
 
AGENDA 

BIG LAKE PLANNING COMMISSION MEETING 
COUNCIL CHAMBERS 

SEPTEMBER 8, 2020 

6:00 p.m. 
 

 

 
1. CALL TO ORDER 

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL    (Members:  S. Marotz, K. Green, A. Heidemann, L. Odens, D. Vickerman, S. Shatka, S. Zettervall) 

3A. Welcome/Oath of Office: Newly Appointed Planning Commissioner Shane Shatka (no 
documentation) 

4. ADOPT PROPOSED AGENDA 

5. OPEN FORUM 

6. APPROVE MEETING MINUTES 

 6A. Approve Regular Planning Commission Meeting Minutes of August 5, 2020 

7. BUSINESS 

 7A. PUBLIC HEARING: Development Application for Site Plan, Variance and 
Conditional Use Permit for Liberty Bank (PID 65-538-0105) 

 7B. Community Development Department Update   

8. PLANNER’S REPORT 

9. COMMISSIONERS’ REPORTS 

10. OTHER 

11. ADJOURN 

 

Attendance at Meeting: All attendees are expected to follow CDC recommendations ensuring social distancing 
of at least 6 feet away from other persons. 
 
Disclaimer:  This agenda has been prepared to provide information regarding an upcoming meeting of the Big 
Lake Planning Commission.  This document does not claim to be complete and is subject to change. 
 
Notice of City Council Quorum: A quorum of the City Council members may be present at this Big Lake Planning 
Commission meeting beginning at 6:00 p.m. in the City Council Chambers.  No action will be taken by the City 
Council. 



 
 
 
 
 
 

Prepared By: 
Corrie Scott, Recreation and Communication Coordinator 

 

Meeting Date: 
9/8/2020 

Item No. 

6A 
Item Description: 
August 5, 2020 Planning Commission Regular Meeting 
Minutes 
 

Reviewed By: Hanna Klimmek, Community 
Development Director 
 

Reviewed By: Kevin Shay, Consultant City 
Planner 
 

 

ACTION REQUESTED 

Approve the August 5, 2020 Big Lake Planning Commission Regular Meeting Minutes as presented. 
 

BACKGROUND/DISCUSSION 

The August 5, 2020 Planning Commission Regular Meeting Minutes are attached for review. 
 

FINANCIAL IMPACT 

N/A 
 

STAFF RECOMMENDATION 

N/A 
 

ATTACHMENTS 

08-05-20 Planning Commission Regular Meeting Minutes 

AGENDA ITEM 
Big Lake Planning Commission  
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NOT APPROVED 

 
 

BIG LAKE PLANNING COMMISSION 
REGULAR MEETING MINUTES  

AUGUST 5, 2020 
 
 
 
1. CALL TO ORDER 
 
Chair Heidemann called the meeting to order at 6:00 p.m.   
 
2. PLEDGE OF ALLEGIENCE 
 
The Pledge of Allegiance was recited. 

 
3. ROLL CALL 
 
Commissioners present:  Alan Heidemann, Scott Marotz, Lisa Odens, Dustin 
Vickerman, Ketti Green, Shane Shatka, and Scott Zettervall. Also present:  Consultant 
Planner Kevin Shay, Community Development Director Hanna Klimmek. 
 
4. ADOPT AGENDA 
 
Commissioner Zettervall moved to adopt the agenda. Seconded by Commissioner 
Green, unanimous ayes, agenda adopted. 
 
5. OPEN FORUM 
 
Chair Heidemann opened the Open Forum at 6:01 p.m. No one came forward for 
comment. Chair Heidemann closed the Open Forum at 6:01 p.m. 
 
6. APPROVE MEETING MINUTES 
 
6A. APPROVE REGULAR PLANNING COMMISSION MEETING MINUTES OF JULY 

1, 2020 
 
Commissioner Zettervall motioned to approve the July 1, 2020 Regular Meeting 
Minutes.  Seconded by Commissioner Odens, unanimous ayes, Minutes approved. 
 
7. BUSINESS 
 
7A. PUBLIC HEARING:  DEVELOPMENT APPLICATION FOR PRELIMINARY PLAT 

FOR MITCH K FARMS 4TH ADDITION (PID 65-547-0242 AND 65-547-0244) 
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Shay reviewed that Daniel Ahles, the applicant, has submitted a development 
application requesting the following: 
 

 Preliminary Plat approval 
 Final Plat approval 
 Easement Vacation approval 

 
The two parcels included in the development application were initially platted as part of 
Mitch K Farms 3rd Addition as part of the larger Planned Unit Development. 
 
The proposed development is to replat the two existing lots at 21533 Lena Trail and 
21537 Lena Trail to adjust the common lot line between the two lots. The survey 
monuments marking the lot corners were not placed consistent with the approved final 
plat. The current property owner bought the property based on the survey monuments 
which created a larger lot than the platted lot lines. In order to correct the error, it is 
required to adjust the lot line to be consistent with the survey monuments. City Code 
does not allow property changes within a Planned Unit Development to be processed as 
a lot line adjustment or minor subdivision. The only remaining option to move the lot line 
is to replat both parcels which share the lot line as a 4th Addition to the plat.  
 
The proposed plat is consistent with all local ordinances and the requirements of the 
approved Planned Unit Development. Staff is recommending approval of the 
Preliminary Plat for the Mitch K Farms 4th Addition project. 
 
Chair Heidemann opened the public hearing at 6:04 p.m.   
A resident of Lena Trail commented that there are irrigation and sod issues that are 
contingent on this lot change.  
Chair Heidemann closed the public hearing at 6:05 p.m. 
 
Commissioner Zettervall motioned to recommend approval of the Preliminary Plat for 
the Mitch K Farms 4th Addition project. Seconded by Commissioner Marotz, unanimous 
ayes, motion carried. 
 
8. PLANNER’S REPORT  
 
Klimmek reviewed that Lucinda Meyers is coming from the City of Jordan to start on 
August 24, 2020 as the new Big Lake City Planner. She has experience in City Planning 
and she is currently in the process of moving to the area. Klimmek stated that Shane 
Shatka has been formally accepted as a BLEDA Commissioner. He will be sworn in 
formally at the next regular BLEDA meeting.  
 
Klimmek reviewed the following: 
 
1. Current Development Activity (as of 8/5/20): 
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Housing: 
 Single-Family New Construction Issued Permits  28 
 Single-Family New Construction in Review   05 

 
 Multi-Family New Construction 

o The Crossings Phase II – 38 Affordable Townhome Rental Units 
o Extended their Partial C/O 

o Station Street Apartments Phase I and Phase II – 70 Market Rate Rental 
Units 

o Developer – Kuepers, Inc. 
o In Construction – Received BP Application for Phase 3 on 8/5/20 

o Sandhill Villas (HOA) – 12-Unit Single-Family Development Project 
o Developer – Troy Siemers 
o Fully Approved – Working on Development Agreement 

o Avalon Estates – 108 Units for 55+ (Patio Homes, Twin Homes, Apt. 
Building) 

o Developer – Avalon Homes 
o Concept Phase 

o Big Lake Station Apartments – 55 Affordable Multi-Family Units; 70 
Affordable Units for 55+ 

o Developer – Aeon 
o Concept Phase 

o Marketplace Crossing I & II – 120 Affordable and Market Rate Multi-Family 
Rental Units (2, 60-unit buildings) 

o Developer – CommonBond 
o Concept Phase 

 
Commercial/Industrial:  

 Big Lake Car Condo’s 
o Project is on hold 

 Wastewater Treatment Expansion Project  
o In Construction 

 Great River Federal Credit Union  
o Building Permit is in Review 

 Nystrom & Associates Treatment Facility 
o Working Through Final Plat Application 

 Liberty Savings Bank 
o Working Through Site Plan, CUP, and Variance 

 Metro-Transit (North Star Commuter Rail) Facility Expansion 
o Administrative Site-Plan Review 

 Blackbird Group, LLC  
o BLEDA Provided a 1-Year Extension 

 
2. BLEDA: 

 Kick-off for the Branding and Identity Design Project has been postponed until 



Big Lake Planning Commission Meeting Minutes 
Date: August 5, 2020 
Page 4 of 6 

- DRAFT MINUTES - 

NOT APPROVED 

the community is ready to engage in the project.  
 BLEDA Strategic Plan Committee will be working on creating 

strategies/framework for development, re-development, and repurposing. 
 Priority is on the CARES Act funding and granting funds to the Big Lake 

Business Community. 
o Application deadline was 4 pm on 8/5/20 
o Received 33 eligible applications requesting total of $1,513,698.91 

 Non-essential – 23 applications requesting total of $1,188,187.98 
 Essential – 10 applications requesting total of $325,510.93 

o Staff is comfortable awarding $550,000 at this time, which will leave the 
City $313,098 to capture its own COVID related expenses 

 
3.   Planning & Zoning: 

 Hired Lucinda Meyers – Start date is August 24th  
 The Code Revision Task Force has been created. Kick-off meeting will be held 

on August 18th. 
 Planning Commission has a new Planning Commissioner, Shane Shatka. 

 
4.   Building: 
PERMIT ACTIVITY REPORT – THROUGH JULY 31, 2020 

Permit Type Permits Issued in 
July of 2020 

2020 Total 

Single-Family 4 27 

Multi-Family 0  2  

Commercial New / Remodel / Addition 2 16 

Remodel / Decks / Misc. 65  218  

HVAC / Mechanical 13 55 

Plumbing 9 55 

Zoning 18 116 

Land Alteration 6 9 

Fire 1 13 

TOTAL 118 511 

 

 Permit Fee Plan Review TOTAL 

Total Fees  
in July 2020 

$29,990.15 $7,243.40 $37,233.55 
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YTD 2020 Total Valuation 
(through 7/31/20) 

YTD 2020 Permit Fee + Plan Review 
(through 7/31/20) 

$21,017,662.80 $285,086.14 

 
PREVIOUS YEAR COMPARISON – THROUGH JULY 31, 2019 

Permit Type Permits Issued in 
July of 2019 

2019 Total 

Single-Family 23 44 

Multi-Family 2  2 

Commercial New / Remodel / Addition 0 14 

Remodel / Decks / Misc. 44                
184 

HVAC / Mechanical 10 50 

Plumbing 5 33 

Zoning 14 101 

Land Alteration 0 0 

Fire 0 0 

TOTAL 98 428 

 

 Permit Fee Plan Review TOTAL 

Total Fees  
in June 2019 

$320,649.44 $30,660.30 $351,309.74 

 

YTD 2019 Total Valuation 
(through 7/31/19) 

YTD 2019 Permit Fee + Plan Review 
(through 7/31/19) 

$23,486,741.24 $743,138.95 

 
5.   Recreation & Communication: 

 The Farmers Market has had a record year for both vendors and patrons of the 
Market. 

 
6.   Streets & Parks: 

 Purchasing new equipment to provide more efficiency out in the field. 
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 Purchasing new technology to also provide more efficiency out in the field.  
 Interviewing internal applicants for a lead position under Nick Abel, Streets & 

Parks Superintendent.  
 
9. COMMISSIONERS’ REPORTS  
 
Zetterval stated that Council is currently going through the preliminary budget and 
considering different options for the vacant Council seat. They are also discussing 
options for small cell site guidelines regarding 5g towers. He stated that Council wants 
to be sure that these towers are discreet. 
 
Marotz stated that the Parks Committee is discussing options for creating a park near 
Brom Lane. The City’s currently owned land is subject to flooding and a park would be 
very difficult to construct. Area residents expressed their concern about a park on that 
land and suggested purchasing other land in the area that is more feasible for a 
neighborhood park. He stated that the Parks Committee has made it a priority to 
construct a park on the south side of town as there are currently only two parks in the 
area and they are not in walking distance to many residents that live on the south side 
of town.  
 
10. OTHER – None.  
 
 
11. ADJOURN 
 
Commissioner Green motioned to adjourn at 6:25 p.m. Seconded by Commissioner 
Vickerman, unanimous ayes, motion carried. 



 
 
 
 
 

Prepared By: 
T.J. Hofer through Kevin Shay, Consultant Planner  

 

Meeting Date: 
9/8/2020 

Item No. 

7A 
Item Description: 
Public Hearing for a Development Application for Site Plan, 
Variance and Conditional Use Permit for Liberty Bank (PID 
65-538-0105) 
  

Reviewed By: Lucinda Meyers, City Planner 
 

Reviewed By: Hanna Klimmek, EDFP, 
Community Development Director 
 

 

 
60-DAY REVIEW DEADLINE:  October 11, 2020 
 
ACTION REQUESTED 

 
The Planning Commission is asked to make a motion recommending City Council approval or denial of the 
development application. 
 

BACKGROUND/DISCUSSION 
 

APPLICATION: 
Miller Architects & Builders LLC, on behalf of Liberty Bank Minnesota, the applicant, has submitted a 
development application requesting the following: 
 
 Site Plan approval 
 Conditional Use Permit for a “Changeable Electronic Sign” 
 A variance to exceed the maximum square footage allowed for a “Changeable Electronic Sign” 

 
The applicant submitted a complete application on August 12, 2020. State Statute dictates that the City must 
act upon a development application within 60 days of the receipt of a complete application. The City can 
extend the review for an additional 60 days, if needed, by providing written notice to the Applicant.  

 
 
PROPOSED DEVELOPMENT: 
The subject application is for a 2,813 sq. ft. bank with four drive-through lanes, three teller lanes and one 
ATM lane. As part of the request, the applicant is requesting a Conditional Use Permit (CUP) for the use of a 
Changeable Electronic Sign and a variance to exceed the allowable area of an electronic sign.  

 
 
ANALYSIS OF REQUEST 

 
CONDITIONAL USE PERMIT REQUESTED: 
The applicant is requesting a conditional use permit to allow a Changeable Copy Sign Electronic in the B-3 
district.  
 

AGENDA ITEM 
Big Lake Planning Commission 



VARIANCE REQUESTED: 
The applicant has submitted an application for a variance to exceed the amount of sign area allowed for a 
Changeable Copy Sign Electronic from an allowed 24 sq. ft. to 66 sq. ft. 

 

DEVELOPMENT APPLICATION ANALYSIS:  
PROPERTY CHARACTERISTICS:  

 
The existing 1.2-acre property is currently undeveloped land. There are no existing structures on the site. 
The parcel lies west of Casey’s General Store and to the east of the Northstar Professional Building. The 
property is zoned B-3 General Business and guided for Business.  

 
 

EXISTING ZONING AND LAND USE: 
 

Zoning B-3 General Business 

Future Land Use Business 

Existing Land 
Use 

Vacant Land  

Topography Relatively flat with minor topography changes  

 
 
SURROUNDING ZONING AND LAND USE: 
 

Direction Zoning 
Future Land 

Use Plan 
Existing Land Use 

North B-3 General Business Business Commercial 

South B-3 General Business Business Vacant 

East B-3 General Business Business Commercial 

West B-3 General Business Business Commercial 

 
PROPOSED SITE PLAN  

 

Lot Standards 
 
The site plan complies with all B-3 zoning district dimensional standards, as shown on the following table: 
 
 

Standard Proposed Size 
Code 

Requirements 
(min.) 

Lot Area  52,272  sq. ft.  20,000 sq. ft.  

Lot Width  Varies, 140 – 170 ft.  100 ft.  

Maximum Height 23 ft.  35 ft.  

 
 
Setbacks 
 
The site plan shows setbacks in compliance with what is required in the B-3 District.  



 

Standard Principal Structure Parking 

South Lot Line (Front)  30 ft. 10 ft. 

West Lot Line (Front)  30 ft. 10 ft. 

North Lot Line (Rear) 30 ft. 10 ft. 

East Lot Line (Side) 10 ft. 10 ft. 

 
The site plan meets both parking and structure setbacks.   
 
Building Height 

 
The applicant is proposing a building height of 23 ft. The code allows a maximum building height of 35 ft. 
The proposed building height meets code standards. 
 
Sidewalks 
 
The site currently has a sidewalk built along the north side of Humboldt Drive NW. The applicant is planning 
on removing portions of the sidewalk and replacing as needed to address accessibility issues.  
 
PARKING 
 
Banks and credit unions are considered service establishments where one space is required for every 200 
square feet of floor area, minus 10% to account for unusable space. This would require 13 spaces for the 
proposal. Staff believes that with 12 parking stalls and the capacity for 20 stacking spaces in the drive 
through will adequately serve the site. 

 
LANDSCAPING  
 
The City’s zoning ordinance requires a landscaping plan with every site plan application, which the applicant 
has provided. The Zoning Code requires one overstory tree per 50 linear feet of the site perimeter. The site 
perimeter is 943 linear feet which means the site requires 18.86 trees, rounded up to 19 trees.  The 
landscape plan shows a total of two (2) coniferous trees, seven (7) deciduous trees, four (4) ornamental 
trees (equivalent to 1.3 trees) and 56 shrubs (equivalent to 18.6 trees) for a total of 29 trees.  
 
Two (2) ornamental trees and three (3) shrubs proposed by the applicant are not found on the approved list 
of trees in the City Code. Trees that are not approved in the City Code require approval by the Zoning 
Administrator. The applicant has listed two (2) Amur Maple (Acer Ginnala) on the landscape schedule. The 
Minnesota Department of Natural Resources consider the Amur Maple to be an invasive species. The 
Planning Commission should discuss if the Zoning Administrator should approve the use of Amur Maple in 
the City. Staff is comfortable approving the following proposed species that are not identified on the 
approved species list: Purple Leaf Sand Cherry, Spirea Goldmound, Viburnum American Cranberry and 
“Blue” Shadow Fothergilla. Staff has included two (2) conditions related to the landscape schedule. The first 
condition is to list the Plant E (Purple Leaf Sand Cherry) as a shrub and the second is to correct the spelling 
of Plant I (Viburnum American Cranberry). 
 
The Code states that at least 50% of the required trees must be overstory coniferous or deciduous trees. 
The remaining 50% can be replaced with ornamental trees or shrubs at a rate of 3:1. At least 25% of the 
trees must be deciduous and at least 25% must be coniferous. The applicant is showing eight (8) overstory 



trees where nine (9) are required. Staff has included a condition that the landscaping plan be revised to 
include another overstory tree. 
 
City Code Section 1027 requires that all commercial uses install irrigation system to ensure survivability of 
landscape materials. Staff has included a condition that an irrigation system be installed.  
 
UTILITIES 
  
The applicant is proposing to connect to municipal water and sewer by accessing the existing services to the 
north of the proposed site. The code requires that all new utilities shall be placed underground. 
 
STORM WATER MANAGEMENT 

 

An infiltration basin is planned for the southwest corner of the site. The infiltration basin will be the only form 
of storm water management on the site. 
 
BUILDING DESIGN STANDARDS 

 

The building design should be guided by the City of Big Lake Downtown Design Standards (Downtown 
Standards), but is not required to comply with the regulations established in the Standards as the property 
is located in the Transitional Zone of the Downtown District. The building meets the Downtown Standards 
in the following ways: 
 

 The building has incorporated an identifiable ground level base element made of concrete masonry 
units. 

 The building height meets the requirement of the underlying zoning district.  

 No entry is projecting into the public right-of-way. 

 Canopies, awnings, and other similar architectural features do not project more than three feet into 
public right-of-way. 

 The building is not utilizing roll-down security doors visible to the public.  

 The building is utilizing a flat roof.  

 Mechanical equipment is not visible.  

 Franchise design is consistent with the Downtown Standards and is integrated into the architectural 
context of the building.  

 The lighting provides full lighting of the property.  

 Trees that are being removed in the public right-of-way are planned to be replaced. 

 Exterior trash storage is fully screened.  

 Utility lines are placed underground. 
 
The building design is consistent with the Design Requirements outlined in City Code Section 1108. 
 
LIGHTING 

 

The applicant has submitted a lighting and photometric plan. A total of seven (7) freestanding lights are 
proposed. The applicant has not provided details on the proposed lighting fixtures. Staff has included the 
submittal of lighting detail sheets as a condition of approval.  
 



The photometric plan shows the lighting to be in compliance with the glare restrictions in City Code Section 
1032.07.  

 
SIGNAGE 

 

Three (3) signs are proposed, one (1) free standing sign along CR 10 and two (2) wall signs on the north and 
west sides of the building. The applicant is requesting a CUP and Variance for the freestanding sign which 
will be discussed later on in this report.  
 
Freestanding signs are allowed up to seventy-five (75) sq. ft. of sign area. The applicant is proposing a 
freestanding sign that features a combination both electronic changeable copy and standard sign area. The 
upper portion of the freestanding sign is forty (40) sq. ft. of sign area; the lower portion of the freestanding 
sign is a sixty-six (66) sq. ft. electronic changeable copy sign. The total sign area proposed is 106 sq. ft. 
 
Changeable copy signs are allowed in the B-3 district through a CUP, and are limited to twenty-four (24) sq. 
ft. in the B-3 District. As mentioned above, the applicant is proposing a sixty-six (66) sq. ft. electronic 
community message board. The total sign area proposed (106 sq. ft.) exceeds the allowed seventy-five (75) 
sq. ft. of sign area on a freestanding sign allowed within the B-3 district by thirty-one (31) sq. ft. Freestanding 
signs are allowed up to a height of thirty feet (30’) in the B-3 district and the applicant is proposing twenty-
five feet (25’).   
 
Wall signs are allowed in business districts; however, the total area of wall signs cannot exceed twenty-
percent (20%) of the area of the total building front. The west side of the building has a total square footage 
of 1,142 sq. ft.- allowing a maximum of 228.4 sq. ft. of wall sign area. Each proposed wall sign is twenty-two 
(22) sq. ft. for a total of forty-four (44) sq. ft. The wall signs comply with Chapter 13 of the City Code. 
 
CONDITIONAL USE PERMIT: 
 
Section 1300.08 of the Big Lake City Code allows for one (1) Changeable Copy Signs Electronic in the B-3 
district through a conditional use permit. The subsection reads as follows: 

 
1300.08: SIGNS REQUIRING CONDITIONAL USE PERMIT:  
  

 Subd. 1. Changeable Copy Signs Electronic. In the B-3 General Business District, one (1) electronic 
message sign no larger than twenty four (24) square feet per side may be permitted on a lot. In 
the B-2 Community Business District, one (1) electronic message sign no larger than sixteen (16) 
square feet per side may be permitted on a lot. An electronic message is a sign that is intended 
to show messages and graphics that are changed by electrical pulsations. This type of sign shall 
only be permitted in B-2 and B-3 business districts or for public buildings, provided that a 
conditional use permit is approved by the City. The applicant for such a sign shall demonstrate 
that the light intensity and frequency shall not be disruptive to traffic, pedestrians or other land 
uses on adjacent lots. 

 
When considering a CUP application, the Planning Commission should ensure the intent of the ordinance is 
met.  The CUP language in the ordinance reads as follows: 
 
The Planning Commission shall hold the public hearing to consider the application and the possible adverse 
effects of the proposed conditional use permit.  The judgment of the Planning Commission with regard to the 
application shall be based upon (but not limited to) the following factors:   



a. The proposed action has been considered in relation to the specific policies and provisions of and 
has been found to be consistent with the objectives of the Comprehensive Plan, including public 
facilities and capital improvement plans.  
 
The Comprehensive Plan guides this area for business. The sign is in a logical place and serves the 
business which will advance the goals of the comprehensive plan. 
 

b. The proposed action meets the purpose and intent of this Ordinance and the intent of the 
underlying zoning district.  
 
The Code conditionally allows for these types of signs to be used in the B-3 zoning district. The 
sign serves to advertise the business and the business meets the goals of the zoning district. 
 

c. The proposed use can be accommodated with existing public services and will not overburden the 
City’s service capacity.  
 
The proposed sign will have little to no impact on the public services.  
 

d. There is an adequate buffer yard or transition provided between potentially incompatible uses or 
districts.   
 
The surrounding uses are zoned the same as the subject property and would be allowed to install 
this type of sign. No buffering or transitions are required as there are no potentially incompatible 
uses.  
 

e. The proposed use is or will be compatible with present and future land uses of the area.   
 
This area is intended to be businesses and consists of businesses around the subject property. 
The use of a Changeable Copy Sign Electronic is appropriate for the use. 
 

f. The proposed use conforms with all performance standards contained within this Ordinance.  
 
The use conforms to the performance standards contained in the Zoning Ordinance. 
 

g. Traffic generation by the proposed use is within capabilities of streets serving the property.   
 
The traffic generation will not be affected by a sign.  
 

h. In addition to the above general criteria, the proposed conditional use permit meets the criteria 
specified for the various zoning districts outlined as follows.   
 
The use of a Changeable Copy Sign Electronic will not cause traffic hazards or congestion if 
constructed to the limits of the code. There are no nearby residences to be affected.  
 

Staff supports the use of a Changeable Copy Sign Electronic as is allowed by the City Code. The sign will 
allow the business to customize messages and the applicant has stated they intend to allow the sign to be 
used for community messaging purposes as well.  

 
VARIANCE: 



 
The proposed plan requires a variance to exceed the allowed sign area for a changeable copy sign electronic 
from the allowed twenty-four square feet (24 SF) to sixty-six (66 SF). The Planning Commission must 
determine whether the criteria below are met:   
 
In addition, as may be applicable, all of the following criteria must be met:   

a. That because of the particular physical surroundings, lot shape, narrowness, shallowness, slope 
or topographical conditions of the specific parcel of land involved, practical difficulties to the 
owner would result, as distinguished from a mere inconvenience, if the strict letter of the 
regulations were to be carried out.   
 
The applicant has not identified any practical difficulties that require a larger sign. The subject 
property is located on Highway 10 where cars travel at a fast speed; however, the Sign Ordinance 
was created with this in mind and has established a limit of twenty-four square feet (24 SF). 
 

b. That the conditions upon which a petition for a variance is based are unique to the parcel of land 
for which the variance is sought and are not applicable, generally, to other property within the 
same zoning classification.   
 
The conditions of this property are not unique. Many businesses exist along the corridor that are 
subject to the same signage standards as this project.  
 

c. That the purpose of the variance is not based exclusively upon a desire to increase the value or 
income potential of the parcel of land.   
 
The request is not based exclusively on economic considerations. 
 

d. That the alleged practical difficulties are caused by this Ordinance and have not been created by 
any persons having an interest in the parcel of land and are not self-created difficulties.   
 

The applicant has not identified any practical difficulty in complying with the ordinance which 

would warrant a variance from the standards. The request is simply a desire for a larger sign. 
 

e. That the granting of the variance will not impair an adequate supply of light and air to adjacent 
property, or substantially increase the congestion of the public streets, or increase the danger of 
fire, endanger the public safety, or substantially diminish or impair property values within the 
neighborhood.  
 
The variance may have a negative impact on the light and traffic. The light from the sign will be 
significantly greater than if the sign were the allowed size. The size of the sign could have a 
negative effect on traffic, because of the distraction the size creates.  
  

f. That the granting of the variance will not be detrimental to the public welfare or injurious to other 
land or improvements in the neighborhood in which the parcel of land is located. 
 
The variance will not hinder other nearby properties from making improvements. 
   

g. The variance is the minimum action required to eliminate the practical difficulties.   



 
The applicant has not identified any practical difficulty that requires the sign variance nor 
provided information suggesting that this is the minimum action necessary.  
 

h. The variance does not involve a use which is not allowed within the respective Zoning District. 
 
A changeable copy sign electronic is allowed by conditional use in the B-3 zoning district. 
   

i. The variance is in harmony with the general purposes and intent of the Ordinance.   
 
The variance is not in harmony with the general purposes of the Ordinance. The Sign Ordinance 
was created in part to regulate the number, location, size, type, illumination and other physical 
characteristics of signs within the City in order to promote public health, safety, and welfare and 
to enable the fair and consistent use of authority to enforce these sign restrictions. Allowing such 
a large deviation from the code does create harmony with the Ordinance.  
 

j. The variance is consistent with the comprehensive plan.   
 
The variance is consistent with the Comprehensive Plan. 
 

k. The property owner proposes to use the property in a reasonable manner not permitted by the 
Ordinance.   
 
The property owner is using the property for a reasonable manner. 
 

l. The variance will not alter the essential character of the locality.   
 
The variance will alter the essential character of the area by introducing a sign that is nearly three 
(3) times as large as allowed. 
 

Staff is not supportive of the variance based on the findings above. The applicant has not proved that any 
hardship exists or that any unique situation exists. The Planning Commission should discuss if the variance 
should be denied or approved if the variance findings can be met. 

 
DEVELOPMENT FEES 

 

SEWER ACCESS CHARGES (SAC) AND WATER ACCESS CHARGES (WAC) FEES 
 
These fees, which are used to fund investments in expanding the capacity of the City’s sewer and water 
plants and infrastructure as the City grows, are collected at the time of building permit issuance. The 2020 
fee schedule sets the fees on a per unit basis at $3,585 for the WAC fee and $5,325 for the SAC fee. Because 
the fees are due at the time of building permit issuance, the amount is subject to change if the fee schedule 
is updated. 

 
OTHER STAFF COMMENTS: 

 
Engineering and Public Works: 
 



Engineer’s memo attached as Attachment C. 
 

Fire Department 
 
No comment. 
 
Police Department 
 
No comment. 
 
Other Comments. 
 
No other comments. 

 
 
FINANCIAL IMPACT 
NA 
 
STAFF RECOMMENDATION 
Staff is recommending approval of the Site Plan and CUP and denial of the Variance for the Liberty Bank 
project. Staff’s recommendation of approval comes with the following conditions: 
 
PLANNING AND ZONING CONDITIONS 
 
1. The site plan shall be approved, in accordance with the approved plans and the following: 

 
a. The landscaping plan shall be revised in the following ways: 

i. The landscaping plan shall show one (1) more overstory tree to be in compliance with the 
landscaping requirements. 

ii. The Amur Maple shall be substituted with an approved tree from the City’s list of 
approved trees. 

iii. Plant E (Purple Leaf Sand Cherry) shall be listed as a shrub in the planting details. 
iv. Plant I (Viburnum American Cranberry) shall have it’s spelling corrected to accurately 

reflect what will be planted. 
b. Plans shall be revised to show an irrigation system for all landscaping.  
c. Drainage and utility easements must be shown on the utility plan. 
d. Detail sheets shall be provided for the lighting fixtures.   
e. The freestanding sign shall be redesigned to comply with the requirements in Section 1300.08 

Subd. 1. 
 

2. The applicant shall comply with the Engineer’s Memos, dated August 21, 2020 and August 24, 2020. 
 

3. The review and approval of the site improvement pursuant to the requirements of City adopted building 
and fires codes shall be in addition to the site plan review process. The site plan approval process does 
not imply compliance with the requirements of these codes. 

 
4. All construction plans officially submitted to the City shall be treated as a formal agreement between 

the Applicant and the City. Once approved, no changes, modifications, or alterations shall be made to 



any plan detail, standard, or specification without prior submittal of a plan modifications request to the 
City Planner for review and approval. 

 
5. Prior to the issuance of any permit for land alteration, the applicant shall provide a financial guarantee 

(letter of credit or escrow payment) in the amount 125% of the estimated cost to furnish and plant 
materials including irrigation, mulch, and other landscape materials. 

 
6. The security shall be maintained for at least one (1) year after the date that the last landscape materials 

have been planted. Upon a showing by the applicant and such inspection as may be made by the City, 
that portion of the security may be released by the City equal to one hundred twenty-five percent (125%) 
of the estimated cost of the landscape materials which are alive and healthy at the end of such year. Any 
portion of the security not entitled to be released at the end of the year shall be maintained and shall 
secure the applicant’s responsibility to remove and replant landscape materials which are not alive or 
are unhealthy at the end of such year and to replant missing trees. Upon completion of replanting said 
landscape materials, the entire security may be released. Any ornamental grass planted shall be 
guaranteed for a full two (2) years from the time planting is completed. 

 
7. Sewer Access Charges (SAC) and Water Access Charges (WAC) will be collected at the time of building 

permit issuance. 
 

8. Signs are not approved as part of the site plan approval and must obtain a sign permit. 
 

9. Building permits must be obtained in addition to sign permits for sign structures exceeding eight (8) feet 
six (6) inches in height. 

 
10. Any conditions of the Planning Commission, City Council, Staff, consultants, or other agencies 

responsible for the review of this development application shall be addressed. 
 

 
 

ATTACHMENTS 
Attachment A:  Site Location Map 
Attachment B:  Public Hearing Notice  
Attachment C:  Engineer’s Memo from Bolton & Menk dated August 21, 2020 
Attachment D:  Engineer’s Memo from the City of Big Lake dated August 24, 2020 
Attachment E:  Applicant’s Narrative 
Attachment F:  Site Plan 
Attachment G:  Building Elevations and Plans  
Attachment H:   Draft Resolution 
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Attachment A 

Site Location Map 
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Attachment B 
Public Hearing Notice  

 



 

 
 

Attachment C 
Engineer’s Memo from Bolton & Menk 

  



 

 
 

Attachment D 
Engineer’s Memo from City of Big Lake 

  



 

 
 

Attachment E 
Applicant’s Narrative 

 



 

 
 

  



 

 
 

Attachment F 
Site Plans 

 

 



 

 
 

 



 

 
 



 

 
 

Attachment G 
Building Elevations and Plans 

 

 
  



 

 
 

  



 

 
 

 



 

Liberty Bank 

Page 1  

 
 
 
 
 
 
 
 
 
 

CITY OF BIG LAKE 
MINNESOTA 

 
A general meeting of the City Council of the City of Big Lake, Minnesota was called to 
order by Mayor Mike Wallen at 6:00 p.m. in the Council Chambers of City Hall, Big Lake, 
Minnesota, on Wednesday, September 23, 2020.  The following Council Members were 
present: Seth Hansen, Paul Knier, Mike Wallen, and Scott Zettervall.  A motion to adopt 
the following resolution was made by Council Member _______ and seconded by Council 
Member _________.  
 

CITY OF BIG LAKE 
RESOLUTION NO. 2020-XX 

 
 

RESOLUTION APPROVING A SITE PLAN AND CONDITIONAL USE PERMIT AND 
DENYING A VARIANCE FOR LIBERTY BANK AT PID 65-538-0105 

 
WHEREAS, the City of Big Lake Planning Commission conducted a public hearing 

on September 8, 2020 to consider the following: 
 

 A Site Plan for a bank with drive-through facilities. 
 A Conditional Use Permit to permit a changeable copy sign electronic. 
 A Variance to exceed the allowable square footage of a changeable copy 

sign electronic. 
 
WHEREAS, the Planning Commission conducted a public hearing on September 

8, 2020 and recommended, with a X-X vote, that the City Council approve the site plan 
and conditional use permit and deny the variance subject to the conditions identified 
herein; and  

 
WHEREAS, notice of public hearing on said motion has been duly published and 

posted in accordance with the applicable Minnesota Statutes and persons interested in 
said applications were afforded the opportunity to present their views and objections 
related to the project; and  
 

WHEREAS, the City Council makes the following findings of fact and decision: 
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A. The Legal Description of the subject property is: Lot 1, Block 1, Cobblestone, 

Sherburne County, Minnesota. 
 
B. The Site Location Map showing the project location within the City is attached as 

Exhibit A. 
 
C. The applicant’s site plan is attached as Exhibit B. 

 

D. A conditional use permit is approved to allow for a changeable copy sign electronic 
subject to the following findings: 

 

1. The proposed action has been considered in relation to the specific policies 
and provisions of and has been found to be consistent with the objectives 
of the Comprehensive Plan, including public facilities and capital 
improvement plans.  
 
The Comprehensive Plan guides this area for business. The sign is in a 
logical place and serves the business which will advance the goals of the 
comprehensive plan. 
 

2. The proposed action meets the purpose and intent of this Ordinance and 
the intent of the underlying zoning district.  
 
The Code conditionally allows for these types of signs to be used in the B-
3 zoning district. The sign serves to advertise the business and the 
business meets the goals of the zoning district t. 
 

3. The proposed use can be accommodated with existing public services and 
will not overburden the City’s service capacity.  
 
The proposed sign will have little to no impact on the public services. 
 

4. There is an adequate buffer yard or transition provided between potentially 
incompatible uses or districts.   
 
The surrounding uses are zoned the same as the subject property and 
would be allowed to install this type of sign. No buffering or transitions are 
required as there are no potentially incompatible uses. 
 

5. The proposed use is or will be compatible with present and future land uses 
of the area.   
 
This area is intended to be businesses and consists of businesses around 
the subject property. The use of a Changeable Copy Sign Electronic is 
appropriate for the use. 
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6. The proposed use conforms with all performance standards contained 
within this Ordinance.  
 
The use conforms to the performance standards contained in the Zoning 
Ordinance. 
 

7. Traffic generation by the proposed use is within capabilities of streets 
serving the property.   
 
The traffic generation will not be affected by a sign. 
 

8. In addition to the above general criteria, the proposed conditional use permit 
meets the criteria specified for the various zoning districts outlined as 
follows.   
 
The use of a Changeable Copy Sign Electronic will not cause traffic hazards 
or congestion if constructed to the limits of the code. There are no nearby 
residences to be affected. 

 
E. A variance to exceed the allowed square footage of a changeable copy sign electric is 

denied based on the following findings: 
 

1. That because of the particular physical surroundings, lot shape, 
narrowness, shallowness, slope or topographical conditions of the specific 
parcel of land involved, practical difficulties to the owner would result, as 
distinguished from a mere inconvenience, if the strict letter of the regulations 
were to be carried out.   
 
The applicant has not identified any practical difficulties that require a 
larger sign. The subject property is located on Highway 10 where cars 
travel at a fast speed; however, the Sign Ordinance was created with this 
in mind and has established a limit of 24 sq. ft. 
 

2. That the conditions upon which a petition for a variance is based are unique 
to the parcel of land for which the variance is sought and are not applicable, 
generally, to other property within the same zoning classification.   
 
The conditions of this property are not unique. Many businesses exist along 
the corridor that are subject to the same signage standards as this project. 
 

3. That the purpose of the variance is not based exclusively upon a desire to 
increase the value or income potential of the parcel of land.   
 
The request is not based exclusively on economic considerations. 
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4. That the alleged practical difficulties are caused by this Ordinance and have 
not been created by any persons having an interest in the parcel of land 
and are not self-created difficulties.   
 
The applicant has not identified any practical difficulty in complying with the 
ordinance which would warrant a variance from the standards. The request 
is simply a desire for a larger sign. 
 

5. That the granting of the variance will not impair an adequate supply of light 
and air to adjacent property, or substantially increase the congestion of the 
public streets, or increase the danger of fire, endanger the public safety, or 
substantially diminish or impair property values within the neighborhood.  
 
The variance may have a negative impact on the light and traffic. The light 
from the sign will be significantly greater than if the sign were the allowed 
size. The size of the sign could have a negative effect on traffic, because 
of the distraction the size creates. 
  

6. That the granting of the variance will not be detrimental to the public welfare 
or injurious to other land or improvements in the neighborhood in which the 
parcel of land is located. 
 
The variance will not hinder other nearby properties from making 
improvements. 
   

7. The variance is the minimum action required to eliminate the practical 
difficulties.   
 
The applicant has not identified any practical difficulty that requires the sign 
variance nor provided information suggesting that this is the minimum action 
necessary. 
 

8. The variance does not involve a use which is not allowed within the 
respective Zoning District. 
 
A changeable copy sign electronic is allowed by conditional use in the B-3 
zoning district. 
   

9. The variance is in harmony with the general purposes and intent of the 
Ordinance.   
 
The variance is not in harmony with the general purposes of the Ordinance. 
The Sign Ordinance was created in part to regulate the number, location, 
size, type, illumination and other physical characteristics of signs within the 
City in order to promote public health, safety, and welfare and to enable the 
fair and consistent use of authority to enforce these sign restrictions. 
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Allowing such a large deviation from the code does create harmony with the 
Ordinance. 
 

10. The variance is consistent with the comprehensive plan.   
 
The variance is consistent with the Comprehensive Plan. 
 

11. The property owner proposes to use the property in a reasonable manner 
not permitted by the Ordinance.   
 
The property owner is using the property for a reasonable manner. 
 

12. The variance will not alter the essential character of the locality.   
 
The variance will alter the essential character of the area by introducing a 
sign that is nearly three times as large as allowed. 

 
NOW THEREFORE, BE IT RESOLVED by the City Council of the City of Big Lake 

that it hereby approves the site plan and conditional use permit and denies the variance 
subject to the following conditions: 

 
A. The site plan shall be approved, in accordance with the approved plans and the 

following conditions: 
 

1. The landscaping plan shall be revised in the following ways: 
 

a. The landscaping plan shall show one (1) more overstory tree to be in 
compliance with the landscaping requirements. 

 
b. The Amur Maple shall be substituted with an approved tree from the City's 

list of approved trees. 
 

c. Plant E (Purple Leaf Sand Cherry) shall be listed as a shrub in the planting 
details. 

 
d. Plant I (Viburnum American Cranberry) shall have the spelling corrected to 

accurately reflect what will be planted. 
 

B. Plans shall be revised to show an irrigation system for all landscaping.  
 

C. Drainage and utility easements must be shown on the utility plan. 
 

D. Detail sheets shall be provided for the lighting fixtures.   
 

E. The freestanding sign shall be redesigned to comply with the requirements in Section 
1300.08 Subd. 1. 
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F. The applicant shall comply with the Engineer's Memos dated August 21, 2020 and 

August 24, 2020 
 

G. The review and approval of the site improvement pursuant to the requirements of City 
adopted building and fires codes shall be in addition to the site plan review process. 
The site plan approval process does not imply compliance with the requirements of 
these codes. 
 

H. All construction plans officially submitted to the City shall be treated as a formal 
agreement between the Applicant and the City. Once approved, no changes, 
modifications, or alterations shall be made to any plan detail, standard, or specification 
without prior submittal of a plan modifications request to the City Planner for review 
and approval. 
 

I. Prior to the issuance of any permit for land alteration, the applicant shall provide a 
financial guarantee (letter of credit or escrow payment) in the amount 125% of the 
estimated cost to furnish and plant materials including irrigation, mulch, and other 
landscape materials. 
 

J. The security shall be maintained for at least one (1) year after the date that the last 
landscape materials have been planted. Upon a showing by the applicant and such 
inspection as may be made by the City, that portion of the security may be released 
by the City equal to one hundred twenty-five percent (125%) of the estimated cost of 
the landscape materials which are alive and healthy at the end of such year. Any 
portion of the security not entitled to be released at the end of the year shall be 
maintained and shall secure the applicant's responsibility to remove and replant 
landscape materials which are not alive or are unhealthy at the end of such year and 
to replant missing trees. Upon completion of replanting said landscape materials, the 
entire security may be released. Any ornamental grass planted shall be guaranteed 
for a full two (2) years from the time planting is completed. 
 

K. Sewer Access Charges (SAC) and Water Access Charges (WAC) will be collected at 
the time of building permit issuance. 
 

L. Signage is not approved as part of the site plan approval. Sign permits shall be applied 
for/received for the installation of all signage. 
 

M. Building permits must be obtained in addition to sign permits for sign structures 
exceeding eight (8) feet six (6) inches in height. 
 

N. Any conditions of the Planning Commission, City Council, Staff, consultants, or other 
agencies responsible for the review of this development application shall be satisfied. 
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Adopted by the Big Lake City Council on the 23rd of September 2020. 

 
              
       Mayor Mike Wallen  
Attest:        
 
__________________________________ 

Gina Wolbeck, City Clerk 

 
The following Council Members voted in favor:  
The following Council Members voted against or abstained:  
 
Whereupon the motion was duly passed and executed. 
 
Attachments: 
Exhibit A – Site Location Map 
Exhibit B – Applicant’s Site Plan 
 
 
Drafted By: 
City of Big Lake  
160 North Lake Street 
Big Lake, MN 55309 

 
 
 

STATE OF MINNESOTA     ) 
                                             ) SS. 
COUNTY OF WRIGHT   ) 
 
 
The foregoing instrument was acknowledged before me this _____ day of September, 
2020, by the Mayor and City Clerk of the City of Big Lake, a Minnesota municipal 
corporation, on behalf of the corporation. 
 
 
____________________________________ 
Notary Public



 

 
 

EXHIBIT A 

SITE LOCATION MAP 
 



 

 
 

EXHIBIT B 
APPLICANT’S SITE PLAN 

 

 



                                                                          

Community Development Department Update         

1. Current Development Activity (as of 9/2/20): 

Housing: 

 Single-Family New Construction Issued Permits  34 

 Single-Family New Construction in Review   01 

 

 Multi-Family New Construction 

o The Crossings Phase II – 38 Affordable Townhome Rental Units 

o Extended their Partial C/O 

o Station Street Apartments Phase I and Phase II – 70 Market Rate Rental Units 

o Developer – Kuepers, Inc. 

o In Construction  

o Sandhill Villas (HOA) – 12-Unit Single-Family Development Project 

o Developer – Jesse Hartung 

o Fully Approved – Received extension to record documents 

o Avalon Estates – 108 Units for 55+ (Patio Homes, Twin Homes, Apt. Building) 

o Developer – Avalon Homes 

o Concept Phase 

o Big Lake Station Apartments – 55 Affordable Multi-Family Units; 70 Affordable 

Units for 55+ 

o Developer – Aeon 

o Concept Phase 

o Marketplace Crossing I & II – 120 Affordable and Market Rate Multi-Family 

Rental Units (2, 60-unit buildings) 

o Developer – CommonBond 

o Concept Phase 

 

Commercial/Industrial:  

 Big Lake Car Condo’s 

o Project is on hold 

 Wastewater Treatment Expansion Project  

o In Construction – Expecting completion by the end of September 2020 

 Great River Federal Credit Union 

o Need to submit applications for final approvals  

o Building Permit Application has been submitted 

 Nystrom & Associates Treatment Facility 

o Has received final approvals from the City Council 

o Reviewing Building Permit Application 

 Liberty Savings Bank 

7B 



o Working Through Site Plan, CUP, and Variance 

 Metro-Transit (North Star Commuter Rail) Facility Expansion 

o Administrative Site-Plan Review 

 Blackbird Group, LLC  

o BLEDA Provided a 1-Year Extension 

 

2. BLEDA: 

 Priority has been CARES Act funding and granting funds to the Big Lake Business 
Community. 

o Application deadline was 4 pm on 8/5/20 
o Received 33 eligible applications requesting total of $1,513,698.91 

 Non-essential – 23 applications requesting total of $1,188,187.98 
 Essential – 10 applications requesting total of $325,510.93 

o Staff is comfortable awarding $550,000 at this time, which will leave the City 
$313,098 to capture its own COVID related expenses 

o Big Lake City Council approved EDA’s recommendation of awards on 
August 26th – Staff is currently distributing funds 

 Looking forward to getting back on track with the BLEDA Strategic Plan and 
marketing/branding initiatives 

 Big Lake Manufacturing Week is scheduled for the beginning of October 
 

3.   Planning & Zoning: 

 Hired Lucinda Meyers – Start date was August 24th  

 The Code Revision Task Force has been created. Kick-off meeting was held on 

August 18th. 

o Task Force members include: 

 Mayor Mike Wallen 

 Ken Geroux – BLEDA Vice President 

 Lisa Odens – Planning Commissioner 

 Doug Peterson – Parks Advisory Committee Vice Chair 

o Goals of the Code Revision Task Force: 

 Provide the least amount of Code to protect property rights and 

public safety 

 Minimize the need for CUP’s, IUP’s, PUD’s, Variances, etc. 

 

4.   Building: Building Permit Activity Report will be provided at the Planning Commission   

      Meeting. 

 

5.   Recreation & Communication: 

 The Farmers Market has had a record year for both vendors and patrons of the 
Market. 

 In the planning stage for the Winter Farmers Market – planning efforts have 
increased due to limitations with COVID-19 

 Movie in the Park – September 18th – Drive-In Style 
 

 



6.   Streets & Parks: 
 Current jobs include: 

o Painting crosswalks, stop bars, and arrows on streets 
o Mowing (new zero turns have decreased time spent mowing) 
o Cleaning up vandalism  
o Cleaning up trees that have fallen over 
o Added picnic tables and garbage cans with concrete pads at Sanford Park 
o Added a picnic table and garbage can with concrete pads at Keller Lake 

Park 
o Added a concrete pad and picnic table at Lakeridge Park 
o Added a concrete pad (waiting on the bench) for Rose Johnson at Lakeside 

Park  
o Cleaning up the weeds on the East side of the City and into the Big Lake 

Industrial Park 
o Starting to get ready for winter 
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