Agenda

Hugo Planning Commission
Thursday, March 27, 2025
Hugo City Hall
7:00 PM
A. ROLL CALL: Andress, Derr, Granger, Kelly, Klein, Kleissler, Petty
B. PLEDGE OF ALLEGIANCE
C. APPROVAL OF MINUTES
1. March 13, 2025
D. PUBLIC HEARING
1. Ordinance Amendment — On-Street Parking
E. NEW BUSINESS

F. OLD BUSINESS

G. ADJOURNMENT

If you need accommodations for the Planning Commission meeting please contact
Rachel Juba at (651) 762-6304 or rjuba@ci.hugo.mn.us, thank you.



mailto:rjuba@ci.hugo.mn.us

Minutes for the Planning Commission Meeting of Thursday, March 13, 2025

Acting Chair Derr called the meeting to order at 7:00 pm.
PRESENT: Andress, Derr, Kelly, Klein, Petty
ABSENT: Granger, Kleissler

STAFF: Rachel Juba, Community Development Director
Max Gort, Associate Planner

Pledge of Allegiance.

Approval of Minutes for the Planning Commission Meeting of February 27, 2025

Commissioner Petty made a motion, seconded by Commissioner Klein, to approve the minutes for the
Planning Commission meeting of February 27, 2025.

All ayes.
Motion carried.

Public Hearing: Ordinance Amendment — Solar Farms

Associate Planner Gort presented background on the proposed amendments to the solar energy
systems ordinance as it relates to solar farms. Gort explained the difference between accessory solar,
which is designed to produce energy for on-site use, and solar farms, where solar energy generation is
the primary land use of a property and the system generates energy for wholesale to off-site
subscribers. Accessory solar is allowed as an accessory use anywhere in the city subject to approval
criteria, whereas solar farms require an interim use permit (IUP). The City adopted its first solar energy
systems ordinance in 2016, and approved its first solar farm project in 2018, which received significant
negative feedback from the community due to aesthetics and proximity to property lines. The City
amended the ordinance relating to solar farms in 2023 to address public concerns. Another solar farm
was proposed in 2024 after the new ordinance was put in place, but was likewise met with similar
negative feedback. The 2024 solar farm proposal was approved by the Planning Commission, but
denied by the City Council. Following the denial, the City Council directed the drafting of an ordinance
amendment to prohibit solar farms. The Planning Commission considered the amendment, receiving
mixed feedback during the public hearing, and subsequently recommended that the ordinance be
revised again prior to prohibiting solar farms outright. Following a joint workshop with the City Council
and Planning Commission in September 2024, the Ordinance Review Committee (ORC) met to discuss
revisions to the ordinance. The ORC’s recommended revisions included:

e Increasing the minimum lot size for solar farms from 10 acres to 20 acres.
e Increasing the minimum setback from any principal structure on adjacent properties from 200
feet to 400 feet.
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e Requiring solar farms to “be located, insofar as possible, on a central portion of the property in
order to minimize visual impact on adjacent properties and dwellings.”

e Amending zoning districts to separate accessory solar energy systems and solar farms, and
removing solar farms as a conditional use in the floodplain in urban zoning districts.

e Amending the definition of a solar farm to clarify that it is capable or intended to distribute
electricity for off-site use.

Staff recommended that the Planning Commission hold a public hearing, and take all comments. Staff
recommended that the Planning Commission recommend approval of the ordinance amendments to
the City Council.

Acting Chair Derr opened the Public Hearing at 7:10 PM

Alex Gast, COO of Cedar Creek Energy, stated that he supports the minimum lot size increase, but sees
the increased setback from adjacent dwellings and the requirement for centrally locating the solar
array as creating wasted space. Cedar Creek Energy has been working on a solar farm proposal with
Hugo residents John and Mark Lutz for some time. Gast stated that developers prefer to locate solar
farms as closely as possible to the interconnection points with the distribution system, and that the
central location requirement will have an impact on the Lutz’ ability to farm the property.

Commissioner Petty asked if the company had information on how relocating the proposed solar array
will impact the Lutz’ ability to farm. Gast said they had that information stored on his computer, and
that relocating the solar array would require navigating the approval process for impacting wetlands.
Petty asked if there will be flexibility with wetland placement if the ordinance amendments are
adopted. Community Development Director Juba responded that solar panels are one of the few
permanent improvements that are allowed in wetlands, and that the ordinance encourages wetland
placement. Juba stated that if there are practical difficulties with meeting any ordinance standard, that
the applicant may request a variance, but that the proposed ordinance language leaves some flexibility
to approve alternate solar array locations administratively. Juba stated that the purpose of this public
hearing is only to consider the ordinance amendments, and not related to any specific project.

Mark Lutz, 8112 157t St. N, stated that on their project site, they wouldn’t be able to locate the solar
array anywhere else, and that the increased setback from adjacent dwellings would impact their ability
to farm the property.

Ann Brasse, 5965 138t St. N, stated that she would like the ordinance to have an item regulating noise
levels with solar farms, and asked if solar farms would have battery storage. Brasse asked if there was a
numerical limit to the number of solar farms in the community, how inspections of solar farm IUPs are

conducted, and if there is a way to determine if a system has been abandoned by the operator.

Daniel Baack, 6662 Lacasse Drive in Lino Lakes, asked if the setback requirement from a principal
structure on an adjacent property is from the structure or from the property line. Baack stated that he
understands the need to locate solar farms away from property lines, but said that the requirement
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can be challenging with oddly-shaped lots. Baack stated that he wants to protect access to solar energy
generation, and that there should be considerations for noise.

Alex Gast returned to the podium, and stated that noise concerns are negligible, as their projects
produce a sound level comparable to normal conversation volume or a car driving by on the road, and
that the increased setbacks and buffering measures should make it difficult to hear any noise
generated by a solar farm on any adjacent property. Ann Brasse stated that she would still like to have
a noise control item in the solar ordinance.

Daniel Baack returned to the podium, and asked if there’s a seeding requirement so as to not adversely
affect drainage. Juba stated that the ordinance requires a vegetation establishment and management
plan, and that the seed mixture is reviewed by staff prior to project approval. Baack asked if the
ordinance would allow animals to graze ground areas within the solar array.

John Lutz, 8050 157t St N, said that people who have opposed solar farm project proposals are not
attending this specific meeting. Lutz stated that increasing the minimum lot size excludes a lot of
properties in Hugo, and that solar farm proposals should be evaluated on a case-by-case basis.

Mark Lutz returned to the podium and stated that it is difficult to farm around permanent
improvements within a parcel, and that Xcel Energy has a certain capacity in their distribution.

No one else spoke.
Acting Chair Derr closed the Public Hearing at 7:37 PM

Commissioner Petty stated that the purpose of the meeting was to determine a way to accommodate
solar farms while addressing community concerns, and is comfortable knowing that variances could be
applied in cases of hardship meeting the ordinance standard. Petty stated that there’s a need to
consider future development and associated impacts when considering setbacks for solar farms. Petty
asked if there would be a numerical cap on solar farms related to Xcel Energy’s capacity.

Juba answered a few questions that were raised during the public hearing. The solar farm ordinance
does not have an item related to noise, but the City has a way of addressing noise complaints within
the nuisance ordinance. However, the Planning Commission may recommend adding an item to
control noise in the solar farm ordinance if they’d like. Whether a solar farm has battery storage
depends on the individual project, but none of the proposals that the City has received included
battery storage. The City does not have a numerical limit on solar farms within the ordinance, but that
there probably is a limit to how many projects can connect to Xcel Energy’s distribution system. Solar
Farm IUPs do not have an inspection timeline in them, but staff will check on solar farm projects from
time to time, and there are visual cues to indicate that required maintenance is not being performed.
The ordinance includes a requirement to submit a decommissioning plan for the solar farm, and for the
developer to post an escrow for the cost of decommissioning so that the City can remove the system if
needed. Livestock grazing within ground areas of a solar farm would be permitted.
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Commissioner Klein stated that he’s been on the ORC during the process of revising the solar farm
ordinance, that he lives near the existing solar farm on 165 Street, and that he has not seen a
significant impact from that particular solar farm. Klein stated that the primary concern in the negative
feedback from the community has been visual, and that he understands the need to mitigate those
concerns as much as possible.

Commissioner Klein asked if there’s flexibility for the specific location of a solar farm on a property if
the centermost point is not the best option. Juba stated that the only specifics for location are the
setbacks, and that the item requiring central location is intended to leave flexibility for moving a solar
farm around the parcel. Commissioner Petty asked if locating a solar farm away from the centermost
point of a parcel would require a variance. Juba said that it depends on the situation, but that the
applicant would have to make a case that the location they’re proposing is the best location.

Commissioner Klein stated that he doesn’t see noise generated by solar farms as an issue, and that he’s
seen situations where agricultural activity occurs within ground areas of a solar farm. Acting Chair Derr
asked if there should be an item to locate any electrical equipment that does generate noise towards
the center of a property. Klein replied that noise shouldn’t be considered an issue.

Mark Lutz came back to the podium and said that the increased setback from dwellings won’t
completely screen view of solar farms.

Acting Chair Derr stated that Xcel Energy should be able to construct new infrastructure if the demand
for increased capacity occurs. Commissioner Klein stated that he doesn’t think that would happen due
to the cost of constructing new substations, and that Xcel Energy prefers utility-scale solar farms that
are much larger than the solar farms that the ordinance currently allows. Alex Gast came back to the
podium and showed a map that Xcel Energy has on their website of feeder capacity, and said that the
thinks that their project may be the last project that Xcel would accept into their distribution system.

Commissioner Andress stated that in previous public hearings for solar farms, all of the comments
opposing the projects were related to visual concerns, and not noise concerns. Andress stated that he
thinks the proposed amendments will address the comments that the Planning Commission has heard
in the past, and that the increased setback from dwellings is still a significant increase in distance.

Alex Gast asked if there could be text in the ordinance for the setback requirements saying “unless
approved by a variance.” Juba stated that a variance is always an option for any ordinance
requirement.

No further discussion.

Commissioner Petty made a motion, seconded by Commissioner Klein, to approve the proposed text
amendments to the solar farm ordinance.

All ayes.
Motion carried.
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The proposed ordinance text amendments will be considered by the City Council at their meeting of
April 7t, 2025.

New Business

None.

Old Business

None.

Adjournment

The next Planning Commission meeting will be on March 27t, 2025.

Commissioner Klein made a motion, seconded by Commissioner Andress, to adjourn at 7:58 PM.

All ayes.
Motion carried.

Respectfully Submitted,
Max Gort, Associate Planner
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HUGO

EST. 1906
B — Memorandum

To: Hugo Planning Commission
From: Max Gort, Associate Planner
Date: March 24, 2025 for the Planning Commission meeting of March 27, 2025

Re: Public Hearing — Ordinance Amendment, Prohibited Parking
1. BACKGROUND:

City Code currently restricts the amount of time that vehicles and trailers may be parked on any
city street to 72 hours, during the months that the winter parking ordinance is not in effect.
Section 90-253 (g)(1)(b) currently states that “no person shall park any vehicle or trailer on any
street within the city for an excess of 72 hours.” The intent of this ordinance is to allow for
reasonable and temporary parking of vehicles and trailers on city streets, while not allowing the
public street to be used as long-term storage. The City received complaints relating to boats
and trailers being stored on city streets long-term. The current ordinance is not explicit in its
intent to prevent long-term storage of equipment on city streets, and the City has found
difficulty in enforcing this intent. Additionally, the long-term storage of vehicles and trailers on
public streets creates disruptions to maintenance operations such as street sweeping, and in
some cases, damage to city streets will occur.

At its meeting of March 3, 2025, the City Council authorized staff to work with the City Attorney
on drafting amendments to the Prohibited Parking section of the Parking and Loading
ordinance. Within the same ordinance section, there are standards for parking large
recreational vehicles.

Staff has drafted text amendments that include the following:

e Removing trailers from the 72-hour timeframe under Sec. 90-253(g)(1)(b) to allow for
vehicles to be parked on city streets up to 72 hours, but not trailers.

e Prohibiting parking of trailers on all public streets, except while being loaded or
unloaded, for a cumulative 24 hours during a 7-day period.

e Language stating that a trailer parked on public streets must be moved at least three-
tenths of a mile within the 7 day period, or will be considered to have remained parked
by the City.

2. STAFF RECOMMENDATION:
Staff recommends that the Planning Commission hold a public hearing and take all comments.

Staff recommends that the Planning Commission recommend approval of the proposed text
amendments to the City Council.



Attachments:
1. Redlined text amendments.
2. Complete draft ordinance text amendments.



DRAFT TEXT AMENDMENTS FOR PARKING ORDINANCE

(g) Prohibited parking.
(1) Parking restrictions for vehicles and trailers.

a. In order to expedite the prompt and efficient removal of snow from the streets of the
city it is unlawful for any person to stop, stand or park any vehicle or trailer or permit
the same to stand on any street within the city between the hours of 2:00 a.m. and 7:00
a.m. from November 1 until March 31 of the following year. At all times of the year it is
unlawful for any person to stop, stand or park any vehicle or trailer or permit it to stand
on any public street within the city between the hours of 2:00 a.m. and 7:00 a.m. after a
continuous or intermittent snowfall, during which there has been an accumulation of
two inches or more of snow on any street, until the snow has been plowed or removed
to the full width of the street.

b. No person shall park any vehicle ertrailer-on any street within the city for an excess
of 72 hours.

c. Parking of trailers is prohibited on all public streets, except while being loaded or
unloaded for a cumulative period not to exceed 24 hours during any seven-day period.

d. For the purposes of the time limitations outlined in subsection (c) of this ordinance
section, any vehicle or trailer moved a distance of three-tenths of a mile or less during
the seven-day period shall be deemed to have remained parked.

e. Vehicles and trailers may be parked in the front yard, provided it is kept on an
established driveway, and is entirely on the equipment owner's property.

f. Within any residential zoning district, parking of any vehicle or trailer exceeding 9,200
pounds licensed gross vehicle weight on any property or public street is prohibited,
except under the following conditions:

1. Vehicles lawfully delivering goods, products, or services to a property may be
parked for a reasonable period of time on the property or adjacent street to
deliver such goods, products or services.

2. Vehicles used in construction activities may be parked or stored on the site of
such construction activities for a reasonable period of time to complete the
work. Parking of these vehicles on a city street is allowed only by permit issued
by the city engineer.

3. Vehicles primarily used in the conduct of agricultural activities may be parked
on the property where the agricultural activities are undertaken, or the
farmstead of the vehicle owner.



g. Any vehicle parked in violation of these sections more than two times in any 30-day
period may be towed pursuant to Minn. Stat. § 169.041. Violation of this section shall
constitute a petty misdemeanor with a fine of $50.00.



ORDINANCE 2025-XX

AN ORDINANCE AMENDING CHAPTER 90, ARTICLE, SECTION 90-253 AS IT RELATES
TO PARKING OF VEHICLES AND TRAILERS ON PUBLIC STREETS

TITLE:

An ordinance adding to and amending Chapter 90, Article VI. - REQUIREMENTS FOR SPECIFIC
USES AND PERFORMANCE STANDARDS, Section 90-253. — Parking and loading., Subsection (g).
— Prohibited parking.

THE CITY OF HUGO ORDAINS:

The City Council of the City of Hugo does hereby amend Article VI REQUIREMENTS FOR
SPECIFIC USES AND PERFORMANCE STANDARDS, Section 90-253 PARKING AND
LOADING, Subsection (g) PROHIBITED PARKING.

Amending items under Subsection (g) to read as follows:

(g) Prohibited parking.

(1) Parking restrictions for vehicles and trailers.
(b) No person shall park any vehicle on any street within the city for an excess of 72 hours.
(c) Parking of trailers is prohibited on all public streets, except while being loaded or
unloaded for a cumulative period not to exceed 24 hours during any seven-day period.
(d) For the purposes of the time limitations outlined in subsection (¢) of this ordinance
section, any vehicle or trailer moved a distance of three-tenths of a mile or less during the
seven-day period shall be deemed to have remained parked.

Passed and adopted by the City Council of the City of Hugo this day of , 2025.

Tom Weidt, Mayor

Attest:

Michele Lindau, City Clerk
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