
PLANNING COMMISSION 

 

AUGUST 6, 2018 

 

6:30 O'CLOCK P.M. 

 

 

 

AGENDA 

 

NOTICE: A quorum of the City Council may be present. No official business of the City 

Council will be conducted at this meeting.  

 

 

1. Call to Order at 6:30 

 

 

 

2. Minutes of the Previous Meetings – July 9, 2018  

 

 

 

3. Casey’s Retail Company – Conditional use Permit  

Note: anticipated receipt of site plan and traffic study on Friday, August 3  

 

 

4. Wilker Conditional Use Permit  

 

 

 

5. Other Business 

 

 

 

6. ADJOURN  
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MINUTES OF PLANNING COMMISSION MEETING 

July 9, 2018 

 

Pursuant to due call and notice thereof, a regular Planning Commission meeting was held at City Hall on 

the 9th day of July, 2018 at 6:30 PM 

 

THE FOLLOWING MEMBERS WERE PRESENT:  Commissioner Ferris, Commission Torkelson, 

Commissioner Tinsley and Commissioner Zelinske, Commissioner Burton and Commissioner Fitch and 

Commissioner Borgstrom. THE FOLLOWING WERE ABSENT: None 

 

THE FOLLOWING WERE ALSO PRESENT: Administrator Theresa Coleman, City Clerk Rappe, 

Doug Buck, Jerry Struthers, Mike Koebele, Tyler Larson, Ron Eidem, Phil Johnson, Samantha Tripp, 

Matt Bradford, David Martin, George Bayrd, Jon Schuette, Amy Costello, Jared Sargent, Jerry Dallman, 

Matt Naatz, Tanae and Steve McMurchie, Jeff Patzke, Joe Groteboer, Bettie Fiscus, Ron Kasel, Jamie 

Finne, Tim O’Morro , Mary Theelke Poppler and Robert Brown 

 

CALL TO ORDER:  Commissioner Ferris called the meeting to order at 6:30 PM.  

 

MINUTES OF PREVIOUS PLANNING COMMISSION MEETING:  Motion to Approve the 

June 11, 2018 minutes made by Commissioner Burton, second by Commissioner Zelinske with all 

voting Aye. 

 

PUBLIC HEARING – KASEL ADDITION FINAL PLAT – Administrator Coleman stated that the 

staff planning review in the packet lays out the things that could be in the resolution for the final plat. 

Public Hearing Opened –  

David Martin, Massey Land Surveying – stated that the Outlots would have to be in sequential order.   

Mary Theelke Poppler - 1004 3
rd

 St NE -  She finds this illegal by creating landlocked parcels. She 

wanted to know if the City has gotten permission from the State of MN for this plat.  

Joe Groteboer – 102 8
th

 Ave NE - Do they have to mow these lots? Prairie grasses are allowed to grow. 

Jeff Patzke 908 3
rd

 St NE – will the zoning be changed or be maintained as residential.  Administrator 

Coleman stated that these are Outlots.  They are asking for clarity.  Who will check on these lots and 

make sure that things are going the right way?  He would be much more comfortable if ONLY the 

adjacent owner can purchase the property. They are looking for answers to their questions.   

Ron Kasel – 912 3
rd

 St. NE – Ron bought the land from Blaine and he put the property in his son John’s 

name.  Ron stated that these lots will not be land locked because he has access. He is getting himself out 

of a liability situation with respect to the property lines. Outlots not purchased will go to prairie grass.   

Mary Theelke Poppler –She wants to know what the City Attorney has to say about this.  Administrator 

Coleman stated that the City Attorney will review the final plat. Administrator Coleman read the staff 

recommendations and the deed restrictions that would be recorded with the final plat.   

Public Hearing Closed 

Commissioner Borgstrom – staff has done well; involving the City Attorney.  

Commissioner Burton –Questions have been answered and he’s ready to move forward.   

Ms. Leth - she will review the language of the easements and whatever involvement requested. 

Commissioner Torkelson – agrees with Commissioner Borgstrom. The City Engineer has been very 

thorough with this plat.     

Commissioner Zelinske – Mr. Kasel has responded with everything the Planning Commission has asked 

for. 
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Motion to Approve the Final Plat with the Stipulations from the Staff Planning Review and the 

Appropriate Lettering of the Outlots and City Attorney Review made by Commissioner Burton, 

second by Commissioner Borgstrom with all Voting Aye. 

 

PUBLIC HEARING – HOME FEDERAL SAVINGS BANK – AMENDMENT TO FINAL PLAN 

Administrator Coleman stated that the area is a planned unit development. This will be an amendment to 

the final plan and the conditional use permit will stay in place.   

 

Public Hearing Opened 

No comments 

Public Hearing Closed 

 

Discussion – Commissioner Borgstrom asked about parking. Administrator Coleman stated that the 

conditional use permit granting the planned unit development was in the packet.   

Commissioner Burton - read from the planned unit development ordinance stating that we can vary from 

the strict wording of the ordinance.   

Commission Tinsley – stated that when you are in a planned unit development you don’t have to 

conform to the ordinance; it gives flexibility to vary from the ordinance.   

 

Motion by Commissioner Zelinske to Approve the Amendment to the Final Plan with the Included 

Comments from the Staff Planning Review, second by Commissioner Torkelson with all Voting 

Aye. 

 

PUBLIC HEARING - TYLER LARSEN VARIANCE  
Administrator Coleman stated that Mr. Larsen is applying for a variance for the home he would like to 

build as the plans submitted.   

 

Public Hearing Opened 

Mike Koebele, Big Sky Builders, wanted to know if there were any questions for him. He intends on 

putting the deck on right away.   

Public Hearing Closed 

 

Commissioner Zelinske stated that he is in favor to  keep the home consistent with the neighborhood.  

Commissioner Burton –he’s more concerned with the aesthetics than the setback requirements.   

Administrator Coleman asked the Commissioners to answer the practical difficulties on the resolution. 

 

Motion to Approve the Variance Request of 8 feet on the Rear Yard Setback as Submitted with 

the answers to the Practical Difficulties: a) Yes, exceptional, unique or extraordinary 

circumstances were identified  b)No, the proposed home fits with the character of the 

neighborhood c) No to all d) Yes e) The property is in a residential neighborhood  f) Yes, 

exceptional, unique or extraordinary circumstances were identified, made by Commissioner 

Burton, second by Commissioner Zelinske with all voting Aye. 

 

PUBLIC HEARING – CASEY’S  RETAIL COMPANY – REZONE 

Administrator Coleman stated that Casey’s has executed purchases agreements for most of the block 

south of Shopko and would like to rezone to C-2.  

 

Public Hearing Opened 
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Phil Johnson – 1602 15
th

 St NE – owners of 7 of the 8 lots have accepted the offer from Casey’s and 

Casey’s has been very fair.  People see this as a very favorable addition to the City and are asking him 

when this is going to happen.  This is the only block on South Mantorville Ave that it not commercial at 

this time.   

Jamie Finne – 401 1
st
 Ave SW – she is directly to the west of the block being discussed.  Ms. Finne is 

opposed to looking at the back of Casey’s.  Ms. Finne stated that some trees could be left there or a 

fence put up. 

Mary Theelke Poppler – wanted to know if there is a safety consideration for the neighborhood. 

Robert Brown – Mantorville – his mother owns one of the houses being purchased.  He suggested 

looking around the neighborhood. Kasson is growing and this is a good idea for the rest of Kasson.   

Jeff Patzke – He thought when Shopko came in the traffic would be bad but that is well managed.   

Administrator Coleman - noted the City Engineer and PW Director reviewed the parking and traffic.   

Amy Costello – Attorney for Casey’s – as far as rezoning goes we have to look at whether this is in 

conformance to the goals and policies of the City.  A new comprehensive plan has identified this area 

for commercial use.   They feel comfortable that this is in conformance with the goals the City has set. 

Public Hearing closed 

 

Discussion – Commissioner Borgstrom indicated that Jerry Struthers has reached out to him as a City 

Council Member and he made phone calls to Casey’s on their behalf.  He does not represent Struthers.      

Commissioner Zelinske – most of the citizens of Kasson put input into this comp plan and they have 

deemed it commercial.  He thinks having a Casey’s in town will be a plus.  

Jerry Struthers - stated that Casey’s didn’t offer enough.   

Commissioner Borgstrom - stated that they can’t rezone the one residence and turn it into a non-

conforming use.   

Commissioner Burton – stated that he does think that the whole block needs to be rezoned.   

Commissioner Zelinske - asked Ms. Costello if they would be willing to talk to Mr. Struthers again. She 

stated that they had made reasonable offers to all of the homeowners.  

Chairman Ferris – He does not want to see Mr. Struthers on an island by himself. 

 

Motion made by Commissioner Burton to Rezone to C-2 the Entire Block, second by 

Commissioner Zelinske. Further Discussion:  Commissioner Fitch asked about the comment and 

conversations that happened with the Shopko rezone.  Commissioner Borgstrom stated that the 

residential property on the Shopko block was never rezoned to commercial.  Commissioner Tinsley – 

has a concern rezoning a property that is not on the agenda tonight.  Commissioner Torkelson – there 

was an offer to Struthers. Ayes: Burton, Fitch, Torkelson and Zelinske. Nays Ferris, Borgstrom and 

Tinsley. Motion Passed. 

 

PUBLIC HEARING – CASEY’S RETAIL COMPANY – CONDITIONAL USE PERMIT 
Administrator Coleman stated that we hope to work further with Casey’s on the site plan. The 

Commission can add a buffer for the properties on the west.   

Commissioner Burton stated that he is not comfortable approving a conditional use permit tonight and 

would like more information on many items.  Commissioner Borgstrom also feels there are things to be 

worked out before a conditional use permit. 

   

Public Hearing Opened 

Jamie Finne – 401 1
st
 Ave SW – she would like to see a nice fence or big trees.  She believes that this 

will increase traffic in front of her house and suggests closing 1
st
 St SW and making people go around.   

She believes that there needs to be something done about the traffic.   
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Jared Sargent – Real Estate Associate for Casey’s - George Bayrd, their realtor, had the direct contact 

with the property owners.  He stated that they would receive any offer Mr. Struthers.  The hours of 

operation are until 11 or 12 at night. Mr. Sargent indicated they would be in agreement with both trees 

and 6 foot privacy fence.  Mr. Sargent stated that this location is the highest traffic count and the only 

available location that makes sense..   

Jerry Struthers – 12 4
th

 St SW – stated that Casey’s came back with one offer and never came back 

again.   

Sargent stated that the price was so far off that they couldn’t come to an agreement. 

Robert Brown – rezoning a residence has happened before, the zoning on the house next to Burger King 

was rezoned to commercial. 

Tanae McMurchie - 905 7
th

 St NW – She feels that Mr. Struthers had their chance and that is the same 

chance the rest of the properties had. 

Amy Costello – Casey‘s Attorney – Casey’s would be content on approvals being contingent as time is 

of a factor here. Ms. Costello went through the standards for granting a conditional use permit answering 

all of the standards.   

Public Hearing Closed. 

 

Commissioner Burton – asked about a street committee.  Administrator Coleman stated she met with the 

Public Works Director and the City Engineer. 

Commissioner Borgstrom - would like to table this. 

Commissioner Burton – concerned with traffic.   

Commissioner Tinsley – is concerned with meeting the standards of the conditional use permit and that 

specific one is 154.029(e)(2)(l) and that the one property is sitting out there like an island. 

Motion to Table the Conditional Use Permit until the August Planning Commission Meeting made 

by Commissioner Zelinske, Commissioner Borgstrom with all Voting Aye. 

 

Other Business 

Planning Commission agreed to move the August Planning Commission meeting to August 6 at 6:30 pm 

to meet the 60 day rule for the Conditional Use Permit application. 

 

Chairman Ferris sent the Commissioners information on the Wilker CUP and that he is not following the 

conditions from the permit. He would like to encourage him bring his property into compliance.  

Commissioner Borgstrom stated that we need to give him an opportunity to bring it into compliance 

before we consider revocation.  Commissioner Fitch is concerned that there is no follow-up on 

conditional use permits to make sure that they are being checked up on.  Commissioner Borgstrom 

stated that it has been on a complaint basis and brought to the zoning administrator.   

Motion to recommend the City Council direct the City Administrator write a letter to Mr. Wilker 

regarding the non-compliance of his 2010 Conditional Use Permit made by Commissioner Burton, 

second by Commissioner Fitch with All Voting Aye. 

  

ADJOURN  8:40PM  

 

Respectfully Submitted, 

 

 

 

__________________________ 

Linda Rappe, City Clerk 

 







Staff Planning Review and Recommendations 

Conditional Use Permit Application      

 Casey’s General Store 

405 Mantorville Ave S     

 

Zoning 

154.247 (B) Automobile Service Stations and including as an accessory use the sale of household 

and grocery convenience items and washing services    

 

Plat  Preliminary and Final Plat Approval 

 10’ Electric Utility Easement on east side of 1st Ave SW 

 Access Easement for Parcel # 241004970  

 94.027 Sidewalk 

 Storm Water Rate Control and storm water pipe (underground retention) 

    

Bufferyards 154.252 All development in this district, when adjacent to a residential district and not 

separated therefrom by a street or alley, shall provide a buffer yard along the adjoining 

property line as specified in $154.060; fence  adjacent residential property.  

 

Parking 

154.080     

Gasoline-convenience store  Six off-street parking spaces,  

Plus three off-street parking spaces for each 

fuel pump 

Utilities 

 Storm water management to meet the 2, 10, 100 year pre vs post storm water discharge 

 Existing sanitary and water services not proposed to be used shall be capped at the main 

 Acknowledge Well Head Protection Area for Well #4 

 

Streets 

 Traffic patterns to be discussed 

  Right turn lanes at the 4th and 5th Street intersections 

  No parking on east 125 feet of  4th and 5th Streets  

Adjacent streets to be chip sealed following construction 

 Streets to be striped 

 

Comprehensive Plan 

 Building design and matching canopy that reflect Small Town Identity (example: Mantorville) 

 

Engineer 

 

 Final Review of Site and Grading Plan 

 MnDOT planning review 

 MnDOT Drainage permit 

 Hydraulic Report 

 NPDES Stormwater permit  









 

 
 

 

625 ROBERT STREET NORTH, SAINT PAUL, MN 55155-2538      651-201-6000 or 1-800-967-2474      WWW.MDA.STATE.MN.US 
In accordance with the Americans with Disabilities Act, this information is available in alternative forms of communication upon request by calling 

651-201-6000. TTY users can call the Minnesota Relay Service at 711. The MDA is an equal opportunity employer and provider. 

May 10, 2018 
License: Pending  
Facility ID: 42818 

Rick Fidler 
Casey’s Retail Company 
3305 SE Delaware Ave. 
Ankeny, IA 50021    

NOTICE OF COMPLETED PLAN REVIEW 
     
Dear Rick Fidler: 
 
The Minnesota Department of Agriculture (MDA) has completed the review of food equipment and construction plans 
for the Casey’s General Store located at MN Hwy 57 and 5th St. SW, Kasson, MN 55944. This review was based on the 
plans submitted with the application, including revisions agreed upon during discussions that occurred throughout the 
plan review process. Please see the summary of the review below which includes any revisions or deficiencies that must 
be addressed prior to the pre-operational inspection and licensing. Any additional revisions must be submitted for 
review and approval which may delay licensing.  
 
Construction of the food establishment or remodel may now begin.   
 
When construction is complete and all noted considerations or deficiencies are addressed please contact the area 
inspector to arrange a pre-operational inspection:  
 

• Jodie Burke, Jodie.Burke@state.mn.us and 507-450-3479.   

Ensure the inspector is provided a notice of opening at least 14 calendar days before the opening date as required by 
Minnesota Rule 4626.1750.  
 
Note: The newly constructed or remodeled area cannot be stocked with food before approval is received from the pre-
operational inspection.  
 
Project Description:  New construction of a 4,816 square foot convenience store. 
 
Menu:  Pizza, hot sandwiches, breakfast sandwiches, sub sandwiches to go, pasta, wraps, bakery items, appetizers, etc. 
 
Room Finish Schedule: 
 

 Floor & Cove Base* Walls Ceiling 
Kitchen Ceramic tile, 6” integral 

ceramic tile cove base 
FRP, Stainless steel on wall 
under hoods 

Washable vinyl tile 

Storage Room Ceramic tile floor and base FRP Washable vinyl tile 
Walk-in Coolers Ceramic tile floor and base Cooler panels Cooler panels 
Walk-in Freezers Stainless steel floor & base Freezer panels Freezer panels 
Utility Room, Back Room Ceramic tile, 4”rubber base FRP Washable vinyl tile 
Custodian Room Ceramic tile floor and base FRP Washable vinyl tile 
Restrooms Ceramic tile floor and base Ceramic tile, painted gyp. Washable vinyl tile 
Customer Sales Ceramic tile, 4” rubber 

base 
Painted gypsum board, 
ceramic tile-beverage area 

Ceiling tile, washable over 
food counter area 

mailto:Jodie.Burke@state.mn.us
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Ice Room Ceramic tile floor and base FRP Washable vinyl tile 
*Proper cove base installation is very important.  Errors in installation can be costly and may delay pre-operational 
inspection approval.  Refer to page 12 of the “Retail Food Establishment Construction Guide” (which can be found at 
www.mda.state.mn.us ) for specific direction. 
 
Deficiencies: 
 

1) No documentation of a Report on Plumbing Plans from the Minnesota Department of Labor and Industry (DLI) 
has been received by this department. Prior to the start of any plumbing work within the facility, the licensed 
plumber must submit plans to DLI for review and approval. Provide verification of the review and final 
inspection from the appropriate plumbing inspector prior to the preoperational and licensing inspection by the 
Minnesota Department of Agriculture food inspector. 

 
Revisions Agreed Upon (to be reviewed by inspector): 
 

1) The plans propose fiberglass reinforced plastic (FRP) as the wall covering for the lower portion of the wall under 
the kitchen hood. FRP lacks the clean-ability of stainless steel and therefore isn’t approved as a wall covering 
under Type I hoods where the menu and cooking equipment typically create grease-laden vapors. Applicant 
agrees to install stainless steel on the wall under the hood from the hood down to the top of the cove base.   

 
Equipment Overview: 
All new and existing equipment submitted for use have been reviewed and approved as meeting applicable certification 
standards, except for items listed under Deficiencies below.  Any domestic or equipment without applicable certification 
standards are not allowed and will be ordered out.   

Kitchen    
CaptiveAire hoods Star-Max tenderloin fryer Nu-Vu oven/proofer Lincoln conveyor ovens 
Belshaw donut fryer Hatco hot hold cabinets APW Wyott warmer Delfield sub prep tables 
ACP combination oven NAI bun tray racks Univex mixer Boos stainless steel tables 
Somerset dough roller Pizza prep table/cooler J.B. 3 compt. sink w/2 db Hand wash sink w/side spls 
Saber King veg processor Stainless table w/prep sink Lockwood bread cabinet Snowman WI cooler/freeze 
AMCO wire shelving McCann’s carbonator Globe 5qt. mixer  
Retail Sales    
Amana microwave Bunn coffee equipment Curtis Cappuccino machine Creamiser cream dispenser 
Enduro soft drink dispenser Cornelius ice coffee disp. Taylor FCB dispenser Bunn tea brewer 
Bunn tea dispenser Taylor soft serve machine Horizon chewblet icemaker  Lozier bakery case 
Counter hw sink w/s.spls. Snowman WI cooler/freeze Federal display coolers  

 
Water Heater:  

1) Rheem RTGH-C95DVL commercial tankless water heater 

Cabinets and Countertops: 
 

1) Food and beverage cabinets: solid surface countertops, plastic laminate inside and out, concrete base. 

 
 

http://www.mda.state.mn.us/
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Other Considerations:   
 

1) 12’ CaptiveAire Type I hood system with a fire suppression system and tempered make-up air assembly will be 
installed over the Star-Max tenderloin fryer, Nu-Vu oven/proofer and Lincoln pizza conveyor ovens.  

2) 4’ CaptiveAire Type I hood system with fire suppression installed over the Belshaw Adamatic donut fryer. 
3) All open sides of a canopy hood must overhang equipment by at least six (6) inches. 
4) APW Wyott W43V countertop warmer is approved as a food warmer only and not as a cooker. 
5) The Delfield sub sandwich prep tables have front and side sneeze guards.  
6) A customer walk-in sales/storage cooler will be accessible in the retail sales area. This walk-in cooler will have a 

customer entrance and be stocked with cases of beverages such as soft drinks and water. 
7) Mustee floor mounted mop basin will be installed in the Ice Room. 
8) Applicant indicates municipal sewer and water services.  

 
The following items remain the responsibility of the establishment and are required as part of the retail food 
establishment licensing process.  The approval of the submitted food plans does not constitute an approval for any of 
these items: 

• Ensure that all necessary permits are obtained from the local authorities;  
• Submit plumbing plans to the Minnesota Department of Labor and Industry/local agency for review and 

approval prior to beginning any plumbing work; 
• Coordinate final construction inspections with the City of Kasson. 

o Building inspections: Jay Kruger, 507-282-8206 
o Plumbing inspections: Jay Kruger, 507-282-8206 
o Electrical inspections:  Steven Roberts, 507-254-4272 

Be advised that the commissioner may withdraw the approval of a facility or equipment if hazards to human life exist or 
there is satisfactory evidence that the person to whom the approval was issued has used fraudulent or deceptive 
practices to evade or attempt to evade provisions of Chapter 34A. 
 
Thank you for your cooperation throughout the plan review process. Please contact me at 651-201-6214 or 
Richard.Bruecker@state.mn.us if you have any questions. 
 
Sincerely, 
 
 
Rick Bruecker 
Food Standards Compliance Officer 
Minnesota Department of Agriculture 
Food & Feed Safety Division 
625 North Robert Street 
St. Paul, MN 55155 

 
Initials: RB 
Enclosures: General Plan Review Guidance  
 
eC: Dan Opsahl, Plan Review Supervisor 

Jodie Burke, Area Inspector 
Lorna Girard, Inspection Supervisor 
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 Jay Kruger, Building Official 

File 
 







 

Conditional Use Permit 2010-2 

Issued March 24, 2010 

 

Conditions  on Granting Conditional Use Permit 

 

1. That no additional commercial structures will be allowed on the property.  

- On 3-7-18, a building permit application was denied consistent with this condition.  

 

2. That, at a minimum, 60% of the entire lot be planted and maintained in trees, shrubs, or other 

plants in a density certified as appropriate by the City Forester.  

- On 1-8-2018. Attorney Nagorski, on behalf of Jason Wilker, provided an aerial photograph 

showing landscape materials and open space. Recent photos are included.  

 

3. That the applicant shall install and maintain a buffer along the south and west sides of the 

property prior to commencing operations.  

- Recent photo included; also see SW Corner photo under #2. 

 

4. That the applicant acknowledges that any additional lighting installed on the property will 

require a separate conditional use permit.  

 

5. That no overnight, outside storage of equipment will be permitted on the property.  

- Recent photos included.  

 

6. That hours of operation shall be limited to 7:00 am to 9:00 p.m. 

 

7. That outside storage and/or display of landscaping material shall be allowed only north of the 

existing structure.  

 

- Imagery included; also see South Property Line #3. 

 

8. That the operator must have a valid nursery license prior to beginning operation.  

- Nursery Stock Dealer Certificate obtained on 5-2-2018 

- Nursery Stock Grower defined as … a person who raises, grows, or propagates nursery stock 

- Current on site signage reads “Retaining Walls and Pavers” 
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Kasson, MN Code of Ordinances

§ 154.060  BUFFERYARDS AND SCREENING.

   Bufferyards when required shall include plantings of coniferous trees and other evergreens not less than three feet in
height and spaced not less than eight feet apart; the remaining shall be planted in grass and maintained and kept free of
debris. Alternative bufferyard plantings may be submitted to the city for consideration, and upon approval shall be
considered an acceptable alternative. Berming or additional plantings may be required in addition when deemed necessary
by the city. Fencing may be required in addition to plantings, but shall not in any case be considered acceptable in place of
plantings.

(Prior Code, § 24-39)  (Ord. 728, passed - -)
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