
           

 

PLANNING COMMISSION AGENDA
Thursday, October 18, 2012

6:30 p.m.

Coon Rapids City Center

Council Chambers

           

Call to Order  
 

Pledge of Allegiance  
 

Roll Call  
 

Adopt Agenda  
 

Approval of Minutes from Previous Meeting - September 20,2012  
  Approval of Minutes of Previous Meeting
 

New Business  
 

1. PC 12-22 People Incorporated request for a conditional use permit to expand a residential facility

from six to eight residents

 

   

2. PC 12-24, Shamrock Development, Land Use Plan amendment to change the land use designation

from Community Commercial to Industrial

 

   

3. PC 12-25 Shamrock Development request for zone change from Community Commercial to

Industrial

 

   

Other Business  
 

Adjourn  
 

  

  



   

Planning Commission Regular           

Meeting Date: 10/18/2012  

SUBJECT: Approval of Minutes from Previous Meeting - September 20,2012

Attachments

Draft September 20, 2012 Minutes



COON RAPIDS PLANNING COMMISSION MEETING OF SEPTEMBER 20, 2012

CALL TO ORDER

The regular agenda meeting of the Coon Rapids Planning Commission was called to order by 
Chairman Naeve at 6:30 p.m.

Members Present: Chairman Donna Naeve, Commissioners Jenny Geisler, Cedric Lattimore, 
Jonathan Lipinski, Wayne Schwartz, Zachary Stephenson and Julia 
Stevens.

Members Absent: None.

Staff Present: Community Development Director Marc Nevinski; Planner Scott 
Harlicker; and, Assistant City Attorney Doug Johnson.

---------------------------------------------------------------------------------------------------------------------

PLEDGE OF ALLEGIANCE

Chairman Naeve led the Commission in the Pledge of Allegiance.

ADOPTION OF THE AGENDA

MOTION BY COMMISSIONER GEISLER, SECONDED BY COMMISSIONER STEVENS, 
TO ADOPT THE AGENDA AS AMENDED REMOVING ITEMS 5 AND 6.  THE MOTION 
PASSED UNANIMOUSLY.

APPROVAL OF THE JULY 19, 2012 REGULAR MINUTES 

MOTION BY COMMISSIONER SCHWARTZ, SECONDED BY COMMISSIONER 
STEVENS, TO APPROVE THE PLANNING COMMISSION MINUTES OF THE REGULAR 
MEETING OF JULY 19, 2012, AS PRESENTED.  THE MOTION PASSED 
UNANIMOUSLY.

APPROVAL OF THE JULY 19, 2012 WORKSHOP MINUTES 

Commissioner Lipinski requested that the minutes reflect he did not attend this meeting.

MOTION BY COMMISSIONER GEISLER, SECONDED BY COMMISSIONER 
SCHWARTZ, TO APPROVE THE PLANNING COMMISSION MINUTES OF THE 
WORKSHOP MEETING OF JULY 19, 2012, AS CORRECTED.  THE MOTION PASSED 
(LIPINSKI ABSTAINED).

NEW BUSINESS

1. PLANNING CASE 12-15 - HOME OCCUPATION CUP – AMY ERICKSON – 8870 
MISSISSIPPI BOULEVARD – PUBLIC HEARING

It was noted the applicant is requesting a conditional use permit to conduct yoga classes as a 
home occupation.  Staff explained Ms. Erickson was proposing to use 407 square feet of her 



Planning Commission Minutes
September 20, 2012
Page 2

home for yoga classes between 8:00 a.m. and 8:30 p.m. Monday through Friday and from 8:00 
a.m. to noon on Saturdays.  Staff recommended approval of the home occupation request.

Chairman Naeve opened and closed the public hearing at 6:35 p.m., as no one wished to address 
the Planning Commission.

Chairman Naeve questioned how many people would be attending the yoga classes.  Amy 
Erickson, 8870 Mississippi Boulevard, explained the maximum class size would be eight.

Chairman Naeve clarified that all vehicles associated with the classes would have to be parked in 
the applicant’s driveway.  Ms. Erickson understood this condition for approval.

Commissioner Geisler asked if Ms. Erickson had an idea of how many classes she would be 
holding on a weekly basis.  Ms. Erickson anticipated holding four or five classes each week with 
each class being 60 minutes in length.  She indicated one-on-one classes would also be held 
throughout the week.

Commissioner Lattimore asked if the applicant would be holding outdoor classes on her 
property.  Ms. Erickson stated she would not be holding classes outside at her home, but was 
looking to host a class at the Coon Rapids Dam, free of charge, once a month.  

Commissioner Geisler questioned if classes would be held from 8:00 a.m. to 8:30 p.m. on 
Saturdays.  She requested this condition for approval be revised to reflect that classes may be 
held from 8:00 a.m. to 12:00 p.m. on Saturdays.  Ms. Erickson agreed with this suggestion.  

MOTION BY COMMISSIONER GEISLER, SECONDED BY COMMISSIONER 
STEPHENSON, TO APPROVE PLANNING CASE 12-15, ALLOWING FOR THE HOME 
OCCUPATION CONDITIONAL USE PERMIT, BASED ON THE FOLLOWING 
CONDITIONS:

1. CLASSES ARE LIMITED TO APPOINTMENT ONLY AND NO MORE THAN 30 
HOURS PER WEEK MONDAY THROUGH FRIDAY BETWEEN THE HOURS OF 
8:00 A.M. AND 8:30 P.M. AND ON SATURDAYS FROM 8:00 A.M. TO 12:00 P.M.

2. ALL VEHICLES ASSOCIATED WITH THE HOME OCCUPATION ARE PARKED 
IN THE DRIVEWAY.

3. COMPLIANCES WITH TITLE 11, CITY CODE OF COON RAPIDS.

THE MOTION PASSED UNANIMOUSLY.

This is a decision made by the Planning Commission and shall stand unless appealed to the City 
Council within ten days after notification of the decision.

2. PLANNING CASE 12-16 – HOME OCCUPATION CUP – JACKIE LOXTERCAMP –
11800 JUNIPER STREET – PUBLIC HEARING
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It was noted the applicant is requesting a conditional use permit to operate a home-based beauty 
shop.  The hours of operation would be limited from 9:00 a.m. to 9:00 p.m. Monday through 
Friday.  Staff recommended approval of the home occupation request.

Chairman Naeve opened the public hearing at 6:44 p.m.

Diane McNiff, 11081 Kumquat Street, fully supported Ms. Loxtercamp and the proposed home 
business as this would be an asset to the neighborhood.

Chairman Naeve closed the public hearing at 6:46 p.m.

Commissioner Geisler asked if the home occupation should be limited to 30 hours of operation 
per week.  Planner Harlicker noted this could be added to Condition 1.

Commissioner Stevens questioned if the applicant would be operating her beauty shop on 
Saturdays.  Jackie Loxtercamp, 11800 Juniper Street, commented she had another part-time job 
on Saturdays and would not be working out of the home on Saturdays.

Chairman Naeve questioned how many cars would fit in the driveway.  Ms. Loxtercamp 
indicated her car would be in the garage and anticipated only having one client at a time.  

MOTION BY COMMISSIONER STEVENS, SECONDED BY COMMISSIONER 
LATTIMORE, TO APPROVE PLANNING CASE 12-16, ALLOWING FOR THE HOME 
OCCUPATION CONDITIONAL USE PERMIT, BASED ON THE FOLLOWING 
CONDITIONS:

1. OPERATION IS LIMITED BY APPOINTMENT ONLY BETWEEN 9:00 A.M. AND 
9:00 P.M. MONDAY THROUGH FRIDAY, LIMITED TO 30 HOURS PER WEEK.

2. ALL VEHICLES ASSOCIATED WITH THE HOME OCCUPATION ARE PARKED 
IN THE DRIVEWAY OR GARAGE.

3. COMPLIANCE WITH TITLE 11, CITY CODE OF COON RAPIDS.

4. THE APPLICANT RECEIVES ALL THE NECESSARY BUILDING PERMITS FOR 
THE PLUMBING AND CONSTRUCTION.

THE MOTION PASSED UNANIMOUSLY.

This is a decision made by the Planning Commission and shall stand unless appealed to the City 
Council within ten days after notification of the decision.

3. PLANNING CASE 12-17 – COMP PLAN AMENDMENT – 1ST NATIONAL BANK 
OF ELK RIVER – 10732 HANSON BOULEVARD – PUBLIC HEARING

It was noted the applicant is requesting a land use plan amendment to change the land use 
designation for the property at 10732 Hanson Boulevard from Moderate Density Residential to 
Office.  The property was just over an acre in size and abuts Hanson Boulevard and the railroad 



Planning Commission Minutes
September 20, 2012
Page 4

tracks.  Currently the site has a 7,372 square foot vacant building that was constructed in 1968.  
The office land use designation would serve as a buffer between Hanson Boulevard and the 
adjacent residential neighborhood and for this reason, staff recommended approval.

Scott Fritz, First National Bank of Elk River, commented he was available for questions from the 
Commission.

Chairman Naeve opened and closed the public hearing at 6:53 p.m., as no one wished to address 
the Planning Commission.

Commissioner Stevens asked if the site had a fence on the west property line.  Planner Harlicker 
indicated a fence was along this property line.

Commissioner Geisler approved of the new land use designation as this was a unique parcel and 
the new classification would provide a buffer to the adjacent residential homes.  The new 
designation would also utilize the existing building on the property.

MOTION BY COMMISSIONER GEISLER, SECONDED BY COMMISSIONER LIPINSKI, 
TO APPROVE PLANNING CASE 12-17, THE PROPOSED LAND USE AMENDMENT 
BASED ON THE FOLLOWING FINDINGS:

1. THE PROPOSED LAND USE AMENDMENT WOULD SERVE AS A BUFFER 
BETWEEN THE SINGLE FAMILY DISTRICT AND HANSON BOULEVARD.

2. THE PROPOSED AMENDMENT WOULD BE COMPATIBLE WITH THE 
ADJACENT SINGLE FAMILY DISTRICT AS WELL AS THE ADJACENT 
RAILROAD TRACKS AND ARTERIAL STREET.

3. THE PROXIMITY TO AN ARTERIAL STREET (HANSON BOULEVARD) 
PROVIDES GOOD ACCESS TO THE SITE WITHOUT TRAFFIC DRIVING 
THROUGH THE ADJACENT RESIDENTIAL DISTRICT.

4. THE PROPOSED CHANGE IS CONSISTENT WITH THE COMPREHENSIVE PLAN 
IN THAT IT HELPS MAINTAIN A DIVERSIFIED ECONOMIC BASE BY 
ALLOWING THE REUSE OR REDEVELOPMENT OF AN EXISTING 
COMMERCIAL BUILDING WITH ACCESS TO AN ARTERIAL STREET.

THE MOTION PASSED UNANIMOUSLY.

This is a recommendation to the City Council that will be considered at the October 16, 2012 
City Council meeting.

4. CASE 12-18 – ZONE CHANGE – 1ST NATIONAL BANK OF ELK RIVER – 10732 
HANSON BOULEVARD – PUBLIC HEARING

It was noted the applicant is requesting a zone change from Moderate Density Residential to 
Office.
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Chairman Naeve opened and closed the public hearing at 6:53 p.m., as no one wished to address 
the Planning Commission.

MOTION BY COMMISSIONER STEVENS, SECONDED BY COMMISSIONER 
SCHWARTZ, TO APPROVE PLANNING CASE 12-18, THE PROPOSED REZONING 
BASED ON THE FOLLOWING FINDINGS:

1. THE PROPOSED ZONE CHANGE WOULD BE CONSISTENT WITH THE 
COMPREHENSIVE LAND USE PLAN.

2. THE PROPOSED ZONE CHANGE IS COMPATIBLE WITH THE SURROUNDING 
ZONING DISTRICTS AND LAND USES.

3. THE PROPOSED ZONE CHANGE WOULD NOT HAVE AN ADVERSE IMPACT 
ON THE AREA.

4. THE TIMES AND CONDITIONS HAVE CHANGED AND THE CHARACTER OF 
THE NEIGHBORHOOD HAS CHANGED SO THAT A REASONABLE USE OF THE 
PROPERTY CANNOT BE MADE UNDER THE CURRENT ZONING.

THE MOTION PASSED UNANIMOUSLY.

This is a recommendation to the City Council that will be considered at the October 2, 2012 City 
Council meeting.

5. CASE 9-20 – RECODIFICATION AND REORGANIZATION OF TITLE 11 (ZONING 
CODE)

This item was removed from the agenda.

6. CASE 12-21 – ZONE CHANGE FROM INDUSTRIAL TO BUSINESS PARK IN THE 
AREA IN AND AROUND EVERGREEN INDUSTRIAL PARK – PUBLIC HEARING

This item was removed from the agenda.

OTHER BUSINESS

Chairman Naeve noted an email received from Community Development Director Nevinski 
regarding open Commission seats.  

Community Development Director Nevinski then discussed the Planning Letter with the 
Commission.  He requested the Commission hang onto the staff reports from Items 5 and 6 from 
this evening’s agenda as they would be discussed at a future meeting.

Commissioner Stevens stated she would be attending the Task Force meeting on October 1st.
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Commissioner Geisler suggested a recap from the Task Force meeting be provided to the 
Commission at a future workshop meeting.

ADJOURN

MOTION BY COMMISSIONER SCHWARTZ, SECONDED BY COMMISSIONER 
STEVENS, TO ADJOURN THE MEETING AT 7:07 P.M. THE MOTION PASSED 
UNANIMOUSLY.

Recorded and Transcribed by,
Heidi Guenther
Planning Commission Recording Secretary



   

Planning Commission Regular   1.           
Meeting Date: 10/18/2012  

Subject: PC 12-22 People Incorporated request for a conditional use permit to expand a residential facility

from six to eight residents

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting a conditional use permit to expand a residential facility from six to eight residents at

2708 119th Avenue.

ACTIONS

Conduct a public hearing

Decision by Planning Commission

Appeal to City Council Available

60 DAY RULE

The applicant submitted this application on:  September 10, 2012

To comply with the requirements of Minnesota Statute §15.99, the City must approve or deny the application by:

November 9, 2012

LOCATION

The property is located at 2708 119th Avenue

  Existing Use Comprehensive Plan Zoning

Subject

Property

Residential group home Low Density Residential LDR2

North Single family residence Low Density Residential LDR2

South Single family residence Low Density Residential LDR2

East Single family residence Low Density Residential LDR2

West Single family residence Low Density Residential LDR2

 

DISCUSSION

Background

The applicant is requesting a conditional use permit to expand their facility from six to eight residents. State

licensed residential facilities for six or fewer residence is a permitted use in the LDR 2 zoning district.  Residential

facilities serving seven or more persons requires a conditional use permit.



According to the attached narrative, the residential facility provides short term residential mental health

crisis care to eight adults with a diagnosed mental illness. Residents may also have other behavioral problems

and/or chemical abuse or dependency issues. The length of stay ranges from 1 to 10 days with an average stay of 3

to 5 days. Four of the eight beds are designated for extended care of up to 30 days. The facility has four full time

staff during the day (8 am to 4 pm) and two staff evenings and weekends.

Staff reviewed the complaint history for this facility. Police records did not show a history of complaints. There

have been several parking complaints over the years. This proposed expansion will actually reduce the number of

staff at this site. Two offices used by another service group are being remodeled into bedrooms and the staff using

those offices are being moved to another location. There is sufficient room on the driveway to accommodate four

cars, which is the peak number of staff on site during the week. 

The applicant is not proposing any exterior changes to the home.

Compliance with Conditional Use Permit Standards, Chapter 11-316

 
 

Standards Staff Comment

The use shall be in conformance with the

City’s comprehensive Plan.

OK – The Comprehensive Plan has identified this

site as Residential.

The use shall not be detrimental to the public

health, safety or welfare.

OK – The proposed use will not create any effects

that will be detrimental to the public health safety or

welfare.

The use shall be compatible with the existing

or intended character of the zoning district.

OK – The proposed use is compatible with

the character of the district.

The use shall not depreciate property values.
OK – The site is surrounded by other residential

properties. 

The use shall not produce dangerous or

detrimental noises, glare, smoke, dust, odor,

water pollution, vibration or other nuisances.

OK – The proposed use will not produce any public

nuisance.

The use shall not create traffic congestion,

unsafe access or inconvenience parking needs.

OK – There are sufficient spaces on site to

accommodate the parking needs of this use.

The use shall be served adequately by

essential services.

OK – The essential services currently available to

the site are sufficient to serve the proposed use.

The use shall not create excessive additional

requirements at public cost for public facilities

and services.

OK – The proposed use will not require additional

public facilities or services.

The use shall preserve and incorporate the

site’s important natural features into the

development design.

OK – The proposed use will not alter the site natural

features. No changes are proposed.

The use shall cause minimal adverse

environmental effects.

OK – There will be no adverse environmental

effects resulting from the proposed use.

The Council may waive one or more of the

above requirements provided they make a

determination that the public interest is best

served by such a waiver.

N/A 

RECOMMENDATION

Staff recommends that the Planning Commission approve the conditional use permit for an eight person residential



Staff recommends that the Planning Commission approve the conditional use permit for an eight person residential

facility with the following conditions: 

All necessary building permits are received for all the remodeling.1.

All staff must park in the driveway.2.

 

Attachments

Location Map

Applicant Narrative

Survey











































   

Planning Commission Regular   2.           
Meeting Date: 10/18/2012  

Subject: PC 12-24, Shamrock Development, Land Use Plan amendment to change the land use designation

from Community Commercial to Industrial

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting approval on an amendment to the City's Comprehensive Land Use Plan to change the

land use designation from Community Commercial to Industrial.

ACTIONS

Conduct of public hearing

Recommendation by Planning Commission

Decision City Council on: November 20, 2012 

60 DAY RULE

The applicant submitted this application on:  September 26, 2012

To comply with the requirements of Minnesota Statute §15.99, the City must approve or deny the application by:

November 25, 2012

LOCATION

The property is located west of Springbrook Drive at 87th Avenue.

  Existing Use Comprehensive Plan Zoning

Subject

Property

vacant Community Commercial Community Commercial

North Retail Community Commercial Community Commercial

South Vacant Community Commercial Community Commercial

East Springbrrok Drive and Office Community Commercial Community Commercial

West Vacant Industrial Industrial

 

DISCUSSION

Background

Prior to 2009 the subject property had a land use designation of Community Commercial. In 2009 the City Council

adopted the 2030 Comprehensive Land Use Plan. That plan identified the subject parcel as Office. In December

2010 the City Council considered rezoning the property to Office so that it was consistent with the Comprehensive

Plan land use designation. Because of the lack of demand for office space and the changing market, the Council



voted to deny the zone change from Community Commercial to Office.

In April 2011 the City Council considered an amendment to to the Comprehensive Plan to change the land use

designation from Office to Community Commercial. The Council voted to change the land use designation from

Office back to Community Commercial.

The subject area is about 5.8 acres of a larger 23 acre parcel. The other 17 acres has a land use designation of

Industrial.

Analysis

 

The stated intent of the Community Commercial land use designation is to provide for moderate intensity shopping

centers and peripheral businesses serving wide areas of the City  and having minimal detrimental influences on

surrounding residential areas. The stated intent of the  Industrial designation is that it includes primarily light

manufacturing, warehousing, services, and related uses.

When considering this change in land use request, the following factors should be taken into account:

  

The subject property has limited access to Highway 47

The site abuts Evergreen Industrial Park.

The west 17 acres of the parcel has a land use designation of  Industrial.

 

A land use designation of Industrial would be an appropriate land use designation for this area. Industrial land uses

do not need direct access to a principal arterial. This area would have access to Evergreen Boulevard, which is the

main collector street for Evergreen Industrial Park. Changing the land use designation to Industrial would also unify

the land use designation of the entire parcel. Split land use designations should be avoided when possible.

Through site plan review industrial traffic generated by this area could be directed away from Springbrook Drive,

which is a commercial street, and on to Evergreen Boulevard, which is an industrial street.

RECOMMENDATION

In Planning Case 12-24, recommend approval of the proposed land use amendment based on the following findings:

  

The area is part of a larger parcel that has a land use designation of Industrial.1.

The proposed amendment would be compatible with the adjacent commercial district.2.

The proximity to a collector street (Evergreen Boulevard) provides good access to the site without traffic

driving through the adjacent commercial district.

3.

The proposed change is consistent with the Comprehensive Plan in that it will provide land that can be

developed in a manner that will strengthen and diversify the City's economic base.

4.

Attachments

Location Map

Land Use Map

Zoning Map

Applicant's Narrative
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Subject: PC 12-25 Shamrock Development request for zone change from Community Commercial to

Industrial

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting to change the zoning from Community Commercial to Industrial.

ACTIONS

Conduct a public hearing

Recommendation by Planning Commission

Introduction by City Council on: November 7th 

60 DAY RULE

The applicant submitted this application on:  September 26, 2012

To comply with the requirements of Minnesota Statute §15.99, the City must approve or deny the application by:

November 25, 2012

LOCATION

The property is located west of Springbrook Drive at 87th Avenue.

  Existing Use Comprehensive Plan Zoning

Subject

Property

Vacant Community Commercial Community Commercial

North Retail Community Commercial Community Commercial

South Vacant Community Commercial Community Commercial

East Springbrook Drive and office Community Commercial Community Commercial

West Vacant Industrial Industrial

 

DISCUSSION

Background

In 1994, at the request of the property owner,  the zoning of the subject parcel was changed from Industrial to

Community Commercial; there was also corresponding change to the land use designation. In 2009 the City

Council adopted the 2030 Comprehensive Land Use Plan. That plan identified the subject parcel as Office. In

December 2010 the City Council considered rezoning the property to Office so that it was consistent with the

Comprehensive Plan land use designation. Because of the lack of demand for office space and the changing market,



the Council voted to deny the zone change from Community Commercial to Office.

In April 2011 the City Council considered an amendment to to the Comprehensive Plan to change the land use

designation from Office to Community Commercial. The Council voted to change the land use designation from

Office back to Community Commercial.

The subject area is about 5.8 acres of a larger 23 acre parcel. The other 17 acres is zoned Industrial.

Analysis

 

When considering a request to rezone property, the Commission should evaluate if there was some mistake in the

original zoning, or if the character of the neighborhood has changed so that a reasonable use of the property can not

be made under the current zoning classification.

 

Mistake in the Original Zoning

 

Up to 1994 the property was zoned Industrial. In 1994 the zoning was changed to Community Commercial. At that

time there was a significant amount of undeveloped industrial land in the city,  the Target Center had just been

completed and the owner of the property thought there would be a need for additional commercial property along

Springbrook Drive. Since the rezoning occurred there has been four commercial buildings constructed; the

latest one was approved in 2007. No new commercial development has occurred in the last five years. The site is

suitable for either commercial or industrial zoning. Staff does not believe that there was a mistake in the original

zoning.

Reasonable Use of the Property

 

The subject property is part of a larger parcel that is currently undeveloped. The rezoning of this area to industrial

would unify the zoning on the entire parcel and likely make it more desirable for development. Since this area was

zoned commercial, most of the industrial land has been developed. This will be the largest undeveloped tract of

industrial land in the the city.  

With the need for additional industrial zoned land, the proximity to Evergreen Industrial Park, and the fact that the

proposed zone change will unify the zoning of the entire parcel, the rezoning of this parcel can be considered a

reasonable and appropriate zoning for the property. 

 

The Planning Commission should also give consideration to the evaluation criteria found in Section 11- 307 when

making their recommendation on rezoning requests.

  

Section 11-307 Criteria Comments

Effect of public health, safety, order, convenience,

and general welfare in the area.

OK - The proposed zoning will not

adversely impact the area. The property is

adjacent to the Evergreen Industrial Park.

Effect on present and potential surrounding land uses. OK – The proposed zoning will not

adversely impact the surrounding

residential land uses.

Conformance with the Comprehensive Land Use Plan.

 
 

OK – Assuming the proposed land use

amendment is approved, the proposed

zone change will be consistent with the

City’s Comprehensive Land Use Plan.

The proposed land use designation is

Industrial

Conformance with any applicable development

district.

OK – There is no applicable district plan

in this area.



 

RECOMMENDATION

In Planning Case 12-25, recommend approval of the proposed rezoning based on the following findings:

  

The proposed zone change would be consistent with the Comprehensive Land Use Plan.1.

The proposed zone change is compatible with the surrounding zoning districts and land uses.2.

The proposed zone change would not have an adverse impact on the area.3.

The times and conditions have change such that industrial would be an appropriate zoning for the property.4.
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