WAHPETON BOARD OF ADJUSTMENT
REGULAR SESSION

TUESDAY, AUGUST 18, 2020
5:00 P. M.   WAHPETON CITY HALL & ZOOM
    The Wahpeton Board of Adjustment met in regular session on Tuesday, August 18, 2020 at

5:00 p.m. partially in the council chambers at Wahpeton City Hall and remotely by Zoom due to COVID-19 and the limitation to gather in no more than groups of 10. Present were: Dick Gauck, Larry Den Herder, Bob Koerselman, Jerry Edwards and Doug Westerman. City Attorney Don Hemphill, Zoning Administrator Jess Radcliffe and City Administrator Bonnie Tielbur were also present.

     Den Herder moved and Westerman seconded to adopt the agenda as presented. All ayes – motion carried.

     Koerselman moved and Den Herder seconded to approve the minutes of July 21, 2020. All ayes – motion carried.

     The board considered a Conditional Use Permit application for Ingham Okoboji Lutheran Camp for a proposed 102’3” x 49’6” guest housing with 12 bedrooms, 16 bathrooms, a community room, along with kitchen and dining room.  The proposed new structure will be located at 2324 Lakeside Ave, which is zoned Lake Frontage District (165.05), and will be replacing the current structure of 53’x 38’ that was built in 1926. Planning and Zoning met 7-14-20 and voted 4 to 1 to recommend it to Board of Adjustment for approval. Rodney Quanbeck, Exec Director, Jarrett Valen and Dan Kruger, IOLBC Board, Atty. David Stein, Engineer John Hight, and Architect Jack Paton were all in attendance and gave a presentation explaining the proposed Beach house. The mission is to know Jesus Christ and make Jesus known to all. The current facility is 1,520 sq. ft. and the proposed building would increase to 3,960 sq. ft. with a pillow count of 48. The initial design was mission minded for families to rebuild their faith, and also adult and marriage retreats. Plans are to improve water quality by implementing LID practices, install a permeable paved driveway, and eliminate a public wellhead along with new landscaping. The strategy is to reduce parking near the lake, make it pedestrian friendly by having a campus parking atmosphere. There are plans for 5 parking spaces at the beach house, 2 of those being handicapped parking. Seven other parking spaces would be located possibly in 2 different locations. 42 Correspondence were received, 28 supporters and 14 with concerns or apposed. Several of the letters were duplicates, withone addressed to the P&Z and another to the BOA.

     Gauck summarized the letters. He explained the support letters expressed the ministry efforts and the need to replace the current building for safety and appearance. Concerns included stress on the neighborhood, infrastructure concerns, congestion- a lot of people in a small space, busy area for pedestrians and cars, access and egress would be an issue, doubling the capacity and the impact on the neighborhood, issues with it becoming a commercial hotel/motel likeness, and parking issues on almost every letter received. They talked about in house guest, visitors and boats. They discussed how bad the parking is now, with vehicles in the street and in Arrowhead beach parking areas and pedestrian traffic. Gauck expressed concerns about renting to people not associated to camp activities.

     John Daniels expressed concerns about the parking lot A or B concepts that were presented. There is not enough information on either area and no site plans with grade or elevations, which is required by city code for required parking. He also felt 12 parking spaces are not adequate for the amount of people that could be present at any given day to use any part of the facility. He read ordinance 165.12.1, off street parking requirements and preventing traffic congestion; and city code stating religious assembly requires 1 parking space for every 4 seats of seating. He felt we were dealing with a Hotel/Motel, Bed & Breakfast lodging house or resort. He suggested the Camp and City work toward a suitable and well-planned project considering the impact on both the camp and neighborhood. He felt the camp was creating their own problem by expanding so much, and he felt the parking really needed to be addressed before any decisions could be made. Hemphill indicated, Mr. Daniels is indicating their site plan is incomplete. It is a valid point that the parking is not complete with a site plan, the board could wait and ask them to come back with more specific parking options or could make that a condition.           
     Edward asked if the camp ever considered putting this building in a different location on their property. They did, but wanted to replace the current beach house. Another concern was a property on lakefront looking commercial because they tend to diminish the value of other properties in the area. 
     Daniels indicated 165.18, section 4, sub 6 says; an application for conditional use shall include a site plan in compliance with Section 165.09. 165.09, sub 5 says it must show parking areas, spaces and servicing. Sub 10 says the site plan must show drainage, elsewhere it states a site plan must include sidewalks. None of these are in the site plan now and to act now would be very risky. The ordinance has not been satisfied concerning site plans. Den Herder felt it was up to the camp to propose the parking area and a complete the site plan. Koerselman wanted to know how they were going to inforce the regulations for parking, walking, crossing the street, etc. 

     Den Herder suggested tabling this for tonight, stating the structure is too big for the area and parking is inadequate. This is a unique situation; the Board of Adjustment is required to make the best decision for the city as a whole and take into consideration the zoning ordinances and special situations. No one is disputing the mission; they just want to make sure what they do fits with the city comprehensive plans and visions of the city. Hemphill indicated the camp is asking for a conditional use permit for religious assembly, which is permitted on lakefront residential. As the conditional use chapter explains, certain uses because of their unique nature and impacts require approval from this board. It’s not that they are asking for something that isn’t permitted; they are asking for something that requires your consideration. Hemphill suggested tabling for a few weeks might be appropriate. That could give the applicant time to consider what has been said and whether they want to make any revisions to their proposal, and give them an opportunity to do so. It would also give the board an opportunity to reflect and then at that meeting they would make their decision. Den Herder moved and Koerselman seconded to continue the hearing to Wednesday, September 9th, @ 5 p.m. All ayes – motion carried. 

     With no further business, Koerselman moved and Gauck seconded to adjourn the meeting at 7:48 p.m. All ayes – motion carried.

 ATTEST:

________________________________________        _____________________________________

Dick Gauck, Chairman



      Bonnie Tielbur, City Clerk/Administrator

**Agenda items are available for review on-line at: www.wahpetonia.govoffice.com**

