
 

 

 
NORTH BRANCH 
⎯⎯⎯Minnesota⎯⎯⎯ 

 

PLANNING COMMISSION 
REGULAR AGENDA 
TUESDAY, MAY 5, 2026 @ 6:30 PM 
CITY HALL, 6408 ELM STREET, NORTH 
BRANCH, MN 55056 

Nathan Ehalt 
Chair 

 
Steve Cich 

Commissioner 
 

Ross Otto 
Commissioner 

 
Kelly Maurer 

Commissioner 
 

Ross Otto 
Commissioner 

 
Kelly Maurer 

Commissioner  
1. CALL TO ORDER 

 

2. PLEDGE OF ALLEGIANCE 
 

3. ROLL CALL 
 

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 

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 April 7, 2026 Planning Commission minutes ACTION 

7. PUBLIC HEARINGS 
 

 a. Sherwood Pines 2nd Addition - Preliminary Plat and Variance ACTION 
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Planning Commission REGULAR MEETING Tuesday, May 5, 2026 
 

North Branch City  5/5/2026 
 

 b. Rezoning and Comprehensive Plan Amendment - PID 11.00458.00 ACTION 
 c. Westside Commons 3rd Addition - Preliminary Plat ACTION 

8. REPORTS 
 

 a. Side Setbacks in Residential Zoning Districts INFO 
 b. Maximum Density - R3 Zoning INFO 
 c. Design Standards INFO 
 d. Accessory Dwelling Units (ADU's) INFO 
 e. Comprehensive Plan Update INFO 

9. NEXT MEETING - June 2, 2026; 6:30 P.M 
 

10. ADJOURNMENT 
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City of North Branch 

Staff Report 
 

Prepared By: Tonya Kostuch, City Clerk 

Presenter: Nathan Sondrol, Community Development Director 

Date: 01/28/2026 

Board & Commission: Planning Commission 

Subject: Approval of April 7, 2026 Planning Commission minutes 

 
Approval of April 7, 2026 Planning Commission minutes 
 
Voting Requirements: 
 
Voting Options            Simple Majority 
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NORTH BRANCH 
⎯⎯⎯Minnesota⎯⎯⎯ 

 

PLANNING COMMISSION 
REGULAR AGENDA 
TUESDAY, APRIL 7, 2026 @ 6:30 PM 
CITY HALL, 6408 ELM STREET, NORTH 
BRANCH, MN 55056 

Nathan Ehalt 
Chair 

 
Steve Cich 

Commissioner 
 

Ross Otto 
Commissioner 

 
Kelly Maurer 

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, April 7, 2026  
1. CALL TO ORDER  

Chair Nathan Ehalt called the Planning Commission meeting to order at 6:30 PM. 

2. PLEDGE OF ALLEGIANCE  

Chair Nathan Ehalt led the Pledge of Allegiance. 

3. ROLL CALL   
Present: Commissioner Steve Cich, Commissioner Ross Otto, Commissioner Nate Ehalt, 

Commissioner Kelly Maurer 
Absent:  
Remote:  
Others Present: Mayor Kevin Schieber 
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 
MOVER: Steve Cich 
SECONDER: Ross Otto 
AYES: Steve Cich, Ross Otto, Nate Ehalt, Kelly Maurer 

Page 4 of 103



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 March 4, 2026 Planning Commission Minutes ACTION  
RESULT: Passed 
MOVER: Kelly Maurer 
SECONDER: Steve Cich 
AYES: Steve Cich, Ross Otto, Nate Ehalt, Kelly Maurer 
ABSENT:  
NOTES:  

7. PUBLIC HEARINGS  
 a. Sherwood Pines 2nd Addition Preliminary Plat ACTION 

City Planner Ryan Saltis presented the Sherwood Pines 2nd Addition Preliminary Plat Public 
Hearing.  The Sherwood Pines 2nd Addition Preliminary Plat Public Hearing will be postponed to the 
meeting on May 5, 2026. 
 
Chair Nathan Ehalt opened the Sherwood Pines 2nd Addition Preliminary Public Hearing at 6:34 PM, if 
anyone who was present wanted to say something to the Commission.  There wasn't anyone in attendance 
who wanted to comment.  Chair Nathan Ehalt closed the Sherwood Pines 2nd Addition Preliminary 
Public Hearing at 6:34 PM. 
 
Motion to postpone the Sherwood Pines 2nd Addition Preliminary Plat Public Hearing to the May 5th, 
2026, Planning Commission meeting. 
 
RESULT: Passed 
MOVER: Ross Otto 
SECONDER: Kelly Maurer 
AYES: Steve Cich, Ross Otto, Nate Ehalt, Kelly Maurer 
ABSENT:  
NOTES:  

 b. Surfacing ACTION 

City Planner Ryan Saltis presented the Surfacing Public Hearing.  City staff have been reviewing 
provisions of the City Code to clarify sections that may be confusing or subject to varying interpretation. 
One section that has repeatedly arisen during discussions with developers and property owners is Section 
66-855 (Surfacing), particularly regarding whether parking areas and driveways in commercial and 
industrial districts are required to be paved.  
 
As currently written, Section 66-855 only establishes surfacing requirements for residential properties 
two (2.0) acres or smaller and does not clearly address surfacing standards for commercial or industrial 
zoned properties. This omission has resulted in uncertainty during project review and inconsistent 
expectations between applicants and the city.  
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Additionally, Section 66-856 (Drainage) requires poured-in-place concrete curbing for parking lots and 
access drives within commercial and industrial developments. The intent of this requirement assumes 
hard-surfaced parking areas; however, this relationship is not explicitly reflected in the surfacing section, 
creating potential conflicts in interpretation and enforcement.  
 
During prior Planning Commission discussions, Commissioners expressed interest in maintaining 
neighborhood appearance and protecting public infrastructure while also allowing reasonable flexibility 
for residential properties, particularly for side or rear parking areas. At the February 3rd Planning 
Commission Meeting, surfacing locations for residential properties 2 acres and under were debated, and 
it was determined that it is appropriate to require hard-surfaced driveways and parking areas in the front 
yard, while allowing flexibility for gravel surfaces on the side yard.  
 
At the March 7th Planning Commission Meeting, staff presented three options for text amendments that 
addressed driveways and parking surfaces in the front, side, and rear yard locations. The Planning 
Commission agreed that Option 1 was the preferred language to include in City Code. There was 
additional discussion about clarifying the impervious surface definition to clearly identify surface types. 
Proposed text amendment language to the definitions section of city code is found in the Analysis section 
of this report.   
 
Motion to recommend/deny approval to the City Council: 

• Text Amendment to City Code Sec 66-855 Surfacing establishing updated surfacing requirements 
for residential, commercial, and industrial properties.  

• Text Amendment to City Code Sec 66-8 Definitions to include material types in the “impervious 
surface” definition 

 
Chair Nathan Ehalt opened the Surfacing Public Hearing at 6:38 PM.    There wasn't anyone in 
attendance who wanted to comment.  Chair Nathan Ehalt closed the Surfacing Public Hearing at 6:38 
PM. 
 
Motion to approve Text Amendment to City Code Sec 66-855 Surfacing, establishing updated surfacing 
requirements for residential, commercial, and industrial properties, and approve Text Amendment to City 
Code Sec 66-8 Definitions to include material types in the “impervious surface” definition. 
 
RESULT: Passed 
MOVER: Kelly Maurer 
SECONDER: Ross Otto 
AYES: Steve Cich, Ross Otto, Nate Ehalt, Kelly Maurer 
ABSENT:  
NOTES:  

8. REPORTS  
 a. Farm Winery Discussion - Text Amendment or Rezoning INFO 

City Planner Ryan Saltis presented the Farm Winery Discussion - Text Amendment or Rezoning.  City 
staff has received a request for a proposed winery on a vacant parcel (PID 11.00458.00).  The prospective 
owners intend to establish a small vineyard and winery operation on the site. The parcel is currently 
zoned RR – Rural Residential, where crop production is permitted; however, a Farm Winery is not an 
allowed use. Farm Wineries are permitted within the AG – Agricultural zoning district. 
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To accommodate the proposed use, two options are available for consideration. The first is to amend the 
permitted uses table to allow Farm Wineries as a Conditional Use within the RR district. This approach 
would require both a text amendment and subsequent review and 
approval of a Conditional Use Permit, including the establishment of specific standards for such 
operations. The second option is to rezone the parcel to AG, which would allow the winery use by right 
and enable the project to proceed more immediately.  The applicants have also indicated plans to 
construct a barn to support vineyard and wine production activities. Agricultural structures of this type 
are permitted in the AG district. 
However, in the RR district, such a building would not be allowed without a principal residential 
structure on the property. 
 
Staff is seeking Planning Commission discussion and direction on whether to pursue a rezoning of the 
parcel or a text amendment to the zoning code. 
 
The applicants were present to answer any questions that the commission had.  There was some 
discussion regarding the access to 95 and the driveway placement approval by the State.  The applicants 
explain that if everything gets approved, they would probably start building this summer.  It would be 16 
acres with 10 of them planted.  The Mayor brought up that traffic is a concern of his and that there may 
be something needs to be considered down the road if traffic increases.   
 
City Planner Ryan Saltis will send a rezoning application to the applicants. 

 b. Accessory Dwelling Units (ADU's) INFO 

City Planner Ryan Saltis presented the Accessory Dwelling Units (ADU's).  Resident Ben Hedberg is 
requesting the City to adopt an Accessory Dwelling Unit (ADU) section within the City Code. 
 
The City currently does not allow for ADU's. Section 66-898 "Accessory Buildings, Uses, and 
Equipment" addresses this with the following language: 
(h) Detached garages and accessory buildings shall not include living space nor shall be used as a 
dwelling unit. 
 
However, surrounding cities and counties have ADU ordinances in place. 
Ben would like the opportunity to share the following information with the Planning Commission: 

•  Overview/Definition of Accessory Dwelling Units 
• Purpose and Benefits of ADU's 
• Drawbacks of ADU's 
•  Other City's experiences with ADU's 
• Proposed Code Change 

 
Staff is seeking Planning Commission discussion and direction. 
 
Ben Hedberg was present and discussed his reason for the request, and also to answer any question that 
the commission had.  Ben explained that an ADU is a secondary dwelling on a single property—often 
called a guest house, granny flat, or in-law suite. These can be attached (like a basement or garage 
apartment) or detached structures. 
 
Historically, zoning rules from the 1950s discouraged multiple dwellings on one property. That policy 
still exists in North Branch today. However, attitudes have shifted—especially after the pandemic and the 
rise of housing alternatives like tiny homes and short-term rentals. 
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Many nearby communities, including Isanti County, have already adopted ADU policies. While our 
county allows ADUs, the city of North Branch does not—putting us behind current trends. Minnesota 
overall is very supportive of ADUs. 
 
ADUs offer practical benefits: 

• Housing options for young adults not ready to buy a home 
• Space for aging parents or caregivers 
• Opportunities for homeowners to generate rental income 
• Increased housing availability during local events 
• Additional tax revenue for the city 

 
They also help people stay in the community longer by offering flexible living arrangements. 
 
Concerns like parking and neighborhood impact can be addressed through clear policies. Other cities 
already require off-street parking and have straightforward application processes—we can learn from 
those models.  Even our current comprehensive plan states that North Branch is open to considering 
ADUs. We don’t need to wait for a new plan—we can act now.  In short, ADUs provide more housing 
options, support residents at different life stages, and can be implemented responsibly with thoughtful 
guidelines. 
 
Chair Nate Ehalt spoke, saying that he's a firm believer that if we can provide more opportunity for 
property rights and folks to be able to use their property in a more effective manner, we should also be 
considering this.  Nate asked staff if we'd be able to circle back to this within the next 90 days or so to 
discuss further. 

 c. Zoning Ordinances and Building Design Standard Amendments VERBAL 
UPDATE 

Mayor Kevin Schieber presented the Zoning Ordinances and Building Design Standard 
Amendments.  Following the last City Council meeting, several zoning and development-related topics 
were identified for further discussion. These include side yard setbacks, maximum density standards, 
design standards, and the Central Business District (CBD) boundary. The intent is to better understand 
Council priorities, community expectations, and the potential impacts of any changes. 
 
1. Side Yard Setbacks 
 
Currently, most residential developments require 6-foot side yard setbacks. The Council discussed the 
possibility of increasing this to 10 feet to create more space between homes. 
 
The motivation behind this proposal is to: 

• Preserve the small-town, rural character of the community 
• Avoid the perception of homes being “stacked” too closely together 
• Maintain a sense of openness that residents value 

 
However, several considerations were raised: 

• Increasing setbacks may reduce the number of buildable lots in a development 
• This could increase housing costs and impact affordability 
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• Developers may face challenges redesigning projects already in progress 

 
There was general agreement that even small changes (e.g., 4 additional feet) can have ripple effects on 
lot widths, home design, and overall development yield. 
 
2. Maximum Density Standards 
 
The Council is considering reinstating a previous standard (pre-2018) that capped R-3 zoning density at 
18 dwelling units per acre. 
 
Key goals include: 

• Preventing overly large apartment complexes 
• Maintaining a scale consistent with community character 
• Supporting a balanced mix of housing types 

 
At the same time, the group acknowledged: 

• The need for additional housing, including apartments, due to low vacancy rates 
• The importance of providing diverse and affordable housing options 
• That density restrictions may limit the city’s ability to support workforce growth and attract 

employers 

 
This item was generally viewed as a high priority, with interest in acting within the next 30–60 days. 
 
3. Design Standards 
 
The Council discussed whether current design standards—such as requirements for brick, stone, or 
specific exterior materials—may be too restrictive. 
 
Concerns raised: 

• High material requirements can significantly increase construction costs 
• Some businesses may choose to locate in other communities with less stringent standards 
• New materials and construction methods (e.g., prefab panels) may offer cost-effective, durable 

alternatives 

 
Suggested approach: 

• Focus on performance and durability rather than prescribing specific materials 
• Encourage architectural quality without overregulating 
• Identify ways to reduce costs while maintaining long-term appearance and value 

 
This was seen as an opportunity to support economic development while maintaining reasonable 
aesthetic expectations. 
 
4. Central Business District (CBD) Boundary 
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There was discussion about potentially contracting the CBD boundary, rather than extending it further. 
 
Key points: 

• Some areas currently designated as CBD include existing residential homes with limited 
redevelopment potential 

• Traffic and safety concerns (especially along Highway 95) may make further commercial 
expansion impractical 

• The city may benefit from focusing investment in the core downtown area instead 

 
An alternative concept was introduced: 

• Create a transitional or mixed-use zone (e.g., “village district”) 
• Allow existing homes to remain and be improved 
• Permit small-scale businesses while maintaining neighborhood character 

 
This item was considered a lower priority, but still important for long-term planning. 
 
5. Industrial / Business Zoning Flexibility 
 
The Council also discussed whether certain business or industrial areas—particularly along the 
freeway—should allow: 

• Expanded permitted uses 
• More flexible zoning classifications (e.g., light industrial or mixed-use) 

 
Considerations include: 

• Avoiding overly restrictive zoning that limits economic opportunities 
• Planning for future infrastructure changes (e.g., potential interchange development) 
• Ensuring land is used for its highest and best long-term purpose 

 
This remains an ongoing discussion with no immediate action proposed. 
 
Key Themes from the Discussion 

• Balance is critical: Growth is inevitable, but it should be managed in a way that reflects 
community values 

• Community character matters: Many residents value space, openness, and a small-town feel 
• Affordability and flexibility must be considered alongside regulation 
• Over regulation vs. under regulation is a central tension, with differing perspectives among 

stakeholders 
• Timing is important: Some changes may need to happen quickly to avoid conflicts with incoming 

development proposals 

 
Next Steps 
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• Prioritize analysis of the first three items (setbacks, density, design standards) 
• Continue discussion and aim for initial recommendations within 30–60 days 
• Provide data on: 

o Potential lot loss and housing impacts from setback/density changes 
o Economic impacts of design standards (e.g., cost differences, lost projects) 

 d. Comprehensive Plan Update INFO 

City Planner Ryan Saltis introduced the 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.  
 
The committee met on February 18 and March 18 and discussed the following items: 
 

• Urban Service Area Boundary 
• Types of Housing/Demand 
• ADU's: Where are they acceptable and identified a Goal for placing regulations 
• Short Term Housing 
• Redevelop and Repurpose opportune areas 
• CBD is emphasized for only holding .18% of the total land in the city 
• Analyze planned transportation routes and review zoning accordingly 
• Update acreages, numbers, facts, and data within Comp Plan 
• Ecological Preservation 
• Goal: Design Standards 

 
The next meeting is scheduled for Wednesday, April 15, at 6 pm at City Hall. 
 
April 15 2026: Housing, Transportation, Utilities, Public Safety - 
May 2026: Presentation of the Comprehensive Plan review results to the Planning Commission for public 
hearing and consideration, and Council approval in June. 

9. NEXT MEETING - May 5, 2026, 6:30PM  

10. ADJOURNMENT  

The Planning Commission meeting adjourned at 8:23 PM. 
 
RESULT: Passed 
MOVER: Steve Cich 
SECONDER: Kelly Maurer 
AYES: Steve Cich, Ross Otto, Nate Ehalt, Kelly Maurer 
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ABSENT:  
NOTES:  
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City of North Branch 

Staff Report 
 

Prepared By: Ryan Saltis, City Planner 

Presenter: Ryan Saltis, City Planner 

Date: 04/30/2026 

Board & Commission: Planning Commission 

Subject: Sherwood Pines 2nd Addition - Preliminary Plat and Variance 

 
Make Properties LLC. (Applicant) has submitted a request for Preliminary Plat and Variance 
approval for a new residential subdivision known as Sherwood Pines Second Addition, located 
generally to the east of 417th Street and Flink Avenue. The variance request is due to the 
inability to meet the required 300 foot lot depths for Lots 1-4 of Block 1 and Lots 1-3 of Block 2 
based on the unique parcel boundaries and engineering standards for the internal roadway.  

The undeveloped Subject Property consists of approximately 30.11 acres and is guided 
and zoned for Rural-Residential. The Preliminary Plat proposes the creation of 17 single-
family residential lots (each exceeding 1 acre in lot size), organized into 2 blocks and 1 
outlot. The development includes new public roadway infrastructure, stormwater 
management features, and individual well and septic systems. Access to the subdivision is 
provided via Flink Ave and includes an internal roadway and cul-de-sac. 
 
Voting Requirements: 
 
Voting Options            Simple Majority 
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EXTERNAL MANHOLE ADJUSTMENT RING SEAL
INFI-SHIELD OR APPROVED EQUAL

SEE GROUT DETAIL
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MNDOT RING CASTING NO. 700-7
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(MAXIMUM OF 12")
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--/--/----
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Applicant:
Make Properties LLC

Project Name:
Sherwood Pines Second Addition

Application date:
To Be Determined (TBD) and will be documented in this Storm Water Pollution Prevention Plan
(SWPPP) narrative prior to the start of construction.

Nature of construction activity description:
The Project proposes to construct 2,050 LF of bituminous rural roadway with a cul-de-sac and
drainage ditches.  17 single family lots will be platted for future homes.  A stormwater infiltration
basins is also proposed.

Total estimated area to be disturbed by the Project is:  xx.xx AC

Soils
The proposed site consists of sandy soil types.

Name of person with Best Management Practices (BMP) experience who will
oversee SWPPP implementation and coordinate with contractor:
TBD and will be documented in this SWPPP narrative prior to the start of construction.

Person, organization, or entity responsible for long term maintenance of
permanent stormwater treatment system:
TBD and will be documented in this SWPPP narrative prior to the start of construction.

Documentation of all trained individuals:
SWPPP preparer:

Company: Widseth
Name:
Address:
City, State Zip:
Email:
Phone:
Training organization/sponsor: University of Minnesota
Training date(s):
Training activity/content: Design of Construction SWPPP
Instructor(s) name(s):  John Chapman and Rebecca Foreman

Individual overseeing implementation, revision and/or amendment the SWPPP that are
available for an onsite inspection within 72 hours upon request of MPCA: TBD and will be
documented in this SWPPP narrative prior to start of construction.

Company: _______________________________________
Name: __________________________________________
Address: ________________________________________
City, State Zip: ___________________________________
Email: __________________________________________
Phone: _________________________________________
Training organization/sponsor: _______________________
Training date(s): __________________________________
Training activity/content: ____________________________
Instructor(s) name(s): ______________________________

Individual overseeing implementation, revision and/or amendment the SWPPP: TBD and
will be documented in this SWPPP narrative prior to start of construction.

Company: _______________________________________
Name: __________________________________________
Address: ________________________________________
City, State Zip: ___________________________________
Email: __________________________________________
Phone: _________________________________________
Training organization/sponsor: _______________________
Training date(s): __________________________________
Training activity/content: ____________________________
Instructor(s) name(s): ______________________________

Individual performing or supervising the installation, maintenance and repair of BMPs:
TBD and will be documented in this SWPPP narrative prior to start of construction.

Company: _______________________________________
Name: __________________________________________
Address: ________________________________________
City, State Zip: ___________________________________
Email: __________________________________________
Phone: _________________________________________
Training organization/sponsor: _______________________
Training date(s): __________________________________
Training activity/content: ____________________________
Instructor(s) name(s): ______________________________

Installation Timing of Erosion Prevention and Sediment Control BMPs:
Erosion and sediment control BMP's must be installed as necessary to minimize erosion from
disturbed surfaces and capture sediment onsite. All BMP's must conform to the MNR100001
Permit, sections 7, 8 and 9.
Temporary erosion control BMPs.
The General Contractor is responsible for the Erosion Prevention Practices contained in the
MNR100001 Permit, section 8. The General Contractor must plan for and implement appropriate
construction phasing, vegetative buffer strips, horizontal slope grading and other construction
practices that minimize erosion. The location of areas not to be disturbed must be delineated
(marked) on the development site before work begins.

Examples of Temporary Erosion Control BMPs
· Poly Cover Stockpile or Slope

· Construction Phasing
Sequence of construction:

Phase i
1. Install stabilized construction exits
2. Prepare temporary parking and storage area
3. Construct the silt fences and install sediment control logs on the site
4. Install inlet protection around all storm sewer structures
5. Begin bituminous removal
6. Begin removal of sidewalks and curb and gutter.
7. Replace utilities underneath roadway.

Phase ii
1. Temporarily seed exposed areas
2. Install utilities, underdrains, storm sewers, curbs and gutters
3. Install inlet protection around storm sewer structures
4. Prepare site for paving
6. Pave site
7. Install inlet protection devices
8. Complete grading and permanent seeding and planting
9. When Permit termination conditions has been achieved, remove all

temporary erosion and sediment control devices
Phasing must be implemented to ensure that more area than can be
effectively inspected and maintained in accordance with the
MNR100001 permit is not disturbed.

· Disc Anchored Straw
Minnesota Department of Transportation (MnDOT) reference:

Ø Disc anchoring must be performed as necessary and/or according to the
plan included in this SWPPP.

Ø Disk anchor Type 1, Type 3, or Type 8 mulches with a disk anchoring tool
as required by the contract immediately after placement unless otherwise
approved by the Engineer.

Ø Disk anchoring must be installed as per MnDOT spec. 2575.3.
· Rolled Erosion Control Products

The contractor must minimize the need for disturbance to portions of the
Project that have steep slopes (3:1 or steeper). For steep sloped areas that
must be disturbed, the contractor must use techniques such as phasing, and
stabilization practices designed for steep slopes including draining and
terracing. Slopes steeper than 3:1 must be protected by rolled erosion
prevention products.

MnDOT reference:
Ø Rolled erosion control products must be placed in the areas as shown on

the plan included in this SWPPP.
Ø Rolled erosion control products must be Rolled Erosion Prevention

Products, Turf Reinforcement Mats, or Winter Blankets, according to plan.
Materials must meet the requirements of MnDOT spec. 3885.

Ø Rolled erosion control products must be placed as per MnDOT spec.
2575.3.

· Wood Chips

· Vegetation
MnDOT reference:

Ø Protect and preserve vegetation per the requirements of MnDOT spec.
2572.3

Ø Before work begins, permittees must delineate the location of areas not to
be disturbed.

· Mulch
All disturbed soil areas must be temporarily mulched with Rapid Stabilization,
Method 3, initiated immediately, when the area will not actively be worked for
14 days.
3884, Stabilized Fiber Matrix, placed at 330 lb. per 1000 gal. of slurry mix.
Seed mixture Two Year Crop Cover placed at a rate of 10 lb. per 1,000 gal. of
slurry mix.
Type 3 Slow-Release Fertilizer 10-10-10 placed at a rate of 50 lb. per 1000 gal.
of slurry mix.
Water placed at a rate of 875 gal per 1,000 gal of slurry mix.
Apply mixture at a rate of 6000 gal per acre.

MnDOT reference:
Ø Mulch must be placed in the areas as shown on the plan included in this

SWPPP.
Ø Mulch must be Temporary, Type 1, Type 3, Type 4, Type 5, Type 6, Type 7,

Type 8, Type 9, Winter, or Hydraulic Mulch according to plan. Materials
must meet the requirements of MnDOT spec. 3882 or MnDOT spec. 3884.

Ø Mulch must be applied as per MnDOT spec. 2575.3.

Temporary Sediment Control BMPs
The General Contractor is responsible for the Sediment Control Practices contained in
the MNR100001 Permit, section 9. Sediment Control Practices must be installed on all
down gradient perimeters before any upgradient land disturbing activities begin. These
practices must remain in place until Permit Termination Conditions have been
established in accordance with the MNR100001 Permit, section 13.

Examples of Temporary Sediment Control BMPs
· Silt Fence

MnDOT reference:
Ø Silt fence must be placed in the areas as shown on the plan included in this

SWPPP.
Ø Silt fence must be preassembled, machine sliced, hand installed, super

duty, or turbidity barrier type, according to plan. Materials must meet the
requirements of MnDOT spec. 3886.

Ø Silt fence must be installed as per MnDOT spec. 2573.3.
· Sediment Control Logs

MnDOT reference:
Ø Sediment control logs must be placed in the areas as shown on the plan

included in this SWPPP.
Ø Sediment control logs must be Type Straw, Wood Fiber, Coir, Wood Chip,

Compost, Rock, or Wood Fiber and Blanket Systems and meet the
requirements of MnDOT spec. 3897.

Ø Sediment control logs must be installed as per MnDOT spec. 2573.3.
· Filter Berms

Silt fence or windrowed topsoil will be used as the primary control. Sediment
control logs will be used as secondary control along each side of roadway at all
low points and areas of high velocity drainage to prevent sediment from
draining off roadway.

MnDOT reference:
Ø Filter berms must be placed in the areas as shown on the plan included in

this SWPPP.
Ø Filter berms must be Type 1, 2, 3, 4, or 5. Materials must meet the

requirements of MnDOT spec. 3874.
Ø Filter berms must be installed as per MnDOT spec. 2573.3

· Rock Ditch Check
· Sediment Control Log Ditch Check
· Filter Bag Insert Inlet Protection
· Rock / Compost Log Inlet Protection
· Tube Riser Inlet Protection
· Pop-Up Head Inlet Protection
· Inlet Hat Inlet Protection
· Silt Fence Ring and Rock Filter Berm Inlet Protection
· Sandbag Barriers

MnDOT reference:
Ø Sandbag barriers must be placed in the areas as shown on the plan

included in this SWPPP.
Ø Sandbag Barriers must be installed as per MnDOT spec. 2573.3.

· Slash Mulch, Crushed Rock, or Sheet Pad Construction Exit
Rock construction exits must be placed at all locations construction vehicles
will be exiting the Project Area. If the contractor chooses to access the site
from locations other than where temporary rock construction exits are shown
on the plan, additional construction exit controls must be placed at these
locations as well. If sediment tracking is discovered on adjacent streets, the
sediment must be removed with a street sweeper or other approved method
within one calendar day of discovery. This must be done throughout the
duration of the Project. The sediment may be returned to the exposed areas of
the site or disposed of offsite per MPCA requirements.

MnDOT reference:
Ø Construction exit controls must be placed in the areas as shown on the plan

included in this SWPPP.
Ø Construction exit controls must be constructed with slash mulch, crushed

rock, temporary paving, reinforced geotextile, sheet pads, floating road,
timber pad, or rumble pad.

Ø Construction exit controls must be installed as per MnDOT spec. 2573.3.
· Culvert End Controls

MnDOT reference:
Ø Culvert end controls must be placed in the areas as shown on the plan

included in this SWPPP.
Ø Culvert End Controls must be installed as per MnDOT spec. 2573.3.

· Culvert Standpipe Insert Inlet Protection
· Storm Drain Inlet Protection

MnDOT reference:
Ø Storm drain inlet protection must be placed in the areas as shown on the

plan included in this SWPPP.
Ø Storm Drain Inlet Protection must be installed as per MnDOT spec. 2573.3.

· Sediment Control Log Weir Culvert Inlet Protection
· Wood Plank Weir Culvert Inlet Protection
· Geotextile Fabric Culvert Inlet Protection

Ø Geotextile Fabric Culvert Inlet Protection must be placed in the areas as
shown on the plan included in this SWPPP.

Ø Geotextile Fabric Culvert Inlet Protection must meet the requirements of
MnDOT spec. 3886.

    a).  Culvert inlet protection must be provided at all culvert inlet locations
immediately after construction of the culvert. See plan included in this
SWPPP for culvert inlet locations.

    b).  Culvert inlet protection must consist of geotextile fabric wrapped around,
and completely covering the inlet end section. The geotextile fabric must
be the same fabric used in silt fence applications and meet the
requirements of MNDOT Spec. 3886.

    c).  The culvert inlet protection must remain in place and adequately
maintained until Permit Termination Conditions have been established.

    d).  Culvert inlet protection must be repaired or replaced if damaged during,
or after, rain events, or if accumulated sediment reaches 1/2 of the
diameter of the culvert pipe. Repair or replacement of culvert inlet
protection must be completed within 24 hours of discovery.

· Temporary Sediment Basins
The contractor may construct temporary sedimentation basins in accordance
with the MNR100001 Permit, section 14.

· Temporary Diversion Ditch
Measures must be taken to ensure that “clean” runoff from off site is diverted
around disturbed areas on site. Care should be taken that re-routing off site
runoff does not result in flooding or other issues on adjacent properties.

Permanent Erosion Cover Methods for all exposed soil areas:
· Gravel

· Bituminous Pavement

· Permanent Seed & Mulch or Sod
· Landscape material that will permanently attest soil erosion
· Perennial cover

Permanent erosion control will be achieved with a density of 70% of the native
background vegetation by using Seed Mixture Northern Boulevard at a rate of 150
lbs/ac of Pure Live Seed and Type 1 Fertilizer with a composition of 20-10-20 at a
rate of 350 lbs/ac on all disturbed construction areas.
Permanent erosion control will be achieved with a density of 70% vegetative cover
native to local undisturbed areas using the seed mixtures, fertilizer and stabilization
methods indicated on the SWPPP on all disturbed areas.

Stormwater Mitigation Measures proposed as part of environmental, endangered
species, archaeological or other required local, state or federal reviews conducted
by the Project.
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No local, state, or federal environmental, endangered species or archaeological reviews were
conducted for this Project that we are aware of.

Discharges to any U.S. EPA approved TMDL for the pollutants/stressors
described in the MNR100001 Permit, section item 23.7.

Permanent Stormwater Treatment System:
An infiltration basin is anticipated as a result of this Project.

Procedures to Amend SWPPP:
The General Contractor must amend the SWPPP within 7 days include additional requirements,
such as additional or modified BMP's, designed to correct problems or address situations in
accordance with the MNR100001 Permit, section 6.

****************************************************

Amendments to the SWPPP:

1.  Date:

2.  Date:

3.  Date:

4.  Date:

5.  Date:

****************************************************

Methods to Minimize Soil Compaction and to Preserve Topsoil:
The General Contractor must delineate areas that are not to be disturbed on the site. This may
be done with flags, stakes, signs, silt fence, etc., and must be completed prior to the start of any
grading operations. Regardless of the delineation method the General Contractor chooses to
use, the General Contractor must communicate to his/her personnel and subcontractors that
these areas are not to be disturbed, and construction equipment (including trucks and personal
vehicles) must not be allowed in these areas.

Stormwater Control Design:
No stormwater control is anticipated for this Project.

Chemical Treatment Systems to Enhance Sedimentation:
· Flocculants

MnDOT reference:
Ø Flocculants must be applied as specified on the plan included in this

SWPPP.
Ø Liquid, Stock, or Granular Flocculant must be used and meet the

requirements of MnDOT spec. 3898.
Ø Flocculants must be installed as per MnDOT spec. 2573.3.

Impervious Surfaces pre- and post-construction:

Existing Impervious = xxx AC

Proposed Impervious Area = xxx AC

Increase of Total Impervious Surface Area= 0xxx AC

Infeasibility Documentation Requirements:
No
Site Assessments for Groundwater or Soil Contamination:
No site assessment for groundwater or soil contamination was completed for this Project that we
are aware of.

Tabulated Quantities:

Item Estimated Quantity

Silt Fence Type MS xx LIN FT

Sediment Control Log Type Compost xx LIN FT

Storm Drain Inlet Protection xx TOTAL

Rolled Erosion Prevention Category 25 xx SQ YD

Stabilized Construction Exit xx TOTAL

Fertilizer Type 1 xx LBS

Seed Mix Northern Boulevard xx LBS

CONSTRUCTION ACTIVITY REQUIREMENTS:
Erosion Prevention Measures
v Exposed soils (including stockpiles) must have erosion protection/cover initiated

immediately and completed within 14 days (or 7 days per MNR100001 Permit section
23).

v For DNR Public Waters with “work in waters restrictions” during specified fish spawning
time frames, stabilization must be completed for all exposed soil areas within 200 feet of
the water’s edge, and draining to the water, within 24 hours during the restriction period.

v The wetted perimeter of the last 200 linear feet of ditches must be stabilized within 24
hours of connecting to a surface water or property line.

v Temporary or permanent ditches or swales that are being used as a sediment
containment system during construction must be stabilized within 24 hours after no longer
being used as a sediment containment system.

v Pipe outlets must have energy dissipation within 24 hours of connecting to a surface
water or permanent stormwater treatment system.

v Mulch, hydro mulch, tackifier, polyacrylamide, or similar erosion prevention practices
cannot be used within the normal wetted perimeter of drainage ditches or swale sections
with a continuous slope greater than 2%.

Sediment Control Measures
v Sediment control practices must be established on downgradient perimeters and

upgradient of any buffer zones.
v Sediment control practices must be established at the base of stockpiles on the

downgradient perimeter prior to the initiation of stockpiling. Sediment controls must be
managed in accordance with MNR100001 Permit section 9.6.

v Stockpiles must be located outside of natural buffers or surface waters, including
stormwater conveyances (e.g., curb and gutter systems) unless there is a bypass.

v Inlet protection BMPs must be installed according to plan.
v Vehicle tracking BMPs must be established where vehicles are exiting the site to

minimize street tracking. Sediment tracked onto a public street must be removed within
24 hours.

v Topsoil must be preserved unless it is infeasible.
v Soil compaction must be minimized.
v Discharges from BMPs must be directed to vegetated areas, unless it is infeasible.
v 50-foot natural buffers must be preserved or (if maintaining buffer is infeasible) redundant

sediment controls must be provided when a surface water is located within 50 feet of the
Project’s earth disturbances and drains to the surface water.

Dewatering and Basin Draining:
v If dewatering is required on the site, there must be a plan in place to prevent nuisance

conditions, erosion, and inundation of wetlands.
Dewatering related to the construction activity must comply with the MNR100001
Permit, section 10. Dewatering discharge that may have turbid or sediment laden
discharge must be discharged to a temporary or permanent sedimentation basin on
the Project Area whenever possible and BMP's must be implemented to prevent
water containing sediment or other pollutants from being discharged to surface
waters or downstream properties.
If nuisance conditions result from the discharge, Permittees must cease dewatering
immediately and corrective actions must occur before dewatering is resumed.
Nuisance conditions includes, but is not limited to, a sediment plume in the discharge
or the discharge appears cloudy, or opaque, or has a visible contrast, or has a visible
oil film, or has aquatic habitat degradation that can be identified by an observer.
(Minn. R. 7050.0210)

v If using filters with backwash water, backwash water must be hauled away for disposal,
returned to the beginning of the treatment process, or incorporated into the site in a
manner that does not erode into runoff.

Inspection Requirements:
v The SWPPP must identify the trained person (as identified in MNR100001 Permit section

item 21.2.b) who will conduct inspections.
v Inspections must be performed once every 7 days (or once every 3 days per MNR100001

section 23.13).
v Inspections must be performed within 24 hours of a rain event greater than 0.5 inches in

24 hours.
v Inspection and Maintenance records should include:

1. Date and time of inspection.
2. Name of person(s) conducting inspections.

3. Accurate findings of inspections, including the specific location where corrective
actions are needed.

4. Corrective actions taken (including dates, times, and party completing maintenance
activities).

5. Date and amount of rainfall events greater than 0.5 inch in 24 hours.
6. Rainfall amounts must be obtained by a properly maintained rain gauge installed

onsite, or by a weather station that is within one mile or by a weather reporting
system.

7. Requirements to observe any discharge that may be occurring during the
inspection. Discharge should also be described and photographed.

Maintenance Requirements:
v All nonfunctional BMPs must be repaired, replaced, or supplemented with functional

BMPs by the end of the next business day after discovery, or as soon as field conditions
allow.

v Perimeter control devices must be repaired, replaced, or supplemented when
nonfunctional or sediment reaches one-half the height of the device.

v Temporary and permanent sediment basins must be drained, and sediment removed
when the depth of sediment collected reaches one-half storage volume within 72 hours of
discovery.

v All sediment deposits and deltas must be removed from surface waters (including
drainage ways, catch basins, and other drainage systems) and the removal areas
restabilized within seven days.

v Sediment on paved surfaces (e.g., sediment tracked from vehicles) must be removed
within one calendar day of discovery.

Pollution Prevention Management Measures:
v Proper storage, handling, and disposal of construction products, materials, and waste is

required.
Hazardous materials and toxic waste (including oil, diesel fuel, gasoline, hydraulic
fluids, paint solvents, petroleum-based products, wood preservatives, additives,
curing compounds, and acids) must be stored in waterproof containers with
secondary containment. Storage and disposal of hazardous waste must be in
compliance with MPCA regulations. Runoff containing such material must be
collected, removed from the site, treated, and disposed at an approved solid waste or
chemical disposal facility. Building products that have the potential to leach pollutants
and pesticides, fertilizers, treatment chemicals and landscape materials must be
under cover by plastic sheeting or temporary roofs to prevent discharge or protected
by similar effective means to prevent contact with stormwater.

v Address fueling and maintenance of equipment or vehicles and spill prevention and
response.

The General Contractor must have a petroleum release plan and must have all
necessary materials on hand to implement the plan. All employees must be trained in
the implementation of the plan. The MPCA State Duty Officer must be informed of
any petroleum spills greater than 5 gallons.
Spill kits must be available during equipment fueling and maintenance operations.
General Contractor must make a spill response plan before the application of any
chemical that may be harmful to the environment.
Spill cleanup materials must be available on site. Material must include but not limited
to brooms, mops, rags, gloves, absorbent material, sand plastic and metal
containers. Spills greater than 5 gallons that reach storm water conveyance systems
connected to a Water of the State must be immediately reported to the MPCA State
Duty Officer.

v Limit exterior vehicle and equipment washing to a defined area of the site.
External washing of trucks and other construction vehicles must be limited to a
defined area of the site. Runoff must be contained, and waste properly disposed of.

v Describe the containment for concrete and other washout wastes.
Concrete washout site: all liquid and solid wastes generated by concrete washout
operations must be contained in a leak proof containment facility or impermeable
liner. The liquid and solid wastes must not contact the ground, and there must not be
runoff from the concrete washout operations or areas. Liquid and solid waste must be
disposed of properly and in compliance with the MPCA regulations. A sign must be
installed adjacent to each washout facility to inform concrete equipment operators to
utilize the proper facilities.

v Portable toilets must be positioned so that they are secure.
Licensed sanitary waste management handlers must dispose of sanitary waste.

Permit Termination Conditions:
v Permanent uniform perennial vegetative cover must be established at minimum 70%

density of its expected final growth.
v The permanent stormwater treatment system is constructed, meets all requirements, and

is operating as designed.

v All temporary synthetic erosion prevention and sediment control BMPs must be removed,
and the surrounding area must be restored to as designed.

v Clean out sediment from conveyance systems and permanent stormwater treatment
systems (return to design capacity).

v For residential construction only, on individual lots where lot is sold to homeowner, the
structures are finished, and permanent cover has been established, coverage terminates
if temporary erosion protection and downgradient perimeter control is properly installed
and the MPCA’s Homeowner Fact Sheet has been distributed.

v Submit a Notice of Termination (NOT) with either ground or aerial photographs showing
requirements of MNR100001 section 13.2 have been met to the MPCA.

Record Retention Requirements:
v Permittees must keep the SWPPP, on-site, or electronically available on-site, during

normal working hours with personnel who have operational control over the applicable
portion of the site, including all changes to the SWPPP, inspections, and maintenance
records.

The SWPPP and associated records must be stored and maintained by an employee
or representative of the Owner for 3 years after the submission of the NOT.
Responsibility for overseeing the records will be transferred to another employee or
representative should the current personnel become uninvolved with the Project or
Owner. These records must include the following:
1).  The final SWPPP
2).  Any other stormwater related permits required for the Project
3).  Records of all inspection and maintenance conducted during construction
4).  All permanent operation and maintenance agreements that have been

implemented, including all right-of-way, contracts, covenants and other binding
requirements regarding perpetual maintenance

5).  All required calculations for design of the temporary and permanent Stormwater
Management Systems.
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Memorandum 
 
To: North Branch Development Review Committee 
 
From: Justin Messner, Heidi Hamilton, Kris Keller, Kendra Fallon WSB 
 
Date: April 14, 2026 
 
Re: Sherwood Pines 2nd Addition - Preliminary Plat Review 
 WSB Project No.  035290-000 
 
 

Preliminary Plans were submitted for the proposed Sherwood Pines 2nd Addition Development in 
the City of North Branch, Chisago County.  The project is located to the east of Flink Avenue at 
417th Street.  Engineering review comments were generated from the following documents: 
 

 _2026-10288 Make Properties.pdf 
 Certificate of Survey Make Properties LLC.pdf 
 Preliminary Plat Sherwood Pines 2nd Addition 20260305.pdf 
 41623 Flink Ave soil log.pdf 
 41623 Flink Ave Septic Report.pdf 
 Drainage Report_Signed Sherwood Pines Second Addition_update.pdf 

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

1. Update individual plan sheets to match descriptions and order in sheet index 
 
Preliminary Plat 
 

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

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

 
Preliminary Site Plan  
 

4. Provide more specific sign details (stop sign, street name sign, etc.). 
5. Better show the proposed connection between 417th Street and Flink Ave 
6. Label roads on all plan sheets 

 
  
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. 
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b) EOF elevation and locations for proposed stormwater basins 
c) Note basin NWLs (as applicable) and HWL on the plans 

i. Confirm City freeboard requirements are met with respect to proposed 
building elevations 

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

8. Provide driveway access for Lot 6. 
9. Swales should be a minimum of 2%.  
10. Include riprap at the storm sewer outlets.  
11. The basins should be covered under drainage and utility easement up to the HWL. This 

is currently not provided for the northeast basin. 
12. Approval and agreement required from adjacent property owner for all grading and 

construction on adjacent property if applicable. 
a. Provide documentation to City 

13. Better show the proposed connection between 417th Street and Flink Ave 
14. Provide an additional overall grading plan 

a. Show contours on adjacent properties to an extent that drainage patterns are 
shown (more like existing properties to the west) 

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

 
SWPPP 
 

14. Provide proof of coverage for NPDES permit prior to construction. 
15. The SWPPP in the plans should be updated with project information for review.  

 
Street/Utilities 
 

16. All storm sewer within the City right of way should be RCP. 
17. Provide modeling/rational method sizing for all proposed culverts and storm sewer.   
18. Show proposed storm sewer on roadway profile sheets. 

a) Include pipe information (size, slope, material) for all culverts and pipes shown on 
the plans.  

b) Include invert information for all FES and structures on the plans.  
 
Landscape Plans 

19. Include restoration planned for boulevards and other disturbed areas (seed, blanket, 
sod, etc). 

20. Include restoration planned for proposed stormwater basins. Show basins on landscape 
plans. 

 
Surface Water Management 
 

21. Soil borings extending a minimum 3 feet below the proposed bottom elevation of any 
proposed infiltration basins should be included to confirm feasibility of infiltration and 
that proper separation to groundwater is provided per NPDES permit requirements. 

22. Basin grading, elevations and outlets modeled in HydroCAD do not reflect what is 
shown on the plans plotted on March 9, 2026. Plans/modeling should be updated to be 
consistent with one another and confirm what is being modeled is feasible.  

a) Details for the outlet control structures should be included on the plans in future 
submittals.  

23. The stormwater report notes that the existing wetland is landlocked so analysis was 
done and hence the upstream infiltration basins are also considered landlocked. 
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Building low floor elevations on the plans should be updated to meet the City’s freeboard 
requirements as outlined in the City’s Engineering Design Standards as noted in the 
report.  

a) Freeboard requirements should also confirmed to be met to the existing buildings 
located northwest of the wetland.  

b) Back-to-back 100-year and snowmelt storm event results were included for the 
proposed conditions but not for existing so it is unclear if the critical storm event 
elevations are increasing or being modified from existing conditions to confirm 
there would not be an impact to the existing buildings.  

24. There is a slight increase in rates proposed at the northwest corner of the project in the 
100-year storm event (0.07 cfs). This is directed to Flink Avenue which has an existing 
ditch section and is not anticipated to have any negative downstream impacts, assuming 
the provided modeling can be verified against updated civil plans. 

 
 
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: 04/30/2026 

Board & Commission: Planning Commission 

Subject: Rezoning and Comprehensive Plan Amendment - PID 11.00458.00 

 
Rezoning and Comprehensive Plan Amendment - PID 11.00458.00 
 
Voting Requirements: 
 
Voting Options            Simple Majority 
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PLANNING COMMISSION STAFF REPORT 
Meeting Date:  5/5/2026 
Prepared by:  Ryan Saltis, City Planner 

 
 
Recommended Planning Commission Action 
 

1. Motion to recommend approval/denial of the proposed Comprehensive Plan/Map Amendment to re-
guide the subject property (PID 11.00458.00) from Land Use Rural Residential (LURR) to Land Use 
Agricultural District (LUAG) with conditions and findings of fact.  
 

2. Motion to recommend approval/denial of rezoning the subject property (PID 11.00458.00) from RR – 
Rural Residential to AG – Agricultural District with conditions and findings of fact as presented by Staff.  

 
Overview / Background 
 
A request has been proposed for a Comprehensive Plan/Map Amendment and Rezoning from Rural 
Residential (RR) to Agricultural District (AG) at PID 11.00458.00. The applicant, Johnathon Sanders, intends to 
rezone the parcel from RR to AG to operate a Farm Winery on the property. The parcel is currently zoned RR 
– Rural Residential, where crop production is permitted; however, a Farm Winery is not an allowed use. Farm 
Wineries are permitted within the AG – Agricultural zoning district. 

A Rezoning and Comprehensive Plan Amendment from RR to AG would allow the winery use by right and 
enable the project to proceed. The applicants have also indicated plans to construct a barn (Agricultural 
Building) to support a vineyard and wine production activities. Agricultural structures of this type are permitted 
in the AG district; however, in the RR district, such a building would not be allowed without a principal 
residential structure on the property. 

At the April 7th Planning Commission Meeting, City staff and the prospective applicant presented two options 
for consideration. The first is to amend the permitted uses table to allow Farm Wineries as a Conditional Use 
within the RR district. This approach would require both a text amendment and subsequent review and 
approval of a Conditional Use Permit, including the establishment of specific standards for such operations. 
The second option is to rezone the parcel to AG, which would allow the winery use by right and enable the 
project to proceed more immediately. Planning Commission members preferred to have the applicant move 
forward with a Comprehensive Plan Amendment and Rezoning, which is brought forward at this May 5th 
Planning Commission Meeting.    

 
Issue(s) to Consider 
 
1. Land Use and Zoning 
2. Comprehensive Plan Compatibility 
 
 
Analysis of Issue(s) 
 
1. Land Use & Zoning 
 
The Subject Property is guided LURR, per the Comprehensive Plan, and zoned RR – Rural Residential. 
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Land Use Map Excerpt:  
 

  
 
The 16 acre vacant parcel located at PID 11.00458.00 is currently zoned Rural Residential (RR) and is 
surrounded entirely by Rural Residential properties. The intent of this request is to rezone to Agricultural (AG) 
and reguide the Land Use of this parcel as Agricultural (LUAG). The parcel is located east of North Branch off 
of HWY 95, in which all properties directly off of this roadway are currently zoned RR – Rural Residential. The 
subject property is just south of land designated as AG, designated in white on the above zoning map excerpt.  
 
Properties immediately adjacent to the north and east of the site have historically been used for farming and 
agriculture. The proposed rezoning of this 16 acre parcel seems to fit the surrounding area and uses, while 
being over the 10 acre minimum for AG zoned properties.   

The proposed comprehensive plan amendment would remove the area guided as Rural Residential by 
approximately 16 acres and increase the guided area as Agricultural by the same amount. When considering 
comprehensive plan amendments, it is important to consider the overall mix of uses, compatibility of uses, and 
future development potential before and after the change.  
 
2. Comprehensive Plan Compatibility 
 
Analysis of the Rural Residential (RR) and Agricultural District (AG) are provided below. Comments from city staff are 
italicized and bolded:  

DIVISION 9 RR RURAL RESIDENTIAL DISTRICT        

Sec 66-447 Purpose 

The purpose of the RR rural residential district is:  

a. To prevent scattered nonfarm uses from developing improperly. 
b. To allow suitable areas of the city to be retained and utilized in open space and/or agricultural uses. 
c. To promote orderly development and secure economy in government expenditures for public utilities and service. 

 

Subject Property
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DIVISION 7 AG AGRICULTURAL DISTRICT 

Sec 66-384 Purpose 

The purpose of the AG agricultural district is to preserve, promote, maintain and enhance the use of land for agricultural 
purposes and to protect such land from encroachment by nonagricultural uses. 

The use of the parcel is intended to initially be a Farm Winery with crop plantings and an Ag building for wine 
production. A single family residence is proposed for a future phase and fits the purpose of both the RR Rural 
Residential District and AG Agricultural District. These zoning districts are similar in purpose, however the permitted 
uses for each district differ. Based on the Zoning District Use Table, Agricultural zoned parcels show more permitted 
uses than parcels zoned Rural Residential. Permitted uses in Agricultural Zoned parcels that are not permitted in Rural 
Residential include the following: 

• Ag building accessory structures 
• Farm Wineries 

Approving the rezoning of the parcel would allow the above operations on this site and should be considered by the 
Planning Commission. 
 
The Dimensional & Design Standards Table provides minimums for zoning districts in which this parcel will have to meet 
in order to rezone/reguide to AG.  

 

After reviewing minimum lot depths, lot widths and lot sizes, the parcel would meet the requirements for rezoning to 
AG.  
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The Land Use & Growth section of the 2018 North Branch Comprehensive Plan addresses distinctions between zoning 
districts and gives direction for land uses. The Agriculture and Rural Residential District from the Land Use & Growth 
section of the Comprehensive Plan are described below:  

 Agriculture (AG1 and AG2)  

 Over one-third of the city’s land area (37.6%) is currently used for agricultural purposes. Housing  densities are 
low, and this zoning is characterized by active farms, hobby farms and homes on large lots. The northeast corner 
of the city is the historic river bottom of the St. Croix River and is  framed by the historic river bluff line. Soils are 
well suited for sod farming and the production of produce. By maintaining a low density of development, it is the 
City’s intent to preserve and protect the many natural resources found in this part of North Branch, including 
lakes, streams, wetlands and woodlands. 

 Rural Residential (RR)  

 Rural Residential makes up 9,961 acres or 43% of the total acreage in the City of North Branch.  This land use is 
largely characterized by single family residences set on larger lot sizes to accommodate onsite sewage treatment 
systems. Some of these areas are located within the city’s designated Urban Service Area and no new 
development is allowed within this zoning district without connecting to municipal services. Areas located 
outside of the Urban Service Area must meet a minimum buildable acre standard so as to ensure that there is 
sufficient land area with the appropriate soil separation to support both a primary and a future secondary on-site 
sewage treatment system. 

The Planning Commission should examine these distinctions between zoning districts when considering the rezoning of 
the subject parcel from RR Rural Residential to AG Agricultural. The parcel and existing uses shall be thought about 
whether or not they fit into the definition and guided land use of the Agricultural District. 

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: 

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. 

Staff Recommendation 
 
Motion to recommend approval of the Comprehensive Plan/Map Amendment and rezoning from RR- Rural 
Residential to AG – Agricultural District.  
 
Recommended Planning Commission Action 
 

1. Motion to recommend approval/denial of the proposed Comprehensive Plan/Map Amendment to re-
guide the subject property (PID 11.00458.00) from Land Use Rural Residential (LURR) to Land Use 
Agricultural District (LUAG) with conditions and findings of fact.  
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2. Motion to recommend approval/denial of rezoning the subject property (PID 11.00458.00) from RR – 
Rural Residential to AG – Agricultural District with conditions and findings of fact as presented by Staff.  
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Sanders Proposed Vineyard and Farm Winery 

 

My wife and I plan to establish a small vineyard and winery operation on this parcel. The 
intent is to develop the property as a working agricultural use centered around grape 
growing and small-scale wine production. The primary use of the property would be 
vineyard cultivation, with buildings serving agricultural and wine production functions that 
support that use. 

The parcel has characteristics that are well suited for grape growing, including favorable 
soils, slope, drainage, and sun exposure. These conditions make the site particularly 
appropriate for vineyard cultivation, and we believe the property has strong potential to 
function as a productive agricultural property over the long term. 

The project would be developed in several phases as the vineyard becomes established and 
the operation grows. 

Phase 1 – Initial Vineyard Planting and Production Building 

The first phase would involve planting an initial block of vineyard and constructing a small 
building to support wine production and vineyard operations. The building would serve as 
the primary space for fermentation, barrel storage, and other small-scale winemaking 
activities. 

The building would also support vineyard operations, including equipment storage and 
workspace needed to maintain the vineyard. 

During this phase, production volumes would be small as the vineyard becomes established. 
The focus during this stage would be learning the site, establishing healthy vines, and 
producing small quantities of wine. 

Occasionally, small private tastings may take place within the production building by 
appointment. These would be limited in size and frequency and would typically involve 
small groups interested in seeing the vineyard and learning about the wine produced on the 
property. 

Grapes produced on the property may also be sold to other wineries as part of normal 
agricultural production. 

Phase 2 – Vineyard Expansion and Agricultural Building 

As the vineyard expands, additional blocks of grapes would be planted across more of the 
property. 

A second building may be added during this phase to support the growing agricultural 
needs of the operation. This building would primarily house vineyard equipment, 
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agricultural storage, and other farming-related functions as the acreage under cultivation 
increases. 

Phase 3 – Full Vineyard Development and Potential Tasting Space 

Over time, additional vineyard blocks would be planted until the majority of the parcel 
suitable for cultivation is established as vineyard. 

The intent is for the vast majority of the parcel to remain planted vineyard acreage, with 
only a small portion of the property used for buildings and operational space that support 
agricultural production. 

At this stage, depending on how the operation develops, a tasting space may be considered 
so that wine tasting activities can occur separately from the production area. This would 
allow the production facility to remain focused on winemaking while providing a space for 
visitors. 

This phase would likely occur many years into the future and only if it makes sense based 
on the scale of the vineyard and winery. 

Long-Term Vision 

The long-term goal is for the parcel to function primarily as a vineyard, with most of the 
land planted in grapes and a small number of buildings supporting agricultural and wine 
production activities. 

Establishing a vineyard would allow the property to remain in productive agricultural use 
while preserving the open rural character of the area. Development on the parcel would 
remain limited in scale, with most of the land dedicated to agricultural production rather 
than structures or intensive development. 
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City of North Branch 

Staff Report 
 

Prepared By: Ryan Saltis, City Planner 

Presenter: Ryan Saltis, City Planner 

Date: 04/30/2026 

Board & Commission: Planning Commission 

Subject: Westside Commons 3rd Addition - Preliminary Plat 

 
Westside Commons 3rd Addition - Preliminary Plat  
 
Voting Requirements: 
 
Voting Options            Simple Majority 
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PLANNING COMMISSION STAFF REPORT 
Meeting Date:  5/5/2026 
Prepared by:  Ryan Saltis, City Planner 

 
 
Recommended Planning Commission Action 
 
Motion to recommend approval of the Preliminary Plat request for Westside Commons 3rd Addition, with the 
conditions of approval listed in this report. 
 
Overview / Background 
 
GS2 LLC, with Westwood Professional Services acting as the applicant, has submitted a request for a 
Preliminary Plat for Westside Commons 3rd Addition. The subject property is located at the southwest corner of 
Highway 95 and Falcon Ave and is legally described as Outlot A, Westside Commons 2nd Addition.  

The purpose of the proposed plat is to subdivide the existing outlot to accommodate future development, 
including a senior living facility and associated infrastructure improvements. The Preliminary Plat includes the 
creation of one buildable lot, public right-of-way, and outlots for drainage and future development.   

The subject site contains approximately 27.9 acres and is guided for B-Business within the City’s 
Comprehensive Plan.  

Issue(s) to Consider 
 
1. Land Use and Zoning 
2. Proposed Preliminary Plat 
3. Plat Standards  
4. Engineering and Infrastructure 
 
Analysis of Issue(s) 
 
1. Land Use & Zoning 
 
The Subject Property is guided LUB – Land Use Business per the Comprehensive Plan, and zoned B – 
Business. 
 
Senior Communities for Independent or Assisted Living is a Permitted Use in the B-Business Zoning District. 
This is consistent with the nearby Boka Haven development. The proposed preliminary plat supports the 
development of a senior living facility and associated site improvements, which is consistent with the City’s 
Comprehensive Plan and the evolving character of the Highway 95 corridor.  
 
Staff finds the proposed plat to be generally consistent with the City’s land use guidance and development 
objectives for this area.   
 
 
2. Proposed Preliminary Plat 
 
The Preliminary Plat for Westside Commons 3rd Addition proposes the following:   

• Creation of Lot 1, Block 1, intended for a future senior living facility (building footprint shown on plan)  
• Dedication of public right-of-way for the 386th Street extension 
• Creation of Outlot A for drainage and stormwater management 
• Creation of Outlot B for future development 
• Dedication of drainage and utility easements throughout the site 
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The layout provides a logical configuration that supports both the proposed development and future expansion 
of the surrounding area. The plat also ensures connectivity to existing roadways and utilities.  

 
3. Plat Standards  
 
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 

B – Business 5,000  50’ 100’ 
 

 

Lot / Block Area (Acres) Min Depth Proposed Depth Min Width Proposed Width 

Lot 1, Block 1 4.71 100 ft 585 ft 50 ft 350 ft 

Outlot A 6.16 100 ft 584 ft 50 ft 459 ft 

Outlot B 16.35 100 ft 657 ft 50 ft 1258 ft 
 

Based on review of the Preliminary Plat: 

• The proposed lot exceeds minimum area requirements for the B – Business Zoning District 
• Lot dimensions appear adequate to support the intended development  
• Outlots are appropriately designated for drainage and future use  

Staff finds that the Preliminary Plat generally meets the applicable subdivision standards of the City Code. 

4. Engineering and Infrastructure  
 
Streets & Access 

The development includes the construction of the 386th Street extension, which will provide primary access to 
the site.  

Key roadway elements include:  

• Approximately 85-foot right-of-way with a 49-foot face-to-face roadway section 
• Typical urban street section including curb and gutter, boulevard, and sidewalk 
• A temporary cul-de-sac is proposed to accommodate phased development 

This extension improves connectivity and supports future development in the Westside Commons area.  

Utilities 
 

• 12-inch watermain extension along 386th Street 
• Sanitary sewer extensions, including approximately 350 linear feet of 10-inch sanitary sewer 
• Hydrants and gate valves placed throughout the site 
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Utility plans will be subject to detailed review during final engineering.  
 
Stormwater & Drainage 
 
Stormwater Management is addressed through:  
 

• Construction of proposed stormwater pond 
• Installation of storm sewer infrastructure, including: 

o 24-inch storm sewer lines 
o Catch basins and manholes 

• Designated drainage outlots and easements 
 
Detailed stormwater calculations and final design will be reviewed during final plat and site plan approval.  
 
Grading & Erosion Control 
 
The plans include erosion control measures such as:  
 

• Silt fence and inlet protection 
• Construction entrance to prevent tracking  
• Erosion control blanket and temporary stabilization measures 

 
All erosion control measures must be installed prior to construction and maintained throughout development.  
 
Staff Recommendation 
 
City staff recommends approval of the Preliminary Plat request for Westside Commons 3rd Addition, subject to 
the conditions outlined below. 
 
Recommended Planning Commission Action 
 
Motion to recommend approval to City Council, approving the Preliminary Plat for Westside Commons 3rd 
Addition, with the following conditions:  
 

1. The applicant shall submit and obtain approval of a Final Plat that is consistent with the approved 
Preliminary Plat, City Code, and Minnesota Statutes. 

2. The applicant shall submit detailed engineering, utility, stormwater, grading, and erosion control plans 
for review and approval.  

3. A Development Agreement shall be executed addressing the installation of public improvements, 
including the 386th Street extension and associated utilities.  

4. All required permits, fees, and financial obligations shall be satisfied prior to recording of the Final Plat.  
5. Any required right-of-way and easements shall be dedicated as shown on the Preliminary Plat.   
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City of North Branch 

Staff Report 
 

Prepared By: Ryan Saltis, City Planner 

Presenter: Ryan Saltis, City Planner 

Date: 04/30/2026 

Board & Commission: Planning Commission 

Subject: Side Setbacks in Residential Zoning Districts 

 
Side Setbacks in Residential Zoning Districts 
 
Voting Requirements: 
 
Voting Options            Simple Majority 
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PLANNING COMMISSION STAFF REPORT 
Meeting Date:  5/5/2026 
Prepared by:  Ryan Saltis, City Planner 

 
 
Report  
 
Discussion of Potential Text Amendment – Increasing Minimum Side Yard Setbacks from 6 Feet to 10 Feet 
 
Overview / Background 

City staff has prepared this report to facilitate discussion regarding a potential amendment to the Zoning Code 
to increase minimum interior side yard setbacks from 6 feet to 10 feet in zoning districts where a 6-foot setback 
is currently permitted. 

As shown in the City’s Dimensional and Design Standards Table, several residential zoning districts—including 
portions of R-1, R-2, and R-3 districts currently allow 6-foot interior side setbacks, particularly for single-family 
and certain attached housing types. 

At this time, no formal application or ordinance is under consideration. This report is intended to provide an 
overview of potential impacts, benefits, and challenges to assist the Planning Commission in determining 
whether further study or direction is warranted. 

Analysis  
 
The potential amendment would increase the minimum interior side yard setback to 10 feet, aligning these 
districts more closely with others that already require larger setbacks. The following sections outline key 
considerations when analyzing impacts to residents, developers/builders, and the city. Cost considerations are 
also analyzed further.  

Impacts to Residents 

Potential Benefits: 

• Increased Privacy: Additional distance between homes may reduce noise and visual impacts between 
neighboring properties.  

• Improved Access & Maintenance: Larger side yards provide more space for maintenance, drainage, 
and utility access.  

• Enhanced Light and Air: Greater spacing can improve natural light and ventilation between structures.  
• Fire Safety: Increased separation may improve fire protection and emergency response access.  

Potential Challenges: 

• Reduced Buildable Area: Particularly on smaller lots, increased setbacks may limit home size or 
placement options.  

• Existing Development Pattern: Established neighborhoods with narrower spacing may not reflect the 
proposed standard.  

• Nonconformities: Existing homes built under the 6-foot standard would likely become legal 
nonconforming structures. 
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Impacts to Developers & Builders 

Potential Benefits: 

• Marketability: Wider spacing between homes may appeal to buyers seeking lower-density residential 
character.  

• Consistency: Standardizing setbacks across districts may simplify zoning interpretation and 
development review.  

Potential Challenges: 

• Reduced Lot Yield: Larger setbacks may decrease the number of buildable lots or require larger lot 
sizes.  

• Design Limitations: Standard building plans may need modification to fit within narrower building 
envelopes.  

• Plat Revisions: Concept plans or undeveloped subdivisions designed with 6-foot setbacks may require 
redesign. 

Impacts to the City 

Potential Benefits 

• Community Character: Increased setbacks may support a more open and spacious residential 
environment.  

• Stormwater & Drainage: Additional pervious area between structures may improve drainage conditions.  
• Infrastructure Coordination: Greater spacing may reduce conflicts with utilities and easements.  

Potential Challenges 

• Housing Affordability: Larger setbacks may increase development costs, which could impact housing 
prices.  

• Land Use Efficiency: Reduced density may affect efficient use of land and infrastructure.  
• Administrative Considerations: Managing nonconformities and transition standards may require 

additional staff review. 

Cost Considerations 

Developers: 

• Increased cost per unit due to reduced density  
• Potential redesign costs for site layouts and building plans  

Homeowners: 

• Possible increase in home prices  
• Potential long-term value benefits associated with increased spacing  

City: 

• Possible reduction in tax base efficiency on a per-acre basis  
• Limited direct fiscal impact, but potential increase in administrative review complexity 
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Planning Considerations 

• The current zoning table reflects a mix of 6-foot and 10-foot side setbacks, depending on district and 
housing type .  

• The 6-foot standard is most commonly associated with more compact residential development patterns.  
• Consideration may be given to:  

o Whether a uniform standard is appropriate across all districts  
o Whether different standards should apply based on lot size or zoning district  
o How to address existing platted lots and nonconformities 

Summary 

Increasing side yard setbacks from 6 feet to 10 feet presents a range of potential benefits related to privacy, 
safety, and neighborhood character, while also introducing considerations related to housing density, cost, and 
development flexibility. Larger setbacks may contribute to a more open development pattern and improved 
long-term livability, particularly in lower-density residential areas. However, the change could also reduce 
buildable area on individual lots, potentially impacting lot layout efficiency and limiting design options on 
narrower parcels. 

Additionally, the amendment may have broader implications on housing affordability by increasing land costs 
per unit and reducing overall development yield in affected districts. The existing mix of setback standards 
across zoning districts reflects differing development intensities, and modifying these standards may alter how 
those districts function over time. Consideration should also be given to how such a change would apply to 
existing platted lots and whether flexibility or exemptions may be appropriate. 

Overall, the potential amendment involves balancing community character objectives with practical 
development considerations, and further direction from the Planning Commission would help determine 
whether additional analysis or ordinance drafting is warranted. 

 

Planning Commission Discussion 

This item is provided for discussion purposes only. Staff is seeking general feedback from the Planning 
Commission regarding: 

• Whether the concept warrants further exploration  
• Potential concerns or priorities related to setback standards  
• Preferences for how such an amendment could be structured (if pursued)  

No formal action is requested at this time. 
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PLANNING COMMISSION STAFF REPORT 
Meeting Date:  5/5/2026 
Prepared by:  Ryan Saltis, City Planner 

 
 
Report  
 
Discussion of Potential Text Amendment – Maximum Base Density in the R-3 Zoning District 
 
Overview / Background 

City staff has been asked to evaluate a potential text amendment to the City Code that would establish a 
maximum base density within the R-3 High Density Residential zoning district. Currently, the Dimensional and 
Design Standards Table identifies the R-3 district as allowing “6+ units per acre” with no defined upper limit. 
The proposed amendment would revise this standard to a defined density range of 6 to 18 units per acre.  

This report is intended to outline potential impacts, benefits, and considerations of establishing a maximum 
density cap. No formal action is requested at this time; this is for discussion and policy direction only.  

The R-3 zoning district is intended to accommodate higher-density residential development, including 
townhomes, apartments, and multi-family housing.  

As shown in the Dimensional and Design Standards Table, R-3 districts already include development controls 
such as:  

• Maximum building height of up to 3 stories or 50 feet 
• Impervious surface limits up to 70-75% depending on housing type 
• Minimum lot size and building coverage limitations 
• Setbacks and design requirements 

While these standards regulate building form and site design, the absence of a maximum density allows for 
potentially high unit concentrations if other standards are met.  

Proposed Amendment 

Current Standard: 

• Max Base Density: 6+ units per acre (no cap) 

Proposed Standard:  

• Maximum Base Density: 6 to 18 units per acre 

This would introduce a clear upper limit on residential density within the R-3 district.  

Analysis  
 
The following analysis outlines the potential impacts of establishing a maximum density of 18 units per acre 
within the R-3 zoning district. This amendment would influence how residential developments are designed 
and how they function within the community. The impacts are evaluated from multiple perspectives, including 
residents, developers, infrastructure, and overall land use planning, to provide a comprehensive understanding 
of the potential benefits and challenges associated with implementing a defined density cap.  
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Impacts to Residents 

Potential Benefits: 

• Greater predictability in neighborhood character and intensity 
• Reduced concerns related to overcrowding, parking demand, and traffic congestion 
• Improved compatibility with adjacent lower-density zoning districts 

Potential Challenges: 

• May limit availability of diverse and more affordable housing types 
• Could reduce opportunities for compact, walkable development patterns 
• Potential upward pressure on housing costs due to constrained supply 

Impacts to Developers  

Potential Benefits: 

• Provides clear expectations and certainty for project planning  
• Aligns density with infrastructure and site design constraints 
• May reduce community opposition by limiting perceived overdevelopment 

Potential Challenges: 

• Reduced flexibility in site design and yield optimization 
• Lower overall unit counts may impact project feasibility and return on investment 
• Could discourage higher-density or mixed-use style developments 

Infrastructure and Service Impacts 

Potential Benefits 

• Helps ensure density levels remain consistent with available infrastructure capacity 
• Reduces strain on utilities, roadways, and public services 
• Easier long-term planning for schools, parks, and emergency services 

Potential Challenges 

• Lower densities may result in less efficient use of existing infrastructure 
• Could increase per-unit cost of infrastructure expansion or maintenance 

Cost Considerations 

Developers: 

• Fewer units per acre may increase per-unit land and development costs 
• Potential need for higher sale or rental prices to offset reduced density 

City: 

• Lower densities may reduce tax base potential per acre 
• Lower residential density may reduce overall demand on public infrastructure systems; however, it may 

also decrease cost efficiency as infrastructure serves fewer households 
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Planning Considerations 

• A maximum density aligns R-3 zoning with common planning practices that define both minimum and 
maximum thresholds  

• Helps reinforce transitions between zoning districts 
• Supports long-term comprehensive planning goals if density targets are defined 

However: 

• May limit the City’s ability to accommodate future housing demand 
• Could reduce flexibility in responding to market conditions 

Key Policy Considerations 

When evaluating this amendment, decision-makers may wish to consider:  

• Whether 18 units per acre appropriately reflects the desired intensity of R-3 zoning 
• If different density caps should apply to different housing types (apartments vs. townhomes)  
• How this change aligns with the City’s Comprehensive Plan and housing goals 
• Whether additional design standards could achieve similar outcomes without limiting density 

Summary 

Establishing a maximum base density in the R-3 zoning district would introduce greater predictability and 
control over residential development intensity. While this may benefit neighborhood compatibility and 
infrastructure planning, it may also reduce development flexibility and impact housing affordability. Careful 
consideration of long-term planning goals and market conditions will be important in determining whether to 
proceed with the proposed amendment. 

For a city such as North Branch that has a limited supply of apartment complexes, establishing a maximum 
density cap of 18 units per acre in the R-3 zoning district could constrain the City’s ability to expand its housing 
inventory and meet future demand. Higher-density residential development often relies on increased unit 
counts to remain financially feasible, and limiting density may reduce overall project viability, discourage 
apartment-style developments, and shift construction toward lower-density housing types. This could result in 
fewer housing options for renters, seniors, and smaller households, while also increasing per-unit development 
costs that may be passed on through higher rents or sale prices. Additionally, lower density may lead to less 
efficient use of existing infrastructure and reduce the City’s ability to maximize its tax base per acre. In 
comparison to neighboring communities without similar restrictions, North Branch may also be at a competitive 
disadvantage in attracting new residential investment, potentially limiting long-term growth and housing 
diversity. 

Planning Commission Discussion 

This item is provided for discussion purposes only. Staff is seeking general feedback from the Planning 
Commission regarding: 

• Whether to proceed with drafting a formal ordinance amendment  
• Whether the proposed cap of 18 units per acre is appropriate 
• Any additional considerations or modifications to the proposed standard 

No formal action is requested at this time. 
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PLANNING COMMISSION STAFF REPORT 
Meeting Date:  5/5/2026 
Prepared by:  Ryan Saltis, City Planner 

 
 
Report  
 
Discussion of Potential Text Amendment – Design Standards and Building Material Requirements 
 
 
Overview / Background 

City staff has been directed by the Planning Commission, Economic Development Authority (EDA), and City 
Council to evaluate the City’s existing design standards under Section 66-943 of City Code. The intent of this 
review is to determine whether current regulations are overly restrictive and whether modifications could 
improve development flexibility, reduce construction costs, and enhance the City’s competitiveness for 
commercial and industrial investment. 

The City of North Branch currently utilizes a three-zone design overlay system that establishes varying exterior 
building material requirements based on visibility and location within the community. These standards are 
intended to promote architectural quality, ensure cohesive design, and protect long-term property values. 

Recently, the City has taken steps to modernize these standards. Most notably, Insulated Metal Panels were 
added as a permitted Class II material through Ordinance No. 397-25, reflecting a shift toward accommodating 
newer construction materials while maintaining design intent. 

This report provides a comprehensive review of existing standards, summarizes how North Branch compares 
to surrounding communities, and outlines potential options for amending material percentage requirements and 
zoning applicability. This item is for discussion and policy direction only. No formal action is requested at this 
time. 

Analysis  
 
Existing Standards 
 

Design standards apply to:  
 

• Commercial, Central Business, and Industrial Zoning Districts 
 

Design standards do not apply to:  
 

• Agricultural (AG) 
• Rural Residential (RR) 
• Park/Open Space districts 

 
Design Overlay Zones 
 
 Zone 1 – Primary Corridors & Gateways 
 

• Minimum 65% Class 1 materials 
• Highest Architectural Standards 
• Applies to high-visibility corridors such as I-35, Highway 95, and Main Street 
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Zone 2 – Transitional Areas 
 

• Minimum 50% Class 1 materials 
• Moderate flexibility in design 
• Serves as a transition between high-visibility and industrial areas 

 
Zone 3 – Industrial / Low Visibility Areas 
 

• No minimum material percentage requirements 
• Requires use of at least two materials or colors on visible façades 
• Greater flexibility for industrial and rear-facing development 

 
The following analysis evaluates the City’s current design standards and the potential impacts of modifying 
material percentage requirements and zoning structure. This review considers impacts to development 
feasibility, community character, and long-term planning goals. 

 
Overall Evaluation 
 
North Branch’s design standards are generally consistent with surrounding communities in intent; 
however, the City’s material percentage requirements—particularly in Zone 1—are slightly more 
restrictive than many comparable cities. While these standards support high-quality development, they 
may also contribute to increased construction costs and reduced development flexibility. 
 
Comparison to Surrounding Cities 
 
A review of neighboring communities indicates several common themes: 
 

• Most cities require high-quality materials on street-facing facades, but allow flexibility elsewhere 
• Typical requirements range from 50% to 75% high-quality materials 
• Many cities allow modern materials such as metal panels when integrated into the design 
• Greater emphasis is placed on architectural articulation and overall appearance, rather than 

strict percentage requirements 
 

Impacts of Current Standards 
 
Benefits 
 

• Promotes consistent architectural quality throughout the City 
• Enhances key corridors and gateway areas 
• Supports long-term property values and community aesthetics 
• Encourages durable, long-lasting materials 

 
Challenges 
 

• Higher material requirements may increase construction costs 
• Limits flexibility for developers, particularly for industrial and commercial projects 
• May discourage smaller-scale or cost-sensitive developments 
• Requires periodic amendments to accommodate new materials 
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Potential Amendment Options 
 
Based on the analysis, several potential modifications could be considered:  
 

Material Percentage Adjustments 
 

• Reduce Zone 1 requirement from 65% to approximately 50% Class 1 Materials 
• Reduce Zone 2 requirement from 50% 
• Maintain flexibility in Zone 3 

 
Façade-Based Standards 
 

• Focus higher-quality material requirements on street-facing facades only  
• Allow greater flexibility on side and rear elevations 

 
Expanded Material Allowances 
 

• Continue allowing modern materials such as insulated metal panels 
• Shift focus toward design quality rather than strict material classifications 

 
Design Overlay Zone Modifications 
 

• Simplify or reevaluate the current three zone structure 
 
Cost and Development Considerations 
 

Developers 
 

• Reduced material requirements may lower construction costs 
• Increased flexibility may improve project feasibility 
• Could encourage a broader range of commercial and industrial development 

 
City 
 

• Increased development activity may expand tax base 
• More flexible standards may improve competitiveness with neighboring cities 
• Lower material standards could result in long-term maintenance concerns if not carefully 

balanced 

Summary 

The City’s current design standards have been effective in promoting quality development but may benefit from 
targeted updates to improve flexibility and reduce development costs. Recent amendments, including the 
addition of insulated metal panels, demonstrate a shift toward modernization. 

Adjustments to material percentage requirements, increased flexibility for non-visible façades, and potential 
revisions to the design overlay zones could help the City remain competitive while maintaining its desired 
architectural character. 
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This item is provided for discussion purposes only. Staff is seeking general feedback from the Planning 
Commission regarding:  

• Whether to proceed with drafting formal text amendments to design standards 
• Whether material percentage requirements in Zones 1 and 2 should be reduced 
• Whether standards should focus more on street-facing facades rather than entire buildings 
• Whether the current three zone system remains appropriate 
• Any additional considerations and recommendations 
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Sec 66-943 Design Standards

a) The zones set forth in this Section are defined in the design overlay district map on record with the
City Clerk.

b) Architectural Standards. The requirements contained within this Division shall not apply to any
structure in the Agricultural, Rural Residential or Park/Open Space districts. It shall apply to all
structures used for commercial purposes in Single-Family Residential, Medium Density Residential,
and High Density Residential, all structures in the Central Business, Commercial, and Industrial
Districts.

These standards are intended to ensure coordinated design of new and existing building exteriors,
including additions and accessory structures, in order to prevent visual disharmony; minimize adverse
impacts on adjacent properties from buildings which detract from the character and appearance of the
district; and aid in improving the overall economic viability of the district. These standards are further
intended to prevent use of materials that are unsightly, subject to rapid deterioration or which contribute
to depreciation of property values or cause urban blight. It is not the intent of this Section to unduly
restrict design freedom when reviewing and approving project architecture in relationship to the
proposed land use, site characteristics and interior building layout. While the City of North Branch has
not established a theme or particular style of architecture that must be adhered to, a general goal of
creating a professional appearance with architectural appeal associated with a small city atmosphere is
desired within the City of North Branch.

(1) Architectural plans shall be prepared by an architect or other qualified person (as determined by
the Zoning Administrator) and shall show the following:

(a) Elevations of all sides of the building.
(b) Type and color of exterior building materials.
(c) Typical floor plans.
(d) Dimensions of all structures.
(e) The location of trash containers and of exterior electrical, heating, ventilation,
and air conditioning equipment.
(f) Utility plans including water, sanitary sewer, and storm sewer.
(g) Additional plans deemed necessary by the Zoning Administrator.

(2) Exterior building materials shall be subject to Zoning Administrator approval and the following:

(a) Zone 1: Structures must provide a cohesive architectural appearance reflecting its
functional purpose and must be composed of at least sixty-five percent (65%) Class I
materials; not more than thirty-five percent (35%) percent Class II materials.

(b) Zone 2: Structures must provide a cohesive architectural appearance reflecting its
functional purpose and must be composed of at least fifty percent (50%) Class I materials; not
more than thirty-five percent (50%) percent Class II materials.

(c) Zone 3: Structures must provide a cohesive architectural appearance reflecting its
functional purpose. Structures in this zone are not subject to material composition
requirements by Class. All other design standards in this Section apply unless otherwise listed.

(d) Classes of materials. For the purposes of this subdivision, exterior materials shall be
divided into Class I and Class II categories as follows:

1. Class I consisting of:

4/30/26, 1:17 PM Print Preview

https://northbranch.municipalcodeonline.com/book/print?type=code&name=Sec_66-943_Design_Standards 1/4Page 67 of 103

https://northbranch.municipalcodeonline.com/book?type=code#name=Sec_66-943_Design_Standards
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/northbranch/ADC/files/ordinance/1722966412_376-24map.pdf


i. Brick,
ii. Natural stone (or similar appearing, high quality manufactured
stone),
iii. Glass curtain wall,
iv. Copper,
v. Other comparable or superior materials, or
vi. New materials that meet the intent of the preamble above.

2. Class II consisting of:

i. Specialty concrete block such as burnished, textured or rock face,
ii. Architecturally precast concrete panels having an exposed aggregate, light
sandblast, acid etch, form liner, smooth as cast, tooled, natural stone veneer, brick
face and/or cast stone type finish,
iii. Masonry stucco,
iv. Fiber-cement exterior siding,
v. Other comparable or superior materials,
vi. New materials that meet the intent of the preamble above.
vii. Exterior finish installation system (EFIS),
viii. Opaque panels,
ix. Ornamental metal,
x. Smooth concrete block,
xi. Scored concrete block,
xii. Smooth concrete tilt-up panels,
xiii. Glazed block,
xiv. Glass block,
xv. Ceramic,
xvi. Other comparable or superior materials, or
xvii. New materials that meet the intent of the preamble above.

(e) A distinctly different color of brick may be considered as a second Class I material,
however, minor blended color combinations shall not be considered as a separate material.

(f) Buildings may be constructed primarily of one (1) specific Class I material provided that the
design fits the purpose of the building and is obviously superior to the general intent of this
Division to provide visual interest, variation in detailing, and eliminate long wall sections without
windows.

(g) Buildings constructed in Zone 3 shall have a minimum of two complementary color tones or
two materials incorporated on all sides of the building. This can be completed through
wainscoting, columns, pilasters, or other ornamentation as determined by the Zoning
Administrator.

(h) Garish or bright accent colors for awnings, trim, banding, walls, entries or any portion of the
building shall be minimized, but in no case shall such coloring exceed five percent (5%) of
each wall area.

(i) In Zones 1 and 2 exposed roof materials shall be similar to, or an architectural equivalent of
a high quality asphalt shingle (300# or better), wood shingle, standing seam metal roof, or
better.

(j) In Zone 3, roof materials shall be of a finished material and all fasteners and connectors
shall be the same color as the roof material.
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(3) The overall architectural character shall have a consistent architectural expression on all sides
of the building and be compatible with its surroundings.

(4) Windows or simulated windows shall be used on the ground level of any wall parallel to or
nearly parallel to a street.

(5) All structures, including parking ramps shall be designed to be architecturally integrated into the
overall site and be made of comparable materials and decorative elements.

(6) All façade treatments shall be maintained so as to not be unsightly in appearance or in a state
of disrepair, nor shall harmful health or safety conditions be present for the life of the project.

(7) Prohibited Exterior Materials in Zone 1 and 2:

(a) Vinyl Siding.
(b) Metal Siding, except as provided above.
(c) Formed Metal Panels with exposed fasteners.
(d) Pre-engineered post-frame structures with agricultural grade metal wall and roof panels,
commonly called “pole barns” are not permitted.

(8) Prohibited Exterior Materials in Zone 3:

(a) Unfinished steel on walls or roofs.

(b) Unfinished aluminum on walls or roofs.

(c) Reflective materials.

(9) Exceptions – The following exceptions to the exterior building material requirements may apply:

(a) The use is an essential service as defined by this Division; or
(b) The applicant shall have the burden of demonstrating that:

1. The proposed building maintains the quality in design and materials intended by this
Division,
2. The proposed building design and materials are compatible and in harmony with other
structures within the district,
3. The justification for deviation from the requirements of this section shall not be based on
economic considerations.

(c) Sides of a building which are not visible from any public road may use any combination of Class I or
II materials, if approved by the Planning Commission and City Council. The applicant must be able to
demonstrate that said side of building is not visible from any public road.

(d) Garage doors, window trim, flashing, accent items and the like, shall not constitute required
materials that make up the exterior finish of a building for the purposes of this section.

(e) Building Additions. Properties zoned I - Industrial and I2 - Heavy Industrial may be excepted from
the minimum exterior building material standards for additions onto existing buildings. This exception
only applies to additions of not more than 75 percent of the gross floor area of the initial principal
building constructed on the property. The type and percent composition of the material(s) on the new
additio(s) must be equal to or greater than the material(s) on the existing principal building. Additions
exceeding 75 percent are required to meet the minimum exterior material standards for that Zone. In
this case, the property owner may opt to satisfy the minimum standards on both the addition(s) and
existing building. This exception does not apply to new secondary buildings and accessory structures
on the property, if permitted by zoning.
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(Code 1996, § 17.44.120)

HISTORY
Amended by Ord. 325-21 on 10/26/2021
Amended by Ord. 356-23 on 6/27/2023
Amended by Ord. 376-24 on 7/30/2024
Amended by Ord. 377-24 (Summary Ordinance of 376-24) on 7/30/2024
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PLANNING COMMISSION STAFF REPORT 
Meeting Date:  5/5/2026 
Prepared by:  Ryan Saltis, City Planner 

 
 
Report  
 
Discussion of Potential Text Amendment – Accessory Dwelling Units (ADU’s)  
 
Overview / Background 

At the April 7 Planning Commission meeting, a resident raised the possibility of adopting regulations to allow 
Accessory Dwelling Units (ADU’s) as an additional housing option within residential zoning districts. ADU’s 
are smaller, secondary residential units located on the same lot as a principal dwelling and may be either 
attached or detached. 

ADU’s have gained increased attention as a planning tool to expand housing supply without large-scale 
development, support multi-generational living arrangements, and provide supplemental income opportunities 
for homeowners. 

Currently, the North Branch City Code does not explicitly permit ADU’s in residential zoning districts. As a 
result, the establishment of a secondary dwelling unit on a single parcel would require code interpretation or 
approval of a variance. 

Nearby jurisdictions, including Chisago County, Minnesota and Isanti County, Minnesota, allow ADU’s (often 
referred to as “Accessory Apartments” or “Guest Houses”) under specific conditions, typically within agricultural 
or rural zoning districts. These ordinances provide a useful framework for evaluating how ADU’s could be 
regulated within the City of North Branch. 

This item is presented for informational purposes only, and no action is requested at this time. Planning 
Commission members are asked to review the attached ordinances from Chisago and Isanti Counties in 
advance of a more detailed discussion at the June Planning Commission meeting. That discussion will focus 
on whether the City should consider incorporating ADU regulations into its zoning code and how such 
regulations may be structured. 

Things to consider  
 
As the Planning Commission reviews the concept of allowing Accessory Dwelling Units (ADU’s), several policy 
and implementation considerations should be evaluated. These considerations are intended to guide future 
discussion on how ADU’s could be incorporated into the City of North Branch zoning code in a manner that 
balances housing flexibility with neighborhood compatibility. 
 
Zoning Districts 
 

• Should ADU’s be permitted in all residential districts or limited to specific zoning classifications (ex: RR 
or R-1)  

 
Approval Process 
 

• Should ADU’s be permitted administratively or require a Conditional Use Permit (CUP) to allow for 
case-by-case review?  
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Unit Type and Location 
 

• Should both attached and detached ADU’s be allowed? 
• Should restrictions be placed on placement? (rear yard only?)  

 
Size Limitations 
 

• Should ADU’s be limited by square footage (ex: 800-1,200 square feet) or as a percentage of the 
principal dwelling?  

 
Owner Occupancy Requirements 
 

• Should either the primary dwelling or ADU be owner-occupied to maintain property oversight and 
neighborhood character?  

 
Parking Requirements 
 

• Should additional off-street parking be required for ADU’s?  
 
Utilities and Infrastructure 
 

• Are existing water, sewer, and stormwater systems adequate to support increased density?  
 
Design and Compatibility Standards 
 

• Should ADU’s be required to match the architectural style or materials of the principal dwelling? 
 
Number of Units 
 

• Should there be a limit of one ADU per parcel?  
 
Enforcement and Administration 
 

• What level of staff resources would be required to administer and enforce ADU regulations?  
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4.10  Accessory Dwelling Units  

A.   An accessory dwelling unit is a detached or possibly attached structure adhering to principal 
structure setbacks or an attached accessory use with a dedicated separate entrance from the 
principal structure as defined in Section 3. An internal stairwell may be connected to the 
dedicated separate entrance.   

B. An accessory dwelling unit is only permitted on parcels with an established principal dwelling. 

C.      An accessory dwelling unit shall not exceed seven hundred eighty (780) square feet or larger 
measured at the foundation/footprint.  

D.  The maximum footprint of the accessory dwelling unit shall not exceed the principal dwelling 
footprint.   

E. The accessory dwelling unit must be compatible in materials and appearance to the principal 
dwelling.   

F. Dedicated on-site parking to meet the needs generated by the accessory dwelling unit is 
required.   

G. The accessory dwelling unit shall meet the residential standards of this Ordinance including but 
not limited to building requirements in Section 4.07.  

H. Accessory dwelling units are permitted in the AG and RR Districts. Accessory dwelling units shall 
require a Conditional Use Permit in the AP, UFR, and RVC Districts.  

I.  Accessory dwelling units shall be prohibited in the CLI and PAT Districts.  Land containing both a 
principal dwelling and an accessory dwelling unit cannot be subdivided unless both dwellings 
and the land adhere to all specified dimensional standards.  

J. At least one (1) of the dwellings on the property must be owner occupied.   

K. Accessory dwelling units are not permitted on land which has been developed with a duplex or 
townhome.   

Page 74 of 103



Page 75 of 103



Page 76 of 103



Page 77 of 103



Page 78 of 103



 
City of North Branch 

Staff Report 
 

Prepared By: Nathan Sondrol, Community Development Director 

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

Date: 04/30/2026 

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: 
 
The committee met on February 18, March 18 and April 15 and discussed the following items: 
 
- Urban Service Area Boundary 
- Types of Housing/Demand 
- ADU's: Where are they acceptable and identified a Goal for placing regulations 
- Short Term Housing 
- Redevelop and Repurpose opportune areas 
- CBD is emphasized for only holding .18% of total land in city 
- Analyze planned transportation routes and review zoning accordingly 
- Update acreages, numbers, facts, data within Comp Plan 
- Ecological Preservation 
- Goal: Design Standards 
 
The next meeting is scheduled for Wednesday, May 20 at 6pm at City Hall. 
 

• April 15 2026: Housing, Transporation, Utilities, Public Safety - . 
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• May 20 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 

Staff are in the process of compiling comments and updates and will have them provided prior to the 
meeting. 

Requested Action 
To provide input on Sections 2 and 3 of the comprehensive plan 
 
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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