Building — Environmental Health — Zoning Departments
509 West 5% Street, Red Wing, MN 55066
651-385-3104

To: Planning Commission

From: Land Use Management
Meeting Date: September 16, 2024
Report date: September 6, 2024

PUBLIC HEARING: Request for IUP for a Commercial/Industrial Use Primarily Intended to Serve the Ag.

Community
Request, submitted by Mark Beachy (Owner) for an Interim Use Permit (IUP) to operate a tractor and

agricultural equipment repair business on property zoned A-1 (Agricultural Protection District).

Application Information:

Applicant: Mark Beachy (Owner)

Address of zoning request: 37888 280" AVE Goodhue, MN 55027

Parcel(s): 26.023.0600

Abbreviated Legal: Part of the S %5 of the SW % of Section 23 TWP 111 Range 14 in Belvidere Township
Township Information: Belvidere Township signed acknowledgment of the proposal on August 23, 2024,
and did not add any additional comments

Zoning District: A-1 (Agricultural Protection District)

Attachments and links:
Application and submitted project summary
Site Map(s)

Background:

Mark Beachy (Owner) is requesting an Interim Use Permit to continue operating a tractor and
agricultural equipment repair business (Ag Iron Repair) on property in Belvidere Township. The business
currently operates out of an existing 40’ x 64’ pole building. The Applicant has also requested
consideration of a future building addition that would be 40’ x 88’ in size.

All Commercial/Industrial uses primarily intended to serve the agriculture communities in Goodhue
County are required to obtain a Conditional Use Permit.

Goodhue County Zoning Ordinance: Article 4 Conditional/Interim Uses

No CUP/IUP shall be recommended by the County Planning Commission unless said Commission specifies facts in
their findings for each case which establish the proposed CUP/IUP will not be injurious to the use and enjoyment of
other property in the immediate vicinity for the purposes already permitted, will not substantially diminish and
impair property values within the immediate vicinity, will not impede the normal and orderly development and
improvement of surrounding vacant property for uses predominant to the area, that adequate measures have
been, or will be, taken to provide utilities, access roads, drainage, and other necessary facilities, to provide
sufficient off-street parking and loading space, to control offensive odor, fumes, dust, noise, and vibration so that
none of these will constitute a nuisance, and to control lighted signs and other lights in such a manner that no
disturbance to neighboring properties will result.
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Project Summary:

Property / Building Information:

The subject property consists of a single parcel comprising approximately 4.17 acres.

The business currently operates out of an accessory building on the property which is 2,560 square
feet in size.

The property and adjacent land on all sides are zoned A-1 (Agricultural Protection District). Adjacent
land uses consist of row crop agriculture and feedlot operations among low-density residential uses.

Section 23 of Belvidere Township is limited to 4 dwellings as an A-1 zoned section. There are
currently 4 dwellings in Section 23 therefore there is no additional dwelling density available.

The property also contains the Applicant’s dwelling and a small yard shed. The business use of the
property does not qualify as a Home Business due to restrictions on outdoor storage (none allowed
for Tier 2 Home Businesses), maximum structure size (3,400 square feet for Tier 2 Home
Businesses), and minimum parcel size (5 acres for Tier 3 Home Businesses).

The Applicant has proposed to add 3,520 square feet to the existing accessory building resulting in a
6,080 square foot building. The Applicant has indicated some space within the expanded building
may be used for personal storage.

The property is located approximately 0.1 miles from County 9 BLVD (asphalt surface) on 280%"
Avenue (aggregate surface) and is accessed via a U-shaped driveway. No dwellings are located in
this 0.1-mile area.

Exterior storage of tractors and other implements associated with the business is located on the
north side of the accessory building on an existing gravel parking area. The property is well-screened
from 280" Avenue by existing trees.

Business Information:

The business (Ag Iron Repair) currently operates out of an accessory building on the property. The
Applicant proposes to continue repairing tractors and other agricultural equipment out of the
existing space and has proposed to add a 40’ x 88’ addition in the future for additional business
space and personal storage. The addition may include a drive-over pit to more easily work under
and wash equipment.

Primary hours of operation are year-round, Monday through Friday from 7:30 AM to 5:30 PM. The
Applicant occasionally works outside of these hours because he lives on-site.

The Applicant has two non-resident employees.
No equipment creating noise, odor, or dust uncommon to the area is used at the business.

No traffic beyond that which is reasonable for the local transportation network occurs due to the
business and is not anticipated to occur after any building expansion.

The Zoning Administrator has determined a minimum of 5 parking spaces are currently required for
the business. After the proposed addition is constructed there will need to be space for 12 parking
spaces. The existing parking and driving area is large enough to accommodate these parking needs
and exterior storage of equipment.

There is an existing sign on the accessory building. No additional signage is proposed to be installed.
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Draft Findings of Fact:
The following staff findings shall be amended to reflect concerns conveyed during the PAC meeting and
public hearing.

1. The business and proposed building addition do not appear injurious to the use and enjoyment of
properties in the immediate vicinity for uses already permitted, nor would it substantially diminish
and impair property values in the immediate vicinity. The business has been operating for several
years without complaint.

2. The business and proposed building addition are not anticipated to impede the normal and orderly
development and improvement of surrounding vacant property for uses predominant to the area.
The use appears compatible with existing adjacent land uses.

3. Areview of the Applicant’s submitted project summary indicates adequate utilities, drainage, and
other necessary facilities are available to accommodate the use. The building addition will be
reviewed by County staff prior to construction for compliance with building code, well/septic codes,
and grading and erosion control provisions.

4. The property has ample room to provide sufficient off-street parking and loading space to serve the
use and meet the Goodhue County Zoning standards.

5. The business is primarily conducted within the existing structure. Exterior storage is well-screened
by existing trees from the right-of-way. Any odor, fumes, dust, noise, or vibration created by the
business is not uncommon in the agricultural area.

Staff recommendation is based on the review of the submitted application and project area prior to the
public hearing.

Staff Recommendation:
LUM Staff recommends the Planning Advisory Commission
e adopt the staff report into the record;
e adopt the findings of fact;
e accept the application, testimony, exhibits, and other evidence presented into the record; and

Recommend the County Board of Commissioners APPROVE the request submitted by Mark Beachy
(Owner) for an IUP to continue operating a business primarily intended to serve the agricultural
community (tractor and agricultural equipment repair).
Subject to the following conditions:
1. Activities shall be conducted according to submitted plans, specifications, and narrative unless
modified by a condition of this IUP;

2. On-street parking, loading, and off-loading are prohibited;

3. Compliance with all necessary State and Federal registrations, permits, licensing, and
regulations;

4. Compliance with Goodhue County Zoning Ordinance including, but not limited to, Article 21
(Agricultural Protection District);

5. A structure addition no greater than 3,520 square feet shall be permissible without amending
this IUP;

6. The Applicant shall obtain building permit approval and well/septic approval from Goodhue
County prior to constructing any structure addition(s); and

7. This IUP shall expire upon the sale of the property.
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