i AGENDA
COHASSET PLANNING COMMISSION
CITY OF 305 NW FIRST AVENUE

COH ASSET Monday, August 4th, 2025 — 6:00 P.M.

SITE VISIT(S):

08/04/2025 - 5:15pm — 22768 Old Trapper Rd (PID# 05-034-2104)

1. Call meeting to order.

2. Roll call:
a. Votingmembers; GP__SL__SG_ MR LT _HZ (P =present/ A = absent).
b. Ex-officio members: Zoning Officer, Tony Valtinson
c. Others present;

3. Review and approve agenda:
a. Additions:
b. Deletions:
c. Motion to approve agenda by 2nd by .
Voice vote: _ for _ against (__ affirmed _ rejected).

4. Resident input (right to be heard, not right to action) for items not already on the agenda.
5. Review and approve Planning Commission minutes of 06/02/2025

6. PUBLIC HEARING (Public Hearings start at 6:05 p.m.) to act on a Variance Request
from HEIDI & LEIGH LONSON to split a parcel into 3 conforming parcels, creating 2 new
parcels, without having to do a MINOR PLAT - Ordinance states: Minor Plat - conveyances
of land into five to nine tracts per Government Lot or quarter-quarter section (forty). Located
at 22768 Old Trapper Road. Cohasset. MN 55721 (PID# 05-034-2104) and legally described
as LOT 2 LESS REV DESC'S 3 & LESS PT LYG W OF C/O OF OLD TRAPPER RD
(SURFACE) & UND 1/6 INT IN MINERALS LESS THAT PART OF LOT 2, SECTION
34, TOWNSHIP 55 NORTH, RANGE 26 WEST, ITASCA COUNTY, MINNESOTA.

7. FYI

Adjourn:



MINUTES
~ COHASSET PLANNING COMMISSION
305 NW FIRST AVENUE

CITY OF
Q@)SV-NIZIM | MONDAY June 2nd, 2025 — 6:00 P.M.

1. Call Meeting to Order: Chair GiGi Pehrson called the meeting to order at 6:03p.m.

2. Roll Call

Present: PC Members, GiGi Pehrson, Scott Gerling, Steve Lavalier, Mike Rock, and Harlow
Zeppelin

Absent with Notice: Lucas Thompson

Ex-Officio Members: Present: Zoning Officer Tony Valtinson

Other: Billy Dallas
3. Review and Approve the Agenda
a. Additions: FYI discussion #8
b. Deletions: None

A motion was made by Scott Gerling to approve the June 2, 2025 agenda as presented. Steve
Lavalier seconded the motion. Voting in favor: Scott Gerling, Harlow Zeppelin, Gigi Pehrson,
Steve Lavalier and Mike Rock; Voting against: None; Absent: Lucas Thompson. Motion
carried.

4. Resident Input: None
5. Approve April 7, 2025, Planning Commission Minutes:

A motion was made by Harlow Zeppelin to approve the April 7, 2025 Planning Commission
minutes as written. Mike Rock seconded the motion. Voting in favor: Scott Gerling, Harlow
Zeppelin, Lucas Thompson, and Mike Rock; Voting against: None; Absent: Gigi Pehrson.
Motion carried.

6. Public hearing (starts at 6:05 p.m.) to act on a Variance Request from William and
Beverly Dallas to build a garage 10ft. from south property line/ROW of Kings Landing
Rd.. Ordinance states: Setbacks - Corner lots - the side yard road right-of-way setback shall
be no less than twenty (20) feet (centerline setback shall not apply). Located at 3072
KINGS LANDING RD (PID# 05-485-0011) and legally described as ALL OF OUTLOT
2 & THAT PT OF LOTS 1 & 2, DESC AS FOLLOWS: BEG AT THE SE CORNER OF
SAID LOT 2; TH N 32 DEG 31' 00" E, BEARING ASSIGNED, ON THE E LINE OF

Cohasset PC, June 2, 2025 1



Gerling read question 3. If granted, will the variance maintain the essential
character of the locality? Are the proposed setbacks significantly different
than others setbacks in the locality?

Gerling said yes. The setbacks are different because of the line being moved.
Rock, Pehrson and Zeppelin agreed; Lavalier did not agree.

Lavalier read question 4. If granted, will the variance be in harmony with the
general purpose and intent of the zoning ordinance?

Lavalier said no, the ordinance says 20ft, I think it can be amply covered with
the property.

Rock, Pehrson Gerling and Zeppelin did not agree and said yes.

Pehrson read question 5. If granted will the variance be consistent with the
comprehensive plan?

Pehrson said yes.

Rock, Gerling and Zeppelin agreed; Lavalier did not agree.

Valtinson restated the motion.

Voting in favor: Rock, Pehrson, Zeppelin, Gerling; Voting against:
Lavaliere; Absent: Thompson; Motion carried.

7. Discussion of PID 05-020-2206

Valtinson reviewed potential lot division of property. Discussion was held between PC
members and Valtinson.

8. FYI-
Blackwater banks boat landing update.

Adjourn: Gigi Pehrson adjourned the meeting at 7:23 p.m.

Submitted by: Anthony Valtinson
Approved:
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REQUEST FOR PLANNING COMMISSION ACTION

Agenda # Date: . Action
6.PH 08/04/2025

Description of issue:

Public hearing public hearing (starts at 6:05 p.m.) to act on a Variance Request from
HEIDI & LEIGH LONSON to split a parcel into 3 conforming parcels, creating 2 new
parcels, without having to do a MINOR PLAT - Ordinance states: Minor Plat - conveyances
of land into five to nine tracts per Government Lot or quarter-quarter section (forty). Located
at 22768 Old Trapper Road., Cohasset. MN 55721 (PID# 05-034-2104) and legally described

~as LOT 2 LESS REV DESC'S 3 & LESS PT LYG W OF C/O OF OLD TRAPPER RD
(SURFACE) & UND 1/6 INT IN MINERALS LESS THAT PART OF LOT 2, SECTION
34, TOWNSHIP 55 NORTH, RANGE 26 WEST, ITASCA COUNTY, MINNESOTA.

Information on issue/request:

—

Area map (page 2).

2. CITY OF COHASSET LAND USE CONTROLS ORDINANCE, 10.20 SUBDIVISION OF
LAND, E. Minor Plat. (Pages 3-4)

Applicant’s findings (page 5).

4. Blank findings (page 6).

W

Motion by: to:

2nd by:
___RollCall (Yes =For/No=Against):  JCa_ SG_SL_ SO LT GW _HZ
___Voice Vote: _ For/ _ Against ___Affirmed _ Rejected
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Zoom to

LONSON, HEIDI & LEIGH

Name:LONSON, HEID! & LEIGH

Parcel Number: 05-034-2104

Description: Tax Parcel/

Class Code: 201-1-0

Land Estimate: $7404800

Building Estimate: $7370200
EMV:$2775000

MP Number:05-034-2104

Tax District Name: COHASSET CITY

Sec Twp Rng: 34 55-26 - -
Legal Desc.:LOT 2 LESS REVDESC'S 3 & LESS PTLYG W
OF

Plat Name:

Undivided Interest:

Acres: 15.3

Square Feet:665337.5

Lake Name: POKEGAMA

Mailing Address: 22768 OLD TRAPPER RD
COHASSET MN 55721

Physical Address: 22768 OLD TRAPPER RD
Link to Plat

Link to Land & Building_ Info

Link to Tax Info
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10.20 SUBDIVISION OF LAND*

Section 10.20 of this ordinance defines the terms. conditions and procedures for the
subdividing of land in the City of Cohasset.

10.2100 METHODS OF SUBDIVING LAND

A. Purpose

Each new division of land becomes a permanent unit in the basic physical structure of the
City of Cohasset, to which, in the future, neighborhoods and other development will, of
necessity, need to cohere. In order that new divisions of land contribute toward an attractive,
orderly, stable, and wholesome community environment, adequate public services, and safe
streets, all divisions of land (except subdivisions for some non-residential uses such as utility
facilities) shall fully comply with the regulations set forth in this ordinance.
B. Scope
1. Application
a. This ordinance shall apply to all divisions of land including but not limited to: metes
and bounds descriptions; subdivision plats under the provisions of Minnesota
Statutes, Chapter 505; Registered Land Surveys under the provision of Minnesota
Statutes, Chapter 508; and townhouse, condominium, and group home developments
under the provisions of Minnesota Statutes, Chapter 515, 515A, and 515B.
b. All subdivisions that create five or more lots or parcels that are 2.5 acres or less in
size shall be processed as a plat in accordance with these regulations.
2. Exemptions

Except in the case of resubdivision, this ordinance shall not apply to any lot or lots
forming a part of a subdivision recorded in the office of the County Recorder prior to the
effective date of this ordinance nor is it intended by this ordinance to repeal, annul, or in
any other way impair or interfere with existing provisions of other laws or resolutions
except those specifically repealed by, or in conflict with, this ordinance, or with private
restrictions placed upon property by deed, covenant, or other private agreement, or with
restrictive covenants running with the land.

C. General - applies to all subdivisions including minor and major plats.

1. The subdivision shall be consistent with the Cohasset Comprehensive plan.

2. The use of the land proposed to be divided must be allowed under the land use
regulations of this ordinance.

3. All tracts shall meet the lot size requirements of this ordinance at time of
complete application;

4. All parcels not on or not planned to be on city sewer shall provide effluent

dispersal areas as per MN Rules 7080.

Does not landlock or otherwise impair ingress or egress to or from any adjacent property.

Does not fall within the corridors of any planned or proposed street.

Does not violate any local, state or federal law, ordinance, regulation, plan or policy.

Each lot created through subdivision must be suitable in its natural state for the

proposed use. Suitability analysis by the City may consider:

flooding potential

existence of wetlands

soil and rock formations

erosion potential

A
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steep topography

inadequate water supply

sewage treatment capabilities

near-shore aquatic conditions

important fish and wildlife habitat

significant historic sites

any other feature likely to be harmful to the health, safety, or welfare of the
community

Whenever a proposed subdivision constitutes only a portion of a tract where the
intention is for future enlargements, a tentative plan for the future subdivision of
the entire tract shall be submitted.

AT R o

D. Non-Plats - conveyances of land into a maximum of four tracts per Government Lot or
quarter-quarter section (forty) shall be permitted as follows:

1.

Al

Each lot is surveyed by a licensed professional land surveyor and a Certificate of
Survey is prepared and filed with the City.

No new public road is required to provide access to any parcel.

For the transfer of interest in land by will or pursuant to court order.

For the transfer of small parcels in case of encroachments.

For transfers to improve land use, if the adjacent property will still meet the
requirements of this ordinance.

In the case of a request to divide a lot where the division is to permit the adding of
a parcel of land to an abutting lot (enhancement).

In the case of a request to divide a lot of record, upon which a two-family dwelling,

townhouse, or a condominium which is a part of a recorded plat where the division is to
permit individual private ownership of a single dwelling unit within such a structure.

E. Minor Plat - conveyances of land into five to nine tracts per Government Lot or quarter-
quarter section (forty) shall be permitted as follows:

1.
2.

3.
4.
5.

All lots shall adjoin a dedicated road ROW or roadway easement of record.
Private roads will be allowed if a road maintenance agreement is submitted and
approved by the Planning Commission and recorded prior to recording the final
plat.

Gravel surface is allowed.

No public hearing.

Approval by the Planning Commission.

F. Major Plat - conveyances of land into more than nine tracts per Government Lot or quarter-
quarter section (forty) shall be permitted as follows:

1. Road agreement with the city.

2. All buildable lots must front on an existing or proposed public road.

3.

4. Recommendation by Planning Commission on final plat (no public hearing).
5.

Public hearing by Planning Commission on preliminary plat.

Decision by City Council on final plat.

G. Plats - minor and major as follows:

1.

Concept Plan. Following any pre-application conference(s) the subdivider shall furnish
the Zoning Officer with one copy of a concept plan showing the location and size of the
tract and general layout of the proposed plat. Within ten working days of receipt of said
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City of Cohasset - Zoning - Variance - Application

Il

Owner: Heidi & Leigh Lonson Tax Parcel # 05-034-2104

Physical Address: 22768 Old Trapper Road Cohasset MN 55721

Legal Description: __ LOT 2 LESS REV DESC'S 3 & LESS PT LYG W OF C/O OF OLD TRAPPER
RD (SURFACE) & UND 1/6 INT IN MINERALS LESS THAT PART OF LOT 2

, Section 34, TSSN, R26W.
Request: To divide parcel into 3 conforming parcels without having to do Minor Platting

Conflict: Minor Platting required for conveyances of land into five to nine tracts per Government Lot or
quarter-quarter section (forty)

e — —

—
—— —

— —

To approve a variance, the Planning Commission must make findings on specific matters. The applicant
bears the burden of proof that the variance is required. The applicant’s findings are as summarized
below:

1. Are there practical difficulties in complying with the zoning ordinance? “Practical difficulties”
means that the property owner has proposed improvements that are reasonable (economic
considerations alone shall not constitute “practical difficulties”), yes X , no___ . Why do you
need the proposed improvement?

Would like to divide our parcel into 3 conforming lots. Other parcels were created before we
owned current property.

2. Are the circumstances, which justify the variance unique to the property and not created by the
applicant, yes X, ,no ___? Why do you not meet the requirement?

There have been five splits in this area since 1995 with the last one done before we owned the
property.

3. If granted, will the variance maintain the essential character of the locality, yes X, no . Isthe
proposed improvement anything more than others in the area already have?

No

All questions shall be answered in the affirmative with reasons for the variance to be granted.

Conditions: The city may impose conditions directly related to and roughly proportional to the
impact of the granted variance.

By signing this application, vou are giving permission for a Planning Commission site visit, which
is open to the public.

1
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Owners Signature / Date



City of Cohasset - Zoning - Variance - Application

Owner: HEIDI & LEIGH LONSON Tax Parcel # 05-034-2104
Physical Address: 22768 Old Trapper Rd

Legal Description: LOT 2 LESS REV DESC'S 3 & LESS PT LYG W.OF C/O OF OLD TRAPPER RD
(SURFACE) & UND 1/6 INT IN MINERALS LESS THAT PART OF LOT 2, SECTION 34,
TOWNSHIP 55 NORTH, RANGE 26 WEST, ITASCA COUNTY, MINNESOTA.,

Request: To split a parcel into 3 conforming parcels, creating 2 new parcels, without having to do a
MINOR PLAT - Ordinance states: Minor Plat - conveyances of land into five to nine tracts per
Government Lot or quarter-quarter section (forty).

To approve a variance, the Planning Commission must make findings on specific matters. The applicant bears
the burden of proof that the variance is required. The applicant’s findings are summarized below:

1. Are there practical difficulties in complying with the zoning ordinance? “Practical difficulties” means that
the property owner’s proposed improvements are reasonable (economic considerations alone shall not
constitute “practical difficulties™), yes ___,no___. Why do you need the proposed improvements?

2. Are the circumstances, which justify the variance unique to the property and not created by the applicant, yes
,no___? Why can’t the proposed improvements meet the setbacks?

3. If granted, will the variance maintain the essential character of the locality, yes __,no . Are the
proposed setbacks significantly different than others setbacks in the locality?

4. If granted, will the variance be in harmony with the general purpose and intent of the zoning ordinance, yes
, ho ?

bl

If granted will the variance be consistent with the comprehensive plan, yes __, no

All questions shall be answered in the affirmative with reasons for the variance to be granted.

Conditions: The city may impose conditions directly related to and roughly proportional to the impact of
the granted variance,




