needed.

Proposed Findings of Fact: The following findings of fact are presented by Staff for consideration by
the Town Board, as recommended by the Planning Commission:

1. The use will not create an excessive burden on existing parks, schools, streets and other
public facilities and utilities which serve or are proposed to serve the area:

Yes. No additional burden on parks or schools would be expected because it will involve a
business that would not generate more students or burden on local schools and there will not
be a need for any expansion or improvement to utilities or streets beyond what would
normally be expected from the cumulative impact of additional traffic along Geneva Road
(the potential need for paving of the road). The use would not generate significant sewage
treatment demands that would necessitate extension of sewer.

2. The use will be sufficiently compatible or separated by distance or screening from adjacent
agricultural or residentially zoned or used land so that existing homes will not be
depreciated in value and there will be no deterrence to development of vacant land:



Yes. The property abuts residentially-zoned property on the south and residentially-zoned
land on the east (currently used for farming purposes). All other directions the land is zoned
for commercial uses. The home to the south would continue to be screened from this property
by a stand of mature trees and brush.

3. The structure and site shall have an appearance that will not have an adverse effect upon
adjacent residential properties:

Yes. Note discussion in #2 above. The main impact visually would be the exterior storage of
work trucks/equipment and brush/tree/stump piles, which has been limited by the
conditions of approval such that it will not have a negative impact on the residential property
to the south.

4. The use in the opinion of the Town Board is reasonably related to the overall needs of the
Township and to the existing land use:

Yes. The Township has a general desire to support the use of property for commercial uses
when appropriately located and zoned. This property is zoned commercially (rezoned from
residential in late 2017) and the placement of a business involving exterior storage on the
property is allowed as a conditional use.

5. The use is consistent with the purposes of the Zoning Ordinance and the purposes of the
zoning district in which the applicant intends to located the proposed use:

Yes. The area of the proposed development has been zoned as “Commercial - Rural” The
purpose of this district is:

"The Commercial - Rural district is intended to provide opportunities for commercial
uses that do not require urban sewer infrastructure, urban streets or substantial water
supply. Examples of such uses include those that generate only those wastes typically
found in residential wastewater and that do not create nuisance characteristics
incompatible with residential uses. Areas chosen for this district are located along state
highways at intersections with county or township roads capable of handling additional
traffic, but that are not within current public sewer district service areas."

The proposed use would be a commercial business that does not require urban sewer
infrastructure, urban streets or substantial water suspply as it only involves the parking of
vehicles and the storage of brush/trees/stumps. It is located on a gravel frontage road along a
state highway a little more than ¼ mile from an intersection with a county road.

6. The use is in conformance with the Comprehensive Plan of the Township:

Yes. The property proposed for the business is identified in the Comprehensive Plan’s Future
Land Use Map as appropriate for “Urban Residential” uses. It is immediately adjacent to an
area identified as appropriate for “Urban Commercial/Light Industrial” uses. The property
was recently approved for a rezoning from Urban Residential to Commercial – Rural.

The proposed business would be immediately adjacent to land already zoned Commercial-
Urban, and near the intersection of State Highway 29 and County Road 9, which would be
consistent with the goal of having commercial areas clustered around major intersections.

The Comprehensive Plan also identifies a goal of ensuring adequate road, sewer and other
transportation to commercial sites. While this site is near a major intersection, Geneva Road
itself is gravel and the area is not served by ALASD sewer (although the proposed use if the



rezoning is approved would not need sewer and there would not be retail traffic associated
with the use).

Another goal regarding commercial lands however, include ensuring a gradual transition
between commercial and residential land and there is an existing residential property
immediately to the south of the property proposed for rezoning (with a fairly significant
stand of trees in between).

7. The use will not create a traffic hazard or congestion:

Yes. The use of the property for a tree trimming business that does not involve retail sales or
customer traffic would not add enough traffic to create a traffic hazard or congestion. Given
the shorter distance to the paved road to the north (County Road 9) it is expected that most
traffic to and from the site would be from the north, which would not significantly impact
residential properties on Geneva Road.

8. The use will conform to the applicable zoning regulations, including any dimensional
restrictions the regulations may impose on buildings or uses:

Yes. The applicant will need to meet all applicable setbacks, height restrictions and other
requirements of the ordinance.

OTHER ITEMS

 A copy of the proposed contract with Douglas County for sewer inspections and related
reporting activities is attached. This was also handed out at the January 15th meeting for review.
A quick summary of some of the changes from the previous contract:

o The fee for a typical septic system permit (involving a review of the design, verification
of the soil and inspection of the installation) would go up from $170 to $188.

o The fee for the same, except a holding tank, would go up from $100 to $113.

o There would be a new fee, and a new service provided by Douglas County, associated
with managing and tracking "operating permits" (i.e. ensuring that pumping of a
holding tank is done regularly as required). This fee would be $75.

o The County would handle all reporting requirements of the State of Minnesota (an
annual report is required indicating how many systems were put in, type of system, etc.)
This service would be new, but would be included in the fees above.

o The contract would be for three years, over which the fees would not change.

************************************************************************************

If you have questions or concerns on the items in this report or any other issues, please do not hesitate
to contact us. You can reach me by email at oleson@hometownplanning.com or by phone at 320-759-
1560.

Sincerely,



HOMETOWN PLANNING

Ben Oleson
Planning and Zoning Administrator


