
 

 

 
NORTH BRANCH 
⎯⎯⎯Minnesota⎯⎯⎯ 

 

PLANNING COMMISSION 
REGULAR AGENDA 
TUESDAY, JANUARY 6, 2026 @ 6:30 PM 
CITY HALL, 6408 ELM STREET, NORTH 
BRANCH, MN 55056 

Steve Cich 
Chair 

 
Nathan Ehalt 

Commissioner 
 

Ross Otto 
Commissioner 

 
Gary Shaefer 

Commissioner 
 

Open 
Commissioner  

1. CALL TO ORDER  

2. PLEDGE OF ALLEGIANCE  

3. OATH OF OFFICE  
 a. Oath of Office - Kelly Maurer ACTION 

4. ROLL CALL  

5. PUBLIC COMMENT 
Provides an opportunity for the public to address the Council on items that are not on the Agenda. Please raise 
your hand to be recognized. Please state your name and address for the record. This section is for the express 
purpose of addressing concerns of City services and operations. It shall not be used to clarify individual’s views 
for political purposes. 

6. AGENDA APPROVAL  
 a. Approve Agenda ACTION 

7. CONSENT AGENDA 
All matters listed under Consent Agenda are considered routine and/or non-controversial and will be approved by 
one motion. There will be no separate discussion of these items unless a Councilmember or citizen so requests, in 
which case the item will be removed from the Consent Agenda and considered in its normal sequence on the 
Agenda.  

 a. Approval of December 2, 2025 Minutes ACTION 

8. PUBLIC HEARINGS  
 a. Conditional Use Permit - Wireless Communications Tower ACTION 
 b. Fairway Field - Preliminary Plat and Variance for Lot Depths ACTION 

9. REPORTS  
 a. Text Amendment - Surfacing Requirements ACTION 
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Planning Commission REGULAR MEETING Tuesday, January 6, 2026 
 

North Branch City  1/6/2026 
 

 b. Comprehensive Plan Update INFO 
 c. 2026 Meeting Schedule ACTION 

10. NEXT MEETING - February 3, 2026 - 6:30 PM  

11. ADJOURNMENT  
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City of North Branch 

Staff Report 
 

Prepared By: Nathan Sondrol, Community Development Director 

Presenter: Nathan Sondrol, Community Development Director 

Date: 01/02/2026 

Board & Commission: Planning Commission 

Subject: Oath of Office - Kelly Maurer 

 
The City Council appointed Kelly Maurer to the Planning Commission at the December 9, 2025, 
meeting.  
 
The oath of office will be administered at the meeting.  
 
The appointment is a 3-year term and expires on December 31, 2026. 
 
Voting Requirements: 
 
Voting Options            Simple Majority 
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City of North Branch 

Staff Report 
 

Prepared By:  

Presenter:  

Date: 12/17/2025 

Board & Commission: Planning Commission 

Subject: Approval of December 2, 2025 Minutes 

 
 
 
Voting Requirements: 
 
Voting Options            Simple Majority 
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NORTH BRANCH⎯⎯⎯⎯Minnesota⎯⎯⎯
PLANNING COMMISSION
REGULAR AGENDA
TUESDAY, DECEMBER 2, 2025 @ 6:30 PM
CITY HALL, 6408 ELM STREET, NORTH 
BRANCH, MN 55056

Steve Cich
Chair

Nathan Ehalt
Commissioner

Ross Otto
Commissioner

Gary Shaefer
Commissioner

Open
Commissioner

MINUTES OF THE PROCEEDINGS OF THE CITY COUNCIL OF THE CITY OF NORTH 
BRANCH IN THE COUNTY OF CHISAGO AND IN THE STATE OF MINNESOTA

REGULAR MEETING

Tuesday, December 2, 2025
1. CALL TO ORDER

Chair Steve Cich called the meeting to order at 6:30 PM.

2. PLEDGE OF ALLEGIANCE

Chair Steve Cich led the Pledge of Allegiance.

3. ROLL CALL
Present: Commissioner Gary Schaefer, Commissioner Steve Cich, Commissioner Ross Otto, 

Commissioner Nate Ehalt
Absent:
Remote:
Others Present:
Notes:

4. PUBLIC COMMENT
Provides an opportunity for the public to address the Council on items that are not on the Agenda. Please raise
your hand to be recognized. Please state your name and address for the record. This section is for the express
purpose of addressing concerns of City services and operations. It shall not be used to clarify individual’s views
for political purposes.

5. AGENDA APPROVAL
a. Approve Agenda ACTION
RESULT: Passed
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MOVER: Nate Ehalt
SECONDER: Steve Cich
AYES: Gary Schaefer, Steve Cich, Ross Otto, Nate Ehalt
ABSENT:
NOTES:

6. CONSENT AGENDA
All matters listed under Consent Agenda are considered routine and/or non-controversial and will be approved by
one motion. There will be no separate discussion of these items unless a Councilmember or citizen so requests, in
which case the item will be removed from the Consent Agenda and considered in its normal sequence on the
Agenda.
a. Approval of October 7, 2025 Planning Commission Minutes ACTION
RESULT: Passed
MOVER: Steve Cich
SECONDER: Ross Otto
AYES: Gary Schaefer, Steve Cich, Ross Otto, Nate Ehalt
ABSENT:
NOTES:

7. PUBLIC HEARINGS
a. Walker Hill Farm Preliminary and Final Plat ACTION

City Planner Ryan Saltis presented the Walker Hill Farm Preliminary and Final Plat 
presentation.  Sarah Wald (Applicant) is requesting Preliminary and Final Plat approval for Walker 
Hill Farm. The Plat proposes to subdivide the existing lot (PID 11.00148.00), totaling 39.74 acres, at 
40926 Hemingway Avenue (Subject Property). The purpose of the Plat is to create two additional 
lots for a total of three parcels. There is an existing home on Lot 2 of the plat (40926 Hemingway 
Ave). Lots 1 and 3 of the proposed plat are intended to be future build sites for single-family homes. 
The analysis section of this report will address the subdivision requirements for this parcel, based 
on the Rural Residential zoning and guided land use. City staff must ensure that the lots created 
from this subdivision meet minimum lot standards and are buildable.     

Saltis informed that the parcels are guided and zoned rural residential and that there is an existing 
home on lot two in the northeast corner of the development.  specifically lots one and three, are 
intended for future single-family homes. All lots do meet the minimum rural residential zoning 
standards.  What does the rural residential district require? It requires one acre buildable area, 
minimum 110 foot width and 300 foot depth for all lots, kind of broken down there into table, form, 
format by a lot, just the area acreage. Lots one and two on the north section are roughly the same 
size, and then lot three is a little smaller, at 10 acres. The setbacks and everything are shown 
compliant.  They do a standard five-foot drainage utility easement for interior lot lines. They do have 
wider easements of 20 feet along Hemingway, and there is a northern natural gas line on lots one 
and three. Once the new homes come in for a building permit, we'll review the grading for each lot. 
Lot one would be accessible from 410th Street to the north, and then lot three would be accessible 
from Hemingway to the east. These are some things that we have to consider when approving a 
plat, just the consistency of policy, purpose, design standards of the zoning chapter, consistency 
with the growth management system or other development plans, zoning chapter, physical 
characteristics, and then that the new plat will not create a new burden on services or infrastructure 
with the city staff finds that they need all these that wouldn't be a problem. We are recommending a 
few conditions of approval, just some park dedication fees. So it was brought to the park's meeting 
in November, and they did opt for the cash option to make them pay for that. So when you divide 
lots, each lot has to pay a separate Park fee. 
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Chair Steve Cich opened the Public Hearing at 6:41 PM. 
Chair Steve Cich closed the Public Hearing at 6:43 PM.  

A motion to approve the preliminary plot and final plot request for Walker Hill Farm, with findings of 
fact and the conditions typical to plot approvals.

RESULT: Passed
MOVER: Steve Cich
SECONDER: Gary Schaefer
AYES: Gary Schaefer, Steve Cich, Ross Otto, Nate Ehalt
ABSENT:
NOTES:

b. North Branch Marketplace 3rd Addition Preliminary/Final Plat and Easement
Vacation

ACTION

City Planner Ryan Saltis presented the North Branch Marketplace 3rd addition Preliminary/Final 
Plat and Easement Vacation.  Sunrise River Commons East LLC (Applicant) is requesting 
Preliminary/Final Plat and Easement Vacation approval for North Branch Marketplace 3rd 
Addition. The purpose of the submitted plats is to split the current parcel (PID 11.00410.14) into 
two developable lots. This will subdivide the existing 1.1 acre parcel into Lot 1, totaling 0.4 
acres, and Lot 2, totaling 0.7 acres. The applicant also proposes to vacate an existing 
easement to better fit site conditions for current utility locations on the parcel. 

The analysis section of this report will address the subdivision requirements for this parcel, 
based on the B-Business zoning and guided land use. City staff must ensure that the lots 
created from this subdivision meet minimum lot standards and are buildable.  They will need a 
park dedication, even for a commercial property. If it's split, they'll need that as well. And that's 
a $1,800 same price as residential.

Chair Steve Cich opened the Public Hearing at 6:50PM.

The owner of Cartful asked a question regarding questions about easements.  Community 
Development Director Sondrol explained that this would not impact anything outside of their site.  

Chair Steve Cich closed the Public Hearing at 6:52PM.

Motion to approve the preliminary, final plat and easement vacation request for the North Branch 
Marketplace 3rd Addition with findings in fact, conditions of typical, typical to plat approvals.

RESULT: Passed
MOVER: Steve Cich
SECONDER: Ross Otto
AYES: Gary Schaefer, Steve Cich, Ross Otto, Nate Ehalt
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ABSENT:
NOTES:

8. REPORTS
a. Flink Ave Flex Zoning INFO

Planner Saltis provided an overview of the Flink Ave Corridor zoning noting As part of the 
November 18th City Council Work Session, the City reviewed whether the east side of Flink 
Avenue—currently zoned B-Business—may be better suited for a “flex zone” that allows both 
commercial and light industrial uses. He noted several businesses in the corridor already 
operate with industrial characteristics, prompting questions from residents and business 
owners about whether the current zoning best aligns with existing and future uses and outlined 
the attached Work Session report outlines the benefits of a flex zone—such as increased 
economic adaptability, efficient land use, and a broader tax base—as well as drawbacks, 
including potential land-use conflicts, aesthetic challenges, and infrastructure demands. He 
noted after reviewing the analysis, the City Council agreed during the work session to move 
forward with additional research on flex zoning for this corridor and that Staff will begin 
exploring the concept further, which would include public engagement and future public 
hearings before any formal rezoning or reguiding is considered.  He provided the following 
overview of pros and cons to flex zones.He 

Pros to Flex Zones:

A flex zone would offer a range of economic and planning benefits that support adaptability, 
growth, and efficient land use. 
Key advantages of flex zones are provided below: 1. Encourages Business Flexibility and Growth
2. Attracts a Diverse Range of Employers
3. Promotes Efficient Use of Land and Infrastructure
4. Supports Redevelopment and Adaptive Reuse
5. Expands the City’s Tax Base
6. Enhances Local Employment Opportunities
7. Encourages Innovation

A Flex Zone provides an area where both industrial and commercial uses can coexist, offering 
adaptability and long-term economic benefits. By allowing a wider range of business types, Flex 
Zones help communities respond to changing market demands, attract diverse employers, and 
promote redevelopment of underused properties. This mix of uses makes more efficient use of 
public infrastructure, supports job creation across various industries, and strengthens the city’s 
tax base. Overall, a Flex Zone encourages growth, innovation, and flexibility—creating a 
thriving, future-ready business environment.

Cons to Flex Zones:

While Flex Zones offer many benefits, they can also present some challenges and potential 
drawbacks that cities need to manage through planning and design standards. 
Disadvantages to flex zones are provided below: 

1. Land Use Conflicts
2. Infrastructure Strain
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3. Uncertain Development Patterns
4. Design and Aesthetic Challenges
5. Market Imbalance
6. Regulatory Complexity

He added while Flex Zones offer versatility and economic opportunity, they can also create 
planning and operational challenges. Allowing both industrial and commercial uses in the 
same area may lead to conflicts between heavier industrial activities and customer-oriented 
businesses, such as noise, traffic, or aesthetic concerns. He noted the broad range of 
permitted uses can make it difficult to predict development 

Commissioner Ehalt questioned if we seem to be favoring a particular business, and is there a 
practice in the City of changing zoning or comprehensive land use to favor the business that's 
currently there, or to ensure that a business remains.  Commissioner Ehalt stated that if we're 
to look at one specific area, we should be looking at that entire district, so we are not 
specifically singling out one particular area unless there's an actual practice that the 
community has exhibited in the past that's been directly for and specifically changing zoning 
and comprehensive planning for one specific business. He noted he just wanted to make sure 
that what's good for one will be good for all.  Chair Cich responded that city has helped keep 
businesses here in the past by changing our design standards, noting that they would have 
left their locations if we didn't do that.

Commissioner Ehalt recognized that there is no action to be taken tonight, but if we do go 
forward to continue in the direction of having staff look at this, that the entire corridor from 95 
and 35 to 400th Street, and the four corners on the North side, Northwest, and Northeast
should be looked at.

Chair Cich asked City Planner Ryan Saltis to work on the design standards, as there's likely to 
be more consensus around the design standards.  Cich would like to see us be sort of farm or 
rural.  

The commission discussed having further conversation in January.  

b. Comprehensive Plan Update INFO

Community Development Director Nate Sondrol provided an update on the Comprehensive 
Plan noting that they were working on establishing dates for the subcommittees to meet to start 
working on each individual section of the comp plan.
c. Website Update INFO

City Clerk Kostuch  provided an update on the website noting that it would be going live on 
December 9th and that City email addresses will also be changing to northbranchmn.gov.
d. Planning Commission Vacancy Application ACTION

Community Development Director Sondrol introduced Kelly Maurer, who submitted her 
application for the Planning Commission vacancy.  Maurer introduced herself to the 
Planning Commission.  The Commission provided consensus support of her application to 
the city council.  Sondrol noted this would go to the City Council for their consideration on
December 9.
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9. NEXT MEETING - JANUARY 6, 2026

10. ADJOURNMENT

Chair Steve Cich adjourned the meeting at 8:09 PM.
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PLANNING COMMISSION STAFF REPORT 
Meeting Date:  1/6/2026 
Prepared by:  Ryan Saltis, City Planner 

 
 
Planning Commission Action 
 
Motion to recommend/deny approval to the City Council, for the following request: 

 Conditional Use Permit for a Wireless Communications Tower at PID 11.00223.00.  
 
Overview / Background 
 
Vertical Bridge (Applicant) has requested approval for a Conditional Use Permit to install a Wireless 
Communications Tower at PID 11.00223.00. A Conditional Use Permit is required for any antenna or other 
receiving or transmitting device exceeding a height of 75 feet from ground level. The tower is proposed to be 
roughly 180 feet in height.  
 
The purpose of the tower is to fulfill an increase in network demand for Verizon Wireless and to improve 
life/emergency service reliability in the area.  
 
The owner of the tower/compound is Vertical Bridge, while Verizon Wireless will have their equipment installed 
on the tower to provide the service. The parcel is currently vacant, with no existing homes or structures and is 
owned by Earl and Deanna Halley. Vertical Bridge has a lease agreement with the parcel owners to place the 
tower/compound on the property.   
 
   
Issue(s) to Consider 
 

1. Land Use/Zoning and Surrounding Uses 
2. Site Improvements 
3. Sec 66-935 Towers - Requirements 

4. Conditional Use Permit  
 
Analysis of Issue(s) 
 
1. Land Use/Zoning and Surrounding Uses 
 
The Subject Property is zoned AG - Agricultural and guided LUAG - Land Use Agricultural, per the 
Comprehensive Plan. The subject site is completely surrounded by properties zoned similarly and used 
primarily for farming and agriculture.  
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Zoning Map:  
 

  
 
 
 
2. Site Improvements 

The project will add a new wireless communication tower on a small portion of an existing farm field. Most of 
the surrounding land will stay the same and continue to be used for agriculture. A gravel driveway will be built 
from 400th Street to reach the tower location, allowing service vehicles to safely access the site without 
affecting nearby properties. Inside a fenced area roughly the size of a small residential lot, the tower will stand 
with related equipment such as a backup generator and utility cabinets. All power and fiber connections will be 
buried underground to reduce visual clutter and keep the site looking neat. 

Outside of this fenced compound, no additional buildings are planned, and no lighting is proposed aside from 
the standard safety equipment on the tower itself. Overall, the changes are limited to a clearly defined area 
near the center of the field, with the goal of improving wireless coverage while keeping the visual and physical 
footprint as small as possible for nearby residents. 

 

 

 

Page 12 of 69



 
3. Sec 66-935 Towers – Requirements 
 
The proposed tower is subject to the requirements found in Sec 66-935 Towers found in City Code. City Staff 

comments are provided below in Bold.   

Sec 66-935 Towers 

(a) Any antenna or other receiving or transmitting device which exceeds a height of 75 feet from ground 

 level shall require a conditional use permit. 

(b) Any tower, or other like structure, which exceeds a height of 75 feet from ground level shall require a 

 conditional use permit. 

(c) In any event, a conditional use permit will be required for any tower, or like structure and antenna, or 

 other receiving or transmitting device, any portion of which exceeds ten feet in width when measured 

 horizontally. 

(d) A fee shall be required for any structure or device as described in subsections (a), (b) and (c) of this 

 section at the rate determined by the city council. Such permit fee is payable at the time a conditional 

 use application is filed. 

(e) A 500-foot separation from towers over 75 feet to land zoned R-1, R-1A, R-2, R-3, and R-4 shall be 

 maintained. 

 The surrounding parcels are all zoned AG – Agricultural. The proposed tower will not be 

 required 500-foot separation from surrounding parcels.   

(f) Towers over 75 feet shall be set back 50 feet at a minimum, or one-half the height of the tower, 

 whichever is greater. The setback area shall have nothing built within it except fencing and 

 nonoccupied accessory support buildings for the tower. 

 The tower is proposed at 180 feet in height and will be required 90 feet setbacks. This setback 

 requirement is based on half the height of the structure. The setback area only has fencing. 

 Equipment is positioned on the southwest corner of the compound and is not within the 90 

 foot setback area.  

(g)  Prior to construction of any new towers, the applicant shall prove that collocation on an existing tower 

 will not be able to meet their needs.  

 The city has not received data that shows an increase in need/demand but it has been stated by 

 the applicant and Verizon Wireless.  

(h)  Exemptions: The following will be generally allowed as a permitted use within the City of North Branch 

 without the need for a Conditional Use Permit: 

 

1. Temporary towers erected in response to emergency situations which threaten the health, 

safety, or welfare of the public shall be considered exempt from the above provisions. 

2. Routine maintenance of existing tower facilities or modification of lighting to meet the standards 

set forth by this ordinance. 

3. The addition of antenna(s) to a tower facility that meet the standards of this article and do not 

increase the height of the tower facility. 

4. Towers erected and maintained by the city for public use with a maximum height of one hundred 

fifty (150) feet; provided however that the city will attempt to meet setback and general 

standards of construction to the extent feasible. 

5. Temporary towers erected to temporarily hold equipment during periods of general maintenance 

of an existing tower or structure that does not exceed the highest point of the tower or other 
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structure being maintained. The temporary tower shall only be allowed during the duration of the 

maintenance of the existing tower or structure but not to exceed 4 months 

 
 

4. Conditional Use Permit  
 

The requested Conditional Use Permit for Cellular Towers will be analyzed for compliance, with City Staff 
comments provided below in Bold.  
 
Sec 66-64 Findings Of Fact 
In considering all requests for variances, appeals, amendments or conditional use permits, the planning 
agency and the city council shall make a finding of fact. Its judgment shall be based upon, but not limited to, 
the following factors: 

a. Relationship to the city's comprehensive plan; 

The 2018 Comprehensive Plan identifies well-maintained infrastructure as a core element of the 
community vision, and states that the plan is to guide day-to-day decisions on infrastructure 
and development. It specifically emphasizes that economic development depends on bringing 
together social, natural, infrastructure, and economic assets, and that municipal utilities and 
related systems should be expanded in a coordinated way to support growth. Separate city 
broadband planning and the “Telecommuter Forward” initiative further show that improving 
internet infrastructure and access—particularly in areas outside the city’s core—has been a 
strategic priority for North Branch. The proposed wireless tower directly supports these goals 
by improving high-speed connectivity for residents and businesses, and is therefore consistent 
with the Comprehensive Plan’s vision for infrastructure and economic development. 

b. The geographical area involved; 

The project site is located in the city’s agricultural/rural fringe area, generally consistent with 
the Comprehensive Plan’s description of rural residential and agricultural areas on the edges of 
the community, where large lots and farm fields predominate. Placing a tower in this type of 
area allows the facility to serve both rural homes and the broader community while avoiding 
more intense visual and compatibility conflicts that could arise in the city’s core commercial or 
residential neighborhoods. The tower and fenced compound occupy only a small portion of the 
field, allowing the balance of the parcel to remain in agricultural use. 

c. The character of the surrounding area; 

The surrounding character is predominantly agricultural, with scattered rural residential 
properties, which is consistent with the Comprehensive Plan’s description of the city’s outer 
areas as rural residential and agricultural. A single self-support tower and small equipment 
compound is a typical form of infrastructure in such settings and does not introduce significant 
noise, traffic, or lighting. Because the tower is set back from property lines and surrounded by 
open fields, the overall rural/agricultural character of the area is largely preserved. 

d. The availability and design capacities of existing or proposed utilities; 

The Comprehensive Plan’s utilities chapter notes that North Branch and its municipal utilities 
have a significant investment in existing systems and that, in general, those systems are of 
adequate size to support expansion, provided that growth and utility extensions are 
coordinated. The proposed tower will be served by underground electric and communications 
lines extended from existing networks and does not require upsizing of city trunk infrastructure. 
The project represents an incremental demand that can be accommodated within existing utility 
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capacity and is consistent with the city’s approach of targeted, coordinated extensions to 
support development and infrastructure projects. 

e. Whether such a request will tend to or actually depreciate the surrounding area; 

The city has not identified evidence in its planning documents that wireless infrastructure, when 
sited in agricultural or rural residential areas with adequate setbacks, results in measurable 
depreciation of surrounding property values. To the contrary, city broadband planning 
documents highlight that lack of high-speed internet has negatively affected home sales in 
outlying areas, and that improved connectivity is important to the marketability of rural 
properties. Given the tower’s limited footprint, agricultural surroundings, and the community’s 
expressed desire for better internet service, staff does not anticipate that the use will tend to or 
actually depreciate the surrounding area. 

f. Whether the request will place an undue financial burden on the city; 

The proposed tower is privately financed and constructed, with ongoing maintenance and 
operating costs supported by the tower owner and carriers. No new public streets, trunk utility 
extensions, or city capital improvements are required beyond standard permitting and 
inspection. As such, the request does not create an undue financial burden on the city and is 
aligned with the Comprehensive Plan’s direction to enhance infrastructure through cost-
effective partnerships. 

g. Whether the request will impair an adequate supply of light and air to adjacent property; 

The tower is a narrow, open-frame structure located well away from property lines, with a small 
equipment compound at ground level. Because of its form and setbacks, it will not block 
sunlight or airflow to adjoining agricultural lands or rural residences. Staff finds that the project 
will not impair an adequate supply of light and air to adjacent property. 

h. Whether the request will unreasonably increase the congestion in the public right-of-way; 

The proposed use generates minimal traffic: primarily occasional technician and maintenance 
visits via an existing gravel access route extended from 400th Street. No customer trips or daily 
employee traffic are anticipated. The resulting traffic increase is negligible and will not 
unreasonably increase congestion or create operational issues on nearby public rights-of-way. 

i. Whether the request will increase the danger of fire or endanger the public safety; 

Wireless towers are required to meet applicable building, electrical, and fire code standards, 
including grounding and lightning protection. The fenced compound limits public access to 
equipment and the backup generator. With adherence to code requirements and any conditions 
imposed through the conditional use permit (e.g., compliance with fire code, emergency access 
provisions), staff finds that the request is not expected to increase the danger of fire or 
otherwise endanger public safety. 

j. Whether the request is consistent with the spirit and intent of this division. 

The proposed tower advances the city’s strategic focus on improved internet infrastructure and 
telecommuting while being sited and designed to limit land use conflicts and fiscal impacts. 
Given its role in supporting community-wide connectivity and economic development, and the 
limited physical impacts at the site, staff finds that the request is consistent with the spirit and 
intent of Chapter 66 and the city’s broader planning framework. 
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Additional to the Findings of Fact section, the Conditional Use Permit request will also have to meet Sec 66-66 
Conditions on Approval, when applicable. Responses from City Staff are provided below in Bold, where the 
request for a Communications Tower is applicable.  
 
Sec 66-66 Conditions on Approval 
 

1. In approving requests for variances, appeals, amendments or conditional use permits, the planning 
agency and the city council may require certain conditions upon approval of the request. Such 
conditions for approval may include the following, when applicable:  

 

1. The land area and setback requirements of the property containing such a use or activity shall 
be the minimum established for the district; 

The tower and associated compound occupy a small portion of an agricultural parcel 
with setbacks that meet or exceed zoning standards. The structure is located 
approximately 90 feet from property lines, satisfying the city's required minimum tower 
setback distance equivalent to 50% of structure height. The remaining parcel area 
continues to support agricultural activity, meeting minimum district area requirements 
and preserving conforming land use. 

2. When abutting a residential use in a residential district, the property shall be screened and 
landscaped in compliance with section 66-970 et seq.; 

The project site does not abut a designated residential district; surrounding properties 
are agricultural or large-lot rural in character. As such, screening and landscaping 
requirements under Sec. 66-970 are not triggered. 

3. Where applicable, all city, state and federal laws, regulations and ordinances shall be complied 
with and all necessary permits secured; 

  Wireless communications towers are regulated by city zoning, state building and   
  electrical codes. The applicant will be required to obtain all necessary permits, including  
  building and electrical prior to construction. As a condition of approval, compliance with  
  these regulations will be enforced through the city’s permitting and inspection process. 

4. All signs shall be in compliance with section 66-821 et seq. and shall not adversely impact 
adjoining or surrounding residential uses; 

Signage is expected to be limited to identification and safety required by federal and 
state law, placed on the compound fencing or equipment cabinets. This signage will not 
generate illumination or visual impacts affecting surrounding properties. No advertising 
signage is proposed or permitted. 

5. Adequate off-street parking and loading shall be provided in accordance with section 66-848 et 
seq. Such parking and loading shall be screened and landscaped from abutting residential uses 
in compliance with section 66-970 et seq.; 

The use does not generate daily traffic or parking needs. Periodic maintenance vehicles 
will utilize the gravel access drive and turnaround area within the compound. As no 
formal parking area is required and no abutting residential districts are present, 
screening and additional landscaping standards are not applicable. 
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6. The proposed water, sewer and other utilities shall be capable of accommodating the proposed 
use; 

The tower requires electrical power and fiber connection but does not require municipal 
water or sewer services. Existing utilities in the vicinity have sufficient capacity to serve 
the project, and underground extensions will be privately funded. The project does not 
place demand on municipal water or sanitary systems, aligning with utility capacity 
expectations. 

7. The street serving the use or activity is of sufficient design to accommodate the proposed use or 
activity, and such use or activity shall not generate such additional traffic to create a nuisance or 
hazard to existing traffic or to surrounding land uses; 

Access is provided via 400th Street and an existing gravel drive extended to the 
compound. Traffic is limited to occasional maintenance visits and will not affect roadway 
capacity or generate nuisance-level activity. Roadway design and traffic conditions are 
adequate to support the intended use without causing operational concerns. 

8. All access roads, driveways, parking areas, and outside storage, service, or sales areas shall be 
surfaced or grassed to control dust and drainage; 

The project includes a gravel access drive and compound surface, which is typical for 
tower installations in agricultural settings. Gravel surfacing provides adequate dust 
control given the infrequent vehicle trips. 

9. All open and outdoor storage, sales and service areas shall be screened from view from the 
public streets and from abutting residential uses or districts; 

No outdoor storage, sales, or service areas are proposed. The fenced compound 
contains only essential communications equipment. Equipment cabinets and generator 
units are screened from public view by distance, fencing, and the rural location. No 
residential districts directly abut the site. 

10. All lighting shall be designed as to have no direct source of light visible from adjacent residential 
areas or from the public streets; 

No ground lighting is proposed within the compound. Light spillover to nearby 
properties is expected to be minimal due to distance and limited nighttime illumination. 

11. The use or activity shall be properly drained to control surface water runoff; 

The project limits ground disturbance to a small compound area. Standard grading and 
drainage controls will be required during construction to ensure runoff is directed to 
existing field drainage patterns and does not impact neighboring properties or roadways. 
Final permit review will confirm compliance with stormwater management expectations. 

12. The architectural appearance and functional plan of the building and site shall not be so 
dissimilar to the existing buildings or area as to cause impairment in property values or 
constitute a blighting influence; 

The communications tower structure is consistent with common rural infrastructure and 
is essentially built for purpose rather than beauty. No architectural style is introduced 
that would conflict with nearby structures of similar purpose, and the fenced compound 
is compact and unobtrusive. As such, the appearance does not constitute a blighting 
influence or impair surrounding values. 
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13. Where structures combine residential and nonresidential uses, such uses shall be separated 
and provided with individual outside access, and the uses shall not conflict in any manner. 

This condition is not applicable. The proposal does not include residential uses or 
mixed-use structures. 

2. All conditions pertaining to a specific request are subject to change when the planning agency or city 
council, upon investigation, finds that the community safety, health, welfare and public betterment can 
be served as well or better by modifying the conditions. 

 
Planning Commission Action 
 
Motion to recommend approval/denial to City Council, for a Conditional Use Permit for a Wireless 
Communication Tower at PID 11.00223.00 with the following conditions of approval:  
 

1. The applicant shall comply with all applicable city, state, and federal regulations, including but not 
limited to building, electrical, fire, FAA, and FCC requirements. All required permits shall be obtained 
prior to construction. 
 

2. No exterior lighting shall be installed except lighting required by FAA or FCC regulations. Tower lighting 
shall be oriented or shielded to minimize glare and prevent direct visibility of light sources from public 
streets and nearby properties. 
 

3. Signage shall be limited to safety, identification, and regulatory compliance signs as allowed under 
Section 66-821. No advertising signage is permitted. 
 

4. Any future modification that increases tower height, adds additional carriers beyond permitted loading 
parameters, or alters site layout beyond the approved compound footprint shall require review by the 
City and may require an amended Conditional Use Permit. 
 

5. All conditions of approval are subject to modification by the City if necessary to protect public safety, 
health, and welfare or to meet future code requirements. 
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PLANNING COMMISSION STAFF REPORT 
Meeting Date:  1/6/2026 
Prepared by:  Ryan Saltis, City Planner 

 
 
Recommended Planning Commission Action 
 
Motion to recommend approval to the City Council, approving the Preliminary Plat and Variance request for 
Fairway Field, with the conditions of approval listed in this report.   
 
Overview / Background 
 
Larry Beach Construction, Inc. (Applicant) has submitted a request for Preliminary Plat and Variance approval 
for a new residential subdivision known as Fairway Field, located generally at the intersection of 412th Street 
and Flink Avenue. The Subject Property is currently undeveloped and is guided and zoned for Rural-
Residential. 
 
The Preliminary Plat proposes the creation of 13 residential lots (each exceeding 1 acre in lot size), new public 
streets, stormwater facilities, and associated utilities. Access to the subdivision is provided via 412th Street 
with two new internal public roadways, including Fairfax Lane and Fairway Court, as shown on the Preliminary 
Plat and Site Plans. 

The applicant has also applied for a variance from required lot depths for lots within Block 2 of the plat.  
 
The applicant has submitted a complete application, including preliminary plat drawings, grading and erosion 
control plans, utility plans, landscaping, and tree preservation. Final Plat approval is subject to City Council 
action and completion of all required conditions. 

 
 
Issue(s) to Consider 
 
1. Land Use and Zoning 
2. Proposed Preliminary Plat 
3. Plat Standards and Variance 
4. Engineering - Public Streets, Utilities and Stormwater 
5. Landscaping and Tree Preservation 
 
Analysis of Issue(s) 
 
1. Land Use & Zoning 
 
The Subject Property is guided LURR, per the Comprehensive Plan, and zoned RR – Rural Residential. 
 
The Subject Property is guided for low-density residential development under the City’s Comprehensive Plan 
and is zoned consistent with the proposed single-family residential subdivision. The proposed subdivision 
layout, density, and lot configuration are consistent with the Comprehensive Plan and zoning district 
requirements. 
 
Land Use and Zoning standards are satisfied. 
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2. Proposed Preliminary Plat 
 
The Preliminary Plat for Fairway Field proposes to develop the 19.25 acre parcel into a residential subdivision 
pattern with 13 buildable lots arranged along the two proposed public streets. The plat includes internal 
circulation via Fairfax Lane and Fairway Court, with direct access to 412th Street. By exclusively providing 
access from 412th Street, this will ensure safety of vehicle traffic along Flink Avenue and better fits with the 
city’s transportation plan to limit driveway and road access from Major Collector designated roadways.  

 
Fairfax Lane is proposed to extend north from 412th Street and create a temporary cul-de-sac at the end to 
accommodate vehicle turn around radiuses. Fairway Court also extends north from 412th Street, aligning this 
proposed roadway directly with Nottingham Rd to the south.   

Lots 1-4 of Block 1 and Lots 1-3 of Block 2 will be accessible by Fairfax Lane while lots 4-9 of Block 2 are 
accessible from Fairway Court.     

Drainage and Utility easements are labeled and shown along each lot perimeter.  

 
3. Plat Standards and Variance 
 
Lots created by plat are required to meet minimum lot area, width, and depth requirements as established by 
City Code for the applicable zoning district. The lots created through this platting process are required to meet 
the following:  

 

 Lot Standards 
Type Area (sf) Width Depth 

RR – Rural Residential 1 acre 
buildable 

110’ 300’ 

 

After review of each individual lot in the preliminary plat, it was found that the minimum required lot depths 
would not be met for lots 5, 6, and 7 of Block 2. The applicant has applied for a variance to reduce the 
minimum lot depth requirement from 300 feet to 200 feet. The reasons for the reduced lot depths are due to 
the irregularity in lot dimensions/shapes, road configurations and elevations of the site.  

 

  Lot Standards 
Type Area (sf) Minimum 

Depth 
Depth 

(Proposed) 
 

Lot 5, Block 2 63,225 300’ 202’ 
Lot 6, Block 2 61,998 300’ 250’ 
Lot 7, Block 2 52,903 300 277’ 
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These lots are shown below:       
 

 

 
All other lots meet the minimums for the RR, Rural Residential Zoning District.  

In considering all requests for variances, appeals, amendments or conditional use permits, the planning 
agency and the city council shall make a finding of fact. Its judgment shall be based upon, but not limited to the 
following factors:  

1. Relationship to the city's comprehensive plan; 
2. The geographical area involved; 
3. The character of the surrounding area; 
4. The availability and design capacities of existing or proposed utilities; 
5. Whether such a request will tend to or actually depreciate the surrounding area; 
6. Whether the request will place an undue financial burden on the city; 
7. Whether the request will impair an adequate supply of light and air to adjacent property; 
8. Whether the request will unreasonably increase the congestion in the public right-of-way; 
9. Whether the request will increase the danger of fire or endanger the public safety; 
10. Whether the request is consistent with the spirit and intent of this division. 

Sec 66-65 Conditions On Approval 

(a) The planning commission and the city council may not permit as a variance any use that is not 
 permitted under this division for property in the zone where the affected person's land is located. A 
 variance is a modification or variation of the provisions of this zoning code as applied to a specific piece 
 of property. Variances shall only be permitted: 
 

1) When they are in harmony with the general purposes and intent of the ordinance; and 
2) When the variances are consistent with the comprehensive plan. Variances may be granted 

when the applicant for the variance establishes that there are practical difficulties in complying 

Page 24 of 69

https://northbranch.municipalcodeonline.com/book?type=code#name=Sec_66-65_Conditions_On_Approval


with the zoning ordinance. 
 
"Practical difficulties," as used in connection with the granting of a variance, means that: 
 

a. The property owner proposes to use the property in a reasonable manner not permitted 
by the zoning ordinance; 

b. The plight of the landowner is due to circumstances unique to the property not created 
by the landowner; and 

c. The variance, if granted, will not alter the essential character of the locality. 
 
Economic considerations alone do not constitute practical difficulties. Practical difficulties 
include, but are not limited to, inadequate access to direct sunlight for solar energy 
systems. 

City staff agrees that the reduction of lot depths was in part due to other city regulations and imperative design 
decisions such as the placement of Fairway Court and road sizes/ROW requirements. Due to the size of these 
lots (1 acre +), eliminating driveway/internal road access from Flink Ave, as well as the placement of future 
houses on the intended lots, staff would support the decision to grant a reduction in lot depths in this scenario.  

 
4. Engineering – Public Streets, Utilities and Stormwater 
 
The Preliminary Plat proposes new public streets designed to City of North Branch standards, including 
pavement width, right-of-way dedication, and cul-de-sacs. All streets will be dedicated to the City upon Final 
Plat approval. 
 
Lots will be served by private well and septic as the parcel boundary is located outside of the city’s designated 
Urban Service Area. Stormwater management is addressed through on-site drainage and utility easements. All 
public improvements are subject to review and approval by the City Engineer and will require a Development 
Agreement. The Engineering report for this project is attached to this report.  

 
The developer of the site is expected to enter into a Development Agreement with the City to meet these 
standards and specifications for the new Right-Of-Way.    
 
5. Landscaping and Tree Preservation 
 
The Applicant has submitted a Preliminary Landscape Plan, Tree Preservation Plan, and Livability Plan as 
required by City Code. These plans illustrate boulevard trees, buffer plantings, stormwater vegetation, and 
preservation of existing tree stands where feasible. Landscaping plans show 12 new White Pine trees 
proposed along Flink Ave as well as 7 Balsam Firs and 12 Black Hills Spruce planted parallel to 412th Street for 
coniferous buffering. Deciduous trees are proposed for each lot and will meet the city’s landscaping 
requirements for at minimum one tree per lot.  

There will be extensive areas of tree removal for this development. The removal plan illustrates 5.26 Acres of 
total tree area removed while leaving 2.59 Acres of total tree area saved. Tree removal areas are in spaces 
designated for building pads, driveways, right-of-way and well/septic areas. Trees will be preserved around 
perimeters of Falcon Ave, Flink Ave, and properties to the north of the development.  

 
Staff Recommendation 
 
City staff recommends approval of the Preliminary Plat and Variance request for Fairway Field with conditions 
as stated. 
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Recommended Planning Commission Action 
 
Motion to recommend approval to City Council, approving the Preliminary Plat for Fairway Field, with the 
following conditions:  
 

1. The Applicant shall address and comply with the City Engineers memo dated December 2, 2025. 
2. All public improvements shall be constructed in accordance with City of North Branch standards.  
3. A Development Agreement shall be executed prior to Final Plat approval. 

 
Motion to recommend approval to City Council, approving the Variance to reduce lot depths for Fairway Field, 
with the following conditions:  
 

1. The minimum lot depths for Block 2, Lots 5, 6, and 7 must be at least 200 feet.  
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SYMBOL CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

TREES

RM 4 Acer rubrum `Northwood` Northwood Red Maple 2.5" Cal. B&B

WO 3 Quercus bicolor Swamp White Oak 2.5" Cal. B&B

BL 2 Tilia americana `Boulevard` Boulevard Linden 2.5" Cal. B&B

AE 4 Ulmus americana `Princeton` American Elm 2.5" Cal. B&B

CONIFEROUS TREES

BF 7 Abies balsamea Balsam Fir 6` Ht. B&B

BH 12 Picea glauca densata Black Hills Spruce 6` Ht. B&B

WP 12 Pinus strobus White Pine 6` Ht. B&B

GROUND COVERS

TI 55,215 sf
Type I - Turf Seed Mix
Refer to notes for acceptable seeding methods
Seeding Rate 180 lb/ac

MnDOT Seed Mix 25-151 seed

TII 54,069 sf

Type II - Stormwater Pond Pollinator Seed Mix
Refer to notes for acceptable seeding
methods.
Seeding Rate 47.5 lb/ac

BWSR Stormwater Pond Pollinator NE seed

PLANT SCHEDULE

LARRY BEACH CONSTRUCTION, INC.
4731 - 400th Street N

North Branch, Minnesota 55056
of

FAIRWAY FIELD
North Branch, MN

of
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Signature:
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I hereby certify that this plan, specification
or report was prepared by me or under my
direct supervision and that I am a duly
Licensed Landscape Architect under
the laws of the State of Minnesota 11/17/25
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PLAN

TREE WRAP

BACKFILL MIX

PAINTED FLUORESCENT ORANGE

WHITE FLAGGING (TYP.)

DOUBLE STRAND 12 GAUGE WIRE

8" 2-PLY NYLON STRAPS

8' STEEL TEE POST-

4 INCHES HARDWOOD MULCH

FROM TOP 1/3 OF THE BALL
REMOVE BURLAP & ROPE

UNDISTURBED SUBSOIL

4 INCH DEEP SAUCER

NOTE:  SEE PLANTING NOTES FOR THE TYPE OF MULCH MATERIAL TO USE.

12"

6
"

2'
(M

IN
.)

6
"

6
"

3 REQUIRED AT 120

EXISTING GRADE

GUY WIRE WITH WEBBING
FLAGGING- ONE PER WIRE

PLANTING SOIL MIXTURE (SEE SPEC.)

MINIMUM 1/2 WIDTH OF ROOT BALL

4"-6" SHREDDED BARK
MULCH

UNDISTURBED OR STABILIZED
SUBSOIL

NOTE:  GUY ASSEMBLY  OPTIONAL BUT
CONTRACTOR ASSUMES FULL
RESPONSIBILITY FOR MAINTAINING TREE
IN A PLUMB POSITION FOR THE
DURATION OF THE GUARANTEE PERIOD

GUY ASSEMBLY- 16"
POLYPROPYLENE OR POLYETHYLENE
(40 MIL) 1-1/2" WIDE STRAP (TYP)
DOUBLE STRAND 10 GA. WIRE, 2-7"
ROLLED STEEL POSTS (MnDOT 3401)
@ 180° O.C. (SEE STAKING DIAGRAM)

COORDINATE
STAKING TO INSURE
UNIFORM
ORIENTATION OF GUY
LINES AND STAKES

2. TRIM OUT DEAD WOOD AND WEAK AND/OR
DEFORMED TWIGS. DO NOT CUT A LEADER. DO
NOT PAINT CUTS.

4. PLACE PLANT IN PLANTING HOLE WITH
BURLAP AND WIRE BASKET, (IF USED), INTACT.
BACKFILL WITHIN APPROXIMATELY 12" OF THE
TOP OF ROOTBALL, WATER PLANT.  REMOVE
TOP 1/3
OF THE BASKET OR THE TOP TWO
HORIZONTAL RINGS, WHICHEVER IS GREATER.
REMOVE ALL BURLAP AND NAILS FROM TOP
1/3 OF THE BALL.  REMOVE ALL TWINE.

3. SET PLANT ON UNDISTURBED NATIVE SOIL
OR THOROUGHLY COMPACTED BACKFILL SOIL.
INSTALL PLANT SO THE ROOT FLARE IS AT OR
UP TO 2" ABOVE THE FINISHED GRADE.

6. WATER TO SETTLE PLANTS AND FILL
VOIDS.

5. PLUMB AND BACKFILL WITH
BACKFILL SOIL.

7. WATER WITHIN TWO HOURS OF
INSTALLATION.  WATERING MUST BE
SUFFICIENT TO THOROUGHLY SATURATE
ROOT BALL AND PLANTING HOLE.

8. PLACE MULCH WITHIN 48 HOURS OF
THE SECOND WATERING UNLESS SOIL
MOISTURE IS EXCESSIVE.

1. SCARIFY BOTTOM AND SIDES OF HOLE
PRIOR TO PLANTING
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direct supervision and that I am a duly
Licensed Professional Engineer under
the laws of the State of Minnesota 11/17/25

CRM
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Memorandum 
 
To: North Branch Development Review Committee 
 
From: Justin Messner, Heidi Hamilton, Kris Keller, Kendra Fallon WSB 
 
Date: December 2, 2025 
 
Re: Fairway Field - Preliminary Plat Review 
 WSB Project No.  032627-000 
 
 

Preliminary Plans were submitted for the proposed Fairway Field Development in the City of North 
Branch, Chisago County.  The project is located to the north of 412th Street between Falcon Avenue 
and Flink Avenue.  Engineering review comments were generated from the following documents: 
 

• _Fairway Field_Preliminary_22x34_111725.pdf 
• _Fairway Field_SWMP_111725.pdf 

 
The following items should be addressed, including the red-lined comments on the submitted plans. 
 
Preliminary Plat 
 

1. Provide minimum 20’ easement for all EOF drainage routes and all drainage from one lot 
across an adjacent lot 

2. Provide additional easement for drainage from one lot to another 
a. Drainage swales should be completely contained within easement 

 
Preliminary Site & Utility Plan  
 

3. Extend Fairfax Lane temporary cul de sac to northern development limits to minimize 
impacts with future extension  

4. Shift lot 2 house forward and lot 1 house back with temp cul de sac extension 
5. Provide type 3 barricades with future thru street sign.  
6. Provide more specific sign details (stop sign, street name sign, etc.). 

 
  
Preliminary Grading & Erosion Control Plan  
 

7. Provide on the grading plan 
a) EOF elevations for all low points within the roadway ditch 

i. Provide minimum 20’ easement for all EOF drainage routes and all 
drainage from one lot across an adjacent lot 

ii. Show all routes and verify that downstream EOFs are lower and 
downstream houses are not inundated. 

b) Provide additional easement for drainage from one lot to another 
i. Drainage swales should be completely contained within easement 

8. Swales should be a minimum of 2%. Roadside ditches currently graded at 1%. 
9. Note the storm sewer pipe slope on the callouts for all crossing culverts.  
10. Include riprap at the storm sewer outlets.  
11. The infiltration basin should be covered under drainage and utility easement up to the 

HWL. Note that this includes all areas upstream of the 909.5 overflow location.  
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Fairway Field - Preliminary Plat Review 
12.02.2025 
Page 2 

12. There are existing low areas that will hold water without being revised with final grading 
a. Verify that existing areas to remain meet slope requirements or provide proposed 

contours and spot elevations 
13. Approval and agreement required from adjacent property owner for all grading and 

construction on adjacent property. 
a. Provide documentation to City 

14. Additional detailed grading/erosion control comments are noted on the plans to be 
addressed. 

 
Storm Sewer/Surface Water Management 
 
General 
 

15. Soil borings are required to confirm separation to groundwater per the NPDES permit. 
Soil observation logs provided do not extend below the proposed infiltration basin bottom 
elevation far enough to confirm the basin meets the 3 feet separation to groundwater 
NPDES permit requirement. 

a. Note the City Engineering Design Standards note soil borings must extend a 
minimum 5 feet below the proposed bottom elevation of the basin.   

16. SWMP notes the assumed groundwater elevation is at 905 but low lying area 10 is 
modeled with 0.6 in/hr of infiltration with only 0.5 feet of separation to the assumed 
groundwater elevation.  

17. Update the HydroCAD surface area inputs for basin C1 based on grading shown.  
18. Discharge point the west appears to go to a landlocked low point in the northwest corner 

of the intersection of Falcon Ave and 412th Street. Please include this landlocked low 
point in the modeling to confirm the increase in discharge rates proposed in the 10- and 
100-year have no impact on the low point and adjacent properties. 

19. The modeled outlet for ponding node L5 is 913.1 but the EOF is shown on the grading 
plan at 916.5, confirm. Note that both overflow elevations appear to be above the HWL 
so aren’t anticipated to impact discharge rates. 

20. Provide sizing for driveway culverts. At a minimum sizing for the driveway culvert that 
would take the most drainage should be provided to confirm the 15” CMP minimum is 
adequate. 

21. Provide electronic copies of models in future submittals to aid in reviews. 
 
SWPPP 
 

22. Provide proof of coverage for NPDES permit prior to construction. 
23. A SWPPP was not included with the submittal. Provide a SWPPP that meets all 

requirements of the MN Construction Stormwater General Permit including all SWPPP 
requirements as outlined in section 5.1-5.26. 

 
Street/Utilities 
 

24. Show all storm sewer crossings in the profile with final construction plans 
25. Use current (2025) City Standard Detail Plates available on the City website 
26. Provide street specific typical details. 

b. Include any proposed parking. 
27. Additional detailed street and utility comments are noted on the plans to be addressed. 

 
In any resubmittal from the applicant, we request that the comments above be restated, and 
the applicant identify how each comment was addressed. Any questions or comments can be 
directed to Justin Messner at jmessner@wsbeng.com. 
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City of North Branch 

Staff Report 
 

Prepared By: Ryan Saltis, City Planner 

Presenter: Ryan Saltis, City Planner 

Date: 01/02/2026 

Board & Commission: Planning Commission 

Subject: Text Amendment - Surfacing Requirements 

 
Planning Commission Action 
  
Motion to recommend/deny approval to the City Council for: 

• To hold a public hearing for a Text Amendment to City Code Sec 66-855 Surfacing 
to include surfacing requirements for commercial and industrial zoned properties 

  
Overview / Background 
  
City staff has been reviewing the City Code to clarify sections that may be confusing or 
misleading. One section that has repeatedly come up in discussions with developers is the 
surfacing requirement in Section 66-855, particularly regarding whether parking areas and 
driveways in commercial and industrial developments shall be paved. As currently written, the 
surfacing section only specifies paving requirements for residential properties that are two acres 
or smaller. The code should more clearly state that parking areas and driveways for commercial 
and industrial zoned properties are also required to be paved. Clear surfacing standards help 
manage stormwater runoff, reduce dust and debris, and promote safe, organized parking and 
traffic circulation. 
 
Issue(s) to Consider 
  

1. Text Amendment to City Code Sec 66-855 Surfacing 

  
Analysis of Issue(s) 
  

1. Text Amendment to City Code Sec 66-855 Surfacing 

Page 41 of 69



  
Sec 66-855 Surfacing currently reads as follows:  
  
            “All areas used for parking and driveways on residential lots 2.0 acres or smaller shall be 
hard-surfaced             with bituminous or concrete pavement or equivalent pavement as approved 
by the City’s Public Works             Director” 
  
City staff suggests this section be amended as follows:  
  
            “All areas used for parking and driveways on residential lots 2.0 acres or smaller, and on 
all commercial  and industrial zoned lots, shall be hard-surfaced with bituminous or concrete 
pavement or equivalent             pavement as approved by the City’s Public Works Director”  
  
City staff strongly supports the proposed text amendment, as the benefits to the City outweigh 
the potential drawbacks. Clarifying and expanding surfacing requirements will promote orderly 
development, reduce long-term maintenance and enforcement issues, and better protect public 
infrastructure and overall community quality.  
  
Recommended Planning Commission Action 

  

1. Motion to recommend approval to City Council, to hold a public hearing to amend Sec 
66-855 Surfacing as follows:  

  
            “All areas used for parking and driveways on residential lots 2.0 acres or smaller, and on 
all commercial and industrial zoned lots, shall be hard-surfaced with bituminous or concrete 
pavement or equivalent pavement as approved by the City’s Public Works Director”  
 
 
  
  
 
Voting Requirements: 
 
Voting Options            Simple Majority 
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City of North Branch 

Staff Report 
 

Prepared By: Nathan Sondrol, Community Development Director 

Presenter: Nathan Sondrol, Community Development Director, Matthew Hill, City 
Administrator 

Date: 01/02/2026 

Board & Commission: Planning Commission 

Subject: Comprehensive Plan Update 

 
The Comprehensive Plan Steering Committee requests that the Planning Commission review 
two specific sections of the 2018 Comprehensive Plan: 

• Section 2: Values and Vision (all groups will review this section) 
• Section 3: Land Use and Growth 

Your focused review is vital as we move toward the final revision of the plan.  This should 
include a thorough overview of the current language, and listing any changes that the group feel 
necessary due to the changes and growth of the City.  
We are establishing the following timeline for the process: 

• March 2026: The Comprehensive Plan Steering Committee will convene to review 
the individual group findings. 

• April or May 2026: Presentation of the Comprehensive Plan review results to the 
Planning Commission for public hearing and consideration, and Council approval in 
June. 

Supporting documents are attached, including: 

• Sections 2 and 3 of the Comprehensive Plan, and a link to the entire document 
- https://www.northbranchmn.gov/DocumentCenter/View/216/2018-Comprehensive-
Plan-PDF 

• Summary of the feedback forms from the community questionnaires 
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Voting Requirements: 
 
Voting Options            Simple Majority 
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Comprehensive Plan Questionnaire: Key Patterns and 
Trends 

1. Community Strengths and Identity 

Across the early sections of the questionnaire (pages 2–3), respondents consistently highlight: 

● A strong sense of community pride and belonging. 
 

● The small-town feel and safety that make the area family-friendly. 
 

● Deep appreciation for natural spaces, recreation, and access to the outdoors. 
 

● Recognition that schools and local events form the heart of community identity. 
 

Trend: The community’s greatest strength lies in its cohesion and shared values. Schools, local 
partnerships, and volunteerism serve as anchors of civic pride and engagement. 

 

2. Transportation and Accessibility 

From the middle portion of the survey (around page 6), respondents discuss: 

● A strong desire for safe biking and walking routes, particularly for students and families. 
 

● Concerns about traffic flow near schools and main corridors. 
 

Trend: Participants want more walkable, connected routes—aligning with health, safety, and 
sustainability goals. There is clear community interest in making it easier to move around town 
without a car. 

 

3. Education and Workforce Alignment 

Later responses (pages 7–8) show widespread recognition of: 

● Education quality as a defining strength of the community. 
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● Calls for more career-connected learning, technical training, and real-world skills. 
 

● Alignment with the district’s goal of ensuring students graduate with a plan, not by 
chance. 
 

Trend: The community supports educational innovation—especially programs that bridge 
academics with career readiness and local workforce opportunities. 

 

4. Economic and Environmental Balance 

Responses from pages 9–10 highlight the desire to: 

● Support small businesses and encourage local job creation. 
 

● Promote sustainable growth that balances targeted industry development with 
environmental preservation. 
 

● Explore renewable energy and responsible land use; Maintain and protect natural 
resources and open spaces. 
 

Trend: Residents value a balanced approach—advancing economic opportunity while 
safeguarding the environment and rural character that define the community. 

 

5. Community Engagement and Governance 

The final sections (page 11 and beyond) emphasize: 

● Appreciation for transparent communication from local leaders. 
 

● Calls for inclusive planning that welcomes voices from all age groups, especially youth 
and families. 
 

● Recognition that civic collaboration is essential for moving forward. 
 

Trend: There is strong appetite for collaboration and communication—people want to be 
informed, involved, and part of shaping the community’s future. 
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City of North Branch 

Staff Report 
 

Prepared By: Nathan Sondrol, Community Development Director 

Presenter: Nathan Sondrol, Community Development Director 

Date: 01/02/2026 

Board & Commission: Planning Commission 

Subject: 2026 Meeting Schedule 

 
Background Information 
The Planning Commission meets regularly on the 1st Tuesday of each month at 630PM.  The 
scheduled meeting for November 3, 2026, falls on Election Day. City staff is requesting to 
reschedule the November 3, 2026 meeting to Wednesday, November 4, 2026. 
 
  
Meeting Date Reschedule 

Date 
1/6/2026  
2/3/2026  
3/3/2026  
4/7/2026  
5/5/2026  
6/2/2026  
7/7/2026  
8/4/2026  
9/1/2026  

10/6/2026  
11/3/2026 11/4/2026 
12/1/2026  

 
Reqeusted Action 
To recommend approval of the 2026 meeting schedule with the rescheduling of the November 3, 
2026, meeting to Wednesday, November 4, 2026. 
 
Voting Requirements: 
 
Voting Options            Simple Majority 
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