AGENDA – REGULAR MEETING
6:00 p.m., April 18, 2022

Planning Commission
1. CALL TO ORDER
2. ROLL CALL (Quorum is 4)
3. APPROVAL OF AGENDA (Unanimous additions required)
4. APPROVAL OF MINUTES
A.

Planning Commission Minutes of February 22, 2022

5. PUBLIC COMMENTS
6. PUBLIC HEARINGS
A.

Conditional Use Permit Application for 332 Central Avenue

7. REPORTS OR COMMENTS: Staff, Chair, & Commission Members
8. ADJOURNMENT
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OSSEO PLANNING COMMISSION MINUTES
REGULAR MEETING
February 22, 2022
1. CALL TO ORDER
The regular meeting of the Osseo Planning Commission was called to order by Chair
Mueller at 6:00 pm, Tuesday, February 22, 2022. Due to the COVID-19 pandemic this
meeting was held virtually.
2. WELCOME TO CHRIS CARRIGAN
Chair Mueller welcomed newly appointed Commissioner Chris Carrigan to the Planning
Commission.
3. ROLL CALL
Present: Commission members Deanna Burke, Chris Carrigan, Kenny Nelson, Michael
Olkives, Kerstin Schulz, and Chair Ashlee Mueller
Absent: Commission member Dee Bonn.
Others present: Community Management Coordinator Joe Amerman
4. ELECTION OF OFFICERS
Amerman requested the Commission elect a Chair and Vice Chair for 2022.
Mueller stated she would enjoy serving as the Chair again in 2022.
Olkives reported he would be willing to serve as the Vice Chair in 2022.
Nelson indicated he would be willing to serve as the Chair or Vice Chair of the Planning
Commission.
A motion was made by Schulz, seconded by Carrigan, to elect Ashlee Mueller as Chair of
the Planning Commission for 2022. A roll call vote was taken. The motion carried 5-1-1
(Nelson opposed and Mueller abstained).
A motion was made by Schulz, seconded by Carrigan, to elect Michael Olkives as Vice
Chair of the Planning Commission for 2022. A roll call vote was taken. The motion carried
5-1-1 (Nelson opposed and Mueller abstained).
5. APPROVAL OF AGENDA
A motion was made by Olkives, seconded by Schulz, to approve the Agenda as presented.
A roll call vote was taken. The motion carried 6-0.
6.

APPROVAL OF MINUTES
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A.

Approve December 20, 2021, Minutes

A motion was made by Schulz, seconded by Burke, to approve the December 20, 2021,
minutes. A roll call vote was taken. The motion carried 6-0.
7. PUBLIC COMMENTS
Chair Mueller advised this is the time for public comments for items that are not on the
agenda for tonight’s meeting. There were no comments from the public.
8. PUBLIC HEARINGS
A. Site and Building Plan Application for 332 Central Avenue
Amerman stated Jesse and Jordan Dickinson of Zephyr Investments LLC are looking to
expand the footprint of their building located at 332 Central Avenue. They have operated
Union Speed and Style at 340 Central Avenue, adjacent to the north of this location, since
2018. Staff reviewed the proposed plans for the property in detail with the Commission
and recommended approval with conditions.
A motion was made by Schulz, seconded by Olkives, to open the Public Hearing at 6:19
p.m. A roll call vote was taken. The motion carried 6-0.
Amerman reported staff had received two comments from resident and business owner
Connie Aho. He explained Ms. Aho owns the property at 1st Avenue Commons at 24 3rd
Street NE and 240 Central Avenue. Ms. Aho received a notice regarding this variance
request and offered her support. Ms. Aho supported the applicants raising the building
height and improving this building which would in turn help all of the other businesses in
the community.
A motion was made by Schulz, seconded by Olkives, to close the public hearing at 6:22
p.m. A roll call vote was taken. The motion carried 5-1 (Nelson opposed).
Burke commented she would love to see a microbrewery in this building. She discussed
how parking may be a concern if this were to occur in this building. Amerman stated staff
would encourage Dean’s to clearly mark their parking and staff could coordinate with the
police department if people were misusing Dean’s parking spaces.
Jesse Dickinson, 332 Central Avenue, explained he was not applying for a conditional use
permit to operate a brewery. Rather he was applying to expand the building size at 332
Central Avenue. He commented he was hoping to bring a brewery to this location and at
the time he was working to attract a brewery. He indicated he would work to be a good
neighbor to Dean’s and would make patrons aware of where to park.
Carrigan asked if a second story could be added if the building were raised to 40 feet. Mr.
Dickinson explained if a brewery were to come into the space, a second floor would not be
needed. However, if a brewery tenant could not be brought in, the space would be flexible
and a second floor could be added.
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Further discussion ensued regarding the parking at Dean’s and the curb cuts surrounding
the property.
Nelson asked how the parking in the rear would be accessed. Mr. Dickinson reported the
parking would be accessed through the alley.
Nelson questioned if the applicant has considered a green roof for the addition. Mr.
Dickinson stated he had not considered a green roof. He commented further on how the
space would be designed to be flexible in order to meet the future tenants needs.
Nelson inquired what would happen if the potential brewery were not to locate in the new
building. Mr. Dickinson explained the building, after renovations, would attract many
different possible businesses if the brewery were to back out.
Nelson discussed the alley behind this property and recommended the City Attorney
review this situation.
Carrigan asked what materials would be used on the new building. Mr. Dickinson
commented the current plan shows complimentary brick and metal.
Carrigan stated he supported the use of brick on the west and south facades of the
building. He noted this would assist with keeping the character of the Central Business
District. Mr. Dickinson indicated he knew how important it was to have building fit in. He
stated the selected building materials would be long-lasting.
Carrigan requested further information regarding the outdoor patio area. Mr. Dickinson
discussed the proposed design of the outdoor patio area in further detail with the
Commission.
Olkives explained he was pleased to see this building being brought back to life. He
thanked the Dickinson’s for investing in the community and for working to draw another
amenity to the City of Osseo.
Schulz agreed stating she really appreciated how Jesse and Jordan had worked to maintain
the integrity of the original building.
Nelson expressed concern with the fact the Commission was being asked to consider a site
plan that could potentially house a brewery in the future. He stated his initial thought was
that the area did not have enough parking. He understood that a brewery would be a great
addition to the community, but he wanted to make sure the community had enough
parking to support the proposed use.
A motion was made by Olkives, seconded by Burke, to recommend the City Council
approve the Site and Building Plan, subject to the six (6) conditions listed below:
1. The improvements shall match the site plan submitted for approval by the City
Council;
2. Any necessary payment for SAC charges must be made prior to issuance of any
building permits;
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3. The applicant shall obtain all necessary building and sign permits and pay all fees
related to the proposed improvements;
4. Weeds and other vegetation shall be maintained at all times in accordance with
Chapter 93.38 of the City Code;
5. All trash shall be stored within a properly-screened enclosure; and
6. The site plan will be valid for one year following the date of approval, unless work
begins toward completion within one year or the approval is renewed for a period
of one year by the City Council.
A roll call vote was taken. The motion carried 6-0.
9. REPORTS OR COMMENTS: Staff, Chair & Commission Members
Nelson reported he would like the votes to be made using “yes” and “no” to avoid
confusion for those with hearing difficulties.
Chair Mueller thanked Jesse and Jordan Dickinson for joining this meeting.
10. ADJOURNMENT
A motion was made by Schulz, seconded by Olkives, to adjourn the meeting at 7:00 pm.
A roll call vote was taken. The motion carried 6-0.
Respectfully submitted,
Heidi Guenther
Minute Maker Secretarial
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Osseo Planning Commission
Meeting Item
_______________________________________________________________________________________
Agenda Item:

Conditional Use Permit Application for 332 Central Avenue

Meeting Date:
Prepared by:

April 18, 2022
Joe Amerman, Community Management Coordinator

Attachments:

Application
Acknowledgement of Responsibility
Applicant Narrative
Floor Plan and Elevations (from 332 Site Plan Application)
Public Hearing Notice
Public Hearing Notice Buffer Map
Public Hearing Notice Labels
Draft Resolution of Approval
_______________________________________________________________________________________
Policy Consideration:
Consider a Conditional Use Permit application from Brian Lasley, Ian Stanford, and Joe Lien of Thelema Brewing
Company for a brewery and taproom to be located at 332 Central Ave (PID 1811921220136). Taprooms and
breweries are considered conditional uses in the Central Business District (CBD).
Background:
Brian, Ian, and Joe come from extensive backgrounds in brewing and associated industries. With over 40 years of
combined experience, they have identified Osseo as an attractive environment for opening their own brewery and
taproom.
They have found a space owned by the Dickinson’s and Zephyr Investments at 332 Central Ave which they believe
will suit their needs. A site plan application with the aim of building out that space was approved by the City Council
at their February 28, 2022, meeting. At that time the Dickinson’s were still finalizing an agreement with an unnamed
brewery, which has now been identified as Thelema.
Breweries with taprooms, like Thelema, are governed by Minn. State. § 340A.26, which allows cities to provide onsalt malt liquor licenses to state-licensed brewers. This statute does limit issuing licenses to brewers producing less
than 250,000 barrels per year (for reference, at 248 pints per barrel that is 62 million pints). Thelema has indicated
that they anticipate brewing approximately 1,250 barrels by the end of their third year, which is clearly well within
state guidelines.
The relevant portions of Osseo code, adopted in 2018, mirror state statutes and provide a process for issuing
licenses. However, the code does not explicitly lay out any other requirements or standards for breweries, brewpubs,

and taprooms. So, while elevations and floor plans are included to help visualize the arrangement of the space,
specific details are not germane to the consideration of this application.
As stated, the property is owned by Zephyr Investments. To the north is Union Speed and Style, to the south is Deans
Super Market, and to the east are residential properties. The property will face Central Ave to the west.
This is the first Conditional Use Permit application to be considered for this use in the city of Osseo.
Standards for Granting Conditional Use Permits:
Osseo City Code establishes six criteria which must be considered when approving a conditional use:
1. The establishment, maintenance, or operation of the conditional use will not be detrimental to or endanger the
public health, safety, comfort, or general welfare;

-It will comply with health and safety regulations imposed by federal, state, and local authorities is
generally consistent with other uses in the Central Business District;
2. The conditional use will not be injurious to the use and enjoyment of other property in the immediate vicinity for
the purpose already permitted, nor substantially diminish and impair property values within the neighborhood;
-It is generally consistent with other uses in the Central Business District;
3. The establishment of the conditional use will not impede the normal and orderly development and improvement
of surrounding property for uses permitted in the district;
-It is generally consistent with other uses in the Central Business District and does not conflict with the
city’s Comprehensive Plan.
4. Adequate utilities, access roads, drainage, and necessary facilities have been or will be provided;
-A site plan application detailing work to be done to prepare the site has already been approved the
Planning Commission and City Council.
5. Adequate measures have been or will be taken to provide ingress or egress so designed as to minimize traffic
congestion in the public streets; and
-Access will be provided by Central Avenue.
6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it is
located.

-It is generally consistent with other uses in the Central Business District;
Parking:
By code ‘restaurants, cafes, bars, taverns, night clubs, and the like’ are required to provide at least one off-street
parking space for every three seats based upon the designed capacity of the seating area. However, in the Central
Business District, the code allows the city council to make an exception to this requirement in the name of preserving
the area’s pedestrian character. The parking plan provided to the Planning Commission and Council as a component
of the February site plan application does show five parking stalls located to the rear of the building. There are also
seven public parking stalls directly adjacent to 332 and 340 Central Ave on public streets, additional public parking on
the north half of 4th St NE along Boerboom Park, and on either side of the 400 block of Central Ave within a short
walking distance. Based on that information, the exception allowed in the code, and the physical constraints of the
lot itself, staff is recommending that no further off-street parking is required at this location.

It is also staff’s understanding that both Thelema Brewing and Zephyr Investments have engaged in conversations
with other business owners to ensure parking in pre-existing, and privately-owned, lots would be possible.
All other facets of this proposal have been reviewed by City Staff and found to be acceptable for this property and
zoning district.
Proposed Conditions:
After review of the application and its accompanying materials, staff recommends the following conditions:
1.

2.

A minimum of five total employee and customer parking stalls shall be located to the rear of the
building as illustrated in the 332 Central Avenue Site Plan Application approved by the City Council at
its February 28, 2022, meeting.
The business owner shall meet all standards and regulations detailed by the MN Department of Public
Safety’s Alcohol and Gambling Enforcement Division as conditions of holding an intoxicating liquor
license;

As this is the first brewery or taproom in the city, Osseo has no preexisting template for what conditions should be
attached. However, intoxicating liquor licenses are regulated and monitored by the state. Attaching this condition
allows the city to reconsider the Conditional Use Permit if the business owner fails to meet the requirements of their
liquor license.
Other conditions related to this conditional use may be attached at the Council’s discretion.

Budget or Other Considerations:
The $500 application fee covers staff time for reviewing CUP applications and determining compliance with approved
permits.
Options:
The Planning Commission may make the following recommendation to City Council:
1.
2.
3.
4.

Approve the Conditional Use Permit for 332 Central Ave; or
Approve the Conditional Use Permit with changes; or
Deny the Conditional Use Permit request; or
Table action on this item for more information.

Recommendation/Action Requested:
Staff recommends the Planning Commission choose option 1.
Next Step:
If approved, this item will appear before the Osseo City Council at their next meeting, scheduled for April 25, 2022.
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NOTICE
Planning Commission Public Hearing
You are receiving this email because your home, business, or property is located within 350 feet of a
parcel being considered for a Conditional Use Permit.
APPLICANT:

Brian Lasley, Ian Stanford, and Joe Lien of Thelema Brewing Company

REQUEST:

Conditional Use Permit Application for Brewery with Taproom.

LOCATION:

332 Central Ave (PID 1811921220136)

TIME OF HEARING:

Monday, April 18, at 6:00 p.m. – Virtual Meeting

HOW TO PARTICIPATE:

1) You may email your comment to jamerman@ci.osseo.mn.us and it
will be read into record during the meeting; or
2) You may send a letter before the hearing to the City of Osseo,
Planning Department, 415 Central Avenue, Osseo, MN 55369, or
fax to 763-425-1111.
If you want your comments to be made part of the public record, your
letter, email, or fax must state your first and last name and your
address. Thank you in advance for your cooperation.

ANY QUESTIONS:

Please contact Community Management Coordinator Joe
Amerman at 763-425-1454 with the following information:
Project Name: Thelema Brewing Company CUP

You may visit City Hall (415 Central Avenue) during business hours to discuss the proposal, or visit our
website after April 14, 2022 at http://www.discoverosseo.com/departments/planning- commission/

Publication Date: The Press (April 7, 2022)

Hennepin County Locate & Notify Map

Buffer Size: 350

Map Comments:

Thelema Brewing Company
CUP Public Notice Buffer

0

Date: 3/17/2022

50 100

200 Feet

This data (i) is furnished 'AS IS' with no representation as to
completeness or accuracy; (ii) is furnished with no warranty of any
kind; and (iii) is notsuitable for legal, engineering or surveying
purposes. Hennepin County shall not be liable for any damage, injury
or loss resulting from this data.
For more information, contact Hennepin County GIS Office
300 6th Street South, Minneapolis, MN 55487 / gis.info@hennepin.us
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CITY OF OSSEO
Resolution No. 2022-xx
RESOLUTION GRANTING REQUEST FROM THELEMA BREWING
COMPANY FOR A CONDITIONAL USE PERMIT TO ALLOW A
BREWERY AND TAPROOM AT 332 CENTRAL AVE

WHEREAS, Brian Lasley of Thelema Brewing Company has made application for a conditional use permit
(“CUP”) to allow for a brewery with taproom at 332 Central Avenue (Property Identification Number 18-11921-22-0136) (“Subject Property”); and
WHEREAS, the Subject Property is zoned CBD (Central Business District), which is intended to
accommodate central business type uses that include joint-use parking areas and business uses primarily
oriented to the walking public; and
WHEREAS, Section 153.037(C)(8) of the City Code of Ordinances indicates that the proposed use is a
conditional use in this zoning district; and
WHEREAS, the City has determined the proposed use may be allowed as a conditionally permitted use; and
WHEREAS, in making this determination whether or not the conditional use is to be allowed, the City may
consider the nature of the land, the nature of adjoining land or buildings, whether or not a similar use is already
in existence and located on the same premises or on other lands immediately close by, the effect upon traffic
into and from the premises or on any adjoining roads, and all other or further factors as the City shall deem
appropriate for consideration in determining the effect of the use on the general welfare, public health, and
safety; and
WHEREAS, a public hearing was held on April 18, 2022, at a regular meeting of the Osseo Planning
Commission and all interested persons were invited to submit comment and were heard by the Planning
Commission; and
WHEREAS, notice of said public hearing was published in the official newspaper, surrounding
property owners were notified, and notice was duly posted at City Hall; and
WHEREAS, based on a review of the application and input from the public hearing, the Planning Commission
recommended approval of the requested conditional use permit at its April 18, 2022, regular meeting by a X-X
vote; and
WHEREAS, the City Council considered the application and Planning Commission recommendation on April
25, 2022; and
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Osseo, Hennepin County,
Minnesota, that the following determinations are made:
1.

The establishment, maintenance, or operation of the conditional use will not be detrimental to or
endanger the public health, safety, comfort, or general welfare, because it will comply with health
and safety regulations imposed by federal, state, and local authorities and is generally consistent
with other uses in the CBD district;

2.

The conditional use will not be injurious to the use and enjoyment of other property in the
immediate vicinity for the purpose already permitted, nor substantially diminish and impair
property values within the neighborhood, because it is generally consistent with other uses in the
CBD district;

3.

The establishment of the conditional use will not impede the normal and orderly development and
improvement of surrounding property for uses permitted in the district, because it is generally
consistent with other uses in the CBD district and does not conflict with the city’s Comprehensive
Plan;

4.

Adequate utilities, access roads, drainage, and necessary facilities have been or will be provided,
because the use will not require new construction and will take place in existing buildings;

5.

Adequate measures have been taken to provide ingress or egress so designed as to minimize traffic
congestion in the public streets;

6.

The conditional use shall, in all other respects, conform to the applicable regulations of the district
in which it is located.

BE IT FURTHER RESOLVED that said conditional use permit is approved subject to the following
condition(s):
1.

A minimum of five total employee and customer parking stalls shall be located to the rear of the
building as illustrated in the 332 Central Avenue Site Plan Application approved by the City
Council at its February 28, 2022, meeting.

2.

The business owner shall meet all standards and regulations detailed by the MN Department of
Public Safety’s Alcohol and Gambling Enforcement Division as conditions of holding an
intoxicating liquor license.

Adopted by the Osseo City Council this 25th day of April, 2022.
The motion for the adoption of the foregoing resolution was made by ________, seconded by _______, and
upon vote being duly taken thereon, the following voted in favor thereof:
and the following voted against the same: ____, and
the following was absent: ____,
whereupon said resolution was declared duly passed and adopted.
STATE OF MINNESOTA)
COUNTY OF HENNEPIN) SS.
CITY OF OSSEO)
We, the undersigned, being the duly qualified Mayor and Clerk of the City of Osseo, Hennepin County,
Minnesota, a Minnesota municipal corporation, hereby certify that the above and foregoing - Resolution No.
2022-XX is a true and correct copy of the Resolution as adopted by the City Council the 25th day of April,
2022.

Duane E. Poppe, Mayor

Katrina Jones, City Clerk

