MINUTES OF A REGULAR MEETING OF THE

INDEPENDENCE PLANNING COMMISSION

MONDAY, JANUARY 9, 2006, 7:30 P.M.

1.
CALL TO ORDER.

Pursuant to due call and notice thereof, a regular meeting of the Independence Planning Commission was called to order by Chairman Norm Wenck at 7:30 p.m.

2.
ROLL CALL.

PRESENT:
Chairman Wenck, Commissioners Wenck, Gardner, Crespo, Spencer.

STAFF:
City Planner Farnham, Recording Secretary Little.

VISITORS:
Kenny and Fay Page, LuAnn Brenno, Kathi Fenner, Scott Hartman, Jim and Grace Nolan, Bridget and Sam Ennevor, Ravelin Radtke, Charris Krum, Jan Gardner, John Hasse.
3.
APPROVE DECEMBER MEETING MINUTES.

Motion by Gardella, second by Spencer to approve December meeting minutes. All present voted aye. MOTION CARRIED

4.
BRIDGET LARSON ENNEVOR (BEL FARMS,) 1115 COUNTY ROAD 92 (PID #29-118-24-42-0002.) CONDITIONAL USE PERMIT FOR COMMERCIAL BOARDING/TRAINING FACILITY.

Mrs. Larson was present to answer questions. City Planner Farnham reviewed the request for commissioners by stating that the applicant is requesting a conditional use permit to build and operate a commercial horse stable, including boarding and a training facility.  The subject property is zoned Agricultural and guided Agricultural and consists of 59.5 acres, 18.6 of which are in CRP programs and 1 acre is in RIM.  The property is located on CR 92, just south of Turner Road and is currently undeveloped.  This parcel was subject to a lot line rearrangement in 2004 involving the property to the south (Hasse). The rear (west) portion of the parcel contains a large wetland area with a creek that runs through it.  

PROPOSED USE

According to the applicant, the horse boarding/training facility will include a heated stable for 26 horses, an indoor area (100’ x 200’), an outdoor area, European exercise walker, grass paddocks for exercising, and an additional storage building for miscellaneous equipment.  

A new house and garage is also proposed to be built on the property.  Full-time staff (2-3 people) of the horse boarding facility will reside in the house and be responsible for managing and maintaining the operation and facilities.

The facility hours are proposed to be 7:00 am to 9:00 pm, Tuesday through Sunday, for boarders.  It is anticipated that about 8-10 boarders will visit the facility daily.  On-site parking is provided adjacent to the stable.  A gravel driveway/access road with access to CR 92 will provide ample space for delivery truck turnaround and manure removal.  A wooden sign (4’ x 4’ = 16 square feet) is proposed to be located at the driveway entrance on CR 92.  The City’s Sign Code only allows “farm nameplate” signs up to 12 square feet in area (3’x 4’).  Staff has discussed this with the applicant who is agreeable to a smaller sign (12 square feet).

The applicant has proposed a manure management program that includes a three pronged approach: 1) composting on the property; 2) removal by professional waste removal company; and 3) spreading of composted manure on non-paddock acreage. It is noted that the applicant may need to obtain a manure management permit from the MPCA. 

Some tree planting will be done to provide shade and protection from the elements as well as to beautify the property.  A buffer zone will be maintained between the paddocks and the creek/wetland to ensure adequate control of run-off.  According to the applicant, the stream is at least 400 feet from any of the horse facilities, including the proposed concrete pad/manure bunker.  However, there is a wetland along both sides of the stream, which has not been delineated.  While it appears the proposed facility will meet or exceed all required wetland setbacks, the delineation is needed to verify this.  The applicant has indicated that she is in the process of hiring a wetland delineator.

ANALYSIS OF CONDITIONS

All structures proposed to be constructed on the property meet or exceed minimum required setbacks.  The Zoning Ordinance does not specifically list parking requirements for the Agricultural zoning district or this type of use.  However, the applicant is proposing to provide on-site parking for about 10 vehicles, which should be sufficient to meet the anticipated demand of 8-10 boarders visiting the site on any one day.  Horse trailers will not be stored on the property.  As noted above, the applicant will reduce the sign size to 12 s.f. to meet the City’s sign standards.  The animal density proposed results in slightly over 2 acres of land per horse, which is well within the City’s density limits for the 59-acre site.  

Section 520.11 of the Zoning Code outlines nine criteria to be considered for granting conditional use permits.  Based on the information provided by the applicant, it appears that the proposed horse boarding/training facility complies with all of these criteria.

RECOMMENDATION

Approval of the conditional use permit for a riding stable (horse boarding/training facility) at 10xx County Road 92 (PID #29-118-24-42-0001), contingent on:

1. The permit allows up to 26 horses to be boarded on the property.  

2. Facility hours of operation shall be limited to 7:00 am to 9:00 pm, Tuesday through Sunday.

3. No horse shows, training clinics, or similar special events may occur on the property without the prior written approval of the City.  In no case will more than two horse shows, training clinics, or similar special events be allowed in any one calendar year.

4. No horses may be ridden on adjacent properties without written consent of the property owner.

5. Hack horses may not be rented at or from the property at ay time.

6. Full-time staff shall reside on the property.

7. No resident of, employee at, or visitor to the property shall park his or her vehicle on any public street, highway, or right-of-way.

8. The facility must operate in compliance with the Certificate of Compliance issued by the MPCA.  A copy of the valid MPCA certificate (with amendments) will be attached to and become a part of this CUP.

9. Manure management shall meet all MPCA requirements and at a minimum shall include the measures described in the CUP application, unless modified by the MPCA.

10. Facility construction (including grading) and operation must be in compliance with recommendations of the Pioneer-Sarah Creek Watershed Management Organization.  A copy of the WMO review and approval letter will be attached to and become part of this permit.

11. The facilities shall be constructed in compliance will all applicable City development standards and in accordance with the site plan and facility description submitted with the CUP application.

12. Adequate measures must be taken and maintained to prevent or control offensive odors, fumes, dust, noise, and vibration in order that none of these will constitute a nuisance.

13. All feed and bedding materials must be at all times stored in a covered, completely enclosed building.

14. Appropriate management practices shall be utilized to control flies and odor.

15. Landscaping and screening shall be provided and maintained in accordance with the site plan submitted and measures described in the CUP application.

16. Best efforts will be made to maintain grass cover in paddock and pasture areas on the property and paddocks may not be used unless there is adequate ground cover.

17. No manure or other waste products will be deposited, dropped, or otherwise placed on any street, highway, or other public right-of-way during any waste hauling or other disposal activity.

18. Signage shall be consistent with City Code sign standards.

19. City receipt and acceptance of a wetland delineation report prior to issuance of a grading permit.

20. City granting of a grading permit including an acceptable erosion control plan.

21. The facilities must be constructed and operated in strict compliance with federal, state, and local law and permits, and all building, fire, Americans with Disabilities Act, and other standards and codes applicable to buildings used for horse boarding and riding purposes open to the public.

22. Without limitation of the ability of the City to otherwise inspect the property and the facilities in accordance with applicable law, the City or its designated agent or representative must be permitted on the property and in the facilities at least annually to determine whether the facilities are being operated in compliance with the conditions set forth herein.

Julie suggested that Items 8 and 9 be deleted, as the MPCA has no requirements for a facility this size, and replaced with:
· Applicant must maintain a permanent vegetative buffer 100’ from Pioneer Creek and the wetland edge.

· Applicant must submit a wetland delineation.

She also noted that the applicant would like to be notified when the city wants to conduct an inspection.

The applicant noted that with further investigation she has found that only about 4 acres are in CRP and 1 acre in RIM, and they will expire in about a year. The remainder stayed with the adjoining property. She plans to board about 26 horses at first and slowly grow. Rather than come back at a later date for an amendment to her CUP she is asking to board a total of 41 horses. She explained that she came up with the number by using the rural residential standards of 1 horse on the first 2 acres, and 1 horse for each additional acre of land. She deducted the CRP and RIM land from her calculations. She found that this number is similar to other commercial horse facilities in Independence. She explained that her manure management plan exceeded even what 41 horses would produce.
One resident asked how close to the road buildings would be, asked to see the location of the driveway and wanted confirmation that the creek would be protected. There was a short discussion about any part time staff there might be, and commissioners concurred that it probably didn’t need to be addressed because there hasn’t been any problem with other horse facilities in the city. It was also noted that the applicant has room for 20 parking spots, rather than 10 as previously stated. There were no other questions from the public.

Motion by Crespo, second by Gardner to close the public hearing. All present voted aye. MOTION CARRIED.
Commissioner Gardner asked that we reference a law or regulation for any requirement for a vegetative buffer.

Motion by Crespo, second by Gardella to recommend approval of the request with the above conditions, including these changes:
8.
Applicant must maintain a permanent vegetative buffer 100’ from Pioneer Creek and the     wetland edge.

· 9. 
Applicant must submit a wetland delineation report.

· 22.
 Add “with proper notice.”

All present voted aye. MOTION CARRIED.
5.
OPEN/MISCELLANEOUS.

City Planner Farnham reported that she has started gathering information regarding architectural standards for commercial and industrial districts. She stated she had nothing compiled, but remembers that commissioners thought the standards should be less strict for industrial businesses.

She also has started compiling information from other cities regarding home occupations, and will have information ready probably for the February meeting.

Ms. Farnham stated that the Open Space Task Force subcommittee interviewed several applicants and selected Hoisington-Koegler Group for the Open Space consultant.

6.
ADJOURN.
Motion by Gardner, second by Wenck to adjourn. All present voted aye. MOTION CARRIED. Meeting adjourned at 8:40 p.m.
Respectfully submitted,

Mollie Little, Recording Secretary
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