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To:  Rochester Township Board 

 

Re:  Findings in support of Pavilion Estates General Development Plan 

 

Ordinance in regular type, staff findings in italic 

 

 

5.   The following physical and planning factors should be addressed in a General Development 

Plan: 

 

a. existing and proposed land uses, densities, and general lot sizes and location; 

 

 Provided are property size, current zoning of properties except the current zoning of the 

proposed development parcel which is A-3 Agricultural District, proposed density, lot sizes, 

lot lines, proposed private roadway and connection to the township’s public roadway 

system.  Connection to the undeveloped parcels to the west would need to be accessed from 

the same connection this development is using or from 60th Street SW.    

  

    This criterion is met. 

 

b. transportation and other infrastructure systems internal to the planning area including the 

street pattern and connections to the external street network and shared water supply and 

sewage treatment systems; 

 

 Transportation and other infrastructure systems 

 

Because of the Decorah edge features and floodplain on this property and the adjoining Lilly 

Development, a connection to the east is unlikely.  Development to the west would be 

difficult because access to 60th Ave SW (Proposed to become a 4-lane divided highway) will 

be limited.  Development of a portion of the lands to the west could come off the same 

access as this proposal (an extension of Boulder Creek Lane SW)   

 

 



The roadway as proposed would go near the property line on the west side in some areas.  

The width of the roadway has been reduced to 45 feet and from the normal public roadway 

size of 66 feet and the cul-de-sac has been reduced to 90 feet from the normal size of 120 

feet.  These reductions meet the private roadway standards in the Ordinance.  A road ditch 

and culvert system along the east side of the roadway is incorporated into the plan to handle 

water runoff from the roadway and any water coming from the west.   A drainage easement 

is shown on the plan on lots 9 and 10.   

 

During the preliminary platting process additional drainage easements may be incorporated 

into plan.  The additional drainage easements will be identified as more in-depth engineering 

is completed.   

 

 This criterion is met. 

 

Water supply and sewage treatment system 

 

The applicant is proposing 2 shared wells and 10 individual sewage treatment systems.  

During the preliminary platting process more information as to the location of the septic 

sites and wells would be provided.  Normally a GDP only indicates the types of systems they 

are proposing to use. 

 

 This criterion is met. 

 

c. the surface water drainage systems; 

  

When discussing the development with the applicant’s representative we discussed how 

stormwater would be handled.  Drainage is handled as with a normal township road within a 

road ditch system.  Incorporated into the construction of the roadway will be a ditch on the 

east side of the roadway between the travel surface and the utility easement.   Water 

flowing from the west will be allowed to continue through the roadway via a series of 

culverts and into the eastern ditch system.  From the ditch system water would then be 

taken through drainage easements into a stormwater basin on one or more of the lots.  

Most of the lots will utilize individual rain gardens to handle stormwater on the individual 

lots.  As stated in b. above these systems will be developed and identified during the 

preliminary platting process.  The township engineer will review these proposals and have 

approval authority. 

 

    This criterion is met. 

 

d. the open space system that may include natural resource lands (unique habitat, outdoor 

recreation space, wooded areas, significant visual resource areas), and sensitive lands 

(shorelands, wetlands, flood plain, steep slopes, sinkhole concentrations and other features 

dependent on the site); 

 

This plan does not provide any open space. As noted below a dedication of 1.5 percent as of 

developable area as open space is required by Ordinance.  In this instance it would amount 

to .44 acres.  The applicant is proposing a 50-foot-wide wildlife corridor along the eastern 



edge of the property.  A wildlife corridor usually remains undisturbed and is restricted as to 

its use.  

 

Wildlife corridors have been used in several other development in both Rochester Township 

and Olmsted County.     

 

ARTICLE IX    DEDICATIONS AND RESERVATIONS 

Section 9.0. REQUIREMENT FOR OPEN SPACE 

Where deemed appropriate by the Commission, additional open space suitably located and of adequate 

size for parks, playgrounds, or other recreational activities for local or neighborhood use, shall be 

provided for in the proposed subdivision. 

Section 9.1. OPEN SPACE 

All developments exceeding twenty (20) acres, shall provide a minimum of 1.5% of the gross 

development area in a single contiguous area with permanent dedication for common open space. This 

space shall not include development septic set aside area. The open space area shall be covered by a 

homeowner’s association agreement.  One-third of the open space must be of a buildable quality. Open 

spaces exceeding 2 acres may be non-contiguous. Open space shall reflect the site-specific natural 

characteristics. 

Section 9.2. PARKS AND PUBLIC USE SITES 

When a park or other public use site shown in the Comprehensive Development Plan or Official Map of 

Olmsted County or Rochester Township lies wholly or partly within the boundaries of the proposed 

subdivision, and such park or other public use site is not dedicated for public use to Rochester Township 

or Olmsted County, the Commission may recommend that the area be reserved for acquisition by 

Rochester Township for a period of one and one-half (1 1/2 years).The Town board shall endorse this 

reservation by indicating a desire to purchase said site or sites at the time of platting 

 

No open space is shown on the GDP.  Clarification should be made, and this item discussed by the 

Commission during the hearing process, to determine what types of open space requirements 

there shall be.  Developers have requested a variance to this provision in the past but to date, 

Rochester Township has not granted a variance to this requirement.  In this instance, the 

required open space would calculate to be approximately .44 acres. 

 

The Township’s Planning Commissions meeting minutes do not reflect any stance on substituting 

the wildlife corridor for open space. 

 

The township has accepted other means for open space rather than the actual open space.  In 

Mayowood Estates the open space requirement was waived by the township in exchange for 

widening the paved portion of the roadway. 

 

Although the wildlife corridor will not be owned by the homeowner’s association, neither is the 

additional pavement in Mayowood Estates.  



 

The wildlife corridor does reflect the natural characteristics of the site and restrictions on the 

corridor should be in the form of deed restricts which will provide for future assurance that It will 

remain a wildlife corridor. Wildlife corridor restricts if made a part of the homeowner’s 

associations, can change their rules or in many cases dissolve from inactivity. 

 

   The Olmsted County Land Use plan suggests the use of wildlife corridors within developments. 

 

   Staff believes that the wildlife corridor if added as a deed restriction satisfies the open space  

   requirements of the ordinance.  

 

e. the schedule for development of infrastructure. 

 

Applicant proposes to do the development in a single phase. 

 

This criterion is met. 

 

6.   In the review of a General Development Plan, the Commission and the Town Board shall make 

findings indicating that: 

   

a. proposed land uses are in accordance with the Olmsted County General Land Use Plan, any 

Rochester Township Land Use Plan, and Rochester Township Zoning Map;  

 

  This parcel has gone through the process of two land use plan amendments at the County 

level, changing it from “Urban Reserve” to “Potential Suburban” and then from “Potential 

Suburban” to “Suburban.    

 

 Rochester Township initiated the request to change from “Urban Reserve” to “Potential 

Suburban” the board supported allowing the property to be moved from “Urban” to 

“Suburban” and approved the zone change from A-3 Agricultural District to R-1 Low Density 

Residential District. 

 

       The Township Planning Commission spent extensive time on the density issue wanting 

direction from the Board on the average density in the Township Land Use Plan being a goal 

of one dwelling per 3.5 acres.  The majority of the Commission members are new and have 

not gone through this process before.  The struggled with the issue of one of the goals of the 

plan being one dwelling per 3.5 acres and the ordinance requiring a lot to no less than 2 

acres.   This was explained to the Commission and the Commission Chair came to the Board 

meeting on October 14, 2021, for clarification.   The past practice of both Rochester 

Township and Olmsted County was to use the 3.5-acre density as a running average through 

the County.     

 

 Staff discussed this with the County Staff and they are planning on removing that from the 

land use plan update. 

  



 This topic has been presented to the Board several times in the past and their stance has 

been that if the development meet the 2 acre standard is what they would enforce since the 

plan is a guide and not an ordinance. 

 

 By action this criterion is met. 

 

b. the street pattern is appropriate to serve properties under consideration; 

 

 The proposal is for 10 single family lots on a proposed private roadway system that ends in a 

cul-de-sac.     
 

 Since the private drive is an easement, it is calculated into the lot sizes.  The applicant’s 

representative indicated the roadway would be approximately 1475 feet in length.  Once you 

add the access easement of approximately 173 feet and Boulder Creek Lane SW of 

approximately 1263 feet you have a roadway ending in a dead in at 2911 feet which exceed 

the ordinance criteria of dead-end road exceeding 1500 feet in length.  The township has 

granted plating variances to these in the past.  An example would be the 8th Street extension  

 

 into Lilly Farm 3rd which is over 3,600 feet.  Mayo Woodlands at the River is over 9,400 feet 

and prior to Mayowood Estates extension to Bamber Valley Road SW it was over 15,250 

feet. 

 

 If the plan is approved as presented a variance to the length of a dead-end roadway which 

exceeds 1500 feet may need to be granted.  As indicated above variances have been granted 

to this several times within the township.  Millie Meadows Second is another recent 

development which was granted the same type variance.   

 

 The idea behind this criterion is to limit the number of dwelling living on a dead end road.  

Since this development is ten lots which if dwelling could be placed on both sides of the 

roadway would be half the length.  Additionally, it is a private drive so no additional dwelling 

can be added to it. 

 

 The variance is actually granted during the preliminary platting process.   This is brought up 

       In the criteria so that the development is thought through.  The developer was asked by the 

       Board to review the plan, which has been done.  In the developer’s attached letter you will 

find that after review, moving or shortening the roadway would create other design 

standards such as slopes, grades and curves which would be even more difficult to overcome. 

 

Rochester Township in its zoning ordinance needs to be as restrictive, or more restrictive 

than Olmsted County by Statute.   The general development plan was approved by the 

Olmsted County Board as a part of the land use plan amendments.   The County did not  

comment on the length of the roadway.   

            

Staff supports the general development plan as it stands. 

 

 



c. the proposal makes provision for planned capital improvements and streets based on the 

Olmsted County Capital Improvement Plan and Olmsted County Thoroughfare Plan; 

 

 Access to this subdivision would be through the Township roadway system with eventual 

connection to the County system onto 60th Ave SW or Salem Road SW.  This would meet this 

criterion since it does not access any of Olmsted County’s roads directly. 

 

d. the proposal makes adequate provision for surface water drainage, soil erosion control, 

water supply and sewage treatment, consistent with State statute and rule and County or 

Township ordinance; 

 

 The exhibit shows wastewater treatment sites and water supply locations.    A grading plan 

will have to be submitted and approved prior to construction of the road.  As with other 

developments in Rochester Township, individual lot grading plans should be required to be 

provided by for each individual lot prior to a dwelling being constructed.   

 

 Based on the conclusions drawn from the Environmental Assessment Worksheet, regulations 

should also be established during the platting process to reduce the amount of tree cover 

being removed.  Sizes of dwelling footprint, actual lawn size, rain gardens including types of 

plantings, and cover removal from the primary septic sites should become a permanent part 

of the development plan. 

 

 Along with the in-place ordinance requirements, this criterion is met. 

   

e. the lot, block and street layout are consistent with General Land Use Plan use, development 

and resource management policy, and subdivision design principles;  

 

The lot, block and street layout are consistent with the general development and resource 

management policy and subdivision design principals. 

 

 Thus, this criterion could be met. 

 

f. unique natural resource features and sensitive areas are protected through the open space 

provisions and appropriate lot layout; 

 

The plan shows the bluffland setback on lots 9 and 10 (pink area).  Any development on 

those lots must be south of the setback area. 

 

The plan also shows the shoreland setback (dotted blue line) on which no structures may be 

located. 

  

 The applicant is providing a 50-foot environmental corridor along the eastern edge of the 

property.  They have indicated that they would like to have this substitute for the open space 

requirement.   

 

 



 The Great Blue Heron rookery was a topic of discussion and initiated the EAW.   The Town 

Board felt that the portion of the rookery located on this parcel could be protected using the 

criteria outlined in the EAW findings including Migratory Bird Act thus a negative declaration 

on any further environmental review.    

 

Open space and protection of natural features is accomplished through the wildlife corridor. 

 

           Thus, this criterion is met. 

 

g. development will occur in an orderly fashion; 

 

    Single phase development so there should be no phases.  Building permits will not be 

granted until the roadway is completed.    

 

 Thus, this criterion would be met. 

   

g. connecting roads are adequate to handle projected traffic, or provision has been made to 

correct deficiencies.  

 

Boulder Creek Lane SW starts at its intersection with Weatherhill Road SW, goes north about 

300 feet and then intersects with Boulder Creek Drive SW.  Both Weatherhill Road SW and 

Boulder Creek Drive SW provide access to 60th Ave SW.  East Weatherhill Road SW provides 

access to Salem Road SW to the south.  All these roads, except 60th Ave SW, are Township 

roads. This development would not impact the roadway system enough to require upgrades 

to these roads. 

 

The proposed private roadway would be paved.   

 

Thus, this criterion is met. 

 

General Development Plan Conclusion: 

 

Rochester Township works in conjunction with Olmsted County on land use decisions.  Olmsted County 

Resolution 21-126 changed the designation of this area from “Potential Suburban” to “Suburban.” 

 

Upon consideration of comments during the EAW process the applicant made changes to the general 

development plan reducing the amount of tree cover being removed for the development to proceed. 

  

  The applicant has also provided a detailed wetland and Decorah edge report which was included as part  

                             of the EAW process which supports why the property should be developed as a rural subdivision rather 

than an urban development.   This is valuable information to have, especially when siting the homes.  It 

may be an appropriate discussion to suggest that the Developer create building envelopes which would 

require lot owners to construct the dwelling within that envelope to help protect the environmental 

features of this development.  Another suggestion may be to create a larger environmental corridor 

along the eastern boundary of the property as open space.   

  



Findings shall be based on the General Development Plan meeting the criteria as listed above.  Staff has 

reviewed this request in accordance with the applicable standards and provisions as included in this 

report.  Based upon staff review and analysis above, staff recommends approval. 

 
 

 

 


