
 
 
 
 
 
 

BIG LAKE PLANNING COMMISSION 
REGULAR MEETING MINUTES 

June 1, 2005 
 
 
 
1. CALL TO ORDER 
 
Vice Chair Langsdorf called the meeting to order at 7:02 p.m.   
 
2. ROLL CALL 
 
Commissioners present: Kirby Becker, Tony Benecke, Doug Hayes, Duane Langsdorf, 
Scott Marotz (arrived at 7:06 p.m.) and David Schreiber.  Commissioners absent:  
Melinda Parsons.  Also present: Assistant City Administrator Scott Johnson, Economic 
Development Director Jim Thares, Economic Development Specialist Alex Wikstrom, 
City Planner Ned Noel, Economic Development Assistant Annie Deckert, Consultant 
Planner Nate Sparks of Northwest Associated Consultants, Inc. (NAC), City Attorney 
Matt Brokl and City Engineer Brad DeWolf. 
 
3. OPEN FORUM 
 
Vice Chair Langsdorf opened the Open Forum at 7:03 p.m.  No one came forward.  Vice 
Chair Langsdorf closed the Open Forum at 7:04 p.m. 
 
4. ADOPT AGENDA 
 
Commissioner Benecke moved to adopt the agenda.  Seconded by Commissioner 
Becker, unanimous ayes, agenda adopted. 
 
Commissioner Marotz arrived at 7:06 p.m. 
 
5. APPROVE PLANNING COMMISSION MEETING MINUTES OF MAY 18, 2005 
 
Commissioner Becker motioned to approve the May 18, 2005 Meeting Minutes.  
Seconded by Commissioner Schreiber, unanimous ayes, Minutes approved. 
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6. BUSINESS 
 
6A. CONTINUED PUBLIC HEARING: HIDDEN RIVERS PRELMINARY PLAT  
 
Mr. Nate Sparks, NAC reviewed the changes in the Preliminary Plat for “Hidden River 
Estates.  Mr. Sparks discussed the changes to the last minute revised preliminary plat.  
He noted Chickadee drive was amended on the plat to be a cul-de-sac instead of a thru-
street and a trail along the Elk River in the Northeast part of the plat has been removed.  
Furthermore he discussed the extraordinary long cul-de-sac which would ensure the 
ability for future connections. 
 
Vice Chair Langsdorf opened the public hearing at 7:09 p.m. 
 
Ronald Rupp, 581 Park Ave., stated his concern regarding tree preservation and why 
the trail is not planned to extend so people can walk along the river.  He also expressed 
water run-off concern. 
 
Tom Kampa, 591 Park Ave., discussed his concern with the water issue/drainage and 
questioned if Mr. DeWolf will be following through in regard to the development plans.  
He also expressed concern about other water run-off and flooding. 
 
Loraine Rupp, 581 Park Ave., questioned where the storm sewer would drain.  She was 
concerned it may drain into the pond and overflow.  She also was concerned about the 
back flow of the water. 
 
Mr. DeWolf stated the basin area would be flood protected with a storm sewer system.  
He ensured that the City reviews all calculations, plans and inspections.  All the water 
issues are taken into consideration, and the newest plan allows for the pond. 
 
Vice Chair Langsdorf closed the public hearing at 7:24p.m. 
 
Commissioners discussed the length of the cul-de-sac and potential safety issues. (i.e. 
emergency vehicles: one way in, one way out). 
 
City Attorney Mr. Brokl stated the latest proposal is a compromise between the 
residents and the developer.  Additionally, though the cul-de-sac is longer, it may be 
one day extended towards the east.   
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Commissioner Hayes expressed concern about the cul-de-sac not being wide enough.  
The current diameter of proposed cul-de-sac is 100 feet.  Commissioner Hayes 
proposed increasing it to a minimum of 110 feet for more parking/snow storage space.   
 
Mr. DeWolf stated this is something the City can require if the Commission thinks it is 
best. 
 
Vice Chair Langsdorf motioned to increase the diameter to 110 feet. 
 
Commissioner Benecke motioned to approve the preliminary plat, with adding the 
condition to the staff report that the diameter of cul-de-sacs be increased to 110 feet.  
Seconded by Commissioner Hayes, unanimous ayes, motion carried. 
 
6B. PUBLIC HEARING:  1551 HIAWATHA AVENUE VARIANCE 
 
Economic Development Specialist Alex Wikstrom discussed the approval of two 
variances for applicants Timothy and Eve McAnallen of 1551 Hiawatha Avenue.  Their 
proposed detached garage would encroach would need a rear yard setback variance 
and the driveway impervious surface addition would require a 510 square foot variance. 
 
Mr. Wikstrom stated there is an ally behind the property and if the City decided to 
vacate in the future, the proposed garage would comply with a 5 foot setback. 
 
Commissioners expressed concern regarding garage design and run-off issues.  The 
garage will comply with design standards and there will be no issues related to run-off. 
  
Vice Chair Langsdorf opened the public hearing at 7:45 p.m. No one came forward.  
Vice Chair Langsdorf closed the public hearing at 7:46 p.m. 
 
Commissioner Benecke motioned to approve the two variance requests.  Seconded by 
Commissioner Becker, unanimous ayes, motion carried. 
 
6C. PUBLIC HEARING:  SITE PLAN ORDIANCE AMENDMENT 
 
Mr. Wikstrom discussed a request initially submitted by Mr. Phil Rondo, Dynamics Land & 
Design, to consider an ordinance to amendment to Chapter 10, section 1013 Site Plans of 
the Big Lake Zoning Code.  The request was to remove ordinance language requiring site 
plans to be reviewed in certain circumstances by the Planning Commission and City 
Council.  Mr. Rondo felt that if the plan meets all code requirements and has appropriate 
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zoning classification, it should be approved administratively.  After further review, staff 
however realized the discretion to refer site plans to the Planning Commission and City 
Council rests with staff.  Therefore, the applicant was notified and his fees refunded.  
Mr. Wikstrom stated the investigation prompted by Mr. Rondo helped staff to determine 
that additional items should be included in the site plan ordinance.  Thus, Staff 
recommend the following additions: 
 
Subd. 2.   Mandatory review by Planning Commission and City Council 
 

1.  Mandatory review is required when the project site is located in the Downtown 
Design Overlay District. 

 
2.  Mandatory review is required when the project site is part of a Planned Unit 
Development (PUD). 

 
Commissioners expressed various concerns in regard to being able to view site plans 
regarding big boxes.  
 
Mr. Brokl stated this request is strictly for the site plan with appropriate zoning.  If all the 
code requirements are met, there is no need to present it to the Planning Commission.  
 
Mr. Thares stated if there was concern staff could put an overlay district into place.  Or 
big boxes are often set up as a planned unit developments. 
 
Mr. Noel suggested putting a definition of ‘big box’ into ordinance and make such 
proposals mandatory to be reviewed by the Planning Commission and City Council. 
 
Vice Chair Langsdorf opened the public hearing at 8:00 p.m. No one came forward.  
Vice Chair Langsdorf closed the public hearing at 8:01 p.m. 
 
Commissioner Becker motioned to approve the amendment, with adding  #3.” 
Mandatory review is required when the project site is a ‘big box’ retailer.”  Seconded by 
Commissioner Hayes, unanimous ayes, motion carried. 
 
6D. PUBLIC HEARING:  B-2, B-3 TAKE-OUT ORDIANCE AMMENDMENT 
 
Mr. Wikstrom stated the company, Caribou Coffee, is seeking an ordinance amendment 
to allow a restaurant including Delivery and Take-Out to be a permitted use in the B-2 
and B-3 zoning districts instead of a conditional use.  Staff research showed that other 
cities do not require a conditional use permit for food establishments that offer Delivery 
and Take-Out services.  Staff recommended amending the ordinance. 
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Vice Chair Langsdorf opened the public hearing at 8:05 p.m.  No once came forward.  
Vice Chair Langsdorf closed the public hearing at 8:06 p.m. 
 
Commissioner Benecke motioned to approve the ordinance amendment.  Seconded by 
Commissioner Becker, unanimous ayes, motion carried. 
 
7. PLANNER’S REPORT 
  
None. 
 
8. COMMISSIONERS’ REPORTS 
  
None. 
 
9. ADJOURN
 
Commissioner Benecke motioned to adjourn at 8:06 p.m.  Seconded by Commissioner 
Becker, unanimous ayes, motion carried. 
 
 


