PLANNING COMMISSION MEETING AGENDA
TUESDAY, JULY 21, 2025

7:30 PM REGULAR MEETING
1. Call to Order

Pursuant to due call and notice thereof, a work session of the Independence Planning
Commission was called to order by Chair, Gardner at 7:30 p.m.

2. Roll Call

PRESENT:  Acting Thompson, Tearse, Dumas, Volkenant, Alternates Story and Usset
ABSENT: Gardner

STAFF: City Administrator Kaltsas, Administrative Services Director Simon
VISITORS: See Sign-in Sheet

3. Approval of Minutes:
a. June 2, 2026, Planning Commission Meeting Minutes (Corrected).
b. June 16, 2026, Planning Commission Meeting Minutes.
c. July 7, 2026, City Council Meeting Minutes (For Information Only).

Motion by Volkenant, seconded by Story. Ayes: Thompson, Tearse, Volkenant, Dumas,
Story. Nays: None. Abstain: None. Absent: Gardner. The motion carried. 5.0

4. PUBLIC HEARING: Atlantis Pools (“Applicant”) and Christy Cales (“Owner”) requests that the
City consider the following action for the property located at 6405 Hillstrom Rd., Independence, MN
(PID No. 22-118-24-14-0004)

a. A variance from the requisite structure setback from the OHWL of Pioneer Creek to allow the
construction of a swimming pool that does not meet the applicable setback.

City Administrator Kaltsas presented the variance request from Atlantis Pools (applicant) on
behalf of property owner Christy Cales, to permit the construction of a swimming pool at 6405
Hillstrom Road that would not meet the required 100-foot setback from the ordinary high water
level (OHWL) of Pioneer Creek. The setback requirement is established by the DNR through the
city's shoreland ordinance.



The existing home is located approximately 113 feet from the OHWL, just meeting the setback.
The applicant proposes to construct an 18-by-40-foot swimming pool at its closest corner
approximately 82 feet from the OHWL, representing a requested variance of 18 feet. Kaltsas
noted several contributing factors: the property is a corner lot with a 52-foot side yard setback
along County Road 90, pools are not permitted in front yards, and the house is set close to the
100-foot mark, leaving limited rear yard depth for accessory uses. The proposed pool location is
also set only approximately 11 feet from the rear of the house, just above the 10-foot code
minimum.

Commissioners discussed whether creek levels fluctuate enough to affect the applicable OHWL
measurement, as had been a factor in a prior application on the same creek. Kaltsas noted this
property is on a more straight stretch of the creek, unlike a prior case on a bend, and that no
evidence of significant meander had been presented for this site. Commissioners also briefly
discussed pool water discharge, with Kaltsas confirming that discharge directly into the creek
would not be permitted.

The public hearing was opened.

A neighbor at 6475 Hillstrom Road identified herself as the adjacent property owner who also
has a pool. She confirmed that in 22 years of residence, the creek had filled only once, and she
expressed support for the application, noting that the applicant's family—including three young
boys—would benefit greatly. A representative from Atlantis Pools also addressed the
commission, clarifying that pools are not drained in winter, that residential pool chlorine levels
are very low (under 0.5 parts per million), and that any drawdown water would be managed
responsibly. He further explained that the pool had been sized down from original plans to
minimize impact, that it sits well above the creek grade, and that the structure cuts into an
existing patio to stay as close to the house as feasible. The public hearing was closed.

Commissioners found the request reasonable, noting practical difficulties arising from the
combination of the DNR shoreland setback, the corner lot side-yard setback, the prohibition on
front-yard pools, and the significant elevation differential between the proposed pool location
and the creek, which mitigates any water quality concern.

Motion by Story, seconded by Volkenant to approve the variance for 6405 Hillstrom Rd to
allow construction of a swimming pool not meeting the applicable OHWL setback. Ayes:
Thompson, Volkenant, Dumas, Tearse, Story. Nays: None. Abstain: None. Absent:
Gardner. The motion carried. 5.0

5. PUBLIC HEARING: Laura Fredman (“Applicant/Owner”) requests that the City consider the
following action for the property located at 4465 Lake Sarah Rd., Independence, MN (PID No.
03-118-24-23-0001):

a. A conditional use permit (CUP) to allow a detached Accessory Dwelling Unit (ADU) to be
located within a new detached accessory structure on the subject property.




City Administrator Kaltsas presented the conditional use permit request from Laura Fredman to
allow a detached Accessory Dwelling Unit (ADU) within a new detached accessory structure on
the approximately 16-acre agriculturally zoned property at 4465 Lake Sarah Road. The applicant
recently acquired the property and intends to retain the existing farmhouse as the principal
structure while constructing a new 4,960-square-foot detached accessory building—just under
the 5,000-square-foot threshold that would trigger a conditional use permit for the building itself.
The ADU proposed within that structure would be approximately 1,148 square feet.

Kaltsas walked through the city's ADU criteria in detail. The ADU would be physically located
within a detached accessory building on the same parcel as the principal structure; at 1,148
square feet it is subordinate in size to the 3,485-square-foot above-grade farmhouse; it is fully
separated from the principal dwelling; it includes kitchen, living, bedroom, and bathroom
facilities; it has one bedroom (maximum is two); and it would be occupied by family members of
the homesteaded owners. A new on-site septic system would be constructed to serve both the
ADU and the existing farmhouse. The property at 16 acres is not subject to a maximum total
accessory structure square footage.

Kaltsas flagged two primary concerns for commission discussion. First, the proposed detached
accessory structure is a white standing seam metal building, while the existing farmhouse is
primarily stucco. The city's ordinance requires that an ADU be architecturally compatible with
the principal structure using similar materials, finishes, style, and color. A neighboring property
owner had submitted written comment raising this issue. Second, the proposed building is
located near the intersection of Lake Sarah Road and Lake Sarah Drive, close to the street, in a
highly visible location. Concerns were raised about whether its placement, relative to the existing
farmhouse and the road, satisfied the subordinate character expected of an accessory structure.
Kaltsas also noted that a mezzanine shown in the original plans would need to be removed, as it
effectively created additional bedroom space connected to the ADU, and that the applicant had
agreed to revise the plans accordingly.

Commissioners raised several concerns in discussion. Commissioner Dumas observed that the
building's proximity to the road meant it was not subordinate in position relative to the principal
structure, and questioned whether the grading across the site would genuinely prevent locating
the building further back. Acting Chair Thompson noted that after driving by the property, the
proposed building's location would make it appear as a primary structure from the road, with the
existing farmhouse reading as secondary. Commissioner Volkenant noted that if the farmhouse
were updated with materials similar to the proposed building, the architectural compatibility
concern would be largely resolved, but the commission lacked tools to enforce future
improvements. City Administrator Kaltsas acknowledged the commission could condition
approval on specified exterior modifications to the farmhouse facade.

The public hearing was opened. A neighboring property owner, Lucas Larson of 4750 South
Lake Sarah Drive, spoke in opposition to the current proposal. Larsen, identifying himself as a
real estate developer familiar with the CUP process, expressed no objection to the ADU use itself
but raised two specific concerns: the building's highly visible location would obstruct a
prominent open vista at a significant topographic change, and the white metal building does not
meet the architectural compatibility standard when compared to the existing stucco farmhouse.




He requested that any approval require relocation of the building further back on the property
and exterior materials compatible with the principal structure.

The applicant (identified in public testimony as Laura Fredman of 6355 7th Way, Minnetonka)
and her husband Shad Fredman addressed the commission. They explained that the proposed
location is the flattest, most accessible area on the property; that the farmland behind is currently
leased for agriculture; and that the septic system design constrained some location options. They
stated their intent to install stone veneers approximately four feet up around the full exterior of
the building, as well as landscaping, and noted that they plan to update or replace the existing
farmhouse with metal and stone materials over time, making the materials ultimately compatible.
Mr. Fredman offered to add a landscaping berm at the front if proximity to the road was a
concern, and indicated some willingness to shift the building's position modestly, though
practical constraints around the driveway access and maneuvering space were cited.

Commissioners and staff engaged in collaborative dialogue with the applicants about whether a
modest shift of the building to the south and west could improve its relationship to the road and
the principal structure without unduly affecting driveway access. Acting Chair Thompson was
candid that the application as presented was difficult to approve, as it appeared to fall short on
multiple ordinance criteria simultaneously—subordinate location, architectural compatibility,
and visual relationship to the principal structure. He acknowledged there is a path to an ADU
approval but suggested the applicants return with a revised proposal that addresses these points.

Acting Chair Thompson proposed continuing the public hearing to the next regular meeting to
allow the applicants time to revise their plans in response to the commission's and neighbor's
feedback. The applicants indicated their willingness to work with the neighbor and return with a
revised proposal.

Motion by Tearse, seconded by Volkenant to table the public hearing for A conditional use
permit (CUP) to allow a detached Accessory Dwelling Unit (ADU) to be located within a
new detached accessory structure on the subject property located at 4465 Lake Sarah Rd.
Ayes: Thompson, Tearse, Volkenant, Dumas, Story. Nays: None. Abstain: None. Absent:
Gardner. The motion carried. 5.0

6. PUBLIC HEARING: Dennis Hagen (“Applicant/Owner”) requests that the City consider the
following action for the properties located at 6345 and 6385 Main St., Independence, MN (PID
No.s 26-118-24-22-0007 and 26-118-24-22-0005):

a. A minor subdivision to allow a lot combination of the two (2) existing properties into a single
property. The combination would create a one (1) lot that is 7.32 acres.

City Administrator Mark Kaltsas presented the request for a minor subdivision to allow a lot
combination of the two properties located at 6345 and 6385 Main Street. He explained that the




applicant had acquired the 6385 Main Street property—approximately 2 acres located at the
southeast corner of Main Street and County Road 90—and had demolished the existing house on
it. The applicant's intent was to combine that parcel with the adjacent 6345 Main Street property,
which is 5.32 acres, for a combined total of 7.32 acres. Both properties are zoned and guided
rural residential.

Kaltsas noted that the lot combination would eliminate an existing nonconformity, as the 6385
Main Street parcel was below the city's minimum lot size of 2.5 acres for rural residential
properties. The resulting combined lot would have no nonconformities and would continue to be
used as a single-family residential property, consistent with the comprehensive plan.

The public hearing was opened. No members of the public came forward to speak, and the
hearing was closed.

Motion to approve the lot combination of 6345 and 6385 Main Street, Independence, into a
single lot, incorporating staff's discussion, comments, and recommendations, was made by
Commissioner Volkenant and seconded by Commissioner Tearse. The motion carried
unanimously. Ayes: Thompson, Tearse, Volkenant, Dumas, Story. Nays: None. Abstain:
None. Absent: Gardner. The motion carried. 5.0

City Administrator Kaltsas noted that this item would proceed to the City Council at its August
4, 2026 meeting, and reminded attendees that the August 4 meeting has been moved to 4:30 PM
due to community evening activities.

7. PUBLIC HEARING: Paul Ridgeway (Applicant/Owner) requests that the City consider the
following action for the property located at 5885 County Road 11, Independence, MN (PID No. 11-
118-24-12-0008):

a. A variance to allow a detached accessory building that exceeds the allowable square footage
(1,850 SF) for the subject property. The applicant is proposing to construct a new
approximately 3,000 SF private detached accessory structure on the property. The property
size is approximately 9 acres; however, only 2 acres are buildable upland. The buildable
upland is used to determine allowable detached accessory structure square footage.

City Administrator Kaltsas presented the variance request from Paul Ridgeway to construct a
detached accessory building of approximately 3,600 square feet (total under roof, including
overhangs and porch) at 5885 County Road 11. The property is zoned and guided rural
residential and is approximately 9.2 acres in total area; however, only about 2 acres constitute
buildable upland, with approximately 7.16 acres being wetland. The city calculates allowable
accessory structure size as 2 percent of buildable upland area, with a minimum floor of 1,850
square feet regardless of that calculation. In this case, the buildable upland yields less than 1,850
square feet by the formula, so the applicable allowance is the 1,850-square-foot minimum. The
applicant is requesting a variance to allow approximately 3,600 square feet—roughly double the




permitted size—to accommodate personal recreational vehicles, including RVs, boats, enclosed
trailers, and a handicap-accessible sprinter van used to transport a family member.

Kaltsas noted the building would be sited along the entrance driveway on the narrow strip of
buildable land between the wetland and the western property line, and would be visible from
County Road 11. Kaltsas discussed the city's variance criteria at length, noting that while the
extensive wetland was not created by the property owner, the ordinance—including its 1,850-
square-foot minimum—was in place prior to the applicant's acquisition of the property. He
flagged uncertainty about whether the proposal represents the minimum variance necessary,
given that it represents nearly a 100 percent increase over the allowable size, and noted that the
city's water resource engineer had evaluated the proposed building location and found it would
not impact the wetland buffer. Kaltsas also disclosed that a neighboring property owner had
submitted written comments raising concerns about potential wetland and stormwater impacts,
loss of screening from tree removal, and the possibility of commercial use of the structure, which
the applicant directly denied, stating they operate a warehouse in Plymouth that is entirely
separate from this property.

The public hearing was opened. A representative of the builder, identifying himself as Joe Fain,
spoke on behalf of the absent applicant. He explained the building design and argued that the
alternative—expanding the existing attached garage—would require removing three mature
maple trees, which he characterized as more destructive than the proposed detached building. He
highlighted the handicap-accessible sprinter van as a specific practical need driving the building's
size.

A neighbor, Cathy Iverson of 2616 County Road 90, spoke on behalf of her son, the adjacent
property owner who had submitted the written letter of concern and was out of the country. She
spoke to the visual impact of the proposed building on her son's property, the absence of a
grading plan, lighting plan, or stormwater mitigation plan in the application, and the concern that
a 3,600-square-foot building is effectively commercial in scale and character for a residential
neighborhood. She emphasized past observations of building materials and equipment stored on
the subject property and urged the commission to be thoughtful about the precedent a variance of
this magnitude would set. A second neighbor, Will, of 5935 County Road 11, also spoke briefly
to indicate he had no objection to an 1,850-square-foot structure but found 3,600 square feet too
large for the property and the neighborhood, adding that his property already experiences
flooding in the area where the new building would be constructed. The public hearing was
closed.

Commissioners discussed the application and were generally in agreement that a practical
difficulty sufficient to justify the variance had not been established. Commissioner Dumas noted
that the 1,850-square-foot minimum already represents a benefit granted by the city's updated
ordinance, and that granting a near-doubling of that allowance would raise serious questions
about precedent and the purpose of maintaining the standard at all. Acting Chair Thompson
expressed reluctance to adjudicate the relative merits of which specific vehicles or recreational
items constitute a hardship, noting that the ordinance standard requires a practical difficulty
arising from circumstances unique to the property and not created by the owner—not from the




volume of possessions the owner wishes to store. The commission also noted that the applicant
retains the right to build 1,850 square feet under a standard building permit without any variance.

Motion to recommend denial of the variance for the property at 5885 County Road 11 was
made by Commissioner Tearse and seconded by Commissioner Volkenant. The motion
carried unanimously. Ayes: Thompson, Tearse, Volkenant, Dumas, Story. Nays: None.
Abstain: None. Absent: Gardner. The motion carried. 5.0

City Administrator Kaltsas confirmed this item would proceed to the City Council at the August
4, 2026 meeting.

8. Open/Misc.

9. Adjourn.

Motion by Story, seconded by Volkenant to adjourn the meeting at 9:11pm. 5-0




