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BIG LAKE PLANNING COMMISSION 

REGULAR MEETING MINUTES 
June 15, 2005 

 
 
 
1. CALL TO ORDER 
 
Chair Parsons called the meeting to order at 7:00 p.m.   
 
2. ROLL CALL 
 
Commissioners present:  Tony Benecke, Doug Hayes, Duane Langsdorf, Melinda 
Parsons, and David Schreiber.  Commissioners absent:  Kirby Becker and Scott Marotz.  
Also present:  Economic Development Director Jim Thares, City Planner Ned Noel, 
Economic Development Specialist Alex Wikstrom, Consultant Planner Nate Sparks and 
Alan Brixius, of Northwest Associated Consultants, Inc. (NAC), and Economic 
Development Assistant Sandy Petrowski. 
 
3. OPEN FORUM 
 
Chair Parsons opened the Open Forum at 7:01 p.m.  No one came forward for 
comment.  Chair Parsons closed the Open Forum at 7:02 p.m. 
 
4. ADOPT AGENDA 
 
Commissioner Hayes moved to adopt the agenda.  Seconded by Commissioner 
Benecke, unanimous ayes, agenda adopted. 
 
5. APPROVE PLANNING COMMISSION MEETING MINUTES OF JUNE 1, 2005 
 
Commissioner Benecke motioned to approve the June 1, 2005 Meeting Minutes, with 
the correction to Item #3, Open Forum, as discussed.  Seconded by Commissioner 
Hayes, unanimous ayes, Minutes approved. 
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6. BUSINESS 
 
6A. PUBLIC HEARING:  BIG LAKE TOWN SQUARE CONDITIONAL USE PERMIT 
 
Economic Development Specialist Alex Wikstrom reviewed his June 8th Planning Report 
pertaining to the Conditional Use Permit application that has been submitted by KTJ 
Limited Partnership Ninety-Six, to allow flexibility from the parking requirement to allow 
the applicant to lease out 4,560 sq. ft. to a restaurant in a B-3 General Business District.  
He discussed with the Commission the three options for parking requirements that were 
provided for consideration as part of the conditional use permit approval. 
 
Mr. Paul Tucci, of Oppidan Inc. which is in partnership with KTJ Limited Partnership 
Ninety-Six, provided an overview of the proposed project and the parking issues, and 
answered questions of the Commission. 
 
Chair Parson opened the public hearing at 7:24 p.m. 
 
Don Orrock, 140 Will Street, spoke about presentation by the MnDNR that he attended 
that discussed how to plan cities and the idea to not cover a city with concrete.  He 
stated that he felt that the Commission should determine what it is that we should use 
for the guideline on establishing parking requirements.   
 
Chair Parsons closed the public hearing at 7:26 p.m. 
 
When asked by Commissioner Hayes how Big Lake’s parking standards compare to 
cities of similar size, Mr. Wikstrom stated that, after comparing to other cities, staff was 
unable to determine how the standards were calculated, but the standards were similar 
to the other cities. 
 
Mr. Tucci further discussed the project’s proposed parking space to employee/customer 
ratio.  He added that they feel their proposal allows for the efficient use of the lot 
between all tenants. 
 
Commissioner Hayes stated his concerns with the number of parking spaces available 
during peak times.  Mr. Orrock explained that the reason he has encouraged staff to 
look at the parking standards is because the City is attempting to develop a downtown 
area, which was predicated that there would be some shared parking and that trying to 
follow the current parking standards would be unreasonable when addressing shared 
parking scenarios. 
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After a lengthy discussion on the parking space/tenant and customer ratios, 
Commissioner Langsdorf motioned to approve the Conditional Use Permit (CUP) tied to 
the conditions as set forth in Option #3 as provided and discussed.  Seconded by 
Commissioner Benecke.  The motion passed on a vote of 4 to 1, with Commissioners 
Benecke, Langsdorf, Parsons, and Schreiber voting aye and Commissioner Hayes 
voting nay.   
 
6B. PUBLIC HEARING:  LAKE CAFÉ CONDITIONAL USE PERMIT 
 
Mr. Wikstrom reviewed his June 6th planning report pertaining to the Conditional Use 
Permit application submitted by Mr. Tim Cox, owner of the Lake Café, located at 430 
Jefferson Blvd, to allow for installation of an electronic sign over 10 sq ft.  It was noted 
that the sign has been installed but that the applicant will not illuminate the sign until the 
CUP has been approved by the Planning Commission and City Council.  It was reported 
by staff that the City had recently approved a CUP for a similar electronic message sign 
(over 10 sq. ft.) for the new McDonald’s restaurant.  Mr. Wikstrom stated that staff 
recommends approval of the CUP for a 23 sq. ft. electronic sign as requested, subject 
to the conditions listed in the June 6, 2005 Planning Report. 
 
The Commission discussed with staff the validity of the CUP should the property 
change ownership.  Staff reported that the CUP would run with the land but that the 
Code also states that if the CUP is discontinued for more than one year, then the CUP 
would expire and a new application for another CUP would have to be submitted and 
approved. 
 
Chair Parson opened the public hearing at 8:20 p.m.  No one came forward for 
comment.  Chair Parsons closed the public hearing at 8:21 p.m. 
 
Commissioner Benecke motioned to approve the Conditional Use Permit for a 23 sq. ft. 
electronic message sign at the Lake Café, located at 430 Jefferson Boulevard, subject 
to the conditions as outlined in the staff report dated June 6, 2005.  Seconded by 
Commissioner Hayes, unanimous ayes, motion carried. 
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6C. WORKSHOP:  EXTRA-TERRITORIAL LAND USE PLAN   
 
Alan Brixius and Nate Sparks, of Northwest Associated Consultants, reviewed with the 
Commission the June 15, 2005 Planning Report pertaining to the extraterritorial 
comprehensive planning process.   Following a previous work session in which the 
Planning Commission reviewed land use siting criteria and made some land use 
suggestions for different areas based on the transportation system, geography, and 
existing land uses; the uses were analyzed and some key areas for discussion were 
identified for further review/discussion. 
 
Mr. Brixius reported that the remaining process is to incorporate the recommendations 
from this workshop, create a final map, and present the final revisions to the Council for 
their consideration through a public hearing format. 
 
7. PLANNER’S REPORT
 
No report. 
 
8. COMMISSIONERS’ REPORTS
 
Chair Parsons provided a brief update on the land use planning workshops that she had 
attended and urged other Commissioners to consider attending similar workshops in the 
future.   
 
Commissioner Hayes reported that he had recently been appointed to a seat on the Big 
Lake Economic Development Authority (BLEDA).   
 
9. OTHER
 
9A. DISCUSS JULY 7, 2005 MEETING   
 
Staff noted that the date of the upcoming meeting is Wednesday, July 6th, instead of the 
referenced date of July 7th.  The Commissioners briefly discussed this upcoming 
meeting which will be held to discuss the Sweetwater Bend project as well as to conduct 
a public hearing on the downtown design manual.  The Commissioners who affirmed 
that they would be in attendance at the July 6th meeting are:  Commissioners Benecke, 
Hays, Langsdorf, and Parsons. 
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9B. SITE PLAN ORDINANCE AMENDMENT:  DEFINITION OF “BIG BOX”
 
Mr. Wikstrom reviewed his June 15th memo and asked for the Commission’s direction 
on how best to define “Big Box” development for Big Lake.  In this memo, Mr. Wikstrom 
provided the Commission with ordinance language choice options in reference to the 
definition of “Big Box” and asked for their input prior to the site plan ordinance 
amendment being submitted to the Council for their consideration. 
 
Mr. Brixius recommended that stipulations be added that anything over 25,000 sq. feet 
would require submittal of a site plan for review by the Planning Commission and City 
Council. 
 
After discussion, it was the consensus of the Commission to recommend Option 1 as 
stated in the memorandum with the stipulation that the number of gross square feet of 
floor area is changed from 25,000 to 20,000 as discussed.   
 
9. ADJOURN
 
Commissioner Benecke motioned to adjourn at 9:52 p.m.  Seconded by Commissioner 
Langsdorf, unanimous ayes, motion carried. 


