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-\l. NORTHBRANCH
NORTH BRANCH ——Minnesota——

Kevin Schieber

Mayor

Robert Canada

CITY COUNCIL Councilmember/Acting Mayor
SPECIAL AGENDA

Pat Meacham

TUESDAY, MAY 27, 2025 @ 6:00 PM
CITY HALL, 6408 ELM STREET, NORTH
BRANCH, MN 55056 Jeff Goulet

Councilmember

Councilmember

Jim Ibinger

Councilmember
1. CALL TO ORDER
2. PLEDGE OF ALLEGIANCE
3.  ROLL CALL
4. AGENDA APPROVAL
a. Approve Agenda ACTION

5. STAFF REPORTS

a.  Works session with City Council and Planning Commission to discuss City Code INFO
66-6 regarding Single Family Dwellings in the R-3 zoning district.

6. ADJOURNMENT

Since we do not have time to discuss every point presented, it may seem that decisions are

preconceived. However, background information is provided to the City Council on each Agenda item in
advance from Staff and appointed Commissions, and decisions are based on this information and past
experiences. In addition some items may also have been discussed preliminarily at Council Work Sessions. If
you are aware of information that has not been discussed, please raise your hand to be recognized. Comments
that are pertinent are appreciated. Items requiring excessive time may be continued to another meeting.
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NORTH BRANCH
City of North Branch

Staff Report
Prepared By: Ryan Saltis
Presenter: Ryan Saltis
Date: 05/21/2025
Board & Commission: City Council

Subject: Works session with City Council and Planning Commission to discuss City Code
66-6 regarding Single Family Dwellings in the R-3 zoning district.

See attached memo

Voting Requirements:

Voting Options Simple Majority
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R-3 High-Density Residential Zoning District Research

Background:

At the May 6" Planning Commission Meeting, there was a public hearing for approval of a text
amendment to allow single family homes within the R-3 High Density Residential Zoning District.
Currently, single family residential homes are not permitted in the R-3 zoning district. Allowable uses in
this zoning district include duplexes, triplexes, twin homes, quads, townhomes, multi-family housing,
and apartments.

The text amendment to allow for single family residential in this district was brought to the
Planning Commission simultaneously with a preliminary plat submittal for a proposed community called
Cedar Ridge. The preliminary plat showed mostly single family homes, with potential areas for
apartments that were ghost platted. At the time of the Planning Commission Meeting, there was
minimal information regarding the apartments including the size, unit numbers, height, and minimal site
planning around this area. Planning Commissioners questioned if the apartments were ever going to
happen on this site, as the Cedar Ridge Plat was presented by homebuilders, not a development
company interested in constructing apartments.

In order to meet the required minimum density requirements in the R-3 zoning district of 6 units
per acre, the apartments would be crucial to bring density up for the site as a whole. The preliminary
plat proposed 75 single family homes on the 62 acre site. There are 167 apartment units listed on the
preliminary plat.

The dimensional and design standards table currently lists requirements for single family homes
in the R-3 zoning district, even though at this time they are not permitted. The Zoning District Use Table
and Dimensional & Design Standards Table contradict each other, meaning that one has to change to be
consistent with what is allowed in the R-3 Zoning District.

Zoning District Use Table:

District Uses Notes Standards Rl R2 R3 RR AG PUB OSP CBD B

A. RESIDENTIAL USES
Household Living
Dwelling, Single-Family PP Pl P
Dwelling, Single-Family (Prior to December 31, 2022)
Dwelling, Two-Family (Duplex) & Triplex

Dwelling, Twin Homes P
Dwelling, Quad & Townhome

Dwelling, Multi-Family (3 to 6 units)
Dwelling, Multi-Family (7 to 16 units)
Dwelling, Apartments

Dwelling, Apartments Above Commercial
Dwelling, Prefabricated Home C
Household Living
Boarding Home/Foster Children (6 or fewer persons) P P
Senior Community, Independent or Assisted Living
Care Facility (6 or fewer disabled persons) State License P P
Care Facility (7 to 16 disabled persons) State License

w|o|o|o

wv|o|o|o|o|w

al

Olo|o]|o
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Dimensional & Design Standards Table:

Dimensional & Design Standards Table

R-3: 7+
R-1,2 R-2,2 . R-3, R3  |amachedunits) o o
R-1 S R-2, : 3-6 L3 36 and
. family . family 2 family L detached
Use single ; single e | attached e | attached | condominism r
T dwellings . dwellings . dwellings, Z single
family ; family - | units, per - " | units - per | s (see below :
= , per unit . per unit per unit fﬂn‘ul}'
townhouse townhouse | for apartment
s[an.d.ﬂrds}”
Front vard setback- interior L L L
in fi - at lot line ar ROW 30 30 30 30 30 30 30 30 30
Lot Width - corner - in ft at
et e MR o 50 80 50 150 50 150 150 50
front set-back line
Lot Width -in fi - at front | g 50 80 50 150 50 150 150 50
set-back line
Ditch easement - in fi 45 45 45 435 45 45 45 45 45
Rear yard sethack- interior | 5, 30 30 n 30 30 30 30 30
lot - in fi
Rear-yard setback comerlotf = 5 15 15 15 15 15 15 30 15
-in ft
&', 0 for 6,0 for |6, 0 for &', 0 for a', 0 for
. . . attached attached |attached attached attached
Side w[_ba"_-k_ mntenor lot - a portion of & portion of | portion of  [portion of  |portion of 10 A
i ft umnit unit Lt it unit
Side setback- comner - in ft 30 30 30 20 30 30 20 30 30
Lot Depth - tmnimidm in ft 100 100 100 100 100 100 100 100 100
Mot more than
35% of the lot
Mimimum Lot Size - sq ft 12,000 7,500 12,000 6, 500 2,000 6,500 2,000 shall be 6. 500
covered by all
bunldings.
Maxirum base density 1-4 units | 1-4 unats | 1-6 units | 1-6 units | 1-6 units bt units 6+ units ft umits per | 6+ units per
peracre | peracre | peracre | peracre | per acre per acre per acre acre acre
Minimum Principal
building size sq fi - main 800 EO0 200 800 200 800 00 00 R00
floor, per dwelling b

Total R-3 area in North Branch: 265 Acres
Total R-3 (Developed): 105 Acres

Total R-3 (Undeveloped/Vacant): 160 Acres
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Surrounding Communities Research:

Isanti:

Isanti classifies their high density residential zoning district as R-4 “Multiple Family Dwelling District”.
This district accommodates multi-family dwellings such as apartments and condominiums. This zoning
district allows a maximum density of twelve units per acre. Single Family Houses are not permitted in
the R-4 Zoning District. Single Family homes are permitted in the R-3A “Low Density Multiple Family
District”, where the maximum density is 6 units per acre. This is the highest density classification

allowed for single family homes in Isanti.

ARTICLE THREE: “R-3A" LOW DENSITY MULTIPLE FAMILY DISTRICT

Subdivision 1: Purpose

The “R-3A”" Low Density Multiple Family District is designed to provide for low density areas, which
accommodate a variety of housing types, to include detached and attached single-family, two-family, duplexes,
and attached and detached townhomes. These districts shall be located and are intended to function as a transition
area between the less intense single-family developments and the more intense multiple family districts. The
district promotes more walkable neighborhoods with a vanety of housing types.

Suhdivision 2: Permitted Uses

The following are permitted uses:

A. Conversion of a residential dwelling, subject to the requirements as provided within Section 13 of
this Ordinance.

B. Dwellings, Single-family detached.

Minimum lot sizes for single family homes in the R-3A District are set at 7,500 square feet.

Minimum lot width is 60 feet.

Setbacks are set at 30 feet for the front/rear, and 10 feet on the sides.

ARTICLE FIVE: “R-4" MULTIPLE FAMILY DWELLING DISTRICT

Subdivision 1: Purpose

The “R-4" Multiple Family Dwelling District 1s designed to provide for high density areas, which accommodate
various types of multi-family dwellings, such as apartments and condominium-style housing. Developments within
this district shall be developed as part of a Planned Unit Development, as densities within this district will meet the
maximum density goal of twelve (12) units per acre. Higher densities may be permitted and such determination
shall be based upon the site-specific charactenstics and the requested type of development. These districts shall be
located in areas served by public utilities and municipal services as well as in areas with accessibility to collector
streets, shopping centers, employment centers and where this type of development would meet the intent and goals
established within the Comprehensive Plan.

Page 5 of 20



Cambridge:

Cambridge allows single family dwellings in the same zoning district as apartments as shown on the

chart below:

DISTRICT

R-1 | R1A | R-2 | R-3

RESIDENTIAL AND LODGING USES

P P P P Dwellings, Single Family
P P Dwellings, Two-Family
C P Dwellings, Multiple Family
C C Manufactured Home Complexes, pursuant to § 156.064

Rooming/Boarding House

C P Townhouses

Minimum lot area for single family homes in the R-3 District is set at 6,750 square feet.

| R-1 R-1A R-2° R-3¢
Minimum Lot Area in Square Feet
One-Family Dwelling 11,000 9,400 6,750 6,750
Two-Family Dwelling N/A N/A 9,000 9,000
Multiple Family Dwelling NSA N/A 15,000, but 20,000, but
not less than not less than
2,000 sf for 2,000 sf for
each dwelling | each dwelling
unit unit
Minimum Lot Width in Feet? 80 70 50 100
Minimum Lot Depth in Feet 120 120 109 120

Minimum lot widths are 100 feet and minimum lot depth is 120 feet.
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6.96 Acres — Existing Single Family Homes (4 Parcels) &
86.91 Acres — Vacant Farmland
o 516 total units minimum (to meet density of 6 units per acre)
o 6500 square foot lot minimum for R-3 detached single family
= 50’ x 130’ to meet lot minimums
o 50 foot lot width minimums
o 100 foot lot depth minimums

7,260 square feet = maximum lot size to meet density of 6 units per acre for single family

detached structures

Henna Ave

Henna
_AVe—__J l__I | .

397th
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e 10.48 Acres Total
e Current Use: Apartments
o Splittstoser Apartments
= 6 buildings — 4 units each building
o Ashwood Birchwood Apartments
= 4 buildings: Three levels each
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e 12 Acres Total

e Vacant parcel

e 386th Street on north
o Proposed Independent Active Senior Living Facility (104 units)
o Future commercial development to north
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70.02 Acres Total

Meadows North Planned Unit Development (PUD)
o Underlying R-3 Zoning
Single Family Homes and Townhomes

50 foot wide lots for single story slab on grade homes
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e 2.78acres
e 4 Parcels

e 2 story apartment buildings
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12.29 Acres Total
Mix of Townhomes (attached and detached) and apartments
Fully developed
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9th Ave

e 1.46 Acres Total
e 2 Parcels — Fully Developed
e Current Use: Apartment Building (Northern Oaks Apartments)
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e 19.22 Acres Total
e Current Use: Single Family Home (South %) and Farmland (North %)
e 114 units minimum to meet density of 6 units per acre
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11.56 Acres Total

Current Use: Falcon Apartments

4 Parcels — Each building on separate parcel
4 Buildings — 3 stories each

Fully developed

11NN <P

: ST
5379383!_\'D T
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Falcon Ave

|
|
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J064TO0 BN

0B4ET00 1

1053600 1

Lot /o
5710 R7¢

e 51.95 Acres Total
e 5 Parcels
e Splits Parcels with R-3 and Business Zoning
o R-3 Zoning along Falcon Ave
o B Business Zoning fronting I-35
e (Cedar Ridge Community proposed on north parcel
o Proposing single family houses
o Single Family Houses currently not a permitted use in the R-3 Zoning District
e All parcels vacant/developable land
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