TOWN of MAY
WASHINGTON COUNTY, MINNESOTA
OFFICIAL PLANNING COMMISSION MINUTES
October 28, 2021

The Planning Commission for the Town of May held its regular monthly meeting on Thursday,
October 28, 2021, via video/telephone conference. Members in attendance were Chair John
Arnason, Don Rolf, Lester Rydeen, Walt Peterson, and Chad Nelson. Alternate Mitchell Otterson
was absent. Also present were Town Clerk/Treasurer Linda Tibbetts and Town Planner Nate
Sparks. Planning Commission Chair Arnason called the meeting to order at 7:00 p.m.

Notice of the Planning Commission Meeting and Public Hearing was published in the township’s
legal newspaper, the Country Messenger, posted at the Town Hall, and posted on the township’s
website. Notice was sent to neighbors of applicant’s substation.

Minutes from September 30, 2021, Planning Commission Meeting

Arnason moved, seconded by Rydeen, to approve the September 30, 2021 minutes as presented.
By Roll Call Vote: Arnason: YES: Rolf: YES:; Rydeen: YES: Peterson: YES: Nelson: YES.
Motion passed.

Connexus/Anoka Electric Cooperative Application

Sparks walked the Planning Commission through this application. Connexus owns and operates
an electrical substation located on County Road 4 between 13128 170" Street and 13290 170™
Street North (the property does not have a physical address). The substation is located on
approximately one acre of land and is zoned Rural Residential. In the Rural Residential District,
essential services for transmission services, buildings, and storage are allowed via Conditional Use
Permit. This site predates the code and there is no Conditional Use Permit on file. Any expansion
of the site would require a new Conditional Use Permit but the preexisting conditions would be
grandfathered. Also, within the Rural Residential District, a wireless communications tower
requires a Conditional Use Permit.

Connexus is requesting to place a 60-foot-tall wireless
communication tower, which would include a three feet
diameter satellite dish type apparatus on the top. The tower
| | will be placed approximately 35 feet from the north property
\ + line within the fenced area surrounding the substation. The

i N I pole will be about 100 feet from both the east and west
H & 1 | . property lines and about 160 feet from the right-of-way. The
i v: setback requirements are 40 feet from the front, 20 from the
(| 1 sides, and 50 from the rear.
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Sparks explained the town has “minimal standards” for placing a tower. In Section 603.08.C, the
following towers are permitted with a Conditional Use Permit within the Rural Residential District:

1.

Antennas attached to an existing structure or tower and not extending more than 15
feet above the highest point of the structure or tower.

A free-standing communication tower not exceeding a total of 199 feet in height.

Antennas attached to an existing structure or tower exceeding 15 feet above the
highest point of the structure or tower not to exceed a maximum total height of 199
feet.

A tower within the easement of a high-power transmission line or within 50 feet of
the easement on the same side of a road to a maximum height not to exceed a total
of 199 feet in height.

Sparks explained in Section 603.09:

C.

No tower over 35 feet in height shall be located within 500 feet of any residential
dwelling other than the dwelling on the parcel on which the tower is to be located.

No tower over 35 feet shall be erected in an area one-half (1/2) mile West of the
centerline of State Highway 95 to one (1) mile East of the centerline of State
Highway 95 or one-quarter (1/4) mile from the centerline of State Highway 96 and
County Roads 4, 15 and 21, unless it can be demonstrated through visual impact
demonstration that the tower will be visually inconspicuous as viewed from the
road on a year-round basis.

Section 603.10 it is listed the performance standards that all towers must meet:

A

The minimum lot size for construction of a tower over 35 feet in height shall be ten
acres.

Towers located closer to a property line than a distance equal to the height of the
tower shall be designed and engineered to collapse progressively within the
distance between the tower and property line. The applicant for any tower shall
submit written documentation explaining tower construction and possible failure
and provide assurance that blowing or falling ice can be contained on the subject
property. At a minimum, the tower shall comply with the minimum setback
requirement of the zone in which it is located.
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A tower shall be located on a parcel of land so as to have the least impact on
adjoining properties and any negative impacts of the tower shall be confined as
much as possible to the property on which the tower is located.

The tower location shall provide the maximum amount of screening for off-site
views of the facility. The Zoning Administrator reserves the right to require creative
design measures to camouflage facilities by integrating them with existing
buildings and among other existing uses. Existing on-site vegetation shall be
preserved to the maximum extent practicable.

In every application received, the township must ascertain that the proposed use will not be
detrimental to the health, safety, or general welfare of the town, nor will cause serious traffic
congestion/hazards, nor will seriously depreciate surrounding property values, and that the
proposed use is in harmony with the general purpose of the Zoning Ordinance and Comprehensive

Plan.

Sparks explained to grant a variance, the township must make the following findings:

1.

2.

The proposed variance is consistent with the Comprehensive Plan.

The proposed variance is in harmony with the general purpose and intent of this
Ordinance.

The applicant for the variance established that there are practical difficulties in
complying with the zoning ordinance. "Practical difficulties,” as used in connection
with the granting of a variance, means:

a. The property owner proposes to use the property in a reasonable manner not
permitted by the zoning ordinance;

b. The plight of the landowner is due to circumstances unique to the property
not created by the landowner; and

C. The variance, if granted, will not alter the essential character of the locality.
d. Economic considerations alone do not constitute practical difficulties.

A variance shall not be granted for a use not allowed under the zoning ordinance
for property in the zone where the affected person's land is located.

The Town may impose conditions in the granting of variances. A condition must
be directly related to and must bear a rough proportionality to the impact created
by the variance.
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Melissa Kjendle and Mike Felber, both of Connexus, were at the meeting to answer any questions
from the township. Arnason welcomed an introduction from Connexus on their request.

Kjendle stated that “May Substation” is the farthest east in Connexus’ territory and they have
struggled to maintain communication with their crews for safety purposes. Frequently, other
services such as Frontier Communications, when power is lost at the substation Frontier also loses
power thereby precluding Connexus from communicating with the substation. Further, she
explained their crews are without radio or communication capabilities because the substation has
a radio repeater that broadcasts south as far as Square Lake due to the low elevation area.
Connexus has made several attempts to improve communications with the substation. The current
microwave pole is not conducive due to the hills and the trees keep growing beyond the capability.
Kjendle explained that leaves only one source of communication tool — cellular which is not
reliability. Connexus has located a tower in Forest Lake which is at 200 feet that would give them
direct connection back to May Substation; however, the pole needed and the purpose of this
application must be at a certain height.

Chair Arnason opened the public hearing without objection at 7:27 p.m. as his authority as chair
of the Planning Commission.

Arnason asked whether the current microwave tower at the substation would come down if the
proposed pole installation is granted. Kjendle replied to it will come down, as well as others along
the county road that would be removed. There is also a tower on the Hugo water tower that would
also be removed if this pole is installed. Arnason asked about the pole located near the front of
the substation and its future if a new pole is approved. Felber responded that 65-foot pole is owned
by Great River Energy.

Nelson asked if the pole Connexus hopes to install will meet the short-term needs, but what about
the long-term needs. How long will the upgrade in communication offer Connexus the
communication they need as they continue to grow and develop. Kjendle responded Connexus is
hoping for at least ten years or more of usage — she further stated the tower vendor will be signing
a ten-year lease with Connexus. Felber said another option would be fiber optic cable, that that
technology isn’t available at the May Substation. Great River Energy owns the transmission line
and their practice is to install fiber optic into their new static wire on the top of transmission lines.
It is possible the 15-20 year solution is to have fiber optics to the May Substation. Nelson asked
if, in 15-20 years, a new communication solution is installed, what will Connexus due to the
tower/pole? Felber said it would be determined at the time whether the pole would be removed;
however, if there is no purpose, the pole would be removed. Nelson asked if other companies or
providers can utilize the pole for other communications? Felber said third-party providers would
not be possible because the pole would be installed inside the security fence of the substation.

Rolf was positive with other poles being removed once the new tower/pole is installed — many
benefits. His goal is how he approaches the variance to meet the Town Code/Comp Plan and to
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come up with proper language that doesn’t put the township in a compromising position in the
future regarding this upgrade.

Peterson questioned if the township received any written comments. Tibbetts received an inquiry
from a resident regarding whether the top of the tower/pole would be lite at night — the response
from Connexus is that it would not be luminated.

Regarding the screening of the substation, the consensus of the Planning Commission members
was there didn’t seem to be a need for complete vegetation coverage since the resident next to the
substation didn’t want it. Sparks stressed that the Town Code provides, in large measure, the pole
location must provide maximum screening for off-site views of the substation. The existing
vegetation coverage only meets this on the east and west sides, not the north side.

Chair Arnason closed the public hearing without objection at 7:58 p.m. as his authority as chair of
the Planning Commission.

Rolf moved, seconded by Rydeen, to recommend the Town Board approve Connexus Energy’s
application along with the existing buildings being grandfathered in and with the following
recommendations:

1. The variance be consistent with the Comprehensive Plan;
2. The variance is in harmony with the general purpose and intend of the Ordinance;
3. The pole will not be detrimental to the health, safety, or general welfare of the

Town, nor will cause serious traffic congestion/hazards, nor will seriously
depreciate surrounding property values, and that the proposed use is in harmony
with the general purpose of the Zoning Ordinance and Comprehensive Plan;

4. The applicants shall remove the current pole being used for microwave
communication;

5. The applicant will remove the pole when it is deemed unnecessary for
communication purposes as well as posting escrow for its future removal;

6. That the applicant does not need to add screening as it would be detrimental to the
adjoining property owner and also could potentially be determinantal to the future
performance of the tower:;

7. A more detailed and accurate site plan shall be provided with the landscaping plan
depicting the height of all structures on the site, height of fencing, and other
information deemed relevant by Town Staff for the conditional use permit
documents;
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3. Any comments from the Town Engineer and Town Attorney shall be addressed.

By Roll Call Vote: Arnason: YES: Rolf: YES: Rydeen: YES: Peterson: YES: Nelson: YES.
Motion passed.

Chair Arnason adjourned the meeting without objection at 8:06 p.m. as his authority as chair of
the Planning Commission.

Resnectfully submitted,

]
5 g st

lerk/Treasurer
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