APPROVED
Minnetonka Beach Planning Commission Meeting Minutes
February 23, 2026 — 7 pm

1. Callto Order
Vice Chair Steinfeld called the meeting to order at 7 pm.

2. RollCall

Present: Commissioners Finnegan, Gamble, Steinfeld, and Wortman; Council Liaison Halverson
Absent: Chair Breazeale, Commissioner Swanson

Staff in attendance: City Administrator Heidi Honey, Zoning Administrator Beth Elliott (Stantec)

3. Approve Agenda for February 23, 2026

Finnegan motion, Gamble second to approve the February 23, 2026 meeting agenda. All ayes; motion
passed.

4. Approve Minutes of January 26, 2026
4.1. Regular Planning Commission Meeting of January 26, 2026

Gamble motion, Finnegan second to approve the January 26, 2026 meeting minutes. All ayes; motion
passed.

5. Old Business
5.1. 2025 Comprehensive Plan
Honey explained that the packet materials came from the Met Council and include the System Statements,
Handbook, and Minimum Requirements for the 2050 Comprehensive Plan. She encouraged everyone to
review them to become familiar with the expectations. Halverson has been meeting with Mayor Pagano to
begin drafting Vision and Character Statements. The City Council will provide direction to the Planning
Commission at the April 13 meeting regarding the type of update and overall process. She then introduced
Beth Elliott, Stantec, who worked with the City on the last Comp Plan.

Elliott explained what the comprehensive plan is, how the Met Council oversees it, and process. The plan is
required every ten years and is detailed and highly structured. The Met Council develops regional
projections based on Census data and creates the regional plan, Imagine 2050. From there, system-specific
plans are prepared (transportation, housing, land use, parks, wastewater, etc.), and forecasts are
distributed to each city through System Statements. The deadline for completion is the end of 2028,
though much work must be done before then.

For the last update, the City formed a Long Range Planning Committee and later hired Stantec to ensure all
requirements were met. The Met Council provides a detailed Handbook with city-specific data and
mapping tools, and requirements are very precise. Incomplete submissions have resulted in formal notices
in the past. Elliott noted that lessons learned from the prior cycle will help streamline this update. A small
group has already met with Met Council Sector Representative Shawn James to begin discussions.

Finnegan asked who would lead the process and how the work would be organized, given the plan’s length
(approximately 150 pages). Elliott said it depends on whether the City hires a consultant or completes
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most of the work internally. Previously, the committee worked independently until outside assistance was
needed.

She recommended at minimum revisiting the vision and goals to confirm they are still relevant. Most cities
complete minor updates, while a full rewrite typically requires consultant support.

The Met Council now requires documented community engagement. Suggestions included focus groups or
using Planning Commission meetings as public forums in the beginning of the process. Communities must
also make efforts to reach underrepresented voices in the community engagement process, which may be
more challenging in a small city like Minnetonka Beach.

Elliott discussed housing projections and noted the City is expected to add some units over the next 10-20
years. Honey shared that after discussions with Shawn James, the projections were kept the same due to
limited buildable lots. With fewer than 500 households, the City is no longer subject to certain affordable
housing thresholds.

Elliott emphasized documenting all guidance from the Met Council in writing to avoid confusion, as
different departments can sometimes provide inconsistent information.

Elliott added that the process can be manageable if approached methodically by reviewing the vision and
goals for relevance first, then working chapter by chapter through the checklist to ensure required maps,
tables, and strategies are included. If a system does not apply, the plan must clearly state that.

The group agreed it is important to start early to avoid last-minute pressure or Met Council bottleneck.
Some elements must be completed in sequence. For example, wastewater planning depends on finalized
development forecasts, and stormwater planning requires coordination with the watershed district. Elliott
offered to help develop a realistic timeline, potentially incorporating community engagement over the
summer.

Much of the existing plan language may still apply. Where requirements have not changed, the City must
still update maps and can make targeted edits rather than rewriting entire sections. Working from the
current document and redlining updates was viewed as a practical approach.

There were questions about who would do the actual work of drafting the language, and entering the
data. The work for drafting language could be divided among Planning Commission members by topic area.
Staff will meet with Elliott to determine the most efficient process and report back. Formal direction from
the City Council is expected in April.

Although the official deadline is the end of 2028, there is a required six-month review period before
submission. The draft must be shared with neighboring cities, the watershed district, the county, school
districts, and the DNR. After responding to comments and holding hearings, the plan is submitted to the
Met Council for approval. For that reason, the practical goal is to complete the draft by late 2027 or early
2028. The current plan is streamlined, which is the appropriate way to do it. If there is a lot of extra
information, the Met Council will review it even though it is not part of the system statements.

The City must also review neighboring communities’ plans to ensure policies do not conflict with local
operations or shared resources. After adoption, zoning ordinances must align with the comprehensive
plan, though significant changes are not anticipated.

Next steps will depend on City Council direction anticipated in April.
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5.2. Short Term Rentals (STR)

Elliott reviewed Evan Monson’s report in the packet where he summarized STR regulations in surrounding
communities. Most cities allow short-term rentals and regulate them through a licensing process. These
cities typically define a short-term rental as a stay of 30 days or less. Another common requirement is that
the property be homesteaded, and that the owner must live there for more than half of the year. The
rationale behind these requirements is that owner occupancy tends to reduce nuisances, traffic, and other
potential neighborhood impacts. The city is aware of one unregulated short-term rental. Elliott
recommended that any decision should account for the existence of that STR, and what should be done
with it.

It was also observed that every community reviewed has some form of regulation governing short-term
rentals. Wayzata was identified as the one community prohibiting short-term rentals outright—and it is
currently facing a lawsuit related to that prohibition. The city attorney is reviewing the legality of potential
options regarding the current STR considering the litigation in Wayzata.

There was discussion about longer-term rentals—such as month-long stays, extended summer rentals,
lease-to-rent, or rent-to-buy arrangements that could still be permitted, while weekend-style rentals
would effectively be eliminated.

A permit or license system was discussed. Simply prohibiting rentals of fewer than 30 days would avoid
creating an additional administrative burden. Currently there is one known STR, so expanding regulation
could unintentionally encourage more applications. There was information from the city attorney that the
property may be declared a non-conforming use to allow it. If it was not used as an STR for a year, the
property would lose the non-conformity. If the City wanted to prohibit it, it would need to be decided it
was never an allowed use. Honey was unsure how that would work. Elliott said that the zoning code is
usually used to solve such an issue in a city. There was discussion about a business being run out of the
home, and the City’s home occupation ordinance. There were concerns about STRs on property values.

Enforcement would be a challenge regardless of whether the City chooses an outright prohibition or a
licensing framework. There needs to be a process in place to ensure compliance. If short-term rentals
under 30 days are banned, the City would need a way to investigate and address violations when they
occur. Complaints would likely surface in the same way they do for zoning issues, with residents notifying
city staff. Concerns were expressed about creating a formal licensing system in a small community. They
worry that establishing such a process might encourage more people to pursue short-term rentals.
Licensing would provide clearer authority and enforcement tools. The City would need to decide if it wants
to devote resources to regulating an activity that may remain limited in scope. If the City were to license
STRs, there may be an inaccurate perception of the City putting a stamp of approval on the property for
safety or other concerns.

Commissioners expressed concerns about the impact of STRs on the community and if a moratorium is
needed. A moratorium is typically used to temporarily halt a certain type of development while a study is
conducted and appropriate regulations are developed, but it can only be used if there is a real and
demonstrable problem. Given the lack of complaints and the fact that there is only one short-term rental
in the City, it would be difficult to legally justify imposing a moratorium. Drafting and adopting an
ordinance would be a quicker solution at 60-90 days. Commissioners agreed that this needs to be dealt
with quickly to prevent additional STRs.

There was discussion about STRs receiving increased attention in recent months, partly due to a lawsuit
involving Wayzata. Honey explained there is often a “snowball effect,” where one community adopts
regulations and others follow, where either good regulations are developed or there are legal challenges.
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The City will need to determine if it wants to move ahead or see the results of legal challenges in
neighboring cities.

The City is largely residential with all single-family homes and is not like a tourist destination whose
economy is built on vacation stays. This residential nature could provide a stronger justification for
restricting short-term rentals. Cities like Excelsior, with restaurants, shops, and attractions, might have
more incentive to allow or even encourage short-term rentals to support local commerce. It is also noted
that some municipalities have multiple residential zoning districts, allowing them to regulate short-term
rentals in specific areas which is flexibility that this City does not have.

Commissioners requested a legal opinion from the City attorney and recommendations to address
concerns brought up in their discussion. Honey will bring this back to the March meeting.

6. Reports

6.1. Chair Report —no report

6.2. Commissioner Reports — no reports

6.3. Council Liaison — Halverson reported on the Council meeting. There is no March meeting. Council
approved the variance application recommended by Planning at their January meeting. They held a
public hearing and adopted ordinances related to interim uses, ADUs, and notice requirements. They
also adopted ordinances related to the amended tree preservation sections of code. She
congratulated the Planning Commission on completing the tree preservation ordinance work, which
was a significant accomplishment. Donuts with the Mayor is April 11" where residents can meet with
the mayor and discuss community matters.

6.4. Building Permit Report — received and filed

7. Adjournment

Gamble motion, Finnegan second to adjourn. All ayes; motion passed.
Vice Chair Steinfeld adjourned the meeting at 7:45 p.m.
PUBLIC IN ATTENDANCE — none

Minutes respectfully submitted by City Administrator Heidi Honey

Heidi Honey, City Administrator
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