PLANNING COMMISSION MEETING
WAITE PARK CITY HALL
TUESDAY, JANUARY 8, 2019
6:30 PM
1. Pledge of Allegiance
2. Roll call
3. Approve Agenda for Tuesday, January 8, 2019
4. Approve minutes for December 11, 2018 meeting.
5. Planned Unit Development (continued from December 11, 2018 meeting) – Allow for
Mixed –Use Retail and Residential Building in B-2, Commercial/General Business District
– 205 3rd St NE – Jim Rakhshani
6. Other business

ADJOURN

19 – 13TH AVENUE NORTH PO BOX 339 WAITE PARK MN 56387-0339
PHONE: (320)252-6822 FAX: (320)252-6955
EMAIL: CITY.HALL@CI.WAITEPARK.MN.US WEBSITE: WWW.CI.WAITEPARK.MN.US

December 11, 2018
Page 1 of 5

PLANNING COMMISSION MEETING FOR THE CITY OF WAITE PARK
The Waite Park Planning Commission met in regular session on Tuesday, December 11, 2018 at
6:30 PM in the Waite Park City Hall. The meeting was called to order by Chair Jansky beginning
with the Pledge of Allegiance.
Planning Commission Members Present: Tim Jansky, Ken Schmitt, Bob Zabinski, and Shawn
Blackburn
Planning Commission Members Absent: Jeff Blair (arrived at 6:55 PM)
Others Present: Jon Noerenberg, Planning & Community Development Director and those on the
sign-in sheet.
Approval of the Agenda: Commissioner Zabinski made a motion to approve the agenda. The
motion was seconded by Commissioner Schmitt and passed unanimously by those present.
Approval of the Minutes: Commissioner Schmitt made a motion to approve the minutes of
November 13, 2018. The motion was seconded by Commissioner Blackburn and passed
unanimously by those present.
Planned Unit Development, 205 3rd St NE: Chair Jansky read the public hearing notice and the
hearing was opened at 6:32PM.
Noerenberg gave the following background information. The request has been submitted by Jim
Rakhshani, who recently purchased the property. The application is for Planned Unit
Development for the property to obtain flexibility from applicable B-2 Commercial/General
Business District standards that apply to the property. The concept would have approximately the
same footprint on the property as the building to the east, which maintains a uniform appearance
for the block and maximizes available parking. The proposed building and request would reduce
the side and rear setbacks to five feet. Access to the property would be from the western side of
the parcel via a new curbcut, which would be placed as far back from 3rd Street as possible. The
property would have a total of 25 parking stalls.
A narrative was submitted outlining details of the proposed building exterior and features of the
planned four retail spaces and six single-bedroom loft apartments on the 2nd floor. There are two
flex spaces that the applicant would like to have discretion on whether to turn those units to two
additional residential units. They would be the same design as those on the 2nd floor. Assuming
that the two lower level apartments are undertaken, the parking requirements would be 28 stalls.
However, the plan illustrates a total of 25 stalls. Noerenberg stated that there are two factors that
would likely be involved in a realistic reduction of parking demand. The first would be that the
single-bedroom apartments may likely have single tenants, with a realistic requirement of one
stall each. The second is that given the mixed-use nature of the development, the retail parking
demand is likely to be higher during the daytime, when tenants would likely be elsewhere. An
additional element is the future possibility of cross-easement and additional parking allowance
provided via agreement with adjacent property owner. Staff believes the parking proposed is
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sufficient to meet the demand of the development and that the parking requirement reduction
should be approved as part of the request.
Noerenberg recommends approval of the Planned Unit Development with the following
conditions:
1. Design and configuration shall follow documents as reviewed/approved by the Planning
Commission and City Council. Minor amendments may be approved by Planning &
Community Development Director. Changes or amendments deemed as major shall
require additional review/approval by the Planning Commission and City Council.
2. No den area as depicted in floor plans for apartments shall be utilized as a bedroom.
3. Property shall obtain and maintain rental license for rental of apartment units. Occupancy
is subject to all City ordinances.
4. Applicant agrees to coordinate with adjacent property owner(s) to secure additional
parking stalls per City ordinance standards related to parking should excessive parking
demand become a concern, as determined by City staff.
5. Applicant shall submit a landscaping plan for landscaping along 3rd Street frontage which
is subject to review and approval by City staff.
6. Applicant shall be solely responsible for any and all costs incurred with any relocation of
utilities, including but not limited to signs, fire hydrant(s), water/sewer lines, etc.
7. Signage, including any signage within or on windows, shall adhere to City standards and
sign permits must be obtained prior to fabrication/installation.
8. Exterior lighting, if any, shall follow City standards.
Bob Sauer, 317 2nd Ave N: Sauer approached the Planning Commission concerned about the lack
of parking available for the restaurant and number of units. Sauer stated that just because they
are 1-bedroom apartments, does not mean that there will only be one car per unit. Sauer asked if
there will be parking on City streets.
Noerenberg stated street parking will be allowed, however; the City ordinances will still need to
be followed when it comes to winter regulations.
Jim Rakhshani – Applicant: Rakhshani stated he had spoken with a business in the medical field.
The intent is to have one business use the entire lower level space. Rakhshani added that the
parking will be in front, along the south side of the building.
Noerenberg stated that depending on the type of business, there may be a Conditional Use Permit
that would need to be applied for. In that process, additional conditions of approval can be put on
the request.
Zabinski asked if the neighboring parcel has any issues with parking. Noerenberg stated their
parking requirement is probably around 12 stalls being it is a 1 story building. They significantly
more parking stalls then the minimum requirements. Noerenberg added that staff is
recommending the applicant work with the neighboring property owner on a cross easement.
This way the parking lots at both properties can be shared.
Commissioner Blair arrived at 6:55 PM.

December 11, 2018
Page 3 of 5

Jansky expressed concern about how tight the property is in regard to installing the sidewalk and
if that will have any impact on the parking lot.
Noerenberg stated he would have to look into the specifics further as it hadn’t come up in
previous staff discussions.
Blackburn made a motion to close the public hearing 6:58 PM. The motion was seconded
by Schmitt and passed unanimously by those present.
Jansky reiterated his concern of how tight the parking lot would be if a sidewalk were put along
the south side of the property.
Noerenberg stated he would like to bring those discussions to the County for feedback.
Blackburn agrees with Jansky regarding the sidewalks. Other than that, he has no problems with
the proposal.
Commissioner Zabinski moved to table action on the PUD until the January 8th Planning
Commission Meeting. The motion was seconded by Blackburn and passed unanimously by
those present.
Ordinance Amendment and Establishment – Section 52.11 & Section 52.56: Chair Jansky read
the public hearing notice and the hearing was opened at 7:06 PM.
Noerenberg gave the following background information. The City has received a number of
requests for large-scale solar generating facilities, particularly within the A-1, Agricultural/Rural
Residential District outlying areas of the City. A moratorium was established for a period of 12
months in February 2018 to allow staff time to review options for additional regulation on such
facilities. Staff believes the existing ordinance does not perform adequately for
review/consideration of such facilities as it was created before such facilities existed within the
region. The City has had four large-scale solar facilities take shape within City limits, one of
which was approved when the property was still governed by St. Joseph Township. There is
concern amongst staff and the City Council that the development of these facilities is
jeopardizing developable land and may impair the long-term growth opportunities of the City, as
well as impacting quality-of-life of residents in the areas adjacent to such facilities.
The proposal is to incorporate the new ordinance section and reference it with minor updates to
the A-1, Agricultural/Rural Residential District standards, which would establish wind facilities
as a Conditional Use Permit, and solar facilities as an Interim Use Permit. The proposed
ordinance sets a significant distance requirement between facilities, including existing facilities,
which will create a limit as to how many facilities can be located throughout the City. Additional
requirements guide development of such facilities to lowland/wetland areas that are not prime
agricultural or potential development land.
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Staff recommends approval of the amendment to Section 52.11, A-1, Agricultural/Rural
Residential District and establishment of Section 52.56, Solar and Wind Electric-Generating
Facilities Regulation as proposed.
Commissioner Blair asked why the City is creating this ordinance. Is the ordinance being created
for the future? Blair added no one knows what type/s of energy will be around in 10-20 years.
The solar gardens typically sign 25-year leases with the property owners and Blair is concerned
about the viability of this type of energy in the future.
Noerenberg echoed Blair’s concerns and stated the ordinance puts parameters on the allowance
of these types of facilities so to not oversaturate the area.
Commissioner Zabinski stated the ordinance basically says that solar and wind energy facilities
will not be allowed in the City of Waite Park. Zabinski added that he is not in favor of the
Ordinance and believes it is overkill. Zabinski asked why the facilities need to be ¼ mile from
the road and ¾ mile from another facility with the same use. Additionally, the wind turbines
limit the height of a wind turbine to 50 feet, which eliminates the ability to have wind energy
facilities in the City.
Noerenberg stated the intent is to allow solar and wind energy for residential uses but limiting
where the larger facilities will be in the City.
Commissioner Blackburn stated the green energy sources benefits the public. Blackburn does not
believe the ordinance will make the green energy sources unusable. Commissioner Blair agreed
with Blackburn’s statement and asked how the City should deal with the complaints received by
residents that live near the solar facilities.
Commissioner Schmitt moved to close the public hearing at 7:38 PM. The motion was
seconded by Commissioner Zabinski and passed unanimously by those present.
Commissioner Schmitt suggested tabling approval of the ordinance until further information is
gathered.
Chair Jansky stated that parameters should be set regarding the maintenance and upkeep of the
facilities. Also, the bond should be transferred from owner to owner as owners can change hands
over the course of 25 years.
Noerenberg stated it is written that the bond needs to be transferred to any successors or change
in ownership.
Commissioner Blair made a motion to recommend to the City Council to approve the
ordinance updates as submitted and proposed by staff. The motion was seconded by
Commissioner Schmitt. Motion carried 4 to 1.
Ayes: Chair Jansky, Commissioners Blair, Schmitt, Blackburn
Nay: Commissioner Zabinski
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Commissioner Schmitt made a motion to adjourn the meeting at 8:01 PM. The motion was
seconded by Commissioner Zabinski and passed unanimously.

Tim Jansky, Chair

Jon Noerenberg, Planning & Community
Development Director

Agenda Item No.
Issue: Planned Unit Development – Crossroads Loft – 205 3rd St NE – Jim Rakhshani
_________________________________________________________________________
BACKGROUND
The request has been submitted by Jim Rakhshani, who recently purchased the property at 205
3rd St NE with intent of redevelopment. The applicant has been coordinating with staff for the
last several months on concepts for the property and has submitted an application for Planned
Unit Development for the property, to obtain flexibility from applicable B-2
Commercial/General Business District standards that apply to the property, namely regarding
provision of residential component within the mixed-use building, and to reduce setbacks in
order to mirror the adjacent property to the east.
The concept would have approximately the same footprint on the property as the building to the
east does on its respective parcel, which maintains a uniform appearance for the block and
maximizes available parking. Alternative configurations were explored with the architect and
with input from staff during over the course of several meetings. The proposed layout as
submitted was deemed most preferable. The proposed building and request would reduce the
side and rear setbacks to five feet and essentially mirror the layout of the Concrete Image/Kodak
building next door. The building is 48’x122’ and has an overall footprint of 5,856 square feet.
Access to the property would be from the western side of the parcel via a new curbcut, which
would be placed as far back from 3rd Street as possible to allow room for ingress/egress of
vehicle. The site plan depicts parking stalls in the area of the curb cut and driveway but these
stalls could not be placed in such a location nor counted for parking requirements. Not counting
these two stalls, the property has a total of 25 parking stalls planned. Staff recommended that
the applicant explore a cross-easement with the adjacent property owner to the east to maximize
traffic movement and parking efficiency via shared use, but the applicant has not submitted
information or indication of discussion with that owner as of yet.
The applicant has submitted a narrative outlining details of the proposed building exterior and
features of the planned four retail spaces and six single-bedroom loft apartments above. The
applicant has noted that he has taken inspiration from the general design from a similar newer
development in downtown St. Joseph. The front of the building features a covered storefront
walkway. The apartments are accessed via an interior hallway on the back (north) side of the
building. The apartments feature balcony areas facing 3rd Street as well. While single-bedroom,
the apartments also feature a den area, although this would not be habitable as a bedroom due to
lack of window. The applicant has been advised of this information and it would be reiterated as
a condition of approval. The lower level notes two vacant portions of “flex” space.

The applicant has stated a preference to include these areas components of the retail space but
would like to reserve the approval and ability to utilize them as two additional apartment units
should the market dictate. While within the commercial district ordinance does not typically
allow for first-floor apartments, given the retail component facing 3rd Street and the inherent
flexibility allowed via the Planned Unit Development Process, staff does not have an issue with
these two depicted sections being allowed as apartments, provided that they are no more than
single-bedroom.
Assuming that the two lower-level apartments are undertaken, the parking demand of the retail
portion would be 12 stalls. If the entirety of the lower level was utilized as retail, the parking
demand for the retail portion would be 22 stalls, which is actually higher than if the two lowerlevel apartments are utilized. For the upper-level apartment units, the ordinance requirement is
two stalls per unit, which would be a total of 16 stalls required. As-proposed, with the two lower
level apartments, the combined total requirement would be 28 stalls, which is in excess of the 25
provided.
However, staff would note that there are two factors which would likely be involved in a realistic
reduction of parking demand. The first would be that the single-bedroom apartments may likely
have single tenants, with a realistic requirement of one stall each. The second is that given the
mixed-use nature of the development, the retail parking demand is likely to be higher during the
daytime, when tenants would likely be elsewhere. An additional element is the future possibility
of cross-easement and additional parking allowance provided via agreement with adjacent
property owner. On street parking, which cannot be counted for parking purposes, is also an
element which may realistically reduce parking demand.
Staff would note that the City ordinance makes specific allowance for mixed-use projects,
intended to encourage their development, in which the City Council may consider a reduction in
the amount of parking space required for joint or mixed use, (other than purely residential) where
it is sufficiently demonstrated and documented that a specific timing element (e.g. differing
hours of operation are perpetually maintained; mixed storefront and multiple family residential
uses in a single structure) or the nature of the use (e.g. senior housing; proximity to transit
terminals/stations, etc.), will demonstrably affect the demand for parking.
Staff believes that this proposal should be considered an instance of such allowance as described
above, and that the parking proposed is sufficient to meet the demand of the development and
that the parking requirement reduction should be approved as part of the request. The applicant
has also noted that he is in conversations with at least two adjacent properties for future options
as well.

After further review from the last meeting when the item was tabled for further review, staff
contacted Stearns County Highway Department, who noted that they have no plans to widen or
otherwise impact the right turn lane on 3rd Street in front of the property. They also noted that
they would not put in sidewalk on that location and view any desired sidewalk installation as a
City project, and the City has no plans for sidewalk in that location.
While the planned drive lane in between stall is indeed narrow, it still meets the minimum 26’
width as required by City Ordinance. The building next door has a wider drive lane due to the
fact that it is not impacted by a turn lane off of 3rd Street. Staff measured the drive lane at the
Short Stop building with apartments above in St. Cloud, which was discussed during the meeting
as a comparable project, and found that the drive lane in front of that building was approximately
24’ wide, which would be considered substandard under Waite Park ordinance but may be
permissible by St. Cloud code, or could be an earlier legal non-conforming project. Staff does
acknowledge that both the Kodak/Concrete Image property and Short Stop property (both under
same ownership) also own surrounding properties by which they utilize shared parking.
Concerns raised regarding the potential of the noted “den” areas of the apartment units being
utilized as a non-legal bedroom which may impact the tenant parking demand were discussed
with the applicant, including the potential to remove one wall from the den to make it secluded
but not closed-off and thus reduce interest in utilizing it as a de-facto bedroom. However, after
consideration staff agreed that a preferred option would be for the applicant to provide a copy of
their proposed lease agreement which specifically notes that the den may not be used as a
bedroom and that any indication of use as a bedroom would be grounds for eviction. This is
already a standard under the building code/rental ordinance but providing it within the lease
agreement would be an additional safeguard.
Staff is supportive of the Planned Unit Development with design and layout as proposed,
provided that the updated recommended conditions are met. Staff believes that in order to
promote redevelopment in some areas of the community, such as this area, we need to be willing
to take some risks on items such as limited parking and that a smaller-level project such as this
will help us evaluate the viability of similar, hopefully larger-scale projects in the area in the
future.
Since the required public hearing component was closed after the December 11, 2018 meeting
during initial review, there is no need to reopen for further discussion. However, if anyone
attends from the public or the applicant the Planning Commission may still choose to hear their
comments.

REQUIRED ACTION
Planning Commission’s action could be any of the following regarding the requests:
1.
2.
3.
4.

Approval of Planned Unit Development as presented.
Approval of Planned Unit Development, with modifications as discussed.
Denial of the Planned Unit Development with findings of fact.
The Planning Commission may, at its discretion, again table the matter pending further
information from staff that will help it render a recommendation to the City Council. An
extension of the 60-day request review period as noted by State Statutes may be required.
Staff would recommend against this option as it is non-standard to table an item more
than once.

STAFF RECOMMENDATION
Staff recommends approval of the Planned Unit Development with the following conditions:
1. Design and configuration shall follow documents as reviewed/approved by the Planning
Commission and City Council. Minor amendments may be approved by Planning &
Community Development Director. Changes or amendments deemed as major shall
require additional review/approval by Planning Commission and City Council.
2. Property will need to be platted and associated payment-in-lieu of parkland dedication, as
determined by Park Board and confirmed by City Council, shall be required prior to
commencement of project.
3. No den area as depicted in floor plans for apartments shall be utilized as bedroom.
4. Owner/operator shall provide City with copy of current lease agreement which shall
specifically note that den areas shall not be utilized as a bedroom and that indication of
use as bedroom shall be grounds for eviction.
5. Property shall obtain and maintain rental license for rental of apartment units.
Occupancy is subject to all City ordinances.
6. Applicant agrees to coordinate with adjacent property owner(s) to secure additional
parking stalls per City ordinance standards related to parking should excessive parking
demand become a concern, as determined by City staff.
7. Applicant shall submit a landscaping plan for landscaping along 3rd Street frontage which
is subject to review and approval by City staff.
8. Applicant shall be sole responsibility for any and all costs incurred with any relocation of
utilities, including but not limited to signs, fire hydrant(s), water/sewer lines, etc.
9. Applicant shall be responsible for coordinating with and acquiring permits from Stearns
County for any relocation of items or work within Stearns County right-of-way.
10. Signage, including any signage within or on windows, shall adhere to City standards and
sign permits must be obtained prior to fabrication/installation.

11. Exterior lighting, if any, shall follow City standards.

SUGGESTED MOTION
Commissioner ____________________ moved to recommend to the City Council to approve or
deny the ordinance updates as submitted and proposed by staff, with the following
modifications:__________________________________________________________________
______________________________________________________________________________
___
Commissioner ____________________ seconded the motion.
ROLL CALL
Commissioner Ken Schmitt

__________

Commissioner Shawn Blackburn

__________

Commissioner Tim Jansky

__________

Commissioner Bob Zabinski

__________

Commissioner Jeff Blair

__________

Motion (Approved) (Denied)
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Building Exterior:

Crossroad Lofts & Shops

Our primary focus is to design a building that is driven by modern lifestyle and services required by our residents in
today’s lifestyle. The front elevation will Incorporate Multi-Family Color Collections that provide a range of hues— cool and
warm, bold and calm ,stone and brick and white columns (Mediterranean architecture style) along with Slated Grey Metal
Outdoor Wall Lantern
Following are some of the materials that will be used;
-8” Prefinished LP Horizontal Smart side on 1st level
-4” contrasting color window & door trims
-Culture Stone at base of columns
-Craftsman Style LP wraps above stone base
-30” band for signage
-LP Smart panel Prefinished Board and Batten on 2nd level contrasting color to lower level
-10” LP band board around parameter to split levels
-Architectural shingles
-8” LP Prefinished Fascia and Soffit
-Dark Bronze Window and door frames
-All trims, band boards, corners and columns will be a feature color

The Lofts

Lofts will be constructed with all of the amenities for the todays life style, featuring all the comfort and conveniences for
the modern living.
• Tiled kitchen backsplashes
• Stainless steel appliances
• Modern wood style flooring
• Private balconies & oversized windows
• USB power outlets in kitchen
•
•
•
•
•
•
•

Granite countertops with wood cabinets and glass tile backsplash
Island kitchens
Designer lighting and plumbing fixtures with under mount sinks
Ceramic tile bathroom floors and showers
Large walk-in closets
Wired for data, audio and video.
Fire place

Walking distance to the crossroads center and close proximity to the restaurants and supermarket
is a real plus for the residential occupancy.

Retail Spaces

The building will be designed for up to four individual retail spaces. However, they may be combined for
the larger operation as needed.
Note: We are in conversation with the two property owners (North and West) for future development.

Short Stop Site - St. Cloud
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