CITY OF GARRISON
SPECIAL CITY COUNCIL MEETING MINUTES

Thursday, January 22, 2026
City Hall

1. Call to Order

The Special Meeting of the Garrison City Council was called to order by Mayor Robert
Hanson at 5:30 p.m. at City Hall.

2. Pledge of Allegiance

The Pledge of Allegiance was recited.

3. Roll Call

Present:

¢ Mayor Robert Hanson
» Council Members Marv Mattson, Dixie McCapes, Mike Bourke, Denise Thielges

Staff Present:

o Jeff Turk, City Clerk

 Justin Burslie, City Planner (Sourcewell)

e Dave Reese, City Engineer (Widseth)

e Nick Peterson, City Engineer (Widseth)
Audience:

» Joe Swanson, Developer, Yale Holdings LLC

o Paul Widrowski, Developer’s Manager
+ Loren Larson, Citizen

4. Approval of Agenda



A motion was made by Council Member Mattson, seconded by Council Member Bourke, to
approve the agenda as presented.

Vote: All members present in favor.

Motion carried.

5. Council Review and Action on Applications
A. Conditional Use Permit (CUP) — Planned Unit Development

Staff presented the revised Staff Report dated January 22, 2026, noting that changes had been
made to the report following discussion at the January 13, 2026 Public Hearing. Staff reviewed
the proposed Conditional Use Permit, findings of fact, and conditions of approval.

Legal Opinion — City Attorney

Council was advised of legal opinions provided by the City Attorney prior to the meeting,
including:

A formal written opinion emphasizing the importance of retaining staff-recommended
CUP conditions to protect the City from liability.

 Guidance that removal or reduction of conditions related to bonding, escrow,
infrastructure completion, and HOA enforcement could expose the City to financial,
legal, and enforcement risks.

* An email communication cautioning that a proposed developer agreement shifting
responsibility away from the developer could result in City exposure related to
incomplete infrastructure, emergency response, abandoned development, and legal
defense costs.

Developer Comments

Developer Joe Swanson addressed the Council and stated multiple times during the discussion
that he was opposed to Conditions 1, 27, and 28 of the Conditional Use Permit. Mr. Swanson
expressed concern that requirements related to bonding, escrow, preparation of Homeowners
Association documents, and final engineering plans would create a financial hardship and could
prohibit construction during the upcoming summer season.

Discussion continued at length, with the Council emphasizing the need for the requested
conditions to protect the City’s interests and ensure project completion, while the developer
reiterated concerns regarding cost and feasibility. The discussion moved back and forth between
Council and the developer regarding responsibility, risk, and timing.

Motions — Conditional Use Permit



1.

A motion was made by Council Member Bourke, seconded by Council Member
McCapes, to approve the Conditional Use Permit with 21 findings of fact and 27
conditions.

o Vote: Council Members Thielges and Mattson opposed.

o With a tie vote, Mayor Hanson was asked to vote and opposed the motion.

o Motion failed.
A motion was made by Council Member Mattson to approve the Conditional Use
Permit without Conditions 27 and 28.

o Motion died for lack of a second.
A motion was made by Council Member Bourke, seconded by Council Member
Thielges, to approve the Conditional Use Permit based on the findings of fact and

conditions of approval as written and presented.

o Roll Call Vote:
=  McCapes — In favor
= Mayor Hanson — In favor
* Mattson — Opposed

o Motion carried.

FINDINGS OF FACT:

10.

11.

The property is located at 9964 Hayden Lane and consists of the following parcel IDs:
24130504, 24130505, 24130506, 24130507, 24130508, 24130509, 24130510.

. The subject property is 22.5 acres and is zoned “Commercial.” The property is located

within the Shoreland Area (Mille Lacs- General Development & Garrison Creek)

The subject property is served by the Garrison Kathio West Mille Lacs Sewer District.

The conditional use permit request is for a commercial planned unit development

(resort/rental units) in the “Commercial Zone” and the Shoreland Overlay District.

The City reviewed an environmental assessment worksheet (EAW) for the

development on June 11, 2024 and determined “the project does not have the potential

for significant environmental effect to trigger the need for an Environmental Impact

Statement (EIS).”

According to Section 10, “Planned Unit Development (PUDs)” of Garrison Shoreland

Management Ordinance, the base dwelling unit density allowance for the subject

property is 87 dwelling units. The development contains 43 dwelling units.

The Minnesota Department of Natural Resources was notified of the request and did

not provide any comments.

The Minnesota Department of Transportation was notified of the request and did not

provide any comments.

Crow Wing County was notified of the request and responded with a Minnesota

Wetland Conservation Act Notice of Decision for the subject property dated December

11, 2024.

The proposed use (commercial planned unit development) is an appropriate use in the

Commercial Zone and the Shoreland Overlay District.

a. Single and multi-family dwelling units for commercial use (rental units) are
allowed in the “Commercial” Zone.

The proposed use is consistent with the following goals contained in the

comprehensive plan:

a. Promote the city as a year-round home for residents and destination for visitors.

(pg. 11)



b. Encourage the development of local businesses to service a variety of resident and
visitor needs. (pg. 12)

12. The proposed use, with conditions, is consistent with the existing neighborhood, which
primarily consists of residential and commercial uses (in the vicinity of the subject
property) and vacant land.

13. The proposed use, with conditions, will not be injurious to the public health, safety,
welfare, decency, order, comfort, convenience, appearance or prosperity of the City.

14. The conditional use, with conditions, will not be injurious to the use and enjoyment of
other property in the immediate vicinity for the purpose permitted on that property,
nor substantially diminish or impair values in the immediate vicinity.

15. The conditional use will not impede the normal and orderly development and
improvement of surrounding vacant property for uses predominant in the area.

16. The conditional use will not be detrimental to the economic welfare of the community.

17. The conditional use will have vehicular approaches to the property which are so
designed as not to create traffic congestion or an indifference with traffic on
surrounding public thoroughfares.

a. The development will use an existing access/private easement (Lilac Drive) to
access the development.

18. Adequate measures have been taken to provide sufficient off-street parking and
loading space to serve the proposed use.

a. The subject property contains adequate off-street parking for the proposed use.

19. Adequate measures have been taken or will be taken to prevent or control offensive
odor, fumes, dust, noise, and vibration, so none of these will constitute a nuisance and
to control lights and signs in such a manner, that no disturbance to neighboring
properties will result.

20. The conditional use will not result in the destruction, loss or damage of a natural,
scenic or historical feature of major significance.

21. The conditional use will promote the prevention and control of pollution of the ground
and surface waters including sedimentation and control of nutrients.

CONDITIONS OF APPROVAL.:

1.

Before approval of the final plat application for the development,
covenants/homeowners association (HOA) documents for the development shall be
reviewed and approved by the City Attorney. The HOA documents shall include
provisions for the maintenance of common/open space and privately owned
infrastructure within the development.

2. Allinfrastructure, including roads, water system, storm sewer/stormwater management

system, and sanitary sewer, shall be constructed and maintained by the developer and
homeowner’s association. The City shall not be responsible for the construction and/or
maintenance of the privately owned infrastructure within the development.

All site improvements shall be constructed in accordance with the plans submitted to the
City.

In accordance with Section 10.63 of the Garrison Shoreland Management Ordinance,
“The appearance of open space areas, including topography, vegetation, and allowable
uses, must be preserved and maintained by use of deed restrictions, covenants,
permanent easements, public dedication, or other equally effective and permanent
means. The instruments must prohibit a) vegetation and topographic alterations other



10.

11.
12.
13.
14.
15.

16.

than route maintenance and b) construction of additional buildings or storage of vehicles
and other materials.

a. The deed restrictions, covenants or permanent easements shall be reviewed and
approved by the city attorney before approval of the final plat for the
development.

At least 50% of the development shall be designated (and deeded) as “common space” in
accordance with the plans submitted.

a. The appearance and use of common space areas, including topography,
vegetation, and allowable uses, must be preserved by use of restrictive deed
covenants, permanent easements, public dedication and acceptance, or other
equally effective and permanent means acceptable to the City. The restrictive
deed covenants or permanent easements shall be reviewed and approved by the
City attorney prior to approval of the final plat.

At least 25% of the development shall be designated as “open space” in accordance with
the plans submitted.

a. The appearance of open space areas shall be preserved by use of restrictive deed
covenants, permanent easements, public dedication and acceptance, or other
equally effective and permanent means acceptable to the City. The restrictive
deed covenants or permanent easements shall be reviewed and approved by the
City attorney prior to approval of the final plat.

A 50’ wide vegetative buffer shall be maintained along the boundary of the development
(in perpetuity) in accordance with plans submitted.

a. The buffer will serve to screen the adjacent parcels and the lake, where
applicable, from the units within the PUD. The screening will contain both low
growing (e.g. brush) and high growing (e.g. trees) vegetation.

Prior to any grading (dirt moving) in the development, the developer shall provide a copy
the National Pollutant Discharge Elimination System (NPDES)/ State Disposal System
(SDS) permit from the MPCA to the City.

Prior to construction of the water supply system, Minnesota Department of Health shall
review and approve plans in accordance with MN Rule 4720.0010.

The Developer shall obtain approval from the Garrison, Kathio, West Mille Lacs Lake
Sanitary District before proceeding with construction of the sanitary sewer.

Lots 1-43 shall have a maximum impervious surface coverage of 75% per parcel.

Lots 1-43 shall have zero lot line structure setbacks.

All structures shall be constructed in accordance with Minnesota State Building Code.
All structures shall meet Minnesota State Fire Code requirements.

All infrastructure improvements within the development shall be private and privately
maintained. Any future request for City maintenance will require reconstruction to City
standards, subject to City approval.

The developer and/or subsequent HOA is solely responsible for all infrastructure inside
the property boundary and all future maintenance. No underground utilities will be
considered for future City maintenance without plan approval and construction
inspection during installation.



17.

18.

19.

20.

21,

22,

23,

24.

D5y

26.

o7

a. Any future request for City maintenance will require re-construction to City
standards if needed.

The developer’s engineer shall submit final signed plans for City review prior to
construction.

A Stormwater Pollution Prevention Plan (SWPPP) is required by the Minnesota
Pollution Control Agency (MPCA). The developer shall provide documentation of the
SWPPP and, if required, a Sanitary Sewer Extension Permit from the MPCA.

Road access plans, as prepared by the developer’s engineer, shall be submitted for City
review and approval.

Only Phase 1 of the development is approved at this time. Any future phases shall
require separate application and review.

The developer shall provide a copy of the wetland mitigation plan and permit for City
review.

Water supply plans must be submitted to the Minnesota Department of Health and the
Department of Labor and Industry for review and permitting. The City shall have no
future responsibility for any water supply infrastructure inside the development.

The Sanitary Sewer District shall review and comment on the Sanitary Sewer Extension
plans. Any preliminary plat/CUP/PUD approvals shall be conditioned on approval of the
Sanitary Sewer Extension and authorization of connection by the Sewer District.

The developer shall clarify the following in the final plans: removal of all trees, stumps,
and excess debris or borrow offsite; anticipated quantity and source/stockpile location of
borrow or fill material; trail width requirements for proposed trails; parking
requirements for the pool, building, and amenities on the south side of the project area;
paving schedule for roads, if paving is proposed; indicate on plans where pavement
section details and curb/gutter details will be utilized; submit access/road plans to the

Fire Chief for review.

To maintain the commercial use of the property, dwelling units within the development
shall be available for rent to the public for at least 51% of the year on an annual basis.
The developer or Home Owner’s Association shall provide rental records for all dwelling
units within the development to the City upon request.

All site grading, vegetation removal, and exterior construction activities on the subject
property shall occur between the hours of 7:00 AM and dusk between Memorial Day and

Labor Day and between the hours of 7:00 AM and 8:00 PM the day after Labor Day
through the day before Memorial Day.

Prior to the submission of a Final Plat application, the subdivider shall provide for the
construction of the required/proposed improvements (site grading, vegetation, sanitary
sewer, water system, private roads, storm sewer, etc.) at their expense and shall have the
work completed or shall enter a Development Contract and give bond or other financial
assurance satisfactory to the Council in an amount equal to 125% of the estimated cost of
the uncompleted improvements except as provided in 10.3 of the Garrison Land Use and
Subdivision Ordinance. The bond shall be released by the City Council upon the
recommendation of the City Engineer indicating the improvements are satisfactorily
complete.



28. The developer shall escrow funds to cover any necessary repairs for damage caused to
Lilac Drive due to increased heavy truck traffic. The escrow amount shall be determined
by the City.

B. Preliminary Plat Application

Staff reviewed the Preliminary Plat application, including findings of fact and conditions of

approval.

A motion was made by Council Member Thielges, scconded by Council Member Bourke, to
approve the Preliminary Plat application with 11 findings of fact and 17 conditions of
approval as written and presented.

Vote: All members in favor.

Motion carried.

FINDINGS OF FACT:

1. The property is located at 9964 Hayden Lane and consists of the following parcel IDs:
24130504, 24130505, 24130506, 24130507, 24130508, 24130509, 24130510.

2.

2.
4.

10.

The subject property is 22.5 acres and is zoned “Commercial.” The property is located
within the Shoreland Area (Mille Lacs- General Development & Garrison Creek)

The subject property is served by the Garrison Kathio West Mille Lacs Sewer District.
The request is to subdivide the subject property into 43 lots for rental dwelling units
(commercial use) and four outlots.

The applicant has applied for a commercial planned unit development (PUD) for the
subject property, meeting all dwelling unit density and design requirements of the
Garrison Land Use and Subdivision Ordinance and Garrison Shoreland Management
Ordinance.

All infrastructure, including roads, water system, storm sewer/stormwater
management system, and sanitary sewer, will be constructed and maintained by the
developer and homeowner’s association. The City will not be responsible for the
construction and/or maintenance of the privately owned infrastructure within the
development

The cost/benefit analysis requirement in Section 9.2 (4) of the Garrison Zoning and
Subdivision Ordinance shall not be required since no public infrastructure/
improvements or maintenance are proposed.

The City reviewed an environmental assessment worksheet (EAW) for the
development on June 11, 2024 and determined “the project does not have the potential
for significant environmental effect to trigger the need for an Environmental Impact
Statement (EIS).”

The Minnesota Department of Natural Resources was notified of the request and did
not provide any comments.

The Minnesota Department of Transportation was notified of the request and did not
provide any comments.



11. Crow Wing County was notified of the request and responded with a Minnesota
Wetland Conservation Act Notice of Decision for the subject property dated December
11, 2024.

CONDITIONS OF APPROVAL:

1. Before approval of the final plat application for the development,
covenants/homeowners association (HOA) documents for the development shall be
reviewed and approved by the City Attorney. The HOA documents shall include
provisions for the maintenance of common/open space and privately owned
infrastructure within the development.

2. Allinfrastructure, including roads, water system, storm sewer/stormwater management
system, and sanitary sewer, shall be constructed and maintained by the developer and
homeowner’s association. The City shall not be responsible for the construction and/or
maintenance of the privately owned infrastructure within the development.

3. All site improvements shall be constructed in accordance with the plans submitted to the
City.

4. Inaccordance with Section 10.63 of the Garrison Shoreland Management Ordinance,
“The appearance of open space areas, including topography, vegetation, and allowable
uses, must be preserved and maintained by use of deed restrictions, covenants,
permanent easements, public dedication, or other equally effective and permanent
means. The instruments must prohibit a) vegetation and topographic alterations other
than route maintenance and b) construction of additional buildings or storage of vehicles
and other materials.

a. The deed restrictions, covenants or permanent easements shall be reviewed and
approved by the city attorney before approval of the final plat for the
development.

5. Atleast 50% of the development shall be designated (and deeded) as “common space” in
accordance with the plans submitted.

a. The appearance and use of common space areas, including topography,
vegetation, and allowable uses, must be preserved by use of restrictive deed
covenants, permanent easements, public dedication and acceptance, or other
equally effective and permanent means acceptable to the City. The restrictive
deed covenants or permanent easements shall be reviewed and approved by the
City attorney prior to approval of the final plat.

6. Atleast 25% of the development shall be designated as “open space” in accordance with
the plans submitted.

a. The appearance of open space areas shall be preserved by use of restrictive deed
covenants, permanent easements, public dedication and acceptance, or other
equally effective and permanent means acceptable to the City. The restrictive
deed covenants or permanent easements shall be reviewed and approved by the
City attorney prior to approval of the final plat.

7. The developer and/or subsequent HOA is solely responsible for all infrastructure inside
the property boundary and all future maintenance. No underground utilities will be



10.

11.

12,

13.

14.

15.

16.

considered for future City maintenance without plan approval and construction
inspection during installation.

a. Any future request for City maintenance will require re-construction to City
standards if needed.

The developer’s engineer shall submit final signed plans for City review prior to
construction.

A Stormwater Pollution Prevention Plan (SWPPP) is required by the Minnesota
Pollution Control Agency (MPCA). The developer shall provide documentation of the
SWPPP and, if required, a Sanitary Sewer Extension Permit from the MPCA.

Road access plans, as prepared by the developer’s engineer, shall be submitted for City
review and approval.

Only Phase 1 of the development is approved at this time. Any future phases shall
require separate application and review.

The developer shall provide a copy of the wetland mitigation plan and permit for City
review.

Water supply plans must be submitted to the Minnesota Department of Health and the
Department of Labor and Industry for review and permitting. The City shall have no
future responsibility for any water supply infrastructure inside the development.

The Sanitary Sewer District shall review and comment on the Sanitary Sewer Extension
plans. Any preliminary plat/CUP/PUD approvals shall be conditioned on approval of the
Sanitary Sewer Extension and authorization of connection by the Sewer District.

The developer shall clarify the following in the final plans: removal of all trees, stumps,
and excess debris or borrow offsite; anticipated quantity and source/stockpile location of
borrow or fill material; trail width requirements for proposed trails; parking
requirements for the pool, building, and amenities on the south side of the project area;
paving schedule for roads, if paving is proposed; indicate on plans where pavement
section details and curb/gutter details will be utilized; submit access/road plans to the
Fire Chief for review.

Prior to the submission of a Final Plat application, the subdivider shall provide for the
construction of the required/proposed improvements (site grading, vegetation, sanitary
sewer, water system, private roads, storm sewer, etc.) at their expense and shall have the
work completed or shall enter a Development Contract and give bond or other financial
assurance satisfactory to the Council in an amount equal to 125% of the estimated cost of
the uncompleted improvements except as provided in 10.3 of the Garrison Land Use and
Subdivision Ordinance. The bond shall be released by the City Council upon the
recommendation of the City Engineer indicating the improvements are satisfactorily
complete.



17. The developer shall escrow funds to cover any necessary repairs for damage caused to
Lilac Drive due to increased heavy truck traffic. The escrow amount shall be determined
by the City.

6. Adjournment

A motion was made by Council Member Bourke, seconded by Council Member Mattson, to
adjourn the meeting at 7:01 p.m.

Vote: All members in favor.

Motion carried.

Robert Hanson, Mayor

ATTEST:
Jeff Turk, Clerk




