OAK GROVE PLANNING COMMISSION
Regular Meeting
June 18, 2026

Chairperson Johnson called the Regular Meeting of the Oak Grove Planning Commission to order at 6:30
p.m. on Thursday, June 18, 2026. Roll call was taken.

Present: Brad Johnson Joel Tjepkes
Guy Farah James Clark
Alan Hall
Also Present: Paul Tradewell, City Council Member

Loren Wickham, City Administrator

Chuck Schwartz, City Engineer

Emily Herold, Planner — MSA Professional Services

Carla Dunham, Representative from Twin Cities Land Development

APPROVAL OF MAY 21, 2026 MEETING MINUTES

MOTION: Commissioner Farah moved to approve the May 21, 2026, minutes as submitted. The motion
was seconded by Commissioner Clark. Motion carried 5-0.

FINAL PLAT

1. Aspen Glenn Third Addition

Planner Herold reviewed the Aspen Glenn Third Addition Final Plat. The applicant is requesting a Final Plat
for Aspen Glenn 3rd Addition (PID 04-33-24-14-0002 and Outlot A, Aspen Glenn 2nd Addition). This plat
would be located just south of 229th Ave NW (County Hwy 24) and west of the Aspen Glenn 1st and 2nd
Additions along Raven St NW. The proposed plat would result in 21 new single-family homes. The property
is currently zoned Single Family Residential (SFR) and will retain this zoning following Final Plat approval.
Staff recommends approval of the proposed Final Plat for Aspen Glenn 3™ Addition with conditions
included in the Agenda Packet.

Commissioner Tjepkes expressed his appreciation for the trail extension.

MOTION: Commissioner Hall moved that the Planning Commission recommends to the City Council
approval of the proposed Final Plat for Aspen Glenn 3rd Addition with the following conditions:

1. The applicant shall commit to finishing 226th Lane NW and adjacent trail from Thrush Street NW
to the Ponds 2nd Addition.

2. The applicant shall address the comments and conditions from the City Engineer’s memo, dated
June 15, 2026, and provide an updated plan set to City Staff prior to filing of the Final Plat, to
ensure all comments are addressed.

3. Prior to Final Plat approval, the applicant must enter a Development Agreement with the City
addressing all public improvements, financial security, and final conditions of approval.

4. The City Engineer must approve all final plans.

The applicant must provide current title work to be reviewed by the City Attorney.
6. The applicant must comply with the City Attorney’s plat opinion and associated requirements.

o

The motion was seconded by Commissioner Farah. Motion carried 5-0.
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SKETCH PLANS
2. Variance to construct an accessory building in front of house — 20716 Potawatomi St. NW — Greg
Hanson

Planner Herold reviewed the variance to construct an accessory building.

Greg Hanson, 20716 Potawatomi Street NW

Mr. Hanson stated he is interested in a variance to construct an accessory building. He explained that the
land behind the house drops off into a wetland. The property is wooded, so the accessory building would
not be seen from the street.

Commissioner Hall mentioned that he did not have any major concerns. Commissioner Farah verified that
the property is wooded.

Council member Tradewell noted that the setback was measured from the garage. Chair Johnson
explained that the measurement is from the face of the building. Council member Tradewell mentioned
that the Council would review the standards with the Planning Commission.

Administrator Wickham read the City Code regarding accessory building setbacks. Chair Johnson stated
the southwest corner of the principal building looks to be more than 180 feet; it is in a cul-de-sac, and the
property is heavily wooded. He noted that he could see a reviewing engineer waiving a variance since the
Code is silent regarding properties in a cul-de-sac. He asked Planner Herold if there could be a staff memo
that mentions the southwest corner of the proposed garage could be treated as the reference point.
Planner Herold replied that the reference point is usually determined by the closest point.

Chair Johnson explained that he would like to find a solution where a variance is not needed since the
Code is silent on the matter. If the staff memo mentioned that there are practical difficulties, it would be
possible not to have a variance.

Planner Herold asked Mr. Hanson why the house was set back so far. Mr. Hanson replied that it was due
to subsoil conditions and the location of the septic system, since the water table is lower. Planner Herold
noted that staff would ask more questions throughout the application process.

Chair Johnson stated the next steps for Mr. Hanson would be to discuss the item further with staff.
3. Minor Subdivision with Variance — 3512 197t Ave NW — Bob Fodness

Commissioner Hall asked what the Commission’s stance was on applicants not present for their sketch
plan review. He stated his stance is that the Commission does not review it if the applicant is not present.
Chair Johnson replied that the item is difficult to review without the applicant.

Administrator Wickham stated the applicant has been trying to split his lot for a long time, but does not
have the road frontage on 197" Avenue NW. He noted the applicant would need to acquire additional
land in order to meet the road frontage.

Chair Johnson noted that the applicant has civil engineering challenges due to the road access and that it
is difficult for the Commission to review the sketch plan without the applicant present.
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4. Variance from sideyard setback for accessory building — 22215 Jivaro St. NW — Monte Ferguson

Monte Ferguson, 22215 Jivaro Street NW

Mr. Ferguson stated he is interested in a variance from the side yard setback for an accessory building.
He noted that cities surrounding Oak Grove have 10-foot setbacks, while the City has 20-foot setbacks.
He explained that he is planning on purchasing a 38-foot motorhome and needs an accessory building to
fit it in. He added that his off-road vehicles would go into the accessory building.

Commissioner Hall asked if there were standards for how far apart structures needed to be. Planner
Herold replied she did not know and would follow up.

Commissioner Farah asked Mr. Ferguson if he considered attaching the accessory building to the existing
structure. Mr. Ferguson replied that he would have to underpin the two slabs together and would prefer
to have two separate buildings. He added that if there were a fire, it is possible that it would not spread
to the other structure.

Mr. Ferguson noted that he was told by Rum River Consultants that he was not allowed to build a pole
barn on his property because the outbuilding had to match the existing building. Administrator Wickham
mentioned that the City Code notes that the buildings must be complementary to the principal structure.

Chair Johnson explained that in order to grant a variance, the applicant must cross the practical difficulty
threshold. Planner Herold noted that the League of Minnesota Cities has an article that explains what
qualifies as practical difficulty criteria.

Administrator Wickham mentioned that Mr. Ferguson built to the maximum allowed square footage, but
the Code changed the standards. Chair Johnson noted that Mr. Ferguson could see if that would qualify

for the practical difficulty criteria.

Chair Johnson encouraged Mr. Ferguson to speak with his neighbors to explain why he wants to build an
accessory building.

Mr. Ferguson asked if his proposal was feasible. Chair Johnson replied that the first step would be to
prove practical difficulty and to work with staff.

Commissioner Clark suggested that Mr. Ferguson speak with his neighbor to get the neighbor on board
and to focus on the practical difficulty, and beautifying the neighborhood by putting vehicles out of sight.

The Commissioners discussed the impact that the neighbor could have on the variance being granted and
encouraged Mr. Ferguson to speak with the neighbor to explain the situation.

Chair Johnson reviewed the variance process.
Chair Johnson recessed the meeting at 7:42 p.m. The meeting reconvened at 7:55 p.m.

DISCUSSION ITEMS
5. 2026 Comprehensive Plan Update
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Planner Herold provided an update on the 2026 Comprehensive Plan and explained that this month would
be focused on drafting the Implementation Plan. She added that staff would be holding stakeholder
interviews and would prepare for the open house. The timeline is on track to submit everything to the
Metropolitan Council by October 2026 so that the City can receive the early submittal grant funding.

6. Interim Use Permits (IlUP) for Home Occupations Section 109.195

Chair Johnson mentioned that the Council requested that the Planning Commission review Interim Use
Permits (IUP) for home occupations. Administrator Wickham added that the Council had a specific line in
the City Code that they wanted the Planning Commission to review and provide a recommendation.

Planner Herold referenced the staff memo and noted that there is a comparison of the surrounding cities'
approach to IUPs for home occupations.

Chair Johnson asked what the Council would specifically want feedback on. Council member Tradewell
replied that the Council wants a recommendation on when an IUP for home occupation gets too large and
should be moved out of their home.

Chair Johnson noted that it could be helpful for the Commission to discuss what they would not allow for a
home occupation IUP. Commissioner Hall noted that it depends on what kind of occupation is being run
out of the home. He wondered how to regulate it and mentioned that Andover and Elk River have a square
footage cap on uses, but the City does not have the capacity to manage something like that.

Commissioner Clark suggested using a case-by-case system and getting community input. Commissioner
Tjepkes asked Administrator Wickham if it would cause an administrative burden if it were a case-by-case
system, and there were fewer restrictions and more discussions. Administrator Wickham replied that if
there are more restrictions, it is less burdensome for staff, but staff have a good idea of what the
Commission would approve or deny and are able to filter applications.

Commissioner Tjepkes stated he is in favor of the Commission creating a list of things the Commission has
typically said no to in order to provide staff and the Council with guidance. He mentioned auto repair
businesses have been a stretch to have as a home occupation. He added he has concerns regarding the
size of a residential business and would like to continue to discuss how big businesses can operate in a
residential area.

Council member Tradewell agreed with Commissioner Clark’s comments regarding having a case-by-case
system.

Commissioner Clark asked if it is a requirement to submit a business plan. Administrator Wickham replied
that the City does not require it, but there have been some that have been submitted over the years.
Commissioner Clark noted that a business plan could help in the process to help filter out which businesses
could be run from a home.

Commissioner Farah noted that there are some businesses that could create a hazard to the surrounding
area, such as increased traffic. He added that if the business creates a lot of noise, then it should not be
permitted in a residential area. He explained that he felt like the Commission had been asking the right
questions throughout the process of applicants applying for an IUP for home occupations.

Chair Johnson asked Council member Tradewell for additional guidance from the Council when the Council
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asks the Commission for feedback. Council member Tradewell agreed and noted that the Council should
provide more clarity on what they are asking the Commission for feedback on.

Commissioner Hall noted that he believed the Council was asking at what point a home occupation
becomes a business because it outgrew the home occupation. There is nothing in the City Code to deal
with that kind of scenario. Commissioner Clark noted that it can become self-regulating because if the
business needs to grow, people will either expand outside of the home or stop the business.

Chair Johnson asked if there was an annual inspection. Administrator Wickham replied that there is no
annual inspection, but there is a renewal inspection after five years.

Commissioner Hall noted that it would be beneficial for the Commission to look at the zoning criteria when
reviewing an IUP for a home occupancy.

Chair Johnson suggested having more periodic inspections by the fire department. Administrator Wickham
suggested keeping the five-year renewal process, but conducting an inspection in the middle of the five
years.

Chair Johnson summarized that the Council can provide specific areas that they would like the Commission
to come up with guardrails, but the Commission over all feels like they do a thorough job through the
process. The recommendation is to keep the Ordinance as is. If the Council needs a suggestion, the
Commission would suggest having an inspection at the midpoint of the IUP. Council member Tradewell
suggested that the Council fill out an Ordinance review document for the Commission to address.

7. ADU Living Area Requirements

Administrator Wickham provided an update on the ADU living area requirements and noted that there
would be a Public Hearing in July. He added that the minimum lot area size would be included in the
Public Hearing. He explained that the Planning Commission has already provided a recommendation for
the Council, but the Council is firm on 2.5 acres.

Chair Johnson requested that the Council review the Commission’s original recommendation regarding
minimum lot sizes because having a minimum lot size of 2.5 acres will not move the needle much on
density, but it drastically increases the odds of Frankenstein developments that have a higher cost of total
ownership and will have more pavement and cul-de-sacs. Having a minimum lot size of 2.25 acres allows
developments to be engineered in a way that helps the public works costs.

Council member Tradewell stated he wants the rules to be the same for a developer and a private owner.
Chair Johnson agreed and explained that the consensus of the Commission was to achieve the 60/40
density; 2.25 acres is an increase without burdening the community in the future.

Council member Tradewell mentioned that it would be helpful for Chair Johnson to explain to the Council
the Commission’s consensus. Chair Johnson agreed and asked that the Council have all of the versions
that were presented to the Commission. 2.25 acres helps simplify the process and the Code and makes it
easier to understand.

8. Landscaping Requirements
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Administrator Wickham noted that there needs to be more guidance for landscaping requirements
regarding land cover, since there is no clear definition of land cover.

Chair Johnson recommended having functionality as the test instead of aesthetics, and to encourage wild
flowers, ground-nesting birds, and trees.

Commissioner Farah asked if the issues the City was seeing were related to people not taking care of their
yards. Administrator Wickham replied that it was related to new construction because there was no
square footage or percentage requirement included in the Code. Commissioner Clark noted that there
are difficulties when the developer has the homeowner do their own landscaping. Administrator
Wickham agreed and explained that it is the primary issue the City is seeing.

9. Off-Street Parking Requirements

Chair Johnson noted that the off-street parking requirements need to be assessed since it is one of the
largest complaints in the City.

10. Minimum Lot Area Size Requirements
The item was addressed under item 7, “ADU Living Requirements”.

Chair Johnson noted that it has been an honor to work with the Commission and staff. He stated that the
staff and Council have been amazing to work with.

Administrator Wickham suggested that the Commission nominate a new Chair and Vice Chair.

Chair Johnson stated he resigned from the Chair position. He asked for nominations for the Chair of the
Planning Commission.

Commissioner Farah nominated Commissioner Hall for the Chair position. Commissioner Hall noted that he
would be willing to be the Chair and reevaluate at the end of the year.

Commissioner Tjepkes made a motion to elect Alan Hall as the Chair of the Planning Commission. The
motion was seconded by Commissioner Farah. Motion carried 4 ayes, 0 nays, 1 abstain. Commissioner Hall
abstained.

Chair Hall opened nominations for a Vice Chair of the Planning Commission. Chair Hall nominated
Commissioner Tjepkes. Chair Hall closed the nominations.

Commissioner Farah made a motion to elect Joel Tjepkes as the Vice Chair of the Planning Commission.
The motion was seconded by Commissioner Clark. Motion carried 5-0.

Council member Tradewell and the Commissioners thanked Chair Johnson for serving as Chair on the
Commission.

Chair Hall asked if there were any applicants for the open Commissioner position. Administrator Wickham
replied that there are no applicants yet.
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ADJOURNMENT

Commissioner Johnson made a motion to adjourn. The motion was seconded by Commissioner
Clark. Motion carried 5-0. The meeting was adjourned at 9:06 p.m.

Respectfully Submitted,
Loren Wickham, City Administrator
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