






















Collaborative Planning, LLC 
 

 

MEMORANDUM      
 
 TO:  Planning Commission 
 
 FROM: Cindy Nash, AICP, City Planner 
 
 DATE: July 27, 2020 
 

SUBJECT: River’s Edge of Hanover for Concept Plan  
   

 APPLICANT: JP Brooks, Inc. 
 
 LOCATION: Generally located east of River road and south of 8th Street   

 
COMPREHENSIVE PLAN: Neighborhood Residential  

 
  

Description of Request 
 
The applicant has submitted a concept plan to 
redevelop the former mine site on River Road 
into a neighborhood containing single-family 
homes and detached villas.  An aerial photo 
of the proposed redevelopment property is to 
the right. 
 
A concept plan is a courtesy review of a 
proposed project prior to engineering design 
being completed.  Comments and approval 
by the City Council is non-binding and meant 
to be used as a guide when preparing a 
preliminary plat for a development.  Full 
review of project plans occurs at the 
preliminary plat stage, and there are 
frequently additional changes made to the 
plans prior to preliminary plat submission.   
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Density 
 
The proposed subdivision appears to meet the density requirements of the Comprehensive Plan.  
Utilizing the density calculations, this development would have the following approximate 
density: 
 

Gross Acreage   82.6 acres 
Less Ponding     8.67 acres (rough estimate) 
Less River Road ROW 2 acres (rough estimate) 
Equals Net Acreage  71.93 acres    
 
Density = 272 units/71.93 acres = 3.78 units/acre 
 

This density is consistent with the Comprehensive Plan guidance of Neighborhood Residential 
which requires greater than 2 but less than 4 units per net acre.  However, the density 
calculations made at this time are an estimate and would be recalculated with a preliminary plat 
application.   
 
Planned Unit Development Required 
 
The site is proposed to be planned as a Planned Unit Development.  The Planned Unit 
Development is distinguished from the traditional subdivision process of development in those 
zoning standards such as density, setbacks, height limits, and minimum lot sizes may be altered 
by negotiation and agreement between the developer, the municipality and the Commissioner. 
 
A preliminary description of the PUD is included in the booklet submitted by the Developer and 
included in the packets. 
 
The City has approved a number of subdivisions through the Planned Unit Development process.  
These include: 

 Crow River Heights (all phases) – originally planned as a mixed-use development 
consisting of single-family homes and townhomes 

 Bridges of Hanover – used to plan a neighborhood that included a mix of single-
family homes, twinhomes and apartments 

 River Town Villas – planned as a neighborhood of villa homes with private 
streets 

 
The proposed villas in the south side of the neighborhood are planned to have lot sizes consistent 
with those in the R-2 zoning district for villa homes.  Villa homes may be permitted in the R-1 
District as part of a PUD.  The developer is currently constructing villa homes in the Bridges of 
Hanover on what used to be twinhome building pads off Settlers Road. 
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The proposed single-family homes in the northern part of the neighborhood are planned to have 
lot sizes, widths and setbacks that are smaller than those in a straight R-2 plan.  If the plan is 
approved, it would incorporate some differences from straight zoning. The table below compares 
those request changes to the R-2 requirements as well as what currently exists in Crow River 
Heights. 
 

 
  
 
Anticipated Development Fees 
 
Concurrent with recording a plat and development agreement for a neighborhood, the Developer 
is required to pay certain development fees to the City.  Based on the proposed plan and the fees 
as they exist in 2020, it would be estimated that the following would be collected: 
 

 
 
These various fees are collected to pay for improvements to the City’s parks, water, sanitary 
sewer, stormwater and storm warning siren systems.  In some cases, these improvements may 
have already been made such as may be the case for trunk water and sewer lines that are 
installed.  In other cases, the system improvements may be items that are planned for but not 
implemented until additional growth (and payment of fees) has occurred such as is frequently the 
case for park improvements. 
 
 
 
 

R1 Ordinance Proposed 

Rivers Edge

Crow River 

Heights 4th, 

etc.

Crow River 

Heights 3rd

Lot Width 80 feet 70‐80 64 64

Lot Size Interior 12000 sq. ft. 8750 7930 7930

Front Setback 30 feet 25 25 to 40 32 to 50

Side Setback 10 feet 8.5 10 8

Rear setback 30 feet 20 to 30 10 to 30 20 to 30

Item Fee Fee Subtotal

Storm Sewer Trunk Fee (per square foot) 0.08$                 287,844.48$      

Sanitary Sewer Trunk Charge 2,270.00$        576,580.00$      

Municipal Water Trunk Charge 903.00$            229,362.00$      

Storm Warning Siren Fee (per acre) 68.63$              5,668.84$          

Park Dedication 3,272.00$        831,088.00$      

Fee Total 1,930,543.32$  
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Memorandum 

 
To:  Cindy Nash – Hanover City Planner 
  
From: Nick Preisler, PE – Hanover Asst. City Engineer 
 
Cc: Brian Hagen – Hanover City Administrator 
 Justin Messner – Hanover City Engineer 
 
Date: July 2, 2020 
  
Re: River’s Edge of Hanover Concept Plan Review   
 

 
As requested, we have reviewed the River’s Edge of Hanover Concept drawing as prepared by 
Duininck, dated March 16, 2020, and we offer the following comments below; 
 

1. Show drainage and utility easement dimensions. Design standards require a 6-foot 
easement along common lot lines and 10-foot easement along lot lines adjacent to a 
roadway. 

2. Label street widths (measured to back of curb) 
3. Utilize the updated 2020 City of Hanover Standard Detail Plates whenever applicable. 

See attached. 
4. There appears to be multiple proposed connections to existing storm sewer. The 

applicant should determine if there is capacity in the existing storm sewer for the 
additional flow from the proposed development. 

5. Identify the locations where the proposed watermain and sewer connects to the existing 
utilities. 

6. The driveways in the cul-de-sac on the southwest portion of the site extend beyond 
projected property lines at the curb.   

7. Southbound left turn lane on River Rd NE may be necessary. The current striping of 
River Rd NE shows a hatched area that may be able to accommodate the turn lane if it 
were restriped. 

 
 
 



   

Collaborative Planning, LLC 

Memorandum 

Date: July 22, 2020 

To: Jason  Duininck 

 Jason Ver Steeg 

From: Cindy Nash, City Planner 

RE: Concept Plan – Rivers Edge of Hanover   

I have reviewed the concept plan dated July 20, 2020 and offer the following comments: 
 
 
Planned Unit Development 
 

1. Single-family homes – A Planned Unit Development is required for amendments to lot 
size, setbacks, and lot width. 

 
2. Villas may only be permitted under a PUD when the property is in the R-1 district. The 

proposed villa homes appear to meet the standards prescribed in the R-2 zoning district 
for villas.    
 

3. The concept plan appears to meet the setbacks of the underlying zoning district on the 
perimeter of the site.  
 

4. The lots adjacent to 8th Street are shown at 80 feet wide which is consistent with the lots 
on the north side of 8th Street. 
 

5. Recommend the 3 lots at the entrance of the neighborhood across from Outlot A be 
removed to reduce conflicts with traffic entering/existing the neighborhood. 
 

 
General Notes 

 
6. The site appears to meet the density requirements of the Comprehensive Plan (2 to 4 units 

per net developable acre).  Ponding and the right of way for River Road must be excluded 
from the gross area of the site for the calculation.  This would be reviewed more fully at 
preliminary plat.  
 

7. Identify use and ownership of Outlot A. 
 

8. A Homeowner’s Association will be required, and association documents will be required 
to be provided to the City for review and approval with the Final Plat submittal. 
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9. The City’s Comprehensive Plan does not identify a need for additional park land in this 

location.  Park dedication would be payment-in-lieu of land.    
 

10. Architectural requirements would be a part of a PUD approval. 
 

11. No overhead utilities would be permitted. 
 

12. A landscape and tree preservation plan would be required to be submitted with the 
preliminary plat. 
 

13. Sidewalks required on one side of every street. 
 

 
cc:  Brian Hagen 
 Nick Preisler 
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OUTLOT C

OUTLOT A

© DUININCK INC. 20    .  ANY USE OR
REUSE OF THIS PLAN/DRAWING AND
THE CORRESPONDING COMPUTER
AIDED DESIGN/DRAFTING FILES
WITHOUT THE EXPRESS WRITTEN
CONSENT OF DUININCK INC. IS
PROHIBITED.  DUININCK INC. SHALL
NOT BE RESPONSIBLE FOR ANY
UNAUTHORIZED USE OR REUSE OF
THESE MATERIAL, OR DAMAGES
RESULTING THEREFROM.

P.O BOX 208

408 SIXTH STREET

PRINSBURG, MN  56281

PHONE: (320) 978-6011

FAX: (320) 978-4978
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Rivers Edge July 20, 2020

Parcel Area Report

Parcel Area (SF) Area (acres) Lot Width (At Front Setback)

Block 1, Lot 1 18,787          0.431 140.23

Block 1, Lot 2 10,380          0.238 80.00

Block 1, Lot 3 10,361          0.238 80.00

Block 1, Lot 4 10,380          0.238 80.00

Block 1, Lot 5 10,380          0.238 80.00

Block 1, Lot 6 10,360          0.238 80.00

Block 1, Lot 7 10,360          0.238 80.00

Block 1, Lot 8 10,360          0.238 80.00

Block 1, Lot 9 10,360          0.238 80.00

Block 1, Lot 10 10,380          0.238 80.00

Block 1, Lot 11 10,400          0.239 80.00

Block 1, Lot 12 13,090          0.301 102.04

Block 1, Lot 13 12,761          0.293 70.00

Block 1, Lot 14 9,315            0.214 70.00

Block 1, Lot 15 9,315            0.214 70.00

Block 1, Lot 16 9,314            0.214 70.00

Block 1, Lot 17 9,313            0.214 70.00

Block 1, Lot 18 9,313            0.214 70.00

Block 1, Lot 19 9,312            0.214 70.00

Block 1, Lot 20 9,311            0.214 70.00

Block 1, Lot 21 9,311            0.214 70.00

Block 1, Lot 22 9,342            0.214 70.06

Block 1, Lot 23 14,534          0.334 82.44

Block 1, Lot 24 22,644          0.520 97.40

Block 1, Lot 25 20,579          0.472 70.40

Block 1, Lot 26 12,474          0.286 70.00

Block 1, Lot 27 11,059          0.254 70.00

Block 1, Lot 28 11,101          0.255 70.00

Block 1, Lot 29 9,597            0.220 70.00

Block 1, Lot 30 9,479            0.218 70.00

Block 1, Lot 31 9,490            0.218 70.00

Block 1, Lot 32 9,499            0.218 70.00

Block 1, Lot 33 9,508            0.218 70.00

Block 1, Lot 34 10,350          0.238 72.11

Block 1, Lot 35 11,112          0.255 70.15

Block 1, Lot 36 13,032          0.299 70.17

Block 1, Lot 37 16,922          0.388 70.26

Block 1, Lot 38 19,044          0.437 70.00

Block 1, Lot 39 10,870          0.250 84.10

Block 1, Lot 40 10,547          0.242 70.00

Block 1, Lot 41 14,816          0.340 86.50



Parcel Area (SF) Area (acres) Lot Width (At Front Setback)

Block 2, Lot 1 11,255          0.258 86.51

Block 2, Lot 2 9,093            0.209 69.84

Block 2, Lot 3 10,752          0.247 75.97

Block 2, Lot 4 11,537          0.265 81.88

Block 2, Lot 5 9,106            0.209 70.03

Block 2, Lot 6 9,100            0.209 70.00

Block 2, Lot 7 9,100            0.209 70.00

Block 2, Lot 8 9,100            0.209 70.00

Block 2, Lot 9 9,100            0.209 70.00

Block 2, Lot 10 9,100            0.209 70.00

Block 2, Lot 11 9,100            0.209 70.00

Block 2, Lot 12 9,100            0.209 70.00

Block 2, Lot 13 11,222          0.258 86.50

Block 2, Lot 14 12,169          0.279 93.26

Block 2, Lot 15 14,635          0.336 84.62

Block 2, Lot 16 26,919          0.618 89.87

Block 2, Lot 17 17,509          0.402 107.45

Block 2, Lot 18 15,334          0.352 80.51

Block 2, Lot 19 14,610          0.335 70.00

Block 2, Lot 20 11,245          0.258 86.50

Block 2, Lot 21 9,100            0.209 70.00

Block 2, Lot 22 13,661          0.314 127.00

Block 2, Lot 23 10,745          0.247 86.50

Block 2, Lot 24 9,100            0.209 70.00

Block 2, Lot 25 9,100            0.209 70.00

Block 2, Lot 26 9,100            0.209 70.00

Block 2, Lot 27 9,158            0.210 70.24

Block 2, Lot 28 7,995            0.184 73.23

Block 2, Lot 29 7,694            0.177 70.15

Block 2, Lot 30 9,100            0.209 70.00

Block 2, Lot 31 9,100            0.209 70.00

Block 2, Lot 32 9,100            0.209 70.00

Block 2, Lot 33 9,100            0.209 70.00

Block 2, Lot 34 9,100            0.209 70.00

Block 2, Lot 35 9,100            0.209 70.00

Block 2, Lot 36 9,100            0.209 70.00

Block 2, Lot 37 9,364            0.215 73.91

Block 2, Lot 38 9,028            0.207 77.36

Block 2, Lot 39 9,600            0.220 89.73

Block 2, Lot 40 8,639            0.198 76.63

Block 2, Lot 41 9,100            0.209 70.00

Block 2, Lot 42 9,100            0.209 70.00

Block 2, Lot 43 9,100            0.209 70.00

Block 2, Lot 44 9,100            0.209 70.00



Parcel Area (SF) Area (acres) Lot Width (At Front Setback)

Block 2, Lot 45 9,100            0.209 70.00

Block 2, Lot 46 9,100            0.209 70.00

Block 2, Lot 47 9,100            0.209 70.00

Block 2, Lot 48 9,100            0.209 70.00

Block 2, Lot 49 11,500          0.264 89.64

Block 2, Lot 50 9,312            0.214 70.03

Block 2, Lot 51 9,309            0.214 70.03

Block 2, Lot 52 9,305            0.214 70.03

Block 2, Lot 53 9,302            0.214 70.03

Block 2, Lot 54 9,299            0.213 70.03

Block 2, Lot 55 9,295            0.213 70.03

Block 3, Lot 1 16,820          0.386 120.35

Block 3, Lot 2 13,184          0.303 88.76

Block 3, Lot 3 9,205            0.211 70.00

Block 3, Lot 4 9,205            0.211 70.00

Block 3, Lot 5 9,205            0.211 70.00

Block 3, Lot 6 10,060          0.231 76.50

Block 3, Lot 7 9,665            0.222 73.50

Block 3, Lot 8 9,205            0.211 70.00

Block 3, Lot 9 9,205            0.211 70.00

Block 3, Lot 10 9,205            0.211 70.00

Block 3, Lot 11 9,205            0.211 70.00

Block 3, Lot 12 9,205            0.211 70.00

Block 3, Lot 13 9,205            0.211 70.00

Block 3, Lot 14 9,205            0.211 70.00

Block 3, Lot 15 9,205            0.211 70.00

Block 3, Lot 16 9,285            0.213 75.64

Block 3, Lot 17 9,141            0.210 74.05

Block 3, Lot 18 9,125            0.209 73.02

Block 3, Lot 19 12,140          0.279 93.63

Block 3, Lot 20 13,413          0.308 101.17

Block 3, Lot 21 10,159          0.233 70.02

Block 3, Lot 22 10,203          0.234 70.12

Block 3, Lot 23 9,216            0.212 70.00

Block 3, Lot 24 9,205            0.211 70.00

Block 3, Lot 25 9,205            0.211 70.00

Block 3, Lot 26 9,205            0.211 70.00

Block 3, Lot 27 9,205            0.211 70.00

Block 3, Lot 28 9,205            0.211 70.00

Block 3, Lot 29 9,205            0.211 70.00

Block 3, Lot 30 9,205            0.211 70.00

Block 3, Lot 31 9,665            0.222 73.50

Block 3, Lot 32 10,060          0.231 76.50

Block 3, Lot 33 9,206            0.211 70.00



Parcel Area (SF) Area (acres) Lot Width (At Front Setback)

Block 3, Lot 34 9,206            0.211 70.00

Block 3, Lot 35 9,209            0.211 70.00

Block 3, Lot 36 9,154            0.210 74.93

Block 3, Lot 37 9,140            0.210 75.84

Block 3, Lot 38 8,984            0.206 75.84

Block 3, Lot 39 11,423          0.262 100.58

Block 4, Lot 1 11,250          0.258 93.20

Block 4, Lot 2 13,290          0.305 100.94

Block 4, Lot 3 11,725          0.269 70.13

Block 4, Lot 4 11,662          0.268 70.15

Block 4, Lot 5 11,450          0.263 70.20

Block 4, Lot 6 9,403            0.216 70.13

Block 4, Lot 7 9,308            0.214 70.00

Block 4, Lot 8 9,310            0.214 70.00

Block 4, Lot 9 9,310            0.214 70.00

Block 4, Lot 10 10,175          0.234 76.50

Block 4, Lot 11 10,175          0.234 76.50

Block 4, Lot 12 9,310            0.214 70.00

Block 4, Lot 13 9,310            0.214 70.00

Block 4, Lot 14 9,310            0.214 70.00

Block 4, Lot 15 9,310            0.214 70.00

Block 4, Lot 16 9,310            0.214 70.00

Block 4, Lot 17 10,906          0.250 82.00

Block 4, Lot 18 10,906          0.250 82.00

Block 4, Lot 19 12,019          0.276 114.87

Block 4, Lot 20 11,141          0.256 83.54

Block 4, Lot 21 7,918            0.182 79.65

Block 4, Lot 22 8,158            0.187 79.43

Block 4, Lot 23 8,514            0.195 77.27

Block 4, Lot 24 7,735            0.178 61.67

Block 4, Lot 25 8,778            0.202 66.00

Block 4, Lot 26 8,778            0.202 66.00

Block 4, Lot 27 8,778            0.202 66.00

Block 4, Lot 28 8,778            0.202 66.00

Block 4, Lot 29 8,778            0.202 66.00

Block 4, Lot 30 8,778            0.202 66.00

Block 4, Lot 31 8,778            0.202 66.00

Block 4, Lot 32 9,776            0.224 73.50

Block 4, Lot 33 8,446            0.194 63.50

Block 4, Lot 34 7,448            0.171 56.00

Block 4, Lot 35 7,448            0.171 56.00

Block 4, Lot 36 7,448            0.171 56.00

Block 4, Lot 37 7,448            0.171 56.00



Parcel Area (SF) Area (acres) Lot Width (At Front Setback)

Block 4, Lot 38 7,448            0.171 56.00

Block 4, Lot 39 7,448            0.171 56.00

Block 4, Lot 40 9,272            0.213 77.60

Block 4, Lot 41 8,493            0.195 69.93

Block 4, Lot 42 7,448            0.171 56.00

Block 4, Lot 43 7,453            0.171 56.00

Block 4, Lot 44 7,458            0.171 56.00

Block 4, Lot 45 11,276          0.259 148.66

Block 5, Lot 1 12,233          0.281 83.29

Block 5, Lot 2 9,049            0.208 57.53

Block 5, Lot 3 9,651            0.222 57.73

Block 5, Lot 4 12,746          0.293 100.72

Block 5, Lot 5 9,312            0.214 58.50

Block 5, Lot 6 9,705            0.223 57.62

Block 5, Lot 7 9,774            0.224 57.50

Block 5, Lot 8 9,519            0.219 56.00

Block 5, Lot 9 9,519            0.219 56.00

Block 5, Lot 10 10,445          0.240 74.30

Block 5, Lot 11 8,160            0.187 56.00

Block 5, Lot 12 8,845            0.203 56.00

Block 5, Lot 13 24,541          0.563 69.75

Block 5, Lot 14 13,400          0.308 59.14

Block 5, Lot 15 9,378            0.215 66.00

Block 5, Lot 16 10,112          0.232 62.01

Block 5, Lot 17 24,982          0.574 71.37

Block 5, Lot 18 20,795          0.477 71.95

Block 5, Lot 19 18,944          0.435 73.23

Block 5, Lot 20 17,815          0.409 69.80

Block 5, Lot 21 11,598          0.266 98.93

Block 5, Lot 22 7,281            0.167 56.00

Block 5, Lot 23 10,702          0.246 61.91

Block 5, Lot 24 22,234          0.510 62.98

Block 5, Lot 25 15,816          0.363 58.06

Block 5, Lot 26 9,453            0.217 56.06

Block 5, Lot 27 7,679            0.176 55.94

Block 5, Lot 28 9,077            0.208 66.00

Block 5, Lot 29 9,734            0.223 67.72

Block 5, Lot 30 10,886          0.250 66.03

Block 5, Lot 31 7,702            0.177 56.00

Block 5, Lot 32 7,697            0.177 56.00

Block 5, Lot 33 7,697            0.177 56.00

Block 5, Lot 34 7,697            0.177 56.00

Block 5, Lot 35 7,697            0.177 56.00

Block 5, Lot 36 7,697            0.177 56.00



Parcel Area (SF) Area (acres) Lot Width (At Front Setback)

Block 5, Lot 37 7,697            0.177 56.00

Block 5, Lot 38 9,944            0.228 63.50

Block 5, Lot 39 10,884          0.250 65.00

Block 5, Lot 40 9,237            0.212 57.50

Block 5, Lot 41 7,904            0.181 57.50

Block 5, Lot 42 7,904            0.181 57.50

Block 5, Lot 43 7,904            0.181 57.50

Block 5, Lot 44 7,904            0.181 57.50

Block 5, Lot 45 7,904            0.181 57.50

Block 5, Lot 46 7,904            0.181 57.50

Block 5, Lot 47 7,904            0.181 57.50

Block 5, Lot 48 7,904            0.181 57.50

Block 5, Lot 49 7,923            0.182 57.11

Block 5, Lot 50 12,533          0.288 66.18

Block 5, Lot 51 15,252          0.350 66.90

Block 5, Lot 52 20,043          0.460 69.89

Block 5, Lot 53 15,328          0.352 68.39

Block 5, Lot 54 10,368          0.238 66.69

Block 5, Lot 55 10,083          0.231 66.00

Block 5, Lot 56 10,045          0.231 66.00

Block 5, Lot 57 10,007          0.230 66.00

Block 5, Lot 58 9,990            0.229 66.00

Block 5, Lot 59 9,985            0.229 66.00

Block 5, Lot 60 9,979            0.229 66.00

Block 6, Lot 1 10,576          0.243 70.00

Block 6, Lot 2 10,570          0.243 70.00

Block 6, Lot 3 10,570          0.243 70.00

Block 6, Lot 4 10,570          0.243 70.00

Block 6, Lot 5 10,570          0.243 70.00

Block 6, Lot 6 10,570          0.243 70.00

Block 6, Lot 7 10,570          0.243 70.00

Block 6, Lot 8 10,570          0.243 70.00

Block 6, Lot 9 10,570          0.243 70.00

Block 6, Lot 10 12,381          0.284 82.00

Block 6, Lot 11 12,266          0.282 82.20

Block 6, Lot 12 9,761            0.224 71.28

Block 6, Lot 13 9,022            0.207 70.29

Block 6, Lot 14 13,253          0.304 103.65

Outlot A 1,704            0.039

Outlot B 369,753        8.488

Outlot C 3,778            0.087



Parcel Area (SF) Area (acres) Lot Width (At Front Setback)

New Road  Right of Way 559,024        12.833

Existing River Road ROW 68,176          1.565

Existing River Road Easement 47,067          1.081

Existing 8th St. ROW 42,394          0.973

Total 3,750,680     86.104

Total Lots 254

Net Area

Lots 61.037

Non‐pond Outlots 0.126

New Right of Way 12.833

74.00

Density Ratio 3.43
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PROJECT NARRATIVE

JP Brooks is excited to submit our proposal for River’s Edge of
Hanover to the city of Hanover for consideration.  JP Brooks is a
locally owned hometown builder in the Twin Cities metro area whose
mission is to build quality brand new homes at an exceptional value,
while serving and positively impacting the community.  JP Brooks
offers an array of modern, well-designed floor plans with a huge
selection of available structural and cosmetic options to fit any
family’s needs.  We were recently named as one of the Top 25 Builders
in 2019 by Housing First Minnesota and the recipient of a Reggie
Award in 2020, which honors the exceptional homes in the Parade of
Homes by recognizing excellence in design and construction. 
Because we are family owned and operated, we treat each homeowner
and home with the utmost care, just like we would our own families.

JP Brooks' vision for River's Edge of Hanover is to partner with the City
of Hanover to create a neighborhood that will be attractive to
residents for many years to come.  Our neighborhood phases will
provide multiple home style offerings to enhance opportunities for
homebuyers.  As such, we hope this PUD will establish standards of
excellence while allowing for flexibility that will consider changes in
the market and consumer preferences over time.

We have built many homes in Hanover over the years and have really 
enjoyed being a great partner with the city in the past.  We look 
forward to working with the city on River's Edge of Hanover to provide 
wonderful homesites and amenities for Hanover
residents for years to come!



Gross Site Area: 82.5 Acres
Lot Area: 61.04 Acres
R/W Area: 12.83 Acres
Ponding/Open Area: 8.62 Acres

Total Residential Lots : 254
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OVERALL SITE MASTER PLAN

CONCEPT DATA

Single Family (70'-80')  =  168

Villas (56'-66')               =  86



25' FRONT
YARD SETBACK

25' FRONT
YARD SETBACK

13' 16' 16' 7.5'

TYPICAL STREET SECTIONS

GARAGE GARAGE

R/W

R/W

5'



LOT /  BUILDING STANDARDS

PERMITTED SETBACK ENCROACHMENTS

LANDSCAPING REQUIREMENTS

ARCHITECTURAL STANDARDS

PUD LOT FLEXIBILITY

   LOT STYLE                                                           SETBACKS                                                               PAD SIZEPRODUCT
WIDTH (MAX)

LOT SIZE
(MIN)

GARAGE
STALLS

(MAX)

BASEMENT
TYPE

VILLAS

SINGLE
FAMILY

SINGLE
FAMILY
(LARGE)

40'

50'

56'

66'

FRONT: 25'
REAR: 20'-30'

SIDE: 7.5'
CORNER: 24'

2

3

SOG &
BASEMENT

40 X 66

50 X 66

53' 70' x 125'

FRONT: 25'
REAR: 20'-30'

SIDE: 8.5'
CORNER: 25'

3

MULTI-LEVEL,
FULL

BASEMENT,
LO & WO

53 X 60

63 X 60
2 STORY
LO & WO4

FRONT: 30'
REAR: 20'-30'

SIDE: 8.5'
CORNER: 30'

80' x 200'63'

*Rear set-back to be measured from conservation easement boundary

Eaves, utility boxes, fences, landscaping, and air conditioners.
Deck and patio 15 feet from rear property line

Each lot will require two trees, one of which will be a boulevard tree.
Deciduous and ornamental trees shall be at least 1.5" caliper and conifers shall be at
least 6' tall.
Corner lots shall have three trees, including two boulevard trees in the side yard.

The overall total lot count may increase no more than 5%
Unless otherwise noted, the number of lots for each Lot Style may
be modified up to 10% of the approved quantities within each
individual Preliminary Plat Phasing Area
No Large Single-Family 8th Street Lots may be switched to any
other Lot Style

Redundancy rules - to be followed which states no identical
elevations/color palette will be duplicated on the adjacent lots or
directly across the street.
Roof pitches - shall be a minimum of 6/12 on front facing gables &
6/12 minimum everywhere else.  Exception: for dormers and porch
roofs to allow 3/12 to incorporate as an architectural feature.
Siding - To include two different types of siding which can include
but not be limited to Vinyl Lap, Vinyl Shakes, Vinyl Board and
Batten, LP (or similar) Lap, Board and Batten, Shakes, Stone,
Stucco, Brick.
Garage Doors - will include either raised panels or glass windows.
Windows - Front elevations will include a minimum of two
windows and window grids.
Front Elevations - Shall include 1 architectural feature (column,
shutters, porch, corbel, or louver).
Shingles - Shall be an Architectural grade in texture.
Minimum floor area shall be 800 square feet.
Minimum garage area shall be 480 square feet.
Front elevations - Front loaded garage width to living area width
shall not exceed 2:1 ratio.
The Developer shall utilize staggered front setbacks when
possible on Villas.
Porches shall be exempt from front yard impervious area
calculations.
Maximum driveway width will be no more than 28' wide.
Maximum building height shall be 35 feet or 2.5 stories



SINGLE FAMILY HOMES

Sample Single Family homes are intended to show architectural character of homes to be built at
River's Edge.

REAR

FRONT

130' TYP

20' - 30' TYP

70' - 82'

60' RW TYP

8.5'

25' TYP
(LARGE LOTS WILL BE 30')



56' - 66'

VILLAS

Sample Villas are intended to show architectural character of homes to be built at
River's Edge.

REAR

FRONT

130' TYP

20' - 30' TYP

60' RW TYP

7.5'

25' TYP
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Collaborative Planning, LLC 

 

Memorandum 

To:   Planning Commission 
From:   Cindy Nash, AICP, EDFP 
Date:  July 27, 2020 
Subject: 10818 River Road  - variance 

 

The City has received a variance application for review and consideration.   

Overview of Request  

The subject property is adjacent to 
CR 20 and is located on a lot that is 
in the shoreland overlay district.  A 
variance request is being made to 
permit the construction of an 
addition for a garage that would 
encroach in the setback from the 
county road.  The existing garage 
would be converted to living space.  
Due to the placement of windows 
on the home, the garage addition is 
being located in the specific location 
shown.    

The proposed addition meets other requirements of the zoning ordinance. 

The City Engineer has reviewed the plans and has no comments. 

Evaluation of Request 

In evaluating variance requests, the following questions should be considered:  
 

1. Is the request a reasonable use of the land?  Staff note:  The location is 
slightly closer to the county road than the existing garage. 
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2. Is the plight of the landowner due to circumstances unique to the property not 
created by the landowner?  

Staff Note:  Given the existing location of the house on the lot, it would be 
difficult to construct a new attached garage without being located within 
this setback.   
 

3. Will the variance, if granted, alter the essential character of the locality?  
Staff Note:  The variance will not alter the essential character of the 
locality.   

 

Recommendation 

The Planning Commission recommended approval subject to the following conditions. 

1. The addition shall be constructed in substantial conformance with the Site Plan 
prepared by Northwestern Surveying and Engineering. and dated July 7, 2020.  

2. The addition shall be located not less than 36 feet from the front property line. 

3. The architecture of the addition shall be in substantial conformance with the 
architecture submitted with the variance application. 

   



















Collaborative Planning, LLC 
 

 

MEMORANDUM      
 
 TO:  Planning Commission 
 
 FROM: Cindy Nash, AICP, City Planner 
 
 DATE: July 27, 2020 
 

SUBJECT: Hilltop for (1) Conditional Use Permit for Drive-Through;  (2) 
Variance for Impervious Surface and Setback; and (3) Site Plan  

   
 APPLICANT: Joe Slavec 
 
 LOCATION: South side of CR 19, across from historic bridge 

 
COMPREHENSIVE PLAN: B-2 Highway Commercial  

 
  

Description of Request 
 
Joe Slavec has submitted applications for a conditional use permit, variances, and site plan.  The 
property consists of approximately .9 acres and is located on the south side of CR 19 across from 
the historic bridge.    
 
The Developer is proposing to rehabilitate the property and to construct a drive-through coffee 
shop.    
 
This development is requesting the following approvals:   
 

1. Conditional Use Permit for a Drive-Through 
2. Variances for Setbacks and Impervious Surface 
3. Site Plan 

 
 
 
  



City of Hanover 
Hilltop 
Meeting Date of July 27, 2020 
Page 2 of 5 
 
 

 

Item 1:  Conditional Use Permit 
 
Public Hearing: July 27, 2020 Planning Commission 
 
Request 
 
The Developer is requesting a conditional use permit for a drive-through.   
 
Analysis 
 
Section 10.45 of the Zoning Ordinance identifies performance standards for drive-through 
businesses.   
 
The property to the east is zoned Rural Residential.  It is the subject of a concept plan called 
Mercantile Pass that was reviewed earlier in 2020 which contemplated a change in guidance for 
the properties to the south and east to multi-family residential which wasn’t received well at 
either the City Council or Planning Commission level. 
 
Section 10.45 requires that drive-through business should not be located within 400 feet of a 
residential zoning district or use.  In this case, it is adjacent to a rural residential zoning district 
and within approximately 150 feet of the home to the east of this site.  Further, electronic devices 
such as the ordering speakers also are not permitted within 400 feet of a residentially zoned or 
used property.  A variance to this requirement would be necessary before this conditional use 
permit can be approved. 
 
Recommendation 
 
Table the decision on the CUP until either a variance is applied for and approved related to the 
distance of a drive-through to a residential district or use.  
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Item 2:  Variances – Setback from Side Property Line and Impervious 
Surface Coverage 
 
Public Hearing: July 27, 2020 Planning Commission 
 
Request 
 
The Developer is seeking two variances: 

1. Impervious surface coverage in excess of 25% in the shoreland zone. 
2. Variance to side yard setback for construction of coffee house building (reduction to 10 

feet instead of 50 feet) – Note that the 50-foot side yard setback is for commercial 
buildings adjacent to properties that are residential.    

 
The impervious surface is proposed to increase across the entire site from 52% existing to 70% 
after the improvements are completed.  The ordinance requires not more than 25% impervious 
surface in the shoreland.  The majority of the new impervious surface is on the south side of the 
parcel which is outside of the actual shoreland area.   
 
Evaluation of Request 

In evaluating variance requests, the following questions should be considered:  
 

1. Is the request a reasonable use of the land?  Staff note:  The impervious surface 
coverage is proposed to increase across the entire site from 52% existing to 70%  

 
2. Is the plight of the landowner due to circumstances unique to the property not created 

by the landowner?  
Staff Note:  Given the existing location of the house on the lot, it would be 
difficult to construct a new attached garage without being located within this 
setback.   
 

3. Will the variance, if granted, alter the essential character of the locality?  
Staff Note:  The variance will not alter the essential character of the locality.   

 
 
Recommendation 
 
The Planning Commission  should make a recommendation regarding the proposed 
variances. 
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Item 3:  Recommendation on Site Plan  
 
Land Use  
 
The proposed land use is a restaurant, separate drive-through coffee shop, and a second-floor 
apartment.   
 
Access, Roads, Guest Parking Pedestrian Circulation 
 
Access to the site would be from CR 19 via one driveway entrance.  A right turn lane would need 
to be constructed.  A sidewalk adjacent to CR 19 would also be constructed that would 
eventually connect to other developments in the area to provide pedestrian access opportunities 
to the various uses on the south side of CR 19. 
 
A cross walk is shown on the plans, but is recommended by both the City Planner and City 
Engineer to be removed.  It is not anticipated that a simple striped cross walk would be approved 
by Hennepin County either.   In a location such as this, a cross walk could potentially be possible 
but would require significant safety improvements. 
 
In the southwest portion of the property, there are two parking spaces that line up to the interior 
driveways that could be an exit to a new local road on the south side of the property in the future.  
At such time as that is possible, Hennepin County would prefer to have the entrance to CR 19 be 
removed. 
 
Interior circulation of the drive-through traffic as it enters and exits the drive-through as well as 
the servicing of the dumpsters may be difficult as designed. 
 
Parking provided on the site does not appear to be sufficient based on requirements in the City’s 
Zoning Ordinance.  A parking analysis should be provided by the applicant.  Please refer to City 
Planner comment memo for more information on calculations. 
 
Please refer to the City Planner and City Engineer’s comment memos for additional comments. 
 
 
Utilities 
 
The site is currently served by well and septic but would be connected to city water and sewer. 
 
A new stormwater pond is proposed in the southwest corner of the site to treat the surface water 
from the parking lot.  An easement should be provided to the City, but the Developer would be 
required to enter into a maintenance agreement. 
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Landscaping and Tree Preservation 
 
A landscape plan is provided on Sheet C5. 
 
Engineering and Planning 
 
The development should comply with the requirements of the City Engineer’s and City Planner’s 
memos. 
 
Recommendation 
 
It is recommended the Planning Commission discuss the site plan and provide feedback to the 
applicant, but then table the site plan until the additional variances related to drive-through 
conditions (400 feet from residence) and parking provided can be addressed. 
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Memorandum 

 
To:  Cindy Nash – Hanover City Planner 
  
From: Justin Messner, PE – Hanover City Engineer 
 
Cc: Brian Hagen – Hanover City Administrator 
 
Date: July 21, 2020 
 
Re: Hilltop Renovation Plan Submittal Review  
 WSB Project No. 016500-000 
 

 
As requested, we have reviewed the Hilltop Renovation construction plan documents as prepared 
by Becklin & Whitney Consulting Engineers, last revised July 7th, 2020, and we offer the following 
comments: 
 
Site Plan Comments 

1. Symbology used throughout the drawing should be shown in the legend (Example: 
lights). 

2. Add lighting and photometric plans to the documents. 

3. Label turn lane dimensions (width, storage length, taper).  

4. Label remaining thru lane width after turn lane is added. 

5. Remove the crosswalk across CSAH 19 from the plans. 

6. Concrete ramp slope adjacent to the building (10.1%) exceeds the maximum slope 
allowed for ADA.  

7. Clarify whether curb will be installed along the perimeter of the parking lot. If curb is not 
proposed, provisions such as parking blocks or guard rail will be required to provide 
protection adjacent to the ravine on the westerly property line.   

8. Specify the proposed parking lot surface material. See Section 10.39.A of the City’s 
Zoning Ordinance. 

9. Show parking stall dimensions. See Section 10.39.C.2 of the City’s Zoning Ordinance. 

10. For every 12 parking spaces in a row, a landscape island or infiltration basin is required. 
See Section 10.39.C.6 of the City’s Zoning Ordinance. 

  



Cindy Nash 

July 21, 2020 

Page 2 

 

Grading Plan Comments 

1. Show the proposed sidewalk along CSAH 19 on the grading plan. 

2. The 925’ contour east of the proposed driveway entrance is shown to hold water. 
Regrade or propose installing a culvert under the driveway discharging to the southwest 
of the driveway entrance. 

3. The proposed retaining wall within the drive thru exceeds 4’ in height and requires 
separate engineering design and calculations signed by a licensed professional engineer. 

4. Drive aisle slopes should not exceed 10%. The proposed slope within the drive aisle 
along the southerly property line is in excess of 14%. During inclement weather this slope 
could become dangerous and difficult to travel.  

5. Provide additional detail for how drainage will continue to the north behind the dumpsters. 
Curb appears to be shown that will impede the flow of drainage in this area. Is a curb cut 
planned for this area? 

Utility Plan Comments 

1. Use different line types for sanitary service and water service lines. The single line type 
used throughout much of the drawings is too difficult to follow. 

2. Confirm with the mechanical contractor that a 6” water supply is necessary to be brought 
into the building.  

3. The 6” water line is shown entering the building at an elevation of 925 where the adjacent 
ground is 928 resulting in only 3’ of cover. Additional cover or insulation needs to be 
provided to prevent freezing. 

4. The 4” water line is shown at an elevation of 927.5 where the adjacent ground is 930.5 
resulting in only 3’ of cover. Additional cover or insulation needs to be provided to prevent 
freezing. 

5. Mechanical contractor to confirm that the proposed sewer service slopes of 13.79% and 
17.36% do not result in flow velocities greater than 10 feet per second. 

6. Specify the proposed material type for the water service pipe. 

7. Specify the proposed material type for the sanitary service pipe. 

8. Show a 6” gate valve at the point of connection with the existing water service. 

9. Show a cleanout at the point of connection with the existing sewer service. 

Storm Sewer Comments 

1. Existing and proposed drainage area maps should be submitted for review. 
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a. The proposed conditions drainage areas and HydroCAD model should be split up 
based on what will be routed to the proposed pond versus what will be routed to 
the adjacent ditch. 

b. It appears there is offsite drainage from the east/southeast which drains onto the 
site. Any offsite area which drains to the site should be included in the existing 
and proposed models. 

c. Applicant should confirm the west side of the proposed parking lot will have curb 
and gutter and curb cuts in the northwest and southwest corners are proposed to 
drain the parking lot. 

2. Information on how the exfiltration rate used in the HydroCAD model was determined 
should be included.  

3. Both inverts of the outlet pipe from the proposed basin should be listed on the plans.  The 
HydroCAD model should be updated to using a 18" culvert outlet instead of an orifice to 
confirm the barrel does not control the outlet rate. Inverts used in the HydroCAD model 
should match the plans. 

Erosion Control Plan Comments 

1. Inlet protection should be shown for catch basins on 109th Avenue North near the 
entrance to the site. 

2. A construction entrance or some other vehicle tracking BMP should be added to the 
erosion control plans at the entrance to the site to minimize the track out of sediment 
from the construction site. 

3. Perimeter control should be shown around the proposed basin to keep sediment from 
setting into the basin during construction. 

4. Show construction limits on the plans and a measurement (square feet) for area to be 
disturbed with the project. If the area of disturbance exceeds 1 acre an NPDES permit 
from the MPCA will be required.  

General Details Sheet Comments 

1. Replace all details with the appropriate detail plates from the City of Hanover General 
Specifications and Standard Detail Plates located here: 
http://www.hanovermn.org/vertical/sites/%7B16C6D2AE-89FC-4A97-9E92-

3449C8A9165C%7D/uploads/2018_Hanover_City_Spec-1.pdf 

 

 

 

 

 

 



   

Collaborative Planning, LLC 

Memorandum 

Date: July 22, 2020 

To: Brian Hagen 

From: Cindy Nash, City Planner 

RE: Site Plan – Hilltop   

I have reviewed the site plan dated July 7, 2020 and offer the following comments: 
 
General Comments 
 

1. Snow storage locations should be identified. 
 

2. Encourage discussions with Building Official to ensure compliance with building code. 
 

Sheet C1 Site Plan 
 

3. Correct zoning district is B-2 General Commercial. 
 

4. Section 10.45 of the Zoning Ordinance requires that drive-through business should not be 
located within 400 feet of a residential zoning district or use.  In this case, it is adjacent to a 
rural residential zoning district and within approximately 150 feet of the home to the east of 
this site.  Further, electronic devices such as the ordering speakers also are not permitted 
within 400 feet of a residentially zoned or used property.  A variance to this requirement 
would be necessary before this conditional use permit can be approved. 
 

5. The dumpster location  should be moved to a more accessible location in the main 
parking lot.   It is not clear if garbage trucks would be able to make the necessary 
maneuvers to access in the location shown, particularly if there is traffic in the drive-
through lanes and given the limited space between the coffee shop and the property line.  
Access to service the dumpsters could also interfere with the drive-through lanes. 
 

6. Remove crosswalk across CR 19. 
 

7. Sidewalk location adjacent to CR 19 should be reviewed by Hennepin County and 
consideration should be given to moving it south to a location adjacent to the 
southernmost portion of the right of way. 
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8. Interior directional signage to access drive-through is encouraged.  Note that traffic 
exiting the drive-through may be required to cross traffic waiting to place an order which 
could result in backups. 
 

9. Parking stalls should show dimensions. 
 

10. Verify the parking spaces provided and required.  The calculations shown on the plan are 
different from staff calculations.  Parking spaces required are based on one space per 15 
square feet of gross floor area for the coffee shop building, one space for each 2.5 seats 
for the restaurant, and 2 spaces for the apartment.   
 

Coffee shop (341 square feet) =  22.73 parking spaces 
Restaurant (110 seats) = 44 parking spaces 
Apartment = 2 parking spaces 
 
Total Required = 68.73 parking spaces (rounded to 69 parking spaces) 
 

The ordinance provides that the parking could potentially be reduced depending on a 
detailed parking analysis being provided.  A variance from the number of parking spaces 
may also be needed. 
 

11. A square feature is located partially in the drive-through area and under the coffee shop 
building.  It appears this feature and the notation of a setback of 10.3 feet can be 
removed. 
 

12. Setback to the coffee shop from the east side property line should be shown. 
 

13. Refuse receptacles are required to be provided  at the exit of the drive-through as well as 
one refuse receptacle per ten vehicle parking spaces within the parking area.  The 
locations of these receptacles should be shown on the site plan. 
 

14.  Verify sufficient right of way exists to construct the right turn lane.  Permits for 
improvements in the CR 19 right of way will require approval by Hennepin County. 
 

Sheet C5 – Landscape Plan 
 
15. To accommodate relocation of sidewalk, the arborvitae near the concrete ramp may need 

to be removed. 
 

16. There is a grey shading in the landscaping areas that would appear to be sod.  Please add 
this to the legend. 
 

 
cc:  Brian Hagen 
 Nick Preisler 
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Design Guidelines Criteria.
1. The exterior of non-residential and multiple-family dwellings shall include
a variation in building materials which are to be distributed throughout the
building facades and coordinated into the architectural design of the
structure to create an architecturally balanced appearance.
2. General Requirements.
a. Exterior Materials.
1). All structures shall have an exterior finish consisting of the
following permitted materials:
(1) Brick.
(2) Stone (natural or artificial).
(3) Integral colored spit face (rock face) concrete block.
(4) Wood, natural or engineered, provided the surfaces
are finished for exterior use or wood of proven
exterior durability is used, such as cedar, redwood
or cypress.
(5) Stucco (natural or artificial), including exterior
insulated finishing systems (EIFS).
Hanover Code of Ordinances Chapter 10 – Zoning Ordinance
10-46
(6) Fiber cement board.
(7) Precast concrete.
(8) Metal may be used as an exterior material for
architectural trim.
2). Building foundations not exceeding two (2) feet and other
such portions of a building’s façade need not comply with
the requirements for the primary façade treatment or
materials.
3. Special Design and Performance Standards in District.
The following special design and performance standards shall be observed
in the District:
a. Areas adjacent to the Crow River should be retained as open space
with walking trails, and passive recreation amenities including
benches, picnic areas, view corridors, and natural open space.
b. Where possible, building designs should take advantage of view
from public streets as well as from the Crow River and treat both as
building frontages for architectural design.
c. An awning, canopy, or marquee suspended from a building may
extend over the public right-of-way ten (10) feet and not closer than
five (5) feet to the curb line extended. The lowest point of such
structures shall be not less than eight (8) feet from the sidewalk or
ground grade line, and the owner of such structure shall be
responsible for its structural safety.

d. Flat roof or a false front or parapet (false front) wall covering a
sloped roof is desired.
e. Building fronts should contain multiple windows, excluding
skylights, tinted windows and ribbon windows.
f. Divided Windowpanes with mullions are encouraged except for
storefront windows.
g. Multi-panel exterior doors are encouraged.
h. Desirable Design Elements.
a. Storefront canopies or window canopies.
b. Hanging signs.
c. One or more accent colors.
d. Planters and landscaped areas.
e. Benches.
f. Decorative lighting.
i. Parking.
a. Site parking is to be located to the side or rear of buildings
where possible.
b. A reduction of up to ten (10) percent in the number of
required off street parking spaces may be approved by the Zoning
Hanover Code of Ordinances Chapter 10 – Zoning Ordinance
10-47
Administrator in the case of shared parking areas between abutting
uses.
j. Loading.
a. Loading areas and docks shall be located to the rear or side
of the principal building where possible.
b. Special landscape, screening or building design measures
shall be required to minimize and limit the visual impact of loading
docks and areas from view from adjacent properties, right-of-way
and the Crow River.
k. Pedestrian Circulation.
a. Each property shall be responsible for the installation and
maintenance of a sidewalk pursuant to City standards from the front
lot line to the main entrance of the principal structure.
b. Each property shall provide a designated pedestrian
circulation system (i.e. sidewalk) through and from off-street
parking areas to the main entrance of the principal structure.
c. Each property shall provide sidewalk access at property
edges and to adjacent lots and said access shall be coordinated with
existing development to provide circulation patterns between
developments. Buildings, landscaping, fences and other
improvements shall be located so as not to preclude eventual siteto-site connections.

4. Design Guidelines for Stormwater Management Criteria
a. Erosion and Sediment Control. Unless otherwise exempted by other
City Codes, Applicants are required to develop an Erosion and
Sediment Control (ESC) Plan and follow the Erosion and Sediment
Control requirements of Chapter 9 of the City Code and are
encouraged to incorporate the Stormwater Management
requirements of the same code, for all proposed land disturbing
activities within the City that meet any or all of the following:
1. Disturbs a total land surface area of 5,000 square feet or
more; or
2. Involves excavation or filling, or a combination of
excavation and filling, in excess of 100 cubic yards of
materials; or
3. Is a land disturbing activity, regardless of size that the City
determines is likely to cause an adverse impact to an
environmentally sensitive area or other property, or may
violate any other erosion and sediment control standard set
forth in this ordinance.
b. Stormwater Management. Unless otherwise exempted by other City
Codes, Applicants are required to develop a Stormwater
Management Plan that meets the requirements of Chapter 9 of the
Hanover Code of Ordinances Chapter 10 – Zoning Ordinance
10-48
City Code, for all proposed land disturbing activities within the City
that meet any or all of the following:
1. Any land disturbing activity that may ultimately result in the
addition of 1.0 acre or greater of imperious surfaces,
including smaller individual sites that are part of a common
plan of development that may be constructed at different
times; or
2. All new single-family subdivisions greater than 3 lots that
rely on common drainage facilities for stormwater
management, multiple family residential, commercial,
mixed-use and industrial developments; or
3. Any land disturbing activity, regardless of size that the City
determines is likely to cause an adverse impact to an
environmentally sensitive area or other property.
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Collaborative Planning, LLC 

Memorandum 
Date: July 27, 2020 

To: Planning Commission 

From: Cindy Nash, AICP EDFP 

RE: Amendment to Zoning Ordinance – Solar Energy Systems 

As per the discussion at the June meeting, a draft ordinance related to solar energy 
systems has been prepared for consideration.     

Types of Solar Energy Systems 

The draft ordinance would only permit building-integrated or building-mounted solar 
energy systems.  These are proposed to be allowed as an accessory use in any zoning 
district, which would mean that a building permit would be the only application 
necessary for their approval. 

Ground-mounted accessory systems or community solar gardens are not included in 
this ordinance and would not be permitted. 

Fire Chief 

I spoke with Chief Malewicki regarding the fire that occurred in Greenfield at a home 
with a roof-mounted system. The cause of the fire was an electrical strike that was 
not due to the solar energy system. The Chief indicated that he has no concerns with 
the use and installation of these systems provided they are installed in the manner as 
required by building codes. 

Other Communities 

Ordinances for nearby communities were reviewed for comparison.  The ordinances 
for the Cities of St. Michael, Rogers and Corcoran are attached as they contain 
specific provisions related to solar energy systems. I also reviewed the ordinances for 
Albertville, Otsego, and Greenfield, none of which contained specific standards for 
solar energy systems. 

   



St. Michael Solar Ordinance 
 

§ 155.073  SOLAR ENERGY SYSTEMS. 

   (A)   Definitions. For the purpose of this section the following definitions shall 
apply unless the context clearly indicates or requires a different meaning. 

      SOLAR ENERGY SYSTEM. A device or structural design feature, a 
substantial purpose of which is to provide for the collection, storage and 
distribution of solar energy for space heating or cooling, electricity generating, or 
water heating. 

      SOLAR ENERGY SYSTEM, BUILDING INTEGRATED. A solar energy 
system that is an integral part of a principal or accessory building, rather than a 
separate mechanical device, replacing or substituting for an architectural or 
structural component of the building, examples of which are roofing materials, 
windows, skylights, and awnings. 

      SOLAR ENERGY SYSTEM, GROUND-MOUNTED. A freestanding solar 
system mounted directly to the ground using a rack or pole rather than being 
mounted on a building. 

   (B)   Permitted accessory use. A solar energy system shall be allowed as an 
accessory use in all zoning classifications where structures of any sort are 
allowed, subject to the requirements set forth below. 

      (1)   Height. A solar energy system must comply with the following height 
requirements: 

         (a)   A building- or roof-mounted solar energy system shall not exceed the 
maximum allowed height for the zoning district in which the system is located. 

         (b)   A ground- or pole-mounted solar energy system shall not exceed ten 
feet in height when oriented at maximum tilt. 

      (2)   Setbacks and yard requirements. A solar energy system must comply 
with the accessory structure setbacks for the zoning district in which the system 
is located. 

         (a)   Roof-mounted solar energy system. In addition to the building setback 
requirement, the collector surface and mounting devices for each roof-mounted 
solar energy system shall be set back from the edge of the roof of the structure 
upon which the system is located a minimum distance as required by the 



Building Official. Exterior piping for a solar hot water system may extend beyond 
the perimeter of the building on a side or rear yard exposure. 

         (b)   A ground- or pole-mounted solar energy system must be located in the 
rear yard and may not extend into the setbacks when oriented at minimum 
design tilt. 

         (c)   Solar energy systems located in the shoreland district shall meet the 
minimum structure setbacks as required in § 155.409. Solar panels no larger 
than four square feet on boat lifts shall be permitted. 

      (3)   Aesthetics. A roof-mounted solar energy system shall incorporate the 
following design requirements: 

         (a)   Equipment. Solar energy equipment (i.e. boxes, wiring, and conduit) 
shall be installed inside walls and attic spaces where feasible to reduce their 
visual impact. If solar equipment is visible from the public right-of-way, it shall 
match the color of the materials of the structure to which it is affixed. 

         (b)   Pitched roofs. Panels must be mounted flush with the roof pitch and 
be no higher than six inches above the roof plane they are attached to. 

         (c)   Flat roofs. Solar panels affixed to a flat roof shall be placed below the 
line of sight from a public right-of-way. 

      (4)   Coverage. The surface area of a pole or ground mount system shall not 
exceed the requirements set forth in the following table: 

  

Lot Size (acre) Maximum Surface Area 

Less than 1 400 s.f. 

1.00-1.99 600 s.f. 

2.0 or greater 800 s.f. 

  

      (5)   Plan approval required. 

         (a)   No solar energy system may be installed without prior written approval 
by the Zoning Administrator. 

         (b)   Plan application. A plan application for a solar energy system shall be 
accompanied by to-scale horizontal and vertical (elevation) drawings. The 
drawings must show the location of the system on the building for a roof 
mounted system or the location of the system upon the property for a ground-
mount system, including the property lines. 



            1.   Pitched roof-mounted solar energy system. The drawings for a roof-
mounted system upon a pitched roof must show the elevation of the highest 
finished slope of the solar collector and the slope of the finished roof surface on 
which it is mounted. 

            2.   Flat roof-mounted solar energy system. The drawings for a roof-
mounted system upon a flat roof must show the distance to the roof edge and 
any parapets on the building and shall identify the height of the building on the 
street frontage side, the shortest distance of the system from the street frontage 
edge of the building, and the highest finished height of the solar collector above 
the finished surface of the roof. 

      (6)   Compliance with other codes. All solar energy systems shall comply with 
requirements imposed by the City Building Official and with requirements set 
forth in the Minnesota State Electrical Code. 

      (7)   Utility notification. No solar energy system shall be installed until written 
evidence has been given to the Zoning Administrator establishing that the owner 
of the property upon which the system is located has notified the utility company 
of the intent to install an interconnected customer-owned generator. Off-grid 
systems are exempt from this requirement. 

      (8)   Abandonment. A ground- or pole-mounted solar energy system shall be 
considered abandoned after one year without energy production. A solar energy 
system and its related accessory facilities shall be removed within 60 days after 
written notice by the city that the solar energy system has been deemed 
abandoned. 

(Ord. 1401, passed 1-28-14; Am. Ord. 1507, passed 10-13-15; Am. Ord. 1604, 
passed 5-10-16; Am. Ord. 1606, passed 10-11-16; Am. Ord. 1803, passed 6-12-
18) 

   



City of Rogers Solar Ordinance 
 

Sec. 125‐421. ‐ Permitted uses and specific standards, subject to administrative review and approval.  

(a)  In general. Solar energy systems shall be permitted in all zoning districts, subject to the standards of this 
article. Solar collector surfaces and all mounting devices shall comply with the minimum yard requirements 
of the district in which they are located. Screening of solar collector surfaces shall not be required.  

(b)  Building-mounted solar energy systems.  

(1)  Notwithstanding the height limitations of the zoning district, building mounted solar energy systems 
shall not extend higher than three feet above the ridge level of a roof on a structure with a gable, hip, 
or gambrel roof and shall not extend higher than ten feet above the surface of the roof when installed 
on flat or shed roof.  

(2)  The solar collector surface and mounting devices for building-mounted solar energy systems shall 
be set back not less than one foot from the exterior perimeter of a roof for every one foot that the 
system extends above the parapet wall or roof surface, if no parapet wall exists, on which the system 
is mounted. Solar energy systems that extend less than three feet above the roof surface shall be 
exempt from this provision.  

(3)  All solar energy systems using a reflector to enhance solar production shall minimize glare from the 
reflector that affects adjacent or nearby properties. Measures to minimize nuisance glare include 
selective placement of the system, screening on the north side of the solar array, modifying the 
orientation of the system, reducing use of the reflector system, or other remedies that limit glare.  

(c)  Freestanding solar energy systems.  

(1)  Freestanding solar energy systems, measured to the highest point of the system, shall not exceed 
the height of the principal structure or 20 feet, whichever is less. Freestanding solar energy systems 
up to 16 feet in height shall be subject to the minimum yard requirements of an accessory structure. 
Freestanding solar energy systems greater than 16 feet in height shall be subject to the minimum 
yard requirements of a principal structure. The required yard shall be measured from the property 
line to the closest part of the structure at minimum design tilt.  

(2)  In the residential and commercial/industrial districts, the area of the solar collector surface of 
freestanding solar energy systems shall not exceed five percent of the lot area. Notwithstanding any 
other provision to the contrary, the maximum area of solar energy systems shall be calculated 
independently of the floor area of all other accessory structures on the zoning lot.  

(3)  The supporting framework for freestanding solar energy systems shall not include unfinished lumber.  

(4)  All abandoned or unused freestanding solar energy systems shall be removed within 12 months of 
the cessation of operations.  

(5)  All solar energy systems using a reflector to enhance solar production shall minimize glare from the 
reflector that affects adjacent or nearby properties. Measures to minimize nuisance glare include 
selective placement of the system, screening on the north side of the solar array, modifying the 
orientation of the system, reducing use of the reflector system, or other remedies that limit glare.  

(Ord. No. 2016-09, § 1, 4-26-2016)  

   



City of  Corcoran 
 

1060.110 – SOLAR ENERGY SYSTEMS 

Subd.	1.	Findings.	
	

The intent of this Section is to allow reasonable capture and use, by households, 
businesses, and property owners of their solar energy resource, and encourage 
the development of renewable energy businesses, consistent with community 
development standards. This is consistent with Chapter 4, Section 8 of the 
Corcoran 2030 Comprehensive Plan, which states that the “City of Corcoran will 
protect [solar] access by requiring minimum standards for lot sizes, amounts of 
open space, yard setbacks, and maximum height of buildings for urban residents 
that create the opportunity for all building owners to develop solar energy 
facilities if desired.” 

 
The general purpose of this subsection is to regulate the placement, construction 
and modification of solar energy systems in order to protect the health, safety 
and welfare of the public, while not unreasonably interfering with the 
development of the solar energy systems in the City. Specifically, the purposes of 
this Ordinance are: 

 
A. To regulate the location of solar energy systems. 

 
B. To protect residential areas and land uses from potential adverse 
impacts of solar energy systems. 

 
C. To minimize adverse visual impacts of solar energy systems and 
facilities through design, siting, landscaping, and screening. 

 
D. To avoid adverse impacts to adjacent properties caused by solar 
energy systems by ensuring that those structures are soundly and carefully 
designed, constructed, modified, maintained and promptly removed when no 
longer used. 

 
E. To ensure that solar energy systems are compatible with 
surrounding land uses. 

 
Subd.	2.	Development	of	Solar	Energy	Systems.	
	

A. Solar Energy Systems shall be permitted in the City of Corcoran according to 
Table 1 of this section. 
 



 Table	1	–	Types	of	Solar	Energy	Systems	

Type	 District	 Application	
Required	

Special	standards	

Building 
Integrated SES 

All 
Districts 

Building 
Permit 

Building-integrated Solar Energy 
Systems are subject to all required 
setback, land use, and performance 
standards for the district in which the 
building is located. 

Building or Roof 
Mounted SES 

All 
Districts 

Certificate of 
Compliance 

Non-residential rooftop systems may 
be pitched at an angle greater than 5% 
and shall be screened from the 
adjacent public right-of-way and 
adjacent residential structures. 

Accessory 
Ground 
Mounted Solar 
Energy Systems 

UR, RR Certificate of 
Compliance 
for 
Residential 
Uses; 

 
Site Plan 
required for 
non- 
residential 
uses; 

 
CUP as 
required by 
Section 
1030.020, 
Subd. 4, E 

Panel coverage shall conform to the 
accessory building size requirements 
of Section 1030.020, Subd. 4, E., except: 

 
1. The total footprint shall be 
calculated as the area of the solar 
collector surface. 

 
2. The maximum solar panel coverage 
allowed for parcels over 10 acres is 
3,969 feet. 

 

Subd.	3.	General	Standards	
	

A. Solar energy systems shall conform to the following standards: 
 

1. Building	Permit.	A building permit shall be required for the erection of 
solar energy system. Prior to the issuance of a building permit, the 
operator must provide evidence of an agreement with the local utility. 
Off-grid systems less than 6 square feet in size, such as accent lighting 

 
 



systems, power supply for traffic control systems, powering a water 
pump for water gardens, telecommunication systems, backup power 
systems during power outages, etc. shall be exempt from obtaining a 
building permit. 

 
2. It shall be the responsibility of the property owner to secure any solar 

energy easements, if applicable, to protect solar access for the system 
(per MN Statute §500.30 as may be amended). 

 
3. SES Systems shall comply with all applicable building, electric, and 

plumbing codes. Solar energy system components shall be labeled with 
the manufacturers name and address, model number, and serial number. 
Electric solar system components that are connected to a building 
electric system must have an Underwriters Laboratory (UL) listing. 

 
4. Glare.	All solar arrays or panels shall be installed or positioned so as not 

to cause any glare or reflective sunlight that results in potential for 
permanent eye damage onto neighboring properties or structures. Staff 
may require a glare analysis that demonstrates compliance with this 
standard, as deemed necessary to protect the health, safety and welfare 
of the City. 

 
5. Power	and	communication	lines. Power and communication lines 

running between banks of solar panels and to electric substations or 
interconnections with buildings shall be buried underground, consistent 
with Section 945.060 (Other Utilities) of the City Code. Exemptions may 
be granted by the Zoning Administrator in instances where shallow 
bedrock, water courses, or other elements of the natural landscape 
interfere with the ability to bury lines. 

 
6. Setbacks. Ground mounted solar energy systems must be located a 

minimum of 100 feet from a residential dwelling unit not located on the 
property. Ground mounted systems shall meet the minimum accessory 
building setback for the zoning district. 

 
7. Height.	Ground mounted solar energy systems shall not exceed 12 feet. 

 
8. Required	landscaping.	All ground-mounted solar energy systems 

resulting in panel coverage of more than 100 square feet shall provide: 
 

a. A mix of pollinator and native groundcover mix beneath panel arrays, 
that provide native perennial vegetation and foraging habitat 
beneficial to gamebirds, songbirds, and pollinators and reduces 
stormwater runoff and erosion at the solar generation site, subject to 
the standards of Minnesota State Statutes §216B.1642. 

 



b. A mix of deciduous and evergreen trees and shrubs shall be 
provided to buffer the panels from adjacent properties and right-
of-way and shall meet the following standards: 

 
i. Plant material shall meet the minimum sizing requirements 

of Section 1060.070 Subd. 2 D (Landscaping, Minimum Size 
Requirements). 

 
ii. In areas where panels are visible from adjacent properties or 

public rights-of-way, the applicant shall provide 1 tree per 15 
lineal feet of security fence or lot line to be buffered and one 
shrub per 10 lineal feet of security fence or lot line to be 
buffered. 

 
iii. Natural looking and effective screening is desired, 

consequently, exceptions to buffering standards may be 
granted if the natural landscape provides screening from 
adjacent public right of ways and neighboring properties. 

 
9. Erosion	and	sediment	control	shall meet the requirements of 

Section 950 of the City Code. 
 
Subd.	4.	Application	Requirements	
	

A. Persons desiring to construct a solar energy system shall submit an 
application according to the standards of Table 1 of Subd. 2 (A). Applicants 
shall also submit the following materials: 

 
B. Glare	Study. If required by the Zoning Administrator, the applicant shall 

submit a glare study that analyzes glare from the adjacent right of way and 
adjacent residential properties using the Solar Glare Hazard Analysis Tool 
from Sandia National Laboratories or an equivalent tool. 

 
Subd.	5.	Home	Owners	Association	
	
All new residential developments may create provisions for solar use within 
the homeowners owners association documents. 
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CITY OF HANOVER 
COUNTIES OF WRIGHT AND HENNEPIN 

STATE OF MINNESOTA 
 

ORDINANCE NO. 2020-____ 
 

AN ORDINANCE AMENDING THE HANOVER ZONING ORDINANCE  
RELATED TO SOLAR ENERGY SYSTEMS 

 
 

THE CITY COUNCIL OF THE CITY OF HANOVER, WRIGHT AND HENNEPIN COUNTY, 
MINNESOTA, DOES ORDAIN AS FOLLOWS: 
 
Section 1.   Amend section.  Section 10.01  of the Hanover Zoning Ordinance is hereby 
amended to include the following definitions:    
 

Building‐integrated Solar Energy System.  “Building‐integrated Solar Energy System” 
shall mean a Solar Energy System that is an integral part of a principal or accessory 
building, rather than a separate mechanical device, replacing or substituting for an 
architectural or structural component of the building.  Building‐integrated systems 
include but are not limited to photovoltaic or hot water systems that are contained 
within roofing materials, windows, walls, skylights, and awnings. 
 
Building‐mounted Solar Energy System.  “Building‐mounted Solar Energy System” shall 
mean a Solar Energy System affixed to a principal or accessory building. 
 
Solar  Energy  System.  “Solar  Energy  System”  shall mean  a  complete  design  or 
assembly consisting of a solar energy collector, an energy storage facility (where 
used), and components to the distribution of transformed energy (to the extent 
they cannot be used jointly with a conventional energy system).   
 

Section 2.   Amend section. Section 10.25 of the Hanover Zoning Ordinance is hereby 
amended to add Building-integrated Solar Energy Systems and Building-mounted Solar Energy 
Systems as an accessory use to every zoning district. 
 
Section 3.   Amend section. Section 10.27 of the Hanover Zoning Ordinance is hereby 
amended to add Building-integrated Solar Energy Systems and Building-mounted Solar Energy 
Systems as an accessory use to every zoning district. 
 
Section 4.   New section.  A new Section 10.74 is hereby added as follows: 
 
 
SEC. 10.74 SOLAR ENERGY SYSTEMS 
 

A.  Building‐Integrated  Solar  Energy  Systems.    In  those  districts  that  permit  Building‐
Integrated Solar Energy Systems as an accessory use, the solar energy system shall be 
installed  in a manner  that  is  in  compliance with all  terms of  this Ordinance  including 
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height and setback restrictions of the zoning district in which it is proposed to be located. 
All solar energy systems shall meet the standards of the Minnesota Building Code, and a 
building permit shall be received prior to installation. 
  

B. Building‐Mounted  Solar  Energy  Systems.    In  those  districts  that  permit  Building‐
Mounted  Solar  Energy  Systems,  they  may  be  permitted  subject  to  the  following 
conditions: 

a. Notwithstanding  the height  limitations of  the zoning district, Building‐mounted 
Solar Energy Systems shall be flush‐mounted systems on a structure with a gable, 
hip or gambrel roof and shall not extend higher than ten (10) feet at maximum tilt 
above the surface of the roof when installed on a flat or shed roof.   

b. All solar energy systems shall meet the standards of the Minnesota Building Code, 
and a building permit shall be received prior to installation. 

c. All  solar  energy  systems  using  a  reflector  to  enhance  solar  production  shall 
minimize  glare  from  the  reflector  that  affects  adjacent  or  nearby  properties. 
Measures to minimize nuisance glare include selective placement of the system, 
screening on the north side of the solar array, modifying the orientation of the 
system, reducing use of the reflector system, or other remedies that limit glare. 
 

C. Other types of solar system mounting are not permitted. 
 

D. Plan approval required. 
a. No solar energy system may be installed without prior written approval by the 

Zoning Administrator. 
b.  Plan application. A plan application for a solar energy system shall be 

accompanied by to‐scale horizontal and vertical (elevation) drawings. The 
drawings must show the location of the system on the building for a roof 
mounted system. 
1.   Pitched roof‐mounted solar energy system. The drawings for a roof‐
mounted system upon a pitched roof must show the elevation of the highest 
finished slope of the solar collector and the slope of the finished roof surface 
on which it is mounted. 
2.   Flat roof‐mounted solar energy system. The drawings for a roof‐mounted 
system upon a flat roof must show the distance to the roof edge and any 
parapets on the building and shall identify the height of the building on the 
street frontage side, the shortest distance of the system from the street 
frontage edge of the building, and the highest finished height of 
the solar collector above the finished surface of the roof. 
 

E. Compliance with other codes. All solar energy systems shall comply with requirements 
imposed by the City Building Official and with requirements set forth in the Minnesota 
State Electrical Code. 
 

F. Utility notification. No solar energy system shall be installed until written evidence has 
been given to the Zoning Administrator establishing that the owner of the property 
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upon which the system is located has notified the utility company of the intent to install 
an interconnected customer‐owned generator. Off‐grid systems are exempt from this 
requirement. 
 

 
 
 

Section 5.  Effective Date.  This Ordinance shall be in force and effect upon adoption and 
publication in the official newspaper of the City in accordance with applicable law.  The City may 
publish a summary of this Ordinance. 
 
Section 6.   Codification.  City staff is directed to codify the revisions to the Zoning Ordinance 
as enacted in this Ordinance. 
 
 
 
Passed and adopted by the City Council of the City of Hanover on the _____ day of ________, 
2020. 
 

    _________________________________ 
       Chris Kauffman, Mayor  
 
ATTEST: 
 
_______________________________ 
Brian Hagen, City Administrator 
 
 
C:\Users\cnash\Dropbox\Hanover\Ordinance Amendments\2020\Solar\Ordinance Solar.docx 
July 23, 2020 



   

Collaborative Planning, LLC 

Memorandum 
Date: July 27, 2020 

To: Planning Commission 

From: Cindy Nash, AICP EDFP 

RE: Amendment to Zoning Ordinance – Shoreland 

The shoreland ordinance is being updated for compliance with state shoreland 
regulations.  A clean draft of the proposed updates is attached and are currently being 
reviewed in conjunction with DNR staff who must also approve them. 

The ordinance is proposed to follow the minimum required in the statute.  The draft 
in the packet includes a few side comments in the right margin for the purposes of 
discussion at the meeting. 

   



Proposed Shoreland Ordinance Changes 
 

Delete Following Definitions: 

Normal High Water Mark. A mark delineating the highest water level that has been maintained for a 

sufficient period of time to leave evidence upon the landscape. In areas where the normal high water 

mark is not evident, setbacks shall be measured from the stream bank. 

 

 

Add or Change Definitions as follows: 

Bluff. A topographic feature such as a hill, cliff, or embankment having all of the following 
characteristics:  
 

a.  Part or of all of the feature is located in a shoreland area; 
 
b. The slope must drain toward the water body.  
 
c. The slope rises at least twenty-five (25) feet above the ordinary high water level of 

the water body.  
 
d.  The grade of the slope from the toe of the bluff to a point twenty-five (25) feet or 

more above the toe of the bluff averages thirty (30) percent or greater (see Fig. 1), 
except that an area with an average slope of less than 18 percent over a distance of 
at least 50 feet shall not be considered part of the bluff (see Fig. 2).  

 
 

 
Figure 1. Illustration of Bluff 

 
 Figure 2. Exception to Bluff 



 

 
 
 

 

Building height.  The vertical distance to be measured from the highest adjoining ground level at 
the building to the top to the cornice of a flat roof, to the deck line of a mansard roof, to a point on 
the roof directly above the highest wall of a shed roof, to the upper most point on a round or other 
arch type roof, to the top of the highest gable on a pitched or hip roof.   
 

 

Change Shoreland Section 10.33 to the following: 

 

SEC. 10.33 SHORELAND MANAGEMENT OVERLAY DISTRICT 

A. PURPOSE: The intent of the SD, Shoreland Management Overlay District 

 is to guide the wise development and utilization of Shorelands of public waters for the 
preservation of water quality, natural characteristics, economic values, and the general 
health, safety and welfare of all public waters in the City. The provisions of the SD, 
Shoreland Management Overlay District shall, in effect, be applied as an "overlay" to other 
Districts, except for the FP Floodplain Overlay District. 

B. PUBLIC WATERS CLASSIFICATION: The Public Waters Classification for City of 
Hanover, as approved by the Commissioner of Natural Resources, are listed and described 
herein: 

Lake or Stream No.   Lake or Stream Name  Classification    

    Crow River    General Development 

86-24     Unnamed Wetland   Natural Environment 

 



C. PERMITTED USES: The following uses are permitted within the SD, 

 Shoreland Management Overlay District provided the use is permitted in the underlying 
Zoning District. 

1.  Agricultural uses such as pasture, grazing, outdoor plant nurseries, horticulture, 
truck farming, forestry, and wild crop harvesting. 

2.  Parks and wayside, which do not maintain overnight camping facilities. 

3.  Nature areas, hiking and riding trails, wildlife preserves, and designated official 
wetland areas. 

4.  Designated historical sites. 

5.  Permitted uses allowed in the following zoning districts: 

AG  Agricultural District 

RR Rural Residential 

R-1  Neighborhood Residential District 

R-2  Multiple Family Residential District 

B-1 Downtown River Commercial District (except in the shoreland area of 
Natural Environment waters) 

B-2 Highway Business District (except in the shoreland area of Natural 
Environment Waters) 

B-1  Downtown River Commercial District 

B-2  Highway Business District 

I-1  Limited Industrial District 

I-2  General Industrial District 

I-3 Industrial Park 

INS  Institutional District 

FP  Floodplain Overlay District 

FW  Floodway District 

FF  Flood Fringe District 

SD  Shoreland Management Overlay District 

W Wetlands Overlay District 

 

Commented [PD(1]: Commercial use is a “conditional” 
use in the NE wetland shoreland 

Commented [PD(2]: Industrial uses are prohibited in the 
NE wetland shoreland 



D. CONDITIONAL USES: The following uses are permitted by conditional use permit within 
the SD; Shoreland Management Overlay District provided the use is permitted as a 
conditional use in the underlying zoning district 

1.  All approved aerial or underground utility line crossings such as electrical, 
telephone, telegraph or gas lines that cannot be reasonably located in other than an 
SD, Shoreland Management Overlay District. 

2.  Commercial Uses in the shoreland area of Natural Environment Waters must obtain 
a Conditional Use Permit 

B-1  Downtown River Commercial District 

B-2  Highway Business District 

3.  Planned Unit Developments 

4.  Conditional uses allowed in the following zoning districts: 

AG  Agricultural District 

RR Rural Residential 

R-1  Neighborhood Residential District 

R-2  Multiple Family Residential District 

B-1  Downtown River Commercial District 

B-2  Highway Business District 

I-1  Limited Industrial District 

I-2  General Industrial District 

I-3 Industrial Park 

INS  Institutional District 

FP  Floodplain Overlay District 

FW  Floodway District 

FF  Flood Fringe District 

PUD  Planned Unit Development Overlay District 

SD  Shoreland Management Overlay District 

W  Wetlands Overlay District 

5.  Signs permitted by conditional use identified in Section10.67 (Signs) of this 
Chapter 

Commented [PD(3]: Commercial use is a “conditional” 
use in the NE wetland shoreland 



6.  Organized group camps. 

7.  Water supply buildings, reservoirs, wells, elevated tanks, regional pipe lines and 
power lines, public sewage treatment facilities, sanitary landfill operation and 
similar essential public utility and service structures. 

8.  Public swimming pool, private swimming pools serving more than one family. 

E. ACCESSORY USES: The following uses shall be permitted accessory 

 uses within the SD, Shoreland Management Overlay District: 

1.  Private garage. 

2.  Park structures, including shelter, toilets, storage buildings, garages, observation 
towers or buildings, caretakers living quarters, parking, etc. 

3.  Other accessory uses customarily incidental to the uses permitted in Section 
10.32(C) (Shoreland Management Overlay District - Permitted Uses) and 
Section10.32 (D) (Shoreland Management Overlay District - Conditional Uses) of 
this Article. 

4.  Boathouses, docks and piers. 

 

F. SPECIAL LAND USE PROVISIONS 

1  Commercial, Industrial, Public, and Semipublic Use Standards.  

A. Water-dependent uses may be located on parcels or lots with frontage on 
public waters provided that: 

a. The use complies with provisions of Section 7.0; 

b. The use is designed to incorporate topographic and vegetative 
screening of parking areas and structures;  

c. Uses that require short-term watercraft mooring for patrons must 
centralize these facilities and design them to avoid obstructions of 
navigation and to be the minimum size necessary to meet the need; 
and  

d. Uses that depend on patrons arriving by watercraft may use signs 
and lighting, provided that: 

(1) Signs placed in or on public waters must only convey 
directional information or safety messages and may only be 
placed by a public authority or under a permit issued by the 
county sheriff; and 

(2) Signs placed within the shore impact zone are: 



(a) No higher than ten feet above the ground, and no greater 
than 32 square feet in size; and 

(b) If illuminated by artificial lights, the lights must be shielded 
or directed to prevent illumination across public waters; 
and 

(3) Other lighting may be located within the shore impact zone or 
over public waters if it is used to illuminate potential safety 
hazards and is shielded or otherwise directed to prevent direct 
illumination across public waters. This does not preclude use of 
navigational lights. 

B. Commercial, industrial, public, and semi-public uses that are not water-
dependent must be located on lots or parcels without public waters 
frontage, or, if located on lots or parcels with public waters frontage, must 
either be set back double the ordinary high water level setback or be 
substantially screened from view from the water by vegetation or 
topography, assuming summer, leaf-on conditions. 

 

 2. Agriculture Use Standards.  

A. Buffers. 
a. The shore impact zone for parcels with permitted agricultural land uses 

is equal to a line parallel to and 50 feet from the ordinary high water 
level. 

b. General cultivation farming, grazing, nurseries, horticulture, truck 
farming, sod farming, and wild crop harvesting are permitted uses if 
steep slopes and shore and bluff impact zones are maintained in 
perennial vegetation or operated under an approved conservation plan 
consistent with the field office technical guides of the local soil and 
water conservation district or the Natural Resource Conservation 
Service, and as approved by the local soil and water conservation 
district.  

B. New animal feedlots are not allowed in shoreland. Modifications or 
expansions to existing feedlots or resumption of old feedlots are conditional 
uses and must meet the following standards: 

a. Feedlots must be designed consistent with Minnesota Rules, Chapter 
7020; 

b. Feedlots must not further encroach into the existing ordinary high 
water level setback or  the bluff impact zone and must not expand to a 
capacity of 1,000 animal units or more; and, 



c. Old feedlots not currently in operation may resume operation 
consistent with Minnesota Statutes, Section 116.0711.  

3. Forest Management Standards.  

A.  The harvesting of timber and associated reforestation must be conducted 
consistent with the applicable provisions of the Sustaining Minnesota Forest 
Resources: Voluntary Site-Level Forest Management Guidelines for Landowners, 
Loggers and Resource Managers.  

B.   Intensive vegetation clearing for forest land conversion to another use is a 
conditional use subject to an erosion control and sedimentation plan developed 
and approved by the soil and water conservation district.  

4 Mining and Extractive Use Standards. Mining and extractive uses are not 
permitted. 

 

G. Lot Area and Width Standards. After the effective date of this ordinance, all new lots must 
meet the minimum lot area and lot width requirements in Sections ______ and _____, subject to 
the following standards: 

1. Only lands above the ordinary high water level can be used to meet lot area and 
width standards;  

2. Lot width standards must be met at both the ordinary high water level and at the 
building line; 

3. The sewer lot area dimensions can only be used if publicly owned sewer system 
service is available to the property; 

4. Residential subdivisions with dwelling unit densities exceeding those in Sections 
_____ and _____ are allowed only if designed and approved as residential PUDs 
under Section _____ of this ordinance; and 

5.  Lake Minimum Lot Area and Width Standards: 

General Development – No Sewer 

 
Riparian Nonriparian 

 
Lot Area 

(sf) 
Lot Width 

(ft) 
Lot Area (sf) Lot Width 

(ft) 

Single 20,000 100 40,000 150 

Duplex 40,000 180 80,000 265 

Triplex 60,000 260 120,000 375 

Quad 80,000 340 160,000 490 



General Development – No Sewer 
General Development – Sewer 

 Riparian Nonriparian 

 Lot Area 
(sf) 

Lot Width 
(ft) 

Lot Area (sf) Lot Width 
(ft) 

Single 15,000 75 10,000 75 

Duplex 26,000 135 17,500 135 

Triplex 38,000 195 25,000 190 

Quad 49,000 255 32,500 245 

Natural Environment – No Sewer 

 Riparian Nonriparian 

 Lot Area 
(sf) 

Lot Width 
(ft) 

Lot Area (sf) Lot Width 
(ft) 

Single 80,000 200 80,000 200 

Duplex 120,000 300 160,000 400 

Triplex 160,000 400 240,000 600 

Quad 200,000 500 320,000 800 

Natural Environment – Sewer 

 Riparian Nonriparian 

 Lot Area 
(sf) 

Lot Width 
(ft) 

Lot Area (sf) Lot Width 
(ft) 

Single 40,000 125 20,000 125 

Duplex 70,000 225 35,000 220 

Triplex 100,000 325 52,000 315 

Quad 130,000 425 65,000 410 

 



6.  River/Stream Minimum Lot Width Standards. There are no minimum lot area 
requirements for rivers and streams. The lot width standards in feet are:  

  Remote Forested Transitio
n 

Agricultu
ral 

Urban & Tributary 

No 
Sewer 

Sewer 

Single 300 200 250 150 100 75 

Duplex 450 300 375 225 150 115 

Triplex 600 400 500 300 200 150 

Quad 750 500 625 375 250 190 

H. Special Residential Lot Provisions. 
1. Subdivisions of attached dwelling units (single, duplex, triplex or quad) are 
conditional uses on Natural Environment Lakes and must also meet the following 
standards: 
 A.  Each building must be set back at least 200 feet from the ordinary high 
water level; 

B. Each building must have common sewage treatment and water systems 
in one location and serve all dwelling units in the building; and 

C.  Watercraft docking facilities for each lot must be centralized in one 
location and serve all dwelling units in the building; and 

D.  No more than 25 percent of a lake’s shoreline can be in duplex, triplex, 
or quad developments. 

 

H. Placement, Height, and Design of Structures. 

1. Placement of Structures and Sewage Treatment Systems on Lots. When 
more than one setback applies to a site, structures and facilities must be 
located to meet all setbacks, and comply with the following OHWL 
setback provisions:  

Classification Structures Sewage Treatment 
System 

No Sewer Sewer 

Lakes 

Natural Environment 150 150 150 

General Development 75 50 50 



Classification Structures Sewage Treatment 
System 

No Sewer Sewer 

Rivers and Streams 

Remote 200 200 150 

Forested and Transition 150 150 100 

Agriculture, Urban and 
Tributary 

100 50 75 

A. OHWL Setbacks. Structures, impervious surfaces, and sewage treatment 
systems must meet setbacks  from the Ordinary High Water Level (OHWL), 
except that one water-oriented accessory structure or facility, designed in 
accordance with Section 7.3 of this ordinance, may be set back a minimum 
distance of ten (10) feet from the OHWL:  

B. Setback averaging. Where structures exist on the adjoining lots on both sides 
of a proposed building site, structure setbacks may be altered without a 
variance to conform to the adjoining setbackstrucs from the OHWL, provided 

the proposed structure is not located in a shore impact zone or in a bluff 
impact zone;  

C. Setbacks of decks. Deck additions may be allowed without a variance to a 
structure not meeting the required setback from the ordinary high water level 
if all of the following criteria are met:  

(1) The structure existed on the date the structure setbacks were 
established; 

Commented [JB4]: Please note, If the Deck is attached to 
the primary structure and the footings of the deck are in the 
floodplain then the whole structure is considered in the 
floodplain.  



(2) A thorough evaluation of the property and structure reveals no 
reasonable location for a deck meeting or exceeding the existing 
ordinary high water level setback of the structure; 

(3) The deck encroachment toward the ordinary high water level does 
not exceed 15 percent of the existing setback of the structure from 
the ordinary high water level or is no closer than 30 feet from the 
OHWL, whichever is more restrictive; and  

(4) The deck is constructed primarily of wood, and is not roofed or 

screened.  

 

 

 

D. Additional structure setbacks. Structures must also meet the following 
setbacks, regardless of the waterbody classification:  

Setback from: Setback (ft) 

Top of bluff 30 

Unplatted cemetery 50 

Right-of-way line of federal, state, or county highway 50 

Right-of-way line of town road, public street, or other roads not 
classified 

20 

E. Bluff Impact Zones. Structures, impervious surfaces, and accessory facilities, 
except stairways and landings, must not be placed within bluff impact zones.  



2. Height of Structures. All structures in residential districts in cities, except churches 
and nonresidential agricultural structures, must not exceed 25 feet in height.  

3.  Lowest Floor Elevation. Structures must be placed in accordance with any floodplain 
regulations applicable to the site. Where these controls do not exist, the elevation to 
which the lowest floor, including basement, is placed or flood-proofed must be 
determined as follows:  

4. Significant Historic Sites. No structure may be placed on a significant historic site 
in a manner that affects the values of the site unless adequate information about the site has been 
removed and documented in a public repository. 

I. Water Supply and Sewage Treatment. 

1.  Water supply. Any public or private supply of water for domestic purposes must 
meet or exceed standards for water quality of the Minnesota Department of Health and the 
Minnesota Pollution Control Agency.  

2.  Sewage treatment. Any premises used for human occupancy must be connected to 
a publicly-owned sewer system, where available or comply with Minnesota Rules, Chapters 
7080 – 7081.  
 

J. General. 

1.  Substandard Lots. Lots of record in the office of the County Register of Deeds on 
June 16, 2003, the date of enactment of the Article governing the SD, Shoreland 
Management Overlay District, which do not meet the requirements of that Chapter, 
may be allowed as building sites provided such use is permitted in the zoning 
district, the lot is in separate ownership from abutting lands and sanitary and 
dimensional requirements of the SD, Shoreland Management Overlay District 
provisions are complied with insofar as practicable. The City Council will, 
consistent with these standards and criteria, set a minimum size for substandard lots 
or impose other restrictions on the development of substandard lots, including the 
prohibition of development until the substandard lot(s) are served by public sewer 
and water. 

2.  Shoreland Alterations. 

a.  Natural vegetation in shoreland areas shall be preserved insofar as practical 
and reasonable in order to retard surface runoff and soil erosion, and to 
utilize excess nutrients. The removal of natural vegetation shall be 
controlled in accordance with the following criteria: 

1)  Clear cutting shall be prohibited, except as necessary for placing 
public roads, utilities, structures, and parking areas. 

2)  Natural vegetation shall be restored insofar as feasible after any 
construction project. 



3)  Selective cutting of trees and underbrush shall be allowed as long 
as sufficient cover is left to screen motor vehicles and structures 
when viewed from the water. 

 

b.  Grading and filling in Shoreland areas or any other substantial alteration of 
the natural topography shall be controlled by the following criteria: 

1)  The smallest amount of bare ground shall be exposed for as short a 
time as feasible. 

2) Temporary ground cover, such as mulch, shall be used and 
permanent vegetation cover, such as sod, shall be provided. 

3) Methods to prevent erosion and trap sediment shall be employed. 

4)  Fill shall be stabilized to accepted engineering standards. 

c.  Alterations of Beds of Public Waters. 

1) Any work that will change or diminish the course, current, or cross 
section of any public water shall be approved by the Commissioner 
before the work is begun. This includes construction of channels and 
ditches, lagooning, dredging of lakes or stream bottom for removal 
of muck, silt or weeds, and filling in the lake or stream bed. 
Approval shall be construed to mean the issuance by the 
Commissioner of a permit under the procedures of Minnesota 
Statutes Section 103Gand other related statutes, as may be amended, 
supplemented or replaced from time to time. 

2) Excavations on shorelands where the intended purpose is connection 
to a public water, such as boat slips, canals, lagoons, and harbors, 
shall be controlled by this Article. Permission for such excavations 
may be given only after the Commissioner has approved the 
proposed connection to public waters. Approval shall be given only 
if the proposed work is consistent with applicable state regulations 
for work in beds of public waters. 

 

K. PARKING REGULATIONS, PLACEMENT OF ROADS AND PARKING AREAS: 

1. In granting permits as allowed in Section 10.33 (Shoreland Management Overlay 
District - Permitted Uses) of this Chapter, the parking regulations of the underlying 
zoning district shall apply. 



2.  Placement and Design of Roads, Driveways, and Parking Areas. Public and 
private roads and parking areas must be designed to take advantage of natural 
vegetation and topography to achieve maximum screening as viewed from public 
waters and comply with the following standards:   

A. Roads, driveways, and parking areas must meet structure setbacks and must 
not be placed within bluff and shore impact zones, when other reasonable and 
feasible placement alternatives exist. If no alternatives exist, they may be placed 
within these areas, and must be designed to minimize adverse impacts;  

B.Watercraft access ramps, approach roads, and access-related parking areas may 
be placed within shore impact zones provided the vegetative screening and 
erosion control conditions of this subpart are met;  

C. Private facilities must comply with the grading and filling provisions of 
Section ____ of this ordinance; and  

D. For public roads, driveways and parking areas, documentation must be 
provided by a qualified individual that they are designed and constructed to 
minimize and control erosion to public waters consistent with the field office 
technical guides of the local soil and water conservation district, or other 
applicable technical materials. 

 

L. Planned Unit Developments (PUDs) 

1. Density Determination. Proposed new or expansions to existing planned unit 
developments must be evaluated using the following procedures.  

Step 1. Identify Density Analysis Tiers. Divide the project parcel into tiers by 
drawing one or more lines parallel to the ordinary high water level at the 
following intervals, proceeding landward: 

Classification Tier Depth 

No Sewer (ft) Sewer (ft) 

General Development Lakes – 1st tier 200 200 

General Development Lakes – all other tiers 267 200 

Natural Environment Lakes 400 320 

All Rivers 300 300 
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Step 2. Calculate Suitable Area for Development. Calculate the suitable area 
within each tier by excluding all wetlands, bluffs, or land below the ordinary high 
water level of public waters.  

  Step 3. Determine Base Density: 
A. For residential PUDs, divide the suitable area within each tier by the 

minimum single residential lot area for lakes to determine the allowable 
number of dwelling units, or base density, for each tier. For rivers, if a 
minimum lot area is not specified, divide the tier width by the minimum single 
residential lot width.   

B. For commercial PUDs: 

(1) Determine the average area for each dwelling unit or dwelling site within 
each tier. Include both existing and proposed dwelling units and sites in 
the calculation.  

(a) For dwelling units, determine the average inside living floor area of 
dwelling units in each tier. Do not include decks, patios, garages, or 
porches and basements, unless they are habitable space. 

(b) For dwelling sites (campgrounds), determine the area of each dwelling 
site as follows:  

(c) For manufactured homes, use the area of the manufactured home, if 
known, otherwise use 1,000 sf. 

I. For recreational vehicles, campers or tents, use 400 sf.  

II. Select the appropriate floor area/dwelling site area ratio from 
the following table for the floor area or dwelling site area 
determined in Section _____. 



Inside Living Floor Area or Dwelling Site Area (sf) Floor 
Area/Dwelling 
Site Area Ratio 

General 
Development 

Lakes w/Sewer 
– all tiers 

General 
Development 
Lakes w/no 
sewer – 1st tier 

Agricultural, 
Urban and 
Tributary 
Rivers 

General 
Development 
Lakes w/no 
sewer – all 
other tiers 

Forested and 
Transition 
Rivers 

Natural Environment 
Lakes 

Remote Rivers 

< 200 .040 .020 .010 

300 .048 .024 .012 

400 .056 .028 .014 

500 .065 .032 .016 

600 .072 .038 .019 

700 .082 .042 .021 

800 .091 .046 .023 

900 .099 .050 .025 

1,000 .108 .054 .027 

1,100 .116 .058 .029 

1,200 .125 .064 .032 

1,300 .133 .068 .034 

1,400 .142 .072 .036 

> 1,500 .150 .075 .038 

 



Multiply the suitable area within each tier determined in Section ____ by the 
floor area or dwelling site area ratio to yield the total floor area or dwelling 
site area for each tier to be used for dwelling units or dwelling sites. 

Divide the total floor area or dwelling site area for each tier calculated in 
Section _____ by the average inside living floor area for dwelling units or 
dwelling site area determined in ____. This yields the allowable number of 
dwelling units or dwelling sites, or base density, for each tier. 

C. Allowable densities may be transferred from any tier to any other tier further 
from the waterbody, but must not be transferred to any tier closer to the 
waterbody.  

D. All PUDs with densities at or below the base density must meet the design 
standards in Section ____ 

Step 4. Determine if the Site can Accommodate Increased Density:  

E. The following increases to the dwelling unit or dwelling site base densities 
determined Section ____ are allowed if the design criteria in Section ____ of 
this ordinance are satisfied as well as the standards in Section ____, item __: 

Shoreland Tier  Maximum 
density increase 
within each tier 

(percent) 

1st 50 

2nd 100 

3rd 200 

4th 200 

5th 200 

 

Structure setbacks from the ordinary high water level: 

Are increased to at least 50 percent greater than the minimum setback; or  

The impact on the waterbody is reduced an equivalent amount through vegetative 
management, topography, or additional acceptable means and the setback is at 
least 25 percent greater than the minimum setback. 

1. Design Criteria. All PUDs must meet the following design criteria. 
A. All residential planned unit developments must contain at least five dwelling 

units or sites. 

B. On-site water supply and sewage treatment systems must be centralized and 
meet the standards in Section _____ of this ordinance. Sewage treatment 



systems must meet the setback standards of Section _____, item ___ of this 
ordinance. 

C. Dwelling units or dwelling sites must be clustered into one or more groups 
and located on suitable areas of the development.  

D. Dwelling units or dwelling sites must be designed and located to meet the 
dimensional standards in Sections ____ and ___: 

(2) Shore recreation facilities: 

(3) Must be centralized and located in areas suitable for them based on a 
suitability analysis. 

(4) The number of spaces provided for continuous beaching, mooring, or 
docking of watercraft must not exceed one for each allowable dwelling 
unit or site in the first tier (notwithstanding existing mooring sites in an 
existing commercially used harbor). 

(d) Launching ramp facilities, including a small dock for loading and 
unloading equipment, may be provided for use by occupants of 
dwelling units or sites located in other tiers. 

(e) Structures, parking areas, and other facilities must be treated to reduce 
visibility as viewed from public waters and adjacent shorelands by 
vegetation, topography, increased setbacks, color, or other means 
acceptable to the local unit of government, assuming summer, leaf-on 
conditions. Vegetative and topographic screening must be preserved, if 
existing, or may be required to be provided. 

(f) Accessory structures and facilities, except water oriented accessory 
structures, must meet the required structure setback and must be 
centralized.  

III. Water-oriented accessory structures and facilities may be 
allowed if they meet or exceed design standards contained in 
Section 7.3 of this ordinance and are centralized. 

 

 



   

Collaborative Planning, LLC 

Memorandum 

Date: July 27, 2020 

To: Planning Commission 

From: Cindy Nash, City Planner 

RE: 11039 Lamont – Site Plan 

An application has been received for a site plan to construct a new building on this property after the previous 
building was destroyed by fire earlier in 2020.  A copy of the site plan and architectural plans are included in 
your packets. 

The property is zoned I-3 Industrial.  The property is near the intersection of Lamont Ave NE and 10th St NE and 
consists of approximately 3.97 acres. 

 

 

 

 

There is a portion of a large wetland on the western side of the property. This wetland is extensive and there is 
no wetland delineation for it.  There is, however, a drainage and utility easement that is recorded for the wetland. 
A portion of an existing building encroaches within that easement.  The proposed new building will be outside of 
the drainage and utility easement.  As shown on the aerial photo, there is not a vegetated wetland buffer that is 
being maintained separate and distinct from the gravel parking area. 



11039 Lamont 

7/23/2020  2 

Due to the site not meeting ordinance requirements related to wetland buffers, it is recommended that the 
applicant improve the protection of the wetland.   

1. Show a wetland buffer 30 feet from the wetland that will be seeded in a vegetation mix to be 
approved by the City Engineer.  Wetland buffer signs shall be installed as per the City Engineers 
specs along the eastern edge of the wetland buffer.  No outside storage or parking of vehicles to 
be permitted in the wetland buffer. 

 

 

 

Recommendation 

It is recommended that the site plan be approved subject to the following conditions: 

1. Development of the site must be in substantial conformance with the site plans prepared by 
Rehder and Associates dated July 6, 2020 as modified by addressing the comments in the 
conditions contained in the approval resolution. 

2. Show the area to the east of the gate/front building to be paved. 
 

3. Show a wetland buffer 30 feet from the wetland that will be seeded in a vegetation mix to be 
approved by the City Engineer.  Wetland buffer signs shall be installed as per the City 
Engineers specs along the eastern edge of the wetland buffer. No outside storage or parking 
of vehicles to be permitted in the wetland buffer. 

 
4. Small utility service (electric, phone, etc.) to the building shall be underground. 
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