
 

PLANNING COMMISSION 

 

NOVEMBER 13, 2023 

 

6:30 O'CLOCK P.M. 

 

1. Call to Order  

 

2. Minutes of the Previous Meeting – October 9, 2023 

 

Public Hearings 

• 3.   Zoning + Comp Plan Amendment – A&A Electric 

 

 

 



MINUTES OF PLANNING COMMISSION MEETING 
October 9, 2023 

 

Pursuant to due call and notice thereof, a regular Planning Commission meeting was held at City Hall 
on the 9th day of October, 2023 at 6:30 PM 

 

THE FOLLOWING WERE PRESENT: Chairman Ferris, Commissioner Buckingham, Commissioner Hanson, 
Commissioner Eggler, Commissioner Tinsley and Commissioner Johnson 

THE FOLLOWING WERE ABSENT: Commissioner Fitch 

THE FOLLOWING WERE ALSO PRESENT: Ian Albers, Planning/EDA Assistant, City Administrator Tim 
Ibisch, City Clerk Linda Rappe, Justin Parkin, Don and Linda Marti, Janice Borstrom-Durst and Ken Durst, 
Trista Reber, Chris Zens and Caleb Reder 

CALL TO ORDER AT 6:30PM 
 

MINUTES OF THE PREVIOUS MEETING –– Motion to Approve the September 11, 2023 and 

August 14, 2023 Minutes made by Commissioner Buckingham, second by Commissioner Eggler 

with All Voting Aye. 

 

PUBLIC HEARINGS 

Subdivision Variance – Ken Durst and Janice Borgstrom-Durst – Community Development Asst 

Ian Albers stated that at the previous meeting we held a minor subdivison public hearing and the 

Commission asked them to come back with a subdivison variance.  Albers went through the criteria 

needed to meet the variance requirements.   

Public hearing opened 

Justin Parkin 603 2nd St SW – Mr. Parkin has a petition with 22 signatures opposing this variance.  They 

are concerned with the drainage and green space.  Feels it will lower the property value and possibly 

have repercussions on their 100 year old home.  

Public hearing closed 

The green space calculation is 40% for both lot 18 which meets the requirements, Commissioner Eggler 

would like the greenspace on both lots verified.  Commissioner Johnson asked if the variance is not done 

can can you still build on lot 18 but it would make lot 17 need an access easement for the west side of 

the structure.  Chairman Ferris asked if the there is a viable path forward that doesn’t require a variance.  

Albers clarified that the minor subdivision is to bring the current house int compliance with the setbacks 

and the variance is because the new lot being created is smaller than the code allowed.  Commissioner 

Johnson stated that there is a solution that would allow a building being built on lot 18.  Commissioner 

Tinsley suggested that an access agreement to be able to maintain the west side of the current structure 

would be appropriate.  Commissioner Johnson pointed out the 5-foot utility easement on the south side 

of lots 17 and 18.  Chairman Ferris made a Motion to table this and see if there is a better path 

without a variance, second by Commissioner Johnson with All Voting Aye.   

 

Conditional Use Permit for Fence – Caleb Reder – 2002 8th AVE NE. – Community Development 

Asst Ian Albers stated that there are three neighbors and a five foot utility easement.  The two standard 

conditions of approval, access easements for each of the neighbors and the utility easement 

acknowledgement will apply. 

Public hearing opened 

Caleb Reder - 2002 8th Ave NE. - Stated he is just trying to get the most use out of his yard.  Mr. Reder 

was asked if there was a fence already in place for the neighbor in the back yard and that fence is one 

foot from the property line so Mr. Reder would not tie onto it and if the backyard neighbor would not 



sign off on the access agreement then Mr. Reder agreed to move the back fence in three feet to meet the 

ordinance.  

Public hearing closed 

Motion to Approve made by Commissioner Eggler, second by Commissioner Tinsley with All 

Voting Aye. 

 

Conditional Use Permit for Fence – Thomas Dolan – 807 10th St NW.  Mr. Albers stated same 

conditions of utility easement and access easement 

Public hearing opened 

Public hearing closed 

Administrator Ibisch wanted to make sure that Thomas Dolan is the property owner and make this a 

condition of approval.  Commissioner Johnson asked about the gate in the backyard on the north side 

entering Wilkers property.  The Commissioners asked Albers to verify the dimensions of the sketch of 

the fence to ensure that it is on the property lines on all three sides.   

Motion to Approve with the conditions stated made by Commissioner Eggler, second by 

Commissioner Johnson with All Voting Aye. 

 

Preliminary Plat – East Creek Commercial Park Second – Mr. Albers gave the background, the 

watermain easement has been added to the plat as well as the road right of way for the south half of 3rd 

St SE.  The vacation of the current road right of way for Commerce Dr SE, shall be vacated and replaced 

with an drainage and utility easement.  Three conditions of approval; 1. all development fees and 

application fees shall be paid prior to releasing the final plat for recording, 2. the applicant will submit to 

the City an updated addressing the comments from the City Engineer including the continuation of a 10 

foot utility easement through the property, 3.the applicant shall submit to the City a site plan review 

application and administrative approval shall be granted before development occurs. 

Public hearing opened 

Public hearing closed 

Commissioner Eggler doesn’t see any issues.  Administrator Ibisch gave terms, of vacation of right of 

way and turned into a utility drainage easement, and the right of way for 3rd St SE and the watermain 

construction by the city.   

Motion to Approve the Preliminary Plat made by Commissioner Buckingham, second by 

Commissioner Egger with All Voting Aye. 

 

Ordinance – Managed Natural Landscape – Community Development Asst Albers stated that this 

was discussed this at the last Planning Commission meeting that the state passed an ordinance and the 

guidance from the Commission was to add the language from the state statute and fit it to the City’s 

ordinance.  

Public hearing opened 

Public hearing closed 

Commissioner Johnson would like to add the definition of a noxious weed.  Administrator Ibisch stated 

that the definition of a noxious weed from the DNR is quite extensive and changes frequently so we can 

reference the DNR definition. Commissioner Tinsley asked if there will be a registration or database of 

places that have natural landscaping.  Albers stated that he has a sample permit from the City of 

Mankato that requires plans and a maintenance plan and a list of plants they want to put in. 

Motion to Approve the Ordinance Amendment made by Commissioner Johnson, second by 

Commissioner Eggler with All Voting Aye. 

 

Minor Subdivision – Ken Durst and Janice Borgstrom-Durst (tabled from September) Chairman 

Ferris stated that we will leave this on the table. 

 

Discussion on possible vacation of 18th St NW ROW – Administrator Ibisch stated this is a right of 

way dedicated when the plat was filed.  When Mantorville Ave was redone there was a cement pad 



poured for Tune’s to access their driveway.  The City Council directed City Staff to not plow this.  

Commissioner Johnson stated that if we have to plans to extend this or develop it as a road in the future 

then he is in favor of vacating it.  Ibisch stated that there has been land dedicated for a backage road by 

the County and this would be a access to Foote’s and Tune’s property.  Commissioner Hanson asked if 

MNDOT could pull access from Mantorville Ave, Ibisch stated if there was other access then they could 

close access.  Commissioner Johnson stated that there is a potential 20th St NW that is north and would 

potentially connect to Schuette property.  Commissioner Eggler stated that we don’t want to improve a 

road that goes nowhere.  Motion to recommend the vacation of the 18th St ROW made by 

Commissioner Johnson, second by Commissioner Tinsley with All Voting Aye.  

 

Parking Study - Albers presented the data from the parking study.   

 

ADJOURN – 7:4508pm 

Respectfully Submitted, 

 

 

___________________________ 
Linda Rappe, City Clerk 



   
 

STAFF REPORT 
 

TO:    Planning Commission 

FROM:    Ian Albers, Community Development Assistant 

DATE:    October 31, 2023 

SUBJECT: Zoning + Comp Plan Amendment – A&A Electric 

APPLICANT: Gransee Construction 

OWNER: ARJ LLC 

LOCATION: South Bend Commercial Park Subdivision, Lots 1-4 of Block 1 

MEETING DATE: November 13, 2023 

COMPREHENSIVE PLAN: Retail/Service Commercial (Current), Industrial/Manufacturing/Business (Proposed) 

ZONING: C-3 Highway Commercial (Current), I-1 Business Park / Light Industrial (Proposed) 

 

BACKGROUND 

 

The applicant, Gransee Construction, representing ARJ LLC, has applied for the development of property located within 

Block 1 of the South Bend Commercial Subdivision, generally located south of 9th Street SE and east of Mantorville Ave S. 

The applicant is requesting a Comprehensive Plan and Zoning Amendment to better accommodate existing operations 

by A&A Electric, and to accommodate a proposed 24,000 sq ft office/shop building with new off-street parking, 

stormwater conveyance facilities, utilities, and associated grading.  

The new building is proposed to be placed over platted Lots 2 and 3 of Block 1. Currently, these lots are being utilized for 

outdoor storage of vehicles, materials, and other equipment – most of which will move inside the proposed new 

building once constructed. The existing building for A&A Electric is located on Lot 1 of Block 1 and will remain as it is for 

the new development. Additionally, the property owner recently purchased Lot 4 of Block 1 – the intention for this 

space is additional outdoor storage. The applicant desires to combine the lots into a single parcel and is in the process of 

combining Lots 1-3 through Dodge County. The City previously vacated the easements between Lots 1 and 2 and 

between Lots 2 and 3 via Resolution #2.3-16 in 2016, though the easement between Lots 3 and 4 will need to be vacated 

by the City in order to also combine Lot 4 at a later date.  

The applicant applied for administrative site plan approval of the proposed development on October 10, 2023. After 

review by staff and consultants, the submittal was determined to be incomplete due to a number of items needing to be 

addressed by the applicants – one of which was to apply for a rezoning + reguiding of the property. The reason for this is 

because the current zoning of the property is C-3 Highway Commercial, and the current comp plan future land use 

designation is Retail/Service Commercial. However, as the use of the property is a contractor yard, and as contractor 

yards are non-conforming in the C-3 District, a rezoning and reguiding of the property to I-1 and 

Industrial/Manufacturing/Business is recommended. 
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REVIEW PROCEDURE 
The applications submitted include the following requests: 

• Amend Comprehensive Plan future land use designation to Industrial/Manufacturing/Business 

• Amend Zoning District to I-1 Business Park / Light Industrial 

• Site Plan Review (only requires administrative approval) 

60-Day Land Use Application Review Process 

Pursuant to Minnesota State Statutes Section 15.99, local government agencies are required to approve or deny land 

use requests within 60 days from receipt of a complete application. For the purpose of Minnesota Statutes Section 

15.99, “Day 1” for the comp plan and rezoning applications was determined to be October 31, 2023. The City's deadline 

for action is on December 30, 2023. 

Public Hearing 

City Code §154.069 requires a public hearing for zoning amendment requests to be held by the Planning and Zoning 

Commission. The public hearing notice for the preliminary plat was published in the Dodge County Independent and 

mailed to all affected property owners located within 350 feet of the subject properties.   
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COMPREHENSIVE PLAN AMENDMENT REVIEW 
The property is currently guided for Retail/Service Commercial by the Comprehensive Plan. A Comprehensive Plan 

amendment is needed to reguide the area to the Industrial/Manufacturing/Business land use category. The proposed 

development includes a 24,000 sq ft office/shop building with new off-street parking, stormwater conveyance facilities, 

utilities, and associated grading. Along with the existing structure and use, the proposed development is consistent with 

the Industrial/Manufacturing/Business land use category. Land to the north and west of the site is guided for 

Retail/Service Commercial, while the land to the south of the site is guided for Low Density Residential (South Fork 

Second). The land to the east of the site is currently guided for Retail/Service Commercial, though future development in 

that direction may also support a comp plan amendment to the Industrial/Manufacturing/Business land use category. 

Future Land Use Map Amendment 

Applicant Request: 

Change the Future Land Use category of the site from Retail/Service Commercial to Industrial/Manufacturing/Business. 

Description of Industrial/Manufacturing/Business from the Comprehensive Plan: 

Intended to provide a coordinated and planned environment for business uses including manufacturing, light industrial, 

research and design, or professional offices. This category is less focused on retail goods and services and more focused 

on jobs. This use should be characterized by strict development standards, which include well designed buildings, 

generous landscaping, and limited outdoor operations. 
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REZONING REVIEW 
The property is currently within the C-3 Highway Commercial District and is proposed to be changed to I-1 Business Park 

/ Light Industrial. The current use of the property fits under the definition of a contractor yard according to the Code of 

Ordinances. However, contractor yards are only permitted within the I-1 or I-2 District and are not permitted in the C-3 

District. With the proposed new development, there is an opportunity to correct this discrepancy and apply the 

appropriate standards for review of the site, with special consideration given to the effect on the adjacent sites. The 

land to the west is vacant agricultural land not within Kasson city limits, while the land to the north (Kwik Trip) is zoned 

C-3 Highway Commercial. The land to the east is also zoned C-3 Highway Commercial, though future development in 

that direction may also support a zoning amendment to the I-1 District. The land to the south (South Fork Second) is in a 

PUD-F Planned Unit Development – Fixed District. As the subject property abuts a residential district, screening and 

buffering is required to provide visual and noise separation. While moving some of A&A’s operations into a building 

from outside will assist in reducing possible nuisances, the buffer requirement will also assist. The buffer is proposed to 

include a combination of grading, fencing, and landscaping, and it will be reviewed according to the appropriate 

standards from the Code of Ordinances through the site plan review process.  

Description of I-1 Business Park / Light Industrial from the Code of Ordinances: 

The purpose of the I-1 District is to provide locations for small and large scale business park uses as well as light industrial 

and light manufacturing uses which are compatible and may benefit from co-location with other similar uses. 

Description of “Contractor Yard” from the Code of Ordinances: 

Any land or buildings used primarily for the storage of equipment, vehicles, machinery (new or used), building materials, 

paints, pipe, or electrical components used by the owner or occupant of the premises in the conduct of any contracting 

trades or business; such businesses include landscaping, construction and excavation. 

As described in §154.069(D)(4), the following should be considered during review of a zoning amendment application: 

(1) The compliance of the zoning amendment with the overall guidance of the comprehensive plan; and 

(2) The effect the zoning district as a whole would have on the site and adjacent sites. 
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RECOMMENDED ACTION 

Comprehensive Plan Amendment 

Staff recommends that the Planning Commission recommends to the City Council to approve the proposed change in 

the future land use map for the subject property from Retail/Service Commercial to Industrial/Manufacturing/Business 

with no conditions attached. Doing so will allow for a more accurately guided land use designation reflecting the current 

use and proposed future operations of the area as the South Bend Commercial Park Subdivision continues to develop. 

Rezoning Amendment 

Staff recommends that the Planning Commission recommends to the City Council to approve the rezoning of the subject 

property from C-3 Highway Commercial to I-1 Business Park / Light Industrial with no conditions attached. 

These recommendations are based on the following findings of fact: 

1. The current use of the property and proposed development complies with the overall guidance of the 

Comprehensive Plan Industrial/Manufacturing/Business future land use designation and the I-1 Zoning District 

as amended. 

2. The proposed Comprehensive Plan and Zoning Amendments will not have a negative impact on the function and 

character of the site and adjacent properties. 

CITY COUNCIL REVIEW 

In the event a recommendation is received from the Planning Commission and there are no significant outstanding issues 

or items to resolve, it will be forwarded to the City Council for action at the November 22, 2023 meeting. 

ATTACHMENTS 
A. Application 

B. Zoning Exhibit 

C. Certificate of Survey 

D. Resolution #2.3-16 

E. Email correspondence 
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STATEMENT OF INTENT

IT IS THE INTENT OF THE APPLICANT TO CONSTRUCT A PROPOSED
STRUCTURE TO BE UTILIZED AS AN OFFICE/SHOP ON LOTS 2 &3,
BLOCK 1 SOUTH BEND COMMERCIAL PARK.  PROPOSED SITE
IMPROVEMENTS WILL INCLUDE THE CONSTRUCTION OF THE
STRUCTURE, OFF-STREET PARKING, STORMWATER CONVEYANCE
FACILITIES, UTILITIES AND ASSOCIATED GRADING.

SITE DATA

PROPERTY ADDRESS:       200 9th ST SE & 300 9th ST SE
RECORD/OWNER:               ARJ, LLC
TAX MAP REFERENCE:      24.570.1002 & 24.570.1003
AREA (DEED):                      2.41 ACRES (GROSS)
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MAXIMUM BUILDING HEIGHT:                           45 FEET              15'-9"

OFF-STREET PARKING TABULATION

USAGE                      SIZE                    REQ. PARKING                           REQUIRED         PROVIDED

OFFICE/SHOP        23,936 SF            1 SPACE PER EMPLOYEE          10 SPACES         20 SPACES

PROJECT LAND USE SUMMARY:
Parcel Identification Number  24.570.1002  &
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Ian Albers

From: Les Conway <Les@wse.engineering>
Sent: Friday, October 27, 2023 11:20 AM
To: Ian Albers; Nathan Gransee
Cc: Will Zieman; Linda Rappe
Subject: RE: A and A Underground Electric

I spoke with Ian A./City of Kasson this morning. We can include Lot 4 in the rezoning and comp plan applicaƟon. Should 
not affect anything we are doing right now. But we will need to address the exisƟng easements and a lot combinaƟon 
process in the near future. Right now none of that is ready so we are going to proceed with the lot combinaƟon for Lots 
1, 2, and 3.  
 

From: Ian Albers <eda@cityofkasson.com>  
Sent: Friday, October 27, 2023 9:15 AM 
To: Les Conway <Les@wse.engineering>; Nathan Gransee <nrgransee@gmail.com> 
Cc: Will Zieman <Will@wse.engineering>; Linda Rappe <cityclerk@cityofkasson.com> 
Subject: RE: A and A Underground Electric 
 
Good morning, 
 
There are a few questions about Lot 4 that I’m hoping to get some clarifications on as we move 
forward with the rezone / comp plan amendment request. In Tony Bigelow’s email from March 
1st, he stated that it was the intention of A&A Electric to utilize Lot 4 for more outside storage of 
materials and trucks/trailers. This use more accurately falls under the I-1 zoning rather than the 
current C-3 zoning. Because of this, my recommendation would be to also include Lot 4 in the 
rezone / comp plan amendment request in addition to Lots 1-3. Please advise whether outside 
storage of materials and trucks/trailers is still the plan for Lot 4. If this is still the plan, I would ask 
for an acknowledgement that Lot 4 will also be included in the request that was submitted 
yesterday. 
 
Sincerely, 
Ian Albers 
 
Community Development Assistant 
Email: eda@cityofkasson.com 
Phone: (507)-634-6328 
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