
 
 

  

 
 
 
 
 
 

Norwood Young America Planning Commission  
Tuesday, June 6, 2017 

Norwood Young America City Council Chambers, 310 Elm St. W. 
6:00 p.m. 

 
AGENDA 

 
1. Call to Order 
 Pledge of Allegiance 

 
2. Adoption of Agenda 

 
3. Approve Minutes of May 2, 2017 meeting  
 
4. Public Hearings 

A. Code Amendment: Performance Standards for Signs in the RC-1 District 
B. Rezoning: Preserve 5th Addition from P-1 to R-1 
C. Variance & CUP: Curfman Trucking – 600 Railroad Street W 
 

5.   New Business 
A. Preserve 5th Addition: Rezoning & Final Plat 
B. Curfman Trucking: Variance, CUP, & Site Plan Approval 
C. Ordinance: Performance Standards – Sign Standards RC-1 District 

 
6 Next Meeting Date   

 
7. Commissioner’s Reports and May Building Permit report 
 
8. Adjourn 

 
 

UPCOMING MEETINGS 
 

June 12th – City Council Meeting 6:00 p.m. – PC Rep – JR Hoernemann 
June 14th – EDC Meeting 6:30 p.m.  
June 20th – Parks & Recreation Commission Meeting 5:30 p.m. – JR Hoernemann 
June 26th – City Council Meeting 6:00 pm – PC Rep – JR Hoernemann 
 

 
Bill 
Grundahl 
 
Cassandra 
Kemp 
 
JR 
Hoernemann 
 
Mark 
Lagergren 
 
Craig 
Heher  
Council 
Liaison 
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Norwood Young America 
Planning Commission Minutes 

May 2, 2017 
 
Present:  Commissioners Bill Grundahl, Craig Heher, and JR Hoernemann. 
 
Absent:  Cassandra Kemp and Mark Lagergren. 
 
Staff:  City Administrator Steve Helget and Planning Consultant Cynthia Smith Strack. 
 
1.  Call to Order. 
 
The meeting was called to order by Heher at 6:00 pm. All present stood for the Pledge of 
Allegiance.  
 
2.  Adoption of Agenda. 
 
Chairperson Heher introduced the agenda.  
 
Motion – Hoernemann, second Grundahl to approve the agenda as presented. The agenda was 
approved 3-0.  
 
3.  Approval of Minutes from the Regular Meeting April 18, 2017. 
 
Heher introduced the minutes from the April 18, 2017 regular meeting. 
 
Motion – Grundahl to approve April 18, 2017 regular meeting minutes. Second by Hoernemann. 
With all in favor the minutes were approved 3-0.  
 
4.  Public Hearings.  

None. 
 
5. Old Business. 
 

A. Appoint Representative to Comprehensive Plan Committee.  
 

Heher introduced the agenda item noting SRF Consulting would be assisting the City of 
Norwood Young America with its 2040 Comprehensive Plan Update. SRF would be 
forming a Committee to assist with the update. A representative from the PC was to be 
added to the Committee.  
 
City Administrator Helget noted the comprehensive plan is the overall guiding document 
for land use in the City. Comprehensive Plan committee members could expect to attend 
four to five meetings.   
 
Heher asked for a volunteer. Grundahl noted he would consider representing the 
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Commission and committed to attending the first meeting. Helget stated a representative 
was needed to attend all meetings.   
 
Motion – Hoernemann, Second Heher to appoint Grundahl to serve on a committee to 
update the Comprehensive Plan. Approved 3-0.  

 
B. Rental Code Update.  

 
Heher introduced the agenda item. 
  
Strack stated that at the April meeting the PC reviewed a draft management plan drafted 
by the City Attorney’s Office in lieu of language inserted in the draft rental code 
pertaining to disorderly conduct. The Commission reached consensus to continue 
discussion at this meeting. A final sticking point appears to be disorderly conduct and/or 
management plan provision.  

 
Strack requested input from the Commission.  
 
Heher asked Administrator Helget whether either the disorderly conduct provision or the 
management plan could have assisted him in dealing with the issue that initialed rental 
code discussion. Helget stated he was unsure of whether or not either the disorderly 
conduct provision or management plan standard would have been helpful. Helget noted 
either approach would appear to have been helpful, especially perhaps the disorderly 
conduct provisions as proposed in the initial redraft.  

 
Helget noted nearly 100 rental permits existed, he was concerned about having to obtain 
and review more than 100 management plans. Helget opined the City was fortunate in 
that few rental housing issues existed, especially those related to law enforcement 
activities.  

 
Helget stated he was unsure disorderly conduct provisions fully itemized by the City 
Attorney’s Office were necessary or not. He opined the management plan may be fine for 
larger properties, but could be viewed as overly burdensome for owners of individual or 
small groups of rental units. Helget noted he spoke with the City Attorney who suggested 
if certain properties continue to be problematic, then owners of those properties could be 
required to have a management plan. 

 
Heher stated that as he reflects on the proposed update he was reminded of what brought 
the discussion to the Commission’s attention. Heher noted it was one property and one 
issue. Heher opined that if most persons are compliant perhaps burdensome regulations 
were unnecessary. Heher stated he was interested in the City Attorney’s suggestion to 
only require a management plan for those with repeat violations. 

 
Grundahl stated that most rental owners he’s spoken to have some form of background 
checks in place. He stated he was unsure of how discussion should proceed.  
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Heher questioned that if a trigger mechanism for the management plan was to be inserted 
in the language, what that language would state. Strack suggested input from the City 
Attorney’s Office and then noted code language relating to disorderly conduct could be 
retained and language added regarding a threshold mechanism requiring a management 
plan.  

 
Hoernemann opined the Commission should be careful not to create a burden on 
landlords or City staff just because of one complaint.  

 
Heher questioned what language relating to disorderly conduct or activities should 
include. Heher noted one option would be to retain initial language relating to disorderly 
conduct as suggested by the City Attorney’s Office.  

 
Strack suggested re-engaging with the City Attorney’s office and expressing an affinity 
for hybrid approach with management plan requirement triggered by multiple violations 
of disorderly conduct provisions while appealing for simple and clear disorderly conduct 
language as well. 

 
Heher noted the “compliance conference” alluded to under the draft disorderly conduct 
language could be a convenient place to reference a management plan requirement.  

 
Hoernemann reiterated a concern the language could be overly burdensome, particularly 
if caused by only one problem rental unit.  
 
Strack asked for clarification of whether or not the Commission wanted to include 
disorderly conduct language in the rental code so as to have an avenue for compliance 
action should a tenant conduct issue arise.  

 
Grundahl supported including language relating to disorderly conduct but was unsure of 
whether or not the language proposed by the City Attorney was too burdensome.  

 
Heher suggested the City Attorney’s Office attempt to perhaps reduce the 18 references 
to disorderly conduct issues. Strack suggested adding a reference to a management plan 
in the second disorderly conduct violation standard pertaining to “problem solving 
conference” as suggested previously by Heher.   
 
Strack is to follow up with the City Attorney. 

 
6. New Business. 
 

A. Discussion Regarding Towers. 
 
Heher introduced the agenda item.  
 
Strack stated that a few months ago, the City received an inquiry regarding the location of 
telecommunications towers as a principal use of industrial zoned property adjacent to 
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Highway 212. The request generated staff investigation into code standards relating to 
towers. At this time, commercial towers are located in the R-2 District north of Young 
America Lake adjacent to Tacoma/5th Avenue NE.   
 
Strack reported on existing standards, including: 

 
• Antennas, satellite dishes, communication, and radio towers are allowed as a 

principal use of property under a CUP in the T/A Transition/Agricultural District 
and the I-1 Light Industrial District.   
 

• Communications towers including television antennae and radio and telephone 
transmission towers are exempt from district height restrictions.  
 

• Conflicting conditional use standards exist, including:  
 

a. Only one satellite dish, amateur radio tower, or ground mounted vertical 
antenna is allowed per residential lot.  
 

b. Ground-mounted satellite dishes can’t exceed fifteen (15) feet in height above 
the ground level. 

 
c. Ground-mounted satellite dishes, amateur radio towers, and ground-mounted 

vertical antenna can’t be located within the required front or side yard setback. 
 

d. Ground-mounted satellite dishes, amateur radio towers, and ground-mounted 
vertical antenna have to be set back from all adjoining lots a distance 
equivalent to the height of the dish, tower, or antenna.   

 
e. Building permits are needed for the installation of satellite dishes, amateur 

towers, and ground-cover mounted vertical antenna. 
 

f. Every satellite dish, amateur radio tower, and ground-mounted vertical 
antenna has to be grounded against lightning strikes and in conformance with 
the National Electrical Code. 

 
Strack reviewed specific standards staff found potentially problematic.  
 
One problematic standard is, that, if taken literally conditional use standards require a 
CUP for any antennae, satellite dish, communication or radio tower, regardless of district. 
There is no distinction between personal antennae or satellite dishes and commercial 
antennae or satellite dishes. Also, there is no allowance for ham radio towers in 
residential areas, a requirement under federal law.  

 
Another problematic issue is that CUP requirements (a), (b), and (c) appear to be related 
to personal devices and not commercial devices. CUP requirements (d) and (e) appear to 
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be related to commercial devices and not personal devices. CUP requirements for (f) 
could be related to both personal and commercial devices.  

 
Strack requested input from the Commission is requested on several topics as follows. 
First, whether or not I-1 General Industrial District properties adjacent to Highway 212 
were viewed as suitable for towers as principal uses under CUP. Second, what districts 
the PC felt were suitable for commercial telecommunications towers. Third, whether or 
not CUP standards (d) and (e) should apply only to commercial towers, and whether 
standards (a)-(c) could be removed as CUP standards. Finally, how to incorporate 
amateur radio tower allowances while protecting adjacent residents.  
 
Commissioners discussed items identified by Strack. Commissioners reached consensus 
in recommending standards related to towers be contained in one freestanding section of 
the Code rather than being contained in several sections of the Code.  
 
The Commission discussed the concept of making a distinction between commercial and 
non-commercial towers. Heher commented on creating a distinction between personal 
and gainful use.  
 
Grundahl questioned what would make a commercial use a commercial application. He 
speculated there should be a mechanism to differentiate between what is commercial and 
non-commercial. 
 
Administrator Helget suggested Strack present potential standards at a future meeting.  

 
7. Commissioner Reports – Building Permit Report. 
 
Hoernemann reported he was unable to attend Sr. Advisory meeting. The Haven had its first-year 
anniversary.   
 
Grundahl referenced the joint meeting of CC, EDC, and PC. That meeting resulted in positive 
feedback. He opined a negative was they group didn’t want to meet often enough to move 
forward with downtown revitalization or redevelopment.  
 
Heher reported the Council approved Liberty Street vacation and residential uses in rear of C-3 
district structures. The Council did not approve rezoning of 120 Morse Street.  
 
8.  Adjourn 
 
Motion – Grundahl, Second Hoernemann, with all in favor the meeting adjourned at 7:20 p.m.   
 
Respectfully submitted, 
 
     
Steve Helget 
Zoning Administrator 
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To: Chairperson Heher 
 Members of the Planning Commission 

Administrator Helget 
 
From: Cynthia Smith Strack, Consulting Planner 
 
Date: June 6, 2017 
 
Re: Public Hearing: Ordinance Adding RC-1 District to Signage Standards 
 

 
BACKGROUND 
In April the Commission directed drafting of an ordinance adding the RC-1 District to standards pertaining to 
performance standards for signs. The attached draft code amendment simply adds the RC-1 District to signage 
performance standards already applicable to the C-2, B-I, and I-1 Districts.  
 
The Commission is to hold a public hearing on the Ordinance and make a recommendation to the City Council 
during the business portion of the meeting.  



1 | P a g e  
 

 
CITY OF NORWOOD YOUNG AMERICA 

ORDINANCE NO. ___ 
 

AN AMENDING SECTION 1260.09, SUBD. 4 OF THE CITY CODE 
PERTAINING TO SIGNS BY ADDING A REFERENCE TO THE RC-1 

RESIDENTIAL NEIGHBORHOOD COMMERCIAL DISTRICT 
 

I. THE CITY COUNCIL OF THE CITY OF NORWOOD YOUNG 
AMERICA, MINNESOTA TO PROMOTE THE PUBLIC SAFETY, 
HEALTH, AND WELFARE, HEREBY ORDAINS CHAPTER 12, 
SECTION 1260.09, SUBD. 4 OF THE CITY CODE SHALL AMENDED 
AS FOLLOWS: 

 
Subd. 4 RC-1, C-2, B-1 and I-1 Regulations. The following uses are permitted within the 
RC-1, C-2, B-1 and I-1 Districts. 

 
 

II. EFFECTIVE DATE: THIS ORDINANCE IS EFFECTIVE UPON ITS 
ADOPTION AND PUBLICATION AS PRESCRIBED BY LAW.  

 
 
Adopted by the City of Norwood Young America on the ___ day of _____, 2017. 
 
            
Attest:       Carol Lagergren, Mayor  
 
       
Kelly Hayes, City Clerk 
 
Adopted:   
Published: 
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To: Chairperson Heher 
 Members of the Planning Commission 

Administrator Helget 
 
From: Cynthia Smith Strack, Consulting Planner 
 
Date: June 6, 2017 
 
Re: Public Hearing: Rezoning Preserve 5th  
 Final Plat Preserve 5th      
 

 
Applicant:  Scott Loomis, dba Loomis Homes LLC  
   
Subject Address: Not Assigned. Generally East of Fox Crossing and West of Barnes Lake 
 
Legal Description: Outlot A, The Preserve 4th Addition 
 
Property ID: 58.6530430 
 
Zoning Class: P-1 Parks/Open Space District 
 
Request: 1. Rezoning P-1 Parks/Open Space to R-1 Low Density Single Family Residential 
 2. Recommendation: Final Plat Approval 
  
Representative: Scott Loomis 
 Cara Otto, Otto & Associates 
 
Attachments: Application 
 Plat Materials 
 Site Map 
 Memo from City Engineer dated June 1, 2017 
 Preliminary plat maps 
 Proposed Covenants 
  
BACKGROUND 
The City approved a preliminary plat for the entire Preserve development in February 2002. A final planned 
unit development (PUD) plan was approved in March 2002. The Preserve is a phased PUD on approximately 
150 acres. Four previous phases were finaled and developed. The plat build out has deviated from proposed 
phasing (attached). Preserve 5th addition is the fifth and final phase of the development. In total, the 
Preserve included 293 housing units, specifically 155 single family detached lots, 108 townhome units and 
30 twin home units. The arrangement of the multi-family units was revised after the preliminary plat to comply 
with shoreland management and wetland regulations, prior to approval of an initial final plat.  
 
Preserve 5th is situated east of The Preserve 3rd and The Preserve 4th Additions. Proposed Preserve 5th 
consists of 37 one-family lots ranging in size from 9,006 square feet to 21,690 sf with an average size of 
15,036 sf. Dwelling styles are primarily walk-outs with a few look-outs and full basement styles in Block 2. 
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Lot and building packages are proposed in the $250,000 range. The Applicant proposes covenants (copy 
attached), which staff notes are not enforceable by the City. Existing home estimated market values (2017) 
in The Preserve 3rd Addition range from $264,600 to $735,000 with a median value of $354,150 and an 
average value of $376,206. Existing home estimated market values (2017) in the Preserve 4th Addition 
range from $179,400 to $234,200 with a median value of $204,900 and an average value of $204,730.   
 
REZONING REQUEST: PUBLIC HEARING 
The Applicant proposes rezoning a portion of Outlot A, Preserve 4th 
Addition from P-1 Parks and Open Space to R-1 Low Density Single 
Family Residential. The rezoning request is to remedy an apparent error 
on the Official Zoning Map wherein privately owned property was 
inadvertently zoned P-1 Parks and Open Space. The area proposed for 
rezoning was previously rough-graded with a prior addition of The 
Preserve and was pre-platted as one-family residential lots.  
 
A portion of the subject property is to be dedicated to the City as 
parkland in conjunction with a proposed plat entitled “Preserve 5th 
Addition and was envisioned as part of “Prairie Dawn Park”. 
 
Planned use of the subject property under the 2008 Comprehensive 
Plan is low to medium density residential. The proposed and planned 
uses are consistent.  
 
The code does not specify review criteria or required standards for 
approving a rezoning request. The Code does require specific adoption 
criteria – i.e. a two-thirds super majority vote by the City Council. 
 
The Code standard is as follows: 
 

Subd. 1 Adoption. This chapter may be amended, changed or altered only by a favorable 
(two-thirds) majority vote of all members of the City Council, and only after a public hearing 
has been duly advertised and held by the Planning Commission.  

 
Hearing Requirements  
A public hearing notice was drafted, published, and distributed to property owners within 350 feet of the 
subject property.  
 
Comments Received 
The City Administrator has reportedly received phone calls regarding the proposed rezoning. Additional 
information will be provided at the June 6th meeting. 
 
Staff Recommendation 
Consulting staff recommends approval of the rezoning based on the following: 
 

 Zoning of the portion of the subject property as requested remedies an apparent inadvertent error on 
the Official Zoning Map wherein privately held property was zoned Park Open Space. Items 
supporting this conclusion include:  

 The subject area was previously subject to concept plan/PUD review/approval, 
 The subject area was previously rough-graded for residential lot development, and 
 The property is privately held.  

 The rezoning is consistent with the 2008 Comprehensive Plan 
 The rezoning is consistent with previously approved PUD plans 
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FINAL PLAT REVIEW 
The City is to review The Preserve 5th final plat for substantial compliance with a prior-approved 
preliminary plat and final PUD along with associated conditions of approval.  
 
Comprehensive Plan  

The proposed subdivision appears to be consistent with the policies and criteria set forth in the 2008 
Comprehensive Plan, including planned use. 
 
Parcel Arrangement  

The proposed block and lot configuration appears to meet design requirements and is consistent with 
the preliminary plat and final PUD plan. 
 
Streets  

Proposed street widths appear to meet City standards and comply with the approved preliminary plat. To 
be consistent with the street naming policy convention, “Lakewood Court” should be assigned to only to the 
segment of the proposed street north of Barnes Lake Drive.  
 
Park Dedication  

The PUD plan illustrates the dedication of park land to the City in conjunction with development of The 
Preserve. Approximately five acres of park land was dedicated to the public with The Preserve 3rd 
Addition (current Prairie Dawn Park). Additional park land 
illustrated as Outlot A on the draft final plat is to be 
dedicated to the City as open space/park land. The Park 
and Recreation reviewed the trail and dedication of Outlot 
A. Attached maps illustrate proposed park and trail 
dedication approved with the preliminary plat and final 
PUD plan.  
 
Pedestrian Ways 

The plans illustrates construction of a five foot sidewalk on 
the south and east side of Lakewood Trail and Lakewood 
Court. The sidewalk converts to an eight foot bituminous 
trail in an easement between Lots 8 & 9 in Block 3 and 
then extends through proposed Outlot A (to be dedicated 
to the City) connecting to existing grass surfaced 
pedestrian way near a stormwater facility in The Preserve 
3rd Addition. 
 
The approved Preserve PUD illustrates a trail adjacent to Barnes Lake throughout proposed Outlot A, 
rather than a portion of the loop being sidewalk. The Applicant represents the trail as illustrated in the 
approved PUD plan is impractical due to existing topography, tree cover, and riparian area. The 
proposed trail alteration would appear to support findings issued by the DNR as part of the pre-plat 
and final PUD review. 
 
Landscaping  

A landscape plan for The Preserve development was approved as part of the PUD. The approved 
plan requires 2" caliper deciduous boulevard trees (Linden, Maple and Honey Locust) located along 
the public and private streets, two (2) trees per single-family lot. 
 
A landscape plan was not included in the plan set. Staff recommends the developer’s agreement require 
placement of boulevard trees at the direction of the City and that the agreement provide for a landscape 
escrow sufficient to ensure the planting of two tree on each lot, at the expense of the Developer, prior to 
issuance of a certificate of occupancy for any dwelling.  
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Additional Department/Agency Comments  
 
Public Works: The plans have been forwarded to Public Services Director Tony Voigt for review and 
comment. Any/all comments from the Director are hereby incorporated by reference.  
 
City Engineer: The City Engineer has reviewed the application and plans. Comments and recommendations 
contained in a memo from John Swanson dated June 1, 2017 are hereby incorporated by reference. 
 
City Attorney: Application documents have been forwarded to the City Attorney for review, examination of 
title, and drafting of a developer’s agreement.  
 
Fire Department: The plan submittal has been forwarded to Fire Chief Steve Zumberge for review and 
comment.  
 
Review of Plat Carver County Taxation and Survey: The plat has been forwarded by the Applicant to Carver 
County taxation and survey departments for review and comment.  
 
MN DNR: The hearing zoning and proposed final plat were forwarded to the Carver County Area Hydrologist 
for review and comment. The Area Hydrologist acknowledged receipt and had no comments.  
 
It is noted the entire development was reviewed and approved by the Department of Natural Resources 
(DNR) in 2002. The Final Plat for the Fifth Addition is nearly identical to the arrangement of the preliminary 
plat and appears to comply with the conditions of the 2002 DNR approval. 
 
It is further noted the City has been informed a possible active or inactive Bald Eagle nesting site may be 
located near Barnes Lake. Nesting sites are protected under the Bald and Golden Eagle Protection Act. 
Regulations provided under that Act allow the USFWS to issue permits for activities that may harm or disturb 
bald eagles and their nests. The Applicant is responsible for securing a permit if needed.  
 
Carver County Water Management Organization: The Applicant is responsible for obtaining required review 
and approval for the proposed plat from the CCWMO. 
 
 
RECOMMENDATION  
After review and discussion, the Planning Commission may consider a MOTION to recommend approval of 
the final plat to the City Council.  
 
If the Planning Commission recommends approval of the final plat the following conditions are 
recommended: 
 

1. Submittal of revised plans to the City for review as needed.  
 

2. Incorporation of recommendations contained in a staff memo from the City Engineer dated June 1, 
2017. 
 

3. Securing of necessary permits as may be required by entities external to the City of Norwood Young 
America.    
 

4. Title examination by the City Attorney.  
 

5. Execution of a Developer’s Agreement and filing of necessary items as required therein. 
 

 
ACTION 
The PC shall hold a public hearing regarding the rezoning request. During the business portion of the 
meeting the PC shall consider rezoning and final plat approval requests. A separate and independent 
MOTION to recommend the Council to approve/deny each item is in order.  
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City of Norwood Young America 

Attn:  Steve Helget 

310 W. Elm St. 

P.O. Box 59 

Norwood Young America, MN  55368 

 

RE: The Preserve 5th Addition 

 Plan Review 

 Project No.:  C14113671 

 

Dear Mr. Helget: 

 

We have completed an engineering review of the submitted information for the above referenced project.  

Our review is based on plans baring the general title “The Preserve 5th Addition”, dated May 11, 2017, 

prepared by Otto Associates, for Loomis Homes, LLC, together with draft plat documents, specifications, 

and storm sewer and ponding calculations submitted on May 11, 2017.  We offer the following comments 

and recommendations for your consideration: 

 

General: 

 

1) The proposed project is the final phase of the Preserve Development. The proposed 

improvements include sanitary sewer, watermain, storm sewer and filtration basin, street, 

sidewalk and trail construction.  

 

2) Copies of all required permits shall be submitted prior to construction, including but not limited 

to MPCA, MDH, CCWMO, NPDES, etc. 

 

Sanitary Sewer: 

 

1) MH locations should be adjusted such that castings are located on centerline, or at approximately 

7 feet off centerline, where practicable, to avoid wheel paths.  MH 2 can be adjusted by making 

STMH 1 to a CBMH located in the curb line. 

 
2) The proposed connections to existing sanitary sewer on Lakewood Trail and Barnes Lake Drive 

will require testing to the existing MH.  In addition, existing services appear to be connected to 

the existing pipe between the existing MH and connection point.  

  

a) The Developer and Contractor will be required to meet all required testing, and make 

any necessary repairs to the existing pipe or services necessary to pass all required 

tests. 

 



City of Norwood Young America 
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b) Excavation and removal of existing pipe may be required in the event the integrity of 

the existing pipe encountered is unacceptable.  This will be determined during 

construction. 

 

3) The depth of MHs 6, 9 and 10 should be verified to ensure they are deep enough to provide 

gravity service from the lots served based on proposed house type, and the distance from the 

sewer. 

 

4) The pipe class between MH 3 and MH 4 shall be SDR 26. 

 
5) Sanitary sewer services and risers shall include tracer wire and tracer wire access boxes.  The 

details for both should be shown on the plans.  We can provide details if required. 

 
6) The elevation of service risers and service ends shall be shown on the as-builts. 

 

Watermain: 

 
1) The hydrant locations and spacing should be adjusted to provide a hydrant at each intersection, 

and maintain 350’-400’ spacing. The addition of a hydrant or 2 may be required. 

 

2) A hydrant shall be located at the high point in the watermain at +/- Sta. 18+25.  Watermain 

grades can be adjusted such that the high point is located at a hydrant. 

 
3) All connections to existing watermain shall have new valves installed at the connection point for 

testing purposes. 

 
4) The connections to existing watermain on Barnes Lake Drive and Whitetail Path involve 

temporary hydrant assemblies.  The entire existing hydrant assembly shall be removed such that 

connection is made to existing 8-inch pipe.  The reuse of temporary hydrants and valves on site is 

dependent upon the condition they are in when removed, and subject to City Public Services and 

City Engineer approval.  Acceptability for reuse will be determined during construction.  

Unacceptable materials shall be repaired to acceptable condition, or removed from the site. 

 
5) The connections to the existing watermain on Barnes Lake Drive and Whitetail Path require a 

means to release air, flush and test the new watermain, without using the existing watermain open 

to the system.  Potential methods to complete release of air, flushing and testing include but are 

not limited to: 

 

a) Install permanent hydrant at connection point. 
 

b) Use temporary flushing and testing assemblies as follows: 

• Install temporary testing assembly near connection point on new watermain 

• Complete all flushing and testing of new watermain. 

• Remove temporary testing assembly and make connection to existing 

watermain. 

• Put all watermain in service and do a visual inspection on the connection 

points.  
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The proposed flushing and testing method shall be submitted for review and approval prior to 

construction.   

 
6)   All exposed bolts on hydrants and gate valves shall be 304 Stainless Steel, or approved equal. 

 

7) All watermain bolts shall be Cor-Blue T Bolts or approved equal. 

 

Storm Sewer: 
 

1) All ponds and ponding calculations were completed in previous phases of the development.  The 

proposed improvements appear to comply with the previous calculations. 

 

2) The submitted storm sewer calculations and proposed filtration basin calculations appear to be 

acceptable from an engineering perspective. 

 
3) The comments addressed in CCWMO’s review letter dated 5/19/17, shall be satisfied. 

 
4) The proposed filtration basin is located on City property in the park on the west side of the site.  

This location is acceptable from an engineering perspective as it avoids potential disturbance in 

existing private yards, and provides adequate access for maintenance activities. 

 
5) CCWMO requires an operation and maintenance agreement for the filtration basin.  It is 

appropriate for the City to be responsible for the maintenance, for numerous reasons including 

but not limited to, there is no HOA for the development, the facility is located on City property, 

the City currently is responsible for storm sewer and pond maintenance in several locations, etc. 

The Developers Engineer is preparing the agreement for review.   

 
6) The connection to the existing storm sewer on Lakewood Trail, may require excavation and 

removal of existing pipe, if the existing pipe or pipe bell integrity is unacceptable.  This will be 

determined during construction. 

 
7) A profile over the filtration basin pipe to the existing MH should be shown on the plans. 

 
8) CB 5 is 4 feet deep.  The diameter of CB 5 shall be 48” to provide for maintenance access. 

 
9) The existing pavement on Lakewood Trail proposed to be removed for the filtration basin 

discharge should be saw cut perpendicular to the curb line, for paving and street patching 

construction. 

 
10) The installation of drain tile in rear yard swales is recommended on Block 2, and Lots 1-5, Block 

3. 

 
11) The storm sewer manhole details should be revised to include only concrete adjusting rings.  

HDPE adjusting rings are not allowed. 
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Streets /Trail: 

 

1) The proposed street width and section is consistent with City Standards. 

 
2) A trail and sidewalk system is provided through the development that provides connectivity 

between previous phases to the north to previous phases and The Meadows to the west.   

 
3) The proposed location on the north side of the development is approximate and planned to be 

determined during construction to minimize tree impacts and avoid poor soils at lower elevations.  

The final location of the trail in this area should be approved by the City. 

 
4) Portions of the trail on the north side of the development will likely not be compliant with ADA 

standards due to steep slopes.  The trail shall be signed as non ADA compliant in accordance with 

all applicable requirements.  Signage type and location should be shown on the plan. 

 
5) The submitted Plat Exhibit for Trail Easement, should be shown on the final plat. 

 

Site Grading and Erosion Control: 

 
1) The mass grading on the site was completed as part of previous phases of the development.  The 

grading shown on the plan is for individual house plan lot grading, for house excavation and 

topsoil placement.  Building permit site plans should closely adhere to the proposed grading. 

 

2) The comments addressed in CCWMO’s review letter dated 5/19/17, shall be satisfied. 

 

3) Bio Roll ditch checks should be installed in areas where rear yard swale drain tile is installed as 

applicable. 

 
4) Rock construction entrances shall be installed at all site access locations. 

 
5) The Contractor shall submit proposed haul routes for approval,  prior to construction, in 

accordance with the following: 

 

a) The primary access should be Lakewood Trail. 

 

b) Minimize construction traffic through adjacent neighborhoods. 

 

c) Any and all damaged to existing streets caused by construction traffic shall be 

repaired at the Developers expense.  It is recommended photo and/or video surveys 

be completed on proposed haul routes prior to construction to document pre-

construction condition.  

 
6) Street sweeping and cleaning of soil tracking shall be completed each day. 

 

7) Dust control measures shall be implemented and maintained at all times during construction, and 

within 4 hours of notification by the City. 

 



City of Norwood Young America 

The Preserve 5th Addition  

6/1/17 
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The proposed improvements appear to be acceptable from an engineering perspective subject to the 

comments addressed herein.  Therefore we recommend approval of the submitted plans contingent upon 

addressing the comments addressed herein. 

 

We are available to discuss this matter at your convenience. 

 

 

Sincerely, 

Bolton & Menk, Inc. 

 

John K. Swanson, P.E. 
Senior Project Engineer 

 

Cc: Cynthia Smith-Strack 

 Kreg Schmidt 

 Jake Saulsbury 































Carver County GIS

²
This map was created using Carver County's Geographic Information Systems (GIS), it is a compilation of information and data from various City, County, State, and Federal offices. This
map is not a surveyed or legally recorded map and is in tended to  be used as a reference. Carver County is not responsible for any inaccuracies contained herein.

Map Date: 5/27/2017

Cynthia
Polygonal Line

Cynthia
Text Box
The Preserve 
4th Addition

Cynthia
Polygonal Line

Cynthia
Text Box
Area Proposed for Rezoning

Cynthia
Polygonal Line

Cynthia
Text Box
The Preserve 
3rd Addition























Page 1 of 9 
 

 
 
 
 
 
 
 
To: Chairperson Heher 
 Members of the Planning Commission 

Administrator Helget 
 
From: Cynthia Smith Strack, Consulting Planner 
 
Date: June 6, 2017 
 
Re: Public Hearing: 600 Railroad Street West – Rear Yard Setback Variance & Conditional Use Permit 
 Site Plan Approval     
 

 
Applicant:  Steve Curfman, d.b.a. Curfman Trucking & Repair Inc.  
   
Subject Address: 600 Railroad Street West 
 
Legal Description: THAT P/O N1/2 SECT 15-115-26 BOUNDED AS FOLLOWS: BOUNDED ON N BY S R-O-W 

OF HWY 212 BOUNDED ON S BY N R-O-W OF OLD HWY 212 NOW RAILROAD ST 
BOUNDED ON E BY LINE DESC AS: COMM AT SE CORN BLK 14 VILLAGE OF 
NORWOOD TH W ON N LINE OF RAILROAD ST TO SW CORN VAC TH S 75' +OR- TO A 
PT ON S R-O-W LINE OF HWY 212-SAID PT BEING PT OF BEG OF LINE TO BE DESC TH 
CONT ON A BEARING OF S 468.68' TO N R-O-W LINE OF OLD HWY 212 (NOW 
RAIALROAD ST) & SAID LINE THERE TERMINATING EXC: W 6 ACRES THEREOF & EXC 
E 6 ACRES THEREOF 

 
Property ID: 580150700 
 
Zoning Class: I-1 Light Industrial District 
 
Request: 1. Conditional use permit allowing outdoor storage with a contractor operation 
 2. Variance to rear yard setback requirement 
 3. Site plan approval 
 
Representative: Steve Curfman 
 
Attachments: Application 
 Site Plan 
 Narrative 
 Exterior Elevations 
 Survey 
 Site Map 
 Memo from City Engineer dated May 18, 2017 
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BACKGROUND 
Conditional use permit, variance, and site plan applications, a narrative description, and site plan sketches 
have submitted for review by the City of Norwood Young America in conjunction with a proposed contractor 
operation with ancillary outdoor storage at 600 Railroad Street West. The application materials are attached 
for consideration/information.  
 
A variance to required rear yard setback in the I-1 Light Industrial District (1230.12, Subd. 5(E) will allow 
placement of a new structure on an existing foundation. Rear setback required is 50 feet; setback of the 
existing foundation is fifteen (15) feet.  
 
A CUP is required under Section 1230.12, Subd. 4(E) for ancillary outdoor storage. Principal use of the 
property for a contractor operation is a permitted use within the I-1 District.   
 
The Applicant represents: 
 

• Curfman Trucking & Repair, Inc. is proposed to be relocated to this site. 
 

• Curfman Trucking & Repair is a commercial trucking company that performs its own service, repair, 
and maintenance on its fleet of tractors, trucks, and trailers and offers truck repair and service to the 
public. 
 

• The Applicant proposes a new 120’ X 80’ (9,600 sf) truck maintenance facility to be located on an 
existing foundation. The truck maintenance facility will have four (4) bays for semi repair or eight 
bays for straight truck repair, a truck wash bay, office, restrooms, storage, and showroom area. The 
building will be pre-engineered steel.  
 

• The site plan illustrates a future option to add a 24’ X 80’ addition to the west side of the building for 
truck repair.  

 
• The Applicant proposes the four bays (also defined as eight bays) are to be used for repair, 

maintenance, and service of Curfman Trucking’s own fleet and for the public business of 
repair/maintenance/service of other commercial trucks.  
 

• Curfman’s private truck fleet consists of seventeen (17) trucks and seven (7) trailers.  
 

• The Applicant proposes a maximum of four (4) commercial trucks not owned by Curfman Trucking 
will be repaired on site on any day. 
 

• The proposed wash bay will be used for Curfman Trucking’s own fleet. The Applicant projects two (2) 
fleet vehicles will be washed at the site each day. 
 

• The Applicant employs fifteen (15) truck drivers who drive to the site in personal vehicles and depart 
the site in a Curfman Trucking fleet vehicles. Fleet drivers work off-site throughout the day and return 
to the site at the close of the work day. 
 

• The Applicant employs an additional eight (8) persons on site, including office staff.  
 

• A water service line is present at the site of the existing foundation/proposed new structure. 
 

• A sanitary sewer service line will be extended from an existing service near the eastern property 
boundary. 
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• The Applicant proposes three aggregate storage piles. 

 
 All three aggregate storage piles will be contained on three sides by a bunker wall a 

minimum of five (5) feet in height.  
 Full capacity of each of the three bunkers will be 3,500 yards of material. An 

estimated 3,500 yards of red rock, 3,500 yards of unrecycled aggregate material, 
and 3,500 yards of recycled aggregate material.  

 Maximum estimated height of the outdoor storage piles is twenty-five (25) feet. 
 The Applicant estimates fifteen (15) loads of aggregate materials will pass in or out 

of the facility each day during the construction season (six to seven months of the 
year) and seven (7) in or outbound trucks loads of aggregate material will pass in or 
out of the facility each day during the off-season (five to six months of the year).  

 
• The existing ruck scale and truck scale building will be used privately by Curfman Trucking for the 

scaling of aggregate material. 
 

• Proposed parking will accommodate parking of Curfman Trucking’s fleet of tractors, trailers, and 
trucks. Employee parking and spaces for trucks not owned by Curfman Trucking which are being 
repaired are also proposed. 
 

• An improved driveway apron is proposed.   
 
Hearing Requirements  
A public hearing notice has been drafted, published, and distributed to property owners within 350 feet of the 
subject parcel.  
 
Comments Received 
As of the drafting of this memo no comments were received. 
 
 
EXAMINATION OF CODE REQUIREMENTS: REAR YARD SETBACK VARIANCE 
 
The Applicant proposes a variance to the required rear yard setback of fifty (50) feet. The Applicant proposes 
a rear yard setback of fifteen (15) feet which corresponds to the location of an existing foundation remaining 
from a former structure. If approved the variance will enable use of the existing structural foundation.  
 
Section 1210.04 of the City Code pertains to issuance of variances. 
 
A variance from the literal provisions of the Code may be approved where strict enforcement would cause 
practical difficulties. Practical difficulties when used in connection with the granting of a variance means: 
 

1. The property owner proposes to use the property in a reasonable manner not permitted by the Code. 
 

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

3. The variance, if granted will not alter the essential character of the locality.  
 
Variances to allowable uses of property are not allowed, variances to performance standards such as 
setbacks may be considered. Economic considerations alone do not constitute a practical difficulty.  
 
Potential Findings Supporting Variance Issuance 
 

• The proposed development is consistent with the Comprehensive Plan in terms of future 
land use (industrial) and policies relating to industrial development. 
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• The property has previously been developed and used for industrial purposes with 
berming present on the perimeter of the property. The property is zoned for industrial use 
the proposed industrial use with certain conditions recommended appears to be a 
reasonable use of the property. 

• The variance is not for the use of the property. 
• The property was previously designed, graded, and built with placement of a structure 

adjacent to the northern property boundary.  
• An existing foundation suitable for reuse exists on the property. Utilities are suitably 

placed. 
• Reuse of the existing foundation minimizes disturbance of the existing site and 

maximizes efficiency of redevelopment. 
 

Potential Findings Opposing Variance Issuance 
 

• The existing foundation could be demolished with a new foundation established in a 
manner consistent with the required setback. 

• Presence of a foundation does not constitute a circumstance unique to the physical 
dimensions of the property, existing environmental conditions, or topographic limitations.  

 
Recommendation: 
Staff recommends approval of the variance based on aforementioned findings and prioritizing 
redevelopment, minimization of land disturbance, and efficiency in development over strict compliance with 
standards. A variance from the required fifty (50) foot rear yard setback to fifteen (15) feet is recommended 
to be contingent on the following: 
 

1. The variance is applicable to the property at 600 Railroad Street West.  
 

2. Approval of a Conditional Use Permit to allow ancillary outdoor storage in conjunction with a 
contractor operation at 600 Railroad Street West.  
 

3. Approval of a site plan for the proposed development at 600 Railroad Street West.  
 

4. Initiation of construction of a proposed 80’ X 120’ (9,600 square foot) structure shall begin within 
one-year of City Council approval of the variance. If construction has not been initiated within one 
year of Council approval the variance, said variance approval shall expire without further action by 
the Council. 
 

 
 
EXAMINATION OF CODE REQUIREMENTS: CONDITIONAL USE PERMIT ANCILLARY 
OUTDOOR STORAGE 
 
The Applicant proposes ancillary outdoor storage in conjunction with a contractor operation. Outdoor storage 
to specifically include:  
 

1. Parking of Curfman Trucking fleet vehicles. 
 

2. Three aggregate storage piles containing 3,500 cubic yards of material each. 
 

3. Parking of commercial trucks being repaired on site as an ancillary use.  
 

Code requirements applicable to this Conditional Use Permit Request are itemized below; consulting staff 
comments are illustrated in red bold, italic type face.  
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1210.06 Conditional Use Permits, Subd. 3(B)(18) Requirements 
 

Outdoor storage must conform to the following standards: 
 

a. All outdoor storage yards shall be completely screened from roads or developed areas with a solid 
fence or wall six feet or more in height, maintained in good condition, and screened with suitable 
planting. Berming, fencing (chain link), and vegetative screening adjacent to Railroad Street 
are present at the site and maintained in good condition.  The Commission should discuss 
how the existing screening relates to this requirement.  
 

b. No un-screened outdoor storage yards shall be established after the effective date of the Code 
located closer than 500 feet to existing State and Federal roads, nor closer than 100 feet to any 
other City streets. The previous use (Waste Management Recycling Center) occupied the 
portion of the site currently surfaced with compacted aggregate material. No significant 
change in the portion of the site used for outdoor storage is proposed. As such a new or 
expanded outdoor storage yard is not proposed. 
 

 
General Criteria for Approval of Conditional Use Permits 
The aforementioned standards relate specifically to outdoor storage. In addition, the Planning Commission is 
required to examine the request under a series of general standards as set for under Section 1210.06 
Conditional Use Permits, Subd. 3(A).  
 

1. The use is consistent with goals, policies and objectives of the Comprehensive Plan. 
DISCUSSION: The 2008 NYA Comprehensive Plan guides the subject area to industrial 
use.  

 
2. The use is consistent with the intent of this Ordinance. DISCUSSION: Contractor operations 

are permitted uses within the I-1 District. Outdoor storage is allowed as an accessory use 
under CUP.  
 

3. The use does not have an undue adverse impact on governmental facilities, utilities, services or 
existing or proposed improvements. DISCUSSION: The proposed use will occur on an 
existing lot which is currently served by a full array of urban services. The redevelopment 
will not overly burden existing utilities in terms of volume used/capacity required or type 
of waste produced.  
 

4. The use does not have an undue adverse impact on the public health, safety or welfare. 
DISCUSSION: The outdoor storage will be confined in scope and size by proposed 
conditions and contained within a bermed, fenced, and partially screened area. Proposed 
conditional use permit standards will limit any adverse impact on the public’s health, 
safety, or welfare.  
 

5. The use will not be injurious to the use and enjoyment of other property in the immediate vicinity 
for the purpose already permitted, nor substantially diminish and impair property values within 
the neighborhood. DISCUSSION: Adjacent uses are a mix of open space ag uses and 
industrial uses. The use as provided for in the City Code and with conditions proposed 
appears to blend in with the uses within the general locale. 
 

6. The use will not impede the normal and orderly development and improvement of surrounding 
property for uses permitted in the district. DISCUSSION: The subject site was previously 
developed for industrial use with outdoor storage. Berming, fencing, and screening were 
required under the previous use and exist on site.   
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7. Adequate utilities, access roads, drainage and necessary facilities have been or will be provided. 
DISCUSSION: The subject parcel is an existing, improved lot with a full complement of 
urban services provided.  
 

8. Adequate measures have been or will be taken to provide for vehicular and pedestrian safety 
and convenience to, from and within the site. DISCUSSION: access to the site is from 
Railroad Street West. A proposed driveway apron will minimize tracking of material off-
site. Truck traffic is anticipated to be routed from the site to the west for access to 
Highway 212. Alternately, trucks exiting the site will be required to use designated truck 
routes.  
 

9. The use meets all of the performance criteria requirements as established in Section 
1245.01 of this chapter. DISCUSSION: As a condition of approval, the proposed use shall 
meet the requirements of Section 1245.01 of the City Code relating to noise, vibration, 
smoke, particulate matter, odor, and connection to municipal utilities.  
 

10. The use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. DISCUSSION: A variance to required rear yard setback is as a companion to 
this CUP request and a request for site plan approval. The variance, if approved, will allow 
for use of an existing foundation. All other performance standards are met.  

 
Recommendation 
If the PC contemplates recommending approval of the CUP to the City Council, staff recommends the 
following conditions be considered: 
 

1. The conditional use permit is applicable only to the property at 600 Railroad Street West. 
 

2. The approval specifically authorizes ancillary outdoor storage at the subject site. Said outdoor 
storage is directly and specifically limited to that represented in the site plan dated May 5, 2017.  
 

a. A maximum of forty-three (43) vehicles may be stored on site at one time. Vehicles are 
limited to Curfman Trucking commercial fleet vehicles or commercial vehicles with a 
minimum of three axels. Fleet vehicles must be related to the contractor operation and under 
licensed ownership of the contractor operation.  
 

b. Vehicles as defined above stored on site: 
i. Must be in an operable condition;  
ii. Must not be extensively damaged, with damage including such htings as broken or 

missing tires and wheels, missing or non-operable motors, missing body parts, 
missing or broken windows, non-functioning drive train or transmission; and, 

iii. Shall have a fair market value greater than the approximate value of the scrap in it.  
 

c. A maximum of three (3) stockpiles of aggregate material are allowed on site provided: 
i. The aggregate materials are contained on three (3) sides by solid, continuous 

bunker walls with a minimum height of five feet constructed and maintained in a 
manner that aggregate materials are dependably contained within the walls at all 
times. 

ii. No single storage shall contain more than 3,500 cubic yards of material. 
iii. No storage pile shall exceed twenty-five (25) feet in height at any time.   
iv. Aggregate materials allowed to be stored on site are limited to red rock, unrecycled 

aggregate material, and recycled aggregate material. 
 

d. Outdoor storage of the following items is prohibited on site:  
i. Garbage and refuse material. 
ii. Miscellaneous equipment and/or parts, tires, and fluids. 



Page 7 of 9 
 

iii. Brush and tree parts. 
iv. Horse, stock, or travel trailers, campers, unlicensed passenger vehicles, passenger 

automobiles not licensed as fleet vehicles, personal property, buses, agricultural 
equipment, portions of heavy construction equipment, and heavy construction 
equipment exceeding its normal lifecycle. 

v. Pallets, concrete block, rocks, stones, boulders, and brick. 
vi. Items reasonably similar to those identified as prohibited.  

 
3. Construction of the proposed 9,600 square foot principal structure is substantially completed prior to 

establishment of ancillary outdoor storage.  
 

4. A certificate of occupancy is issued for the proposed 9,600 square foot principal structure by 
December 31, 2018. 
 

5. This approval shall expire one year after date of approval unless the Applicant has commenced 
construction of the principal structure.  
 

6. This permit is subject to all applicable codes, regulations and ordinances, and violation thereof shall 
be grounds for revocation. 
 

7. The permit shall be subject to annual inspection and audit by the City.  
 

8. The City may revoke the CUP upon violation of the conditional use permit standards in the Zoning 
Ordinance or violation of the conditions of an approving Resolution, subject to the requirements of 
Section 1210.06, Subd. 5 “Revocation of Conditional Use Permits” of the Zoning Ordinance, as may 
be amended.  
 

9. The conditional use permitted under this Resolution shall be revoked if the Use ceases for more than 
12 consecutive months. 
 

 
 
EXAMINATION OF CODE REQUIREMENTS: SITE PLAN APPROVAL 
 
District and Use: 
The property is zoned I-1 Light Industrial District. The principal use (contractor operation) is permitted within 
the subject district. Ancillary outdoor storage is subject to issuance of a conditional use permit (concurrent 
processing). 
 
The Applicant also proposes repair of commercial trucks not owned by Curfman Trucking on site. At this time, 
repair of vehicles, including heavy and super heavy trucks which are not owned by Curfman Trucking, is not 
allowed in the I-1 District and is therefore prohibited. The City has indicated an interest in allowing auto and 
truck repair in the I-1 District if an ordinance amendment is pursued.  
 
Site Plan Review: 
Lot performance, building setback, building height, and lighting standards appear to have been met.  
 
Conditions 
 
Parking:  
The plans illustrate twenty-seven employee parking spaces to the west of the proposed building. The plans 
include a potential addition to the building which eliminate nine (9) of the proposed employee parking spaces.  
 
Parking space calculation standards for contractor operations are not specifically detailed in the Code. Staff 
has used standards applicable to “Storage, Wholesale, and Warehouse Establishments” for parking demand 
purposes. The applicable standard is one (1) space for every 2,000 square feet of building space or one space 
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for every employee on the shift utilizing the most employees, whichever is greater. In this instance, the number 
of employees is the most restrictive standard and thus applicable. The Applicant represents twenty-two (22) 
employees on staff.  
 
At this time adequate parking is provided. If a building addition is proposed in the future, employee parking 
must be re-evaluated. 
 
Landscaping: meets standards 
Section 1255.05 of the Code establishes landscape requirements for expansions of non-residential uses. 
The Code requires a minimum of one (1), or one (1) tree per 1000 square feet of gross building area. The 
standard requires ten (10) trees on the site. At this time more than ten trees exist on the site.   
 
Signage: Individual Permit Required. 
Any signage, if contemplated, requires a separate permit and is subject to Section 1260 (Signs) of the City 
Code.  
 
Building Permit Required. 
Building permits shall be required prior to any building construction or improvements on the property. 
 
Additional Department/Agency Comments  
 
Public Works: The plans have been forwarded to Public Services Director Tony Voigt for review and comment. 
Any/all comments from the Director are hereby incorporated by reference.  
 
Fire Department: The plans have been forwarded to the Fire Chief Steve Zumberge for review and comment. 
Chief Zumberge advises the intended occupancy classification and size will require fire suppression 
installation. Comments from Fire Chief Zumberge in a letter dated ___ are hereby incorporated by reference.  
 
City Engineer: The City Engineer has reviewed the application and plans. Comments and recommendations 
contained in a memo from John Swanson dated May 18, 2017 are hereby incorporated by reference. 
 
 
RECOMMENDATION  
After review and discussion, the Planning Commission may consider a MOTION to recommend approval or 
denial of the site plan to the City Council. 
 
If the Planning Commission recommends denial of the site plan appropriate findings of fact shall be issued. 
 
If the Planning Commission recommends approval of the site plan the following conditions are recommended: 
 

1. The “Use” is a contractor operation with ancillary outdoor storage at 600 Railroad Street West, the 
“Property”.  
 

2. Retail and wholesale repair and service of commercial trucks and automobiles is not allowed, unless 
additional steps are taken to amend the I-1 Light Industrial District allowable uses.   
 

3. The “Site Plan” is a site plan completed by RAM Building dated May 5, 2017 attached hereto.  
 

4. Approval of a variance for rear yard setback.  
 

5. Approval of a conditional use permit applicable to ancillary outdoor storage and compliance with 
conditions as specified within the CUP.  
 

6. Compliance with recommendations as set forth within the memo from Consulting Planner, Cynthia 
Smith Strack, dated June 4, 2017.  
 



Page 9 of 9 
 

7. Compliance with all recommendations as set forth within the memo from John Swanson, Bolton-Menk 
(City Engineer) dated May 18, 2017.  
 

8. Evidence of review and issuance of a permit, if required by the Carver County Water Management 
Organization. 
 

9. All signage shall require submittal of a sign permit application and approval by the Zoning Administrator 
and/or Building Official.  
 

10. Building permits shall be required prior to any building construction or improvements on the property. 
 

11. This approval is subject to all applicable codes, regulations and ordinances, and violation thereof shall 
be grounds for revocation. 
 

12. This approval shall expire one year after date of approval unless the Applicants have commenced 
construction of the Use on the Property. 
 

13. Approval of this site plan does not approve any future expansion or associated improvements on-site, 
including but not limited to a 24’ by 80’ future addition to the proposed structure.  
 

14. Any modifications not defined as “minor” pursuant to Section 1210.08, Subd. 4, shall require separate 
site plan approval. 

 
 
ACTION 
The PC shall hold one public hearing regarding the proposed development.  
 
During the business portion of the meeting the PC shall consider variance, CUP, and site plan approval 
requests. A separate and independent MOTION to recommend the Council to approve/deny each item is in 
order.  
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City of Norwood Young America 

Attn:  Steve Helget 

310 W. Elm St. 

P.O. Box 59 

Norwood Young America, MN  55368 

 

RE: Curfman Trucking 

 600 Railroad Street West  

 Site Plan Review 

 Project No.:  C14113670 

 

Dear Mr. Helget: 

 

Pursuant to your request, we have completed an engineering review for the proposed building 

construction and site work for the above referenced project.  Our review is based on Site Plan information 

submitted by RAM General Contracting, Inc., dated May 5, 2017.  We offer the following comments and 

recommendations for your consideration: 

 

General: 

 

1) It is our understanding that the proposed project consists of the construction of a trucking 

company office and repair facility, including exterior parking for staff and trucks, aggregate 

stockpile storage, and a truck wash bay.  The proposed improvements are located on the former 

Waste Management site.   

 

2) The proposed building appears to be utilizing the former building area, and the existing gravel 

parking lot area is being maintained.  Existing site drainage appears to be generally unchanged.  

 

3) Construction activity and /or storage of construction equipment, materials, stock piles, concrete 

washouts, contractor vehicle parking, etc, shall not be allowed within public R/W without 

approval by the City. 

 
4) The extent of site disturbance resulting from building construction, site grading, and gravel lot 

shaping, etc. appears as if it will exceed 1 acre. A MPCA NPDES General Storm Water permit 

will be required. In addition, CCWMO permits and approvals may be required. 

 

 

 

 

 

 



City of Norwood Young America 

Curfman Trucking  

5/18/17 
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Sewer and Water Service: 
 

1) The proposed building includes bathrooms and a truck wash bay.  Sewer and water service 

connections are required.  The proposed plan indicates using the existing sewer and water 

services in lace from the former site use.  This is acceptable from an engineering perspective.   

 
2) The water service and sanitary sewer service shall be constructed in accordance with current City 

Standards.   

 

3) Inspections and testing of the services shall be scheduled with the City Building Official, Public 

Services Department, etc. 

 
4) New service is not being provide, thus we assume MPCA and MDH extension permits are likely 

not required. 

 

Drainage / Erosion Control: 

 
1) The proposed improvements include approximately 13,243 SF (0.3 acres) of new impervious 

area, within the existing lot.  This results in an estimated increased runoff from the site of 

approximately 0.8 cfs, for a 10 year storm event.  Considering the minimal amount of additional 

impervious surface, and resulting increased runoff, it is anticipated that the additional runoff from 

the proposed improvements is insignificant with regard to the existing storm sewer system. 

 

2) Erosion control BMPs should be installed and maintained on the site in accordance with current 

City and governing agency requirements, including but not limited to perimeter silt fence, inlet 

protection at downstream culverts and catch basins, prevention of soil tracking off site, and 

associated street cleaning and sweeping, as directed by the City. 

 

ERU Determination: 
 

It is our understanding, that it appears ERUs and truck charges may not have been applied to the previous 

site use.  If that is the case, and should the City determine it is appropriate to assign ERu’s and resuting 

fees to the site at this time, we offer the following: 

1) It is our understanding the proposed improvements include the construction of a 9600 sf truck 

repair shop with an office, 2 bathrooms, and a wash bay.   

 

2) We understand the proposed uses include an average of 8 employees on site daily, 15 truck 

drivers daily, and washing of 2 trucks per day.  

 
3) Based on our understanding of the proposed improvements and uses, and the 2017 Metropolitan 

Council SAC Procedure Manual, it appears a total of 4 ERUs is appropriate for the proposed 

improvements. 

 

 

 

 



City of Norwood Young America 

Curfman Trucking  
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The proposed improvements appear to be acceptable from an engineering perspective subject to the 

comments addressed herein. 

 

We are available to discuss this matter at your convenience. 

 

 

Sincerely, 

Bolton & Menk, Inc. 

 

John K. Swanson, P.E. 
Senior Project Engineer 

 

Cc: Cynthia Smith-Strack 

 Kreg Schmidt 

 Jake Saulsbury 
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Building Permit Report - May

PERMIT # NAME ADDRESS PURPOSE DATE PERMIT FEE
PLAN 
CHECK FEE SURCHARGE VALUE

2017001 Chad Stewart 402 2nd Ave NE Reside 1/3/2017 $55.00 $0.00 $1.00 $0.00
2017002 Liz Jaunick 714 Elm St W Water Heater 1/3/2017 $15.00 $0.00 $1.00 $0.00
2017003 Nick Rogosienski 206 2nd St SW Rewindow 1/3/2017 $55.00 $0.00 $1.00 $0.00
2017004 Lenny Hilgers 124 Hilltop Circle Basement Finish 1/11/2017 $336.45 $179.69 $8.50 $15,000.00
2017005 Josh Lindgren 211 4th St SW Water Heater 1/23/2017 $15.00 $0.00 $1.00 $0.00
2017006 Josh Lindgren 211 4th St SW Replace Furnace 1/27/2017 $60.00 $0.00 $1.00 $0.00
2017007 Ross Schneider 410 Emma St Plumbing 2/3/2017 $60.00 $0.00 $1.00 $0.00
2017008 Ross Schneider 410 Emma St Remodel Bath 2/7/2017 $199.45 $129.64 $5.00 $9,800.00
2017009 Donna Mack 550 Shoreview Lane Fireplace 2/7/2017 $60.00 $0.00 $1.00 $0.00
2017010 Resto Expresso 310 Highway 212 W Plumbing 2/17/2017 $107.05 $26.76 $2.00 $3,600.00
2017011 Mylen Cardinal 1115 Preserve Blvd Basement Finish 2/10/2017 $336.45 $179.69 $8.50 $15,000.00
2017012 Josh Lindgren 211 4th St SW Rewindow 2/10/2017 $55.00 $0.00 $1.00 $0.00
2017013 Carver County CDA 110 Oak Street Reside 2/22/2017 $55.00 $0.00 $1.00 $0.00
2017014 Kris Gustin 819 Elm St W Rewindow 2/22/2017 $55.00 $0.00 $1.00 $0.00
2017015 Faxon Rd Investors 508 Merger St Plumbing 2/23/2017 $184.05 $119.63 $4.50 $9,000.00
2017016 Faxon Rd Investors 508 Merger St HVAC 2/24/2017 $508.22 $330.34 $16.00 $32,000.00
2017017 Faxon Rd Investors 508 Merger St Remodel  2/28/2017 $597.10 $388.12 $20.00 $40,000.00
2017018 Waconia Dodge 115 Main St E Plumbing 3/1/2017 $91.65 $59.57 $1.50 $3,000.00
2017019 Randy Rager 825 Martingale Dr Water Heater 3/2/2017 $15.00 $0.00 $1.00 $0.00
2017020 Loomis Homes 762 Preserve Blvd Water Softener 3/3/2017 $15.00 $0.00 $1.00 $0.00
2017021 Last Call 118 Main St E Repairs 3/8/2017 $122.45 $79.59 $2.50 $5,000.00
2017022 Faxon Rd Investors 508 Merger St Fire Sprinkler 3/24/2017 $777.50 $505.38 $29.50 $58,500.00
2017023 Waconia Dodge 115 Main St E Remodel 3/21/2017 $107.05 $69.58 $2.00 $4,000.00
2017024 Loomis Homes 1045 Fox Crossing New Home 3/27/2017 $17,092.30 $1,219.09 $115.50 $227,000.00
2017025 Robin Jacobs 218 4th St SW Water Heater 3/17/2017 $15.00 $0.00 $1.00 $0.00
2017026 St. Johns Church 308 5th Ave NE Gazebo 3/22/2017 $245.65 $159.67 $6.50 $12,544.00
2017027 Loomis Homes 875 Lakewood Tr New Home 3/24/2017 $17,179.70 $1,283.15 $123.00 $242,800.00
2017028 Ron Heiland 114 1st St NE Reside/Rewindow 3/23/2017 $110.00 $0.00 $1.00 $0.00
2017029 David Moore 18 Main St E Reside 3/24/2017 $55.00 $0.00 $1.00 $0.00
2017030 tom Kaeter 308 2nd St SW Rewindow 3/27/2017 $55.00 $0.00 $1.00 $0.00
2017031 Kevin Stahn 211 4th St SW Fence 3/28/2017 $55.00 $0.00 $1.00 $0.00
2017032 City of NYA 102 Main St E Sign 3/29/2017 $55.00 $0.00 $1.00 $0.00
2017033 Adam Franck 410 Colonial Circle Reside 3/30/2017 $55.00 $0.00 $1.00 $0.00
2017034 Pryce Wigginton 411 Devonshire Dr Fence 3/30/2017 $55.00 $0.00 $1.00 $0.00
2017035 Nate Haaskins 715 Elm St W Reroof 4/3/2017 $55.00 $0.00 $1.00 $0.00
2017036 Jim Brazil 424 Devonshire Dr Replace Furnace 4/3/2017 $60.00 $0.00 $1.00 $0.00
2017037 Jason Hoeft 103 2nd St SE Egress Window 4/7/2017 $214.10 $69.58 $2.00 $3,375.00
2017038 Richard Stolz 308 1st ST NE Garage Heater 4/6/2017 $60.00 $0.00 $1.00 $0.00
2017039 Last Call 118 Main St E Plumbing 4/17/2017 $152.50 $19.06 $1.00 $2,000.00
2017040 James Brazil 424 Devonshire Dr Replace Furnace 4/7/2017 $60.00 $0.00 $1.00 $0.00
2017041 Jon Werner 206 1st St NE Restart 2014114 4/18/2017 $300.00 $0.00 $0.00 $0.00
2017042 Loomis Homes 1025 Fox Crossing New Home 4/21/2017 $16,923.66 $1,102.97 $101.00 $198,000.00
2017043 David Rolf 411 5th St Ct Deck 4/20/2017 $122.45 $79.59 $2.50 $4,800.00
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2017044 David Rolf 411 5th St Ct Stone 4/20/2017 $55.00 $0.00 $1.00 $0.00
2017045 Ben Kroells 413 Adams Dr Foundation Repair 5/26/2017 $107.05 $69.58 $2.00 $4,200.00
2017046 Dana Muehring 231 Hazel St Water Heater 4/24/2017 $15.00 $0.00 $1.00 $0.00
2017047 Xtreme Properties 211 Railroad St W New Construction 4/26/2017 $1,265.68 $822.69 $64.00 $128,000.00
2017048 Dorothy Wall 316 Railroad St W Reroof 4/27/2017 $55.00 $0.00 $1.00 $0.00
2017049 Shari Kutzke 301 Oak Drive Rewindow 5/2/2017 $55.00 $0.00 $1.00 $0.00
2017050 All Saints Church 511 Merger St Partial Reroof 5/3/2017 $168.65 $0.00 $4.00 $8,000.00
2017051 Mel Hanson 114 Oak St S Reroof 5/5/2017 $55.00 $0.00 $1.00 $0.00
2017052 Leon Lenz 447 Park Circle Reroof 5/5/2017 $55.00 $0.00 $1.00 $0.00
2017053 Hoang Nguyen 210 Railroad St W Sign 5/11/2017 $55.00 $0.00 $1.00 $0.00
2017054 City of NYA 21 Main St E New Construction $1,179.44 $766.64 $57.00 $113,732.00
2017055 City of NYA 21 Main St E Plumbing 5/9/2017 $384.25 $249.76 $11.00 $22,000.00
2017056 Ron Swanson 885 Lakewood Tr Deck 5/9/2017 $168.65 $109.62 $4.00 $7,680.00
2017057 Romie Wenisch 819 Martingale Dr Replace Decking 5/12/2017 $76.25 $49.56 $1.00 $2,000.00
2017058 Dan Corey 119 Oak St S Egress Window 5/22/2017 $76.25 $49.56 $1.00 $2,000.00
2017059 Brian Clark 617 Casper Circle Fence 5/9/2017 $55.00 $0.00 $1.00 $0.00
2017060 Randy Beneke 721 Elm St W Windows 5/12/2017 $62.81 $40.83 $1.00 $1,600.00
2017061 Noble Springer 226 Lake St W AC 5/12/2017 $60.00 $0.00 $1.00 $0.00
2017062 Romie Wenisch 819 Martingale Dr Rewindow 5/12/2017 $55.00 $0.00 $1.00 $0.00
2017063 Anthony Meuleners 115 4th St SW Shed $153.25 $99.61 $3.50 $6,720.00
2017064 City of NYA 21 Main St E Mechanical $49.37 $32.09 $1.00 $1,200.00
2017065 NYA Mall 640 RR Dr #200 Interior Walls 5/18/2017 $322.65 $209.72 $9.00 $17,500.00
2017066 Kristine Neumann 219 West Court Water Heater 5/19/2017 $15.00 $0.00 $1.00 $0.00
2017067 Joe Laumann 114 Hill St W Reside 5/19/2017 $55.00 $0.00 $1.00 $0.00
2017068 Myrtle Lueck 215 Hill St W Water Heater 5/31/2017 $15.00 $0.00 $1.00 $0.00
2017069 Harpe Homes 129 Lake St W New Home $174.50 $344,210.00
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	BACKGROUND
	Conditional use permit, variance, and site plan applications, a narrative description, and site plan sketches have submitted for review by the City of Norwood Young America in conjunction with a proposed contractor operation with ancillary outdoor sto...
	A variance to required rear yard setback in the I-1 Light Industrial District (1230.12, Subd. 5(E) will allow placement of a new structure on an existing foundation. Rear setback required is 50 feet; setback of the existing foundation is fifteen (15) ...
	A CUP is required under Section 1230.12, Subd. 4(E) for ancillary outdoor storage. Principal use of the property for a contractor operation is a permitted use within the I-1 District.
	The Applicant represents:
	 Curfman Trucking & Repair, Inc. is proposed to be relocated to this site.
	 Curfman Trucking & Repair is a commercial trucking company that performs its own service, repair, and maintenance on its fleet of tractors, trucks, and trailers and offers truck repair and service to the public.
	 The Applicant proposes a new 120’ X 80’ (9,600 sf) truck maintenance facility to be located on an existing foundation. The truck maintenance facility will have four (4) bays for semi repair or eight bays for straight truck repair, a truck wash bay, ...
	 The site plan illustrates a future option to add a 24’ X 80’ addition to the west side of the building for truck repair.
	 The Applicant proposes the four bays (also defined as eight bays) are to be used for repair, maintenance, and service of Curfman Trucking’s own fleet and for the public business of repair/maintenance/service of other commercial trucks.
	 Curfman’s private truck fleet consists of seventeen (17) trucks and seven (7) trailers.
	 The Applicant proposes a maximum of four (4) commercial trucks not owned by Curfman Trucking will be repaired on site on any day.
	 The proposed wash bay will be used for Curfman Trucking’s own fleet. The Applicant projects two (2) fleet vehicles will be washed at the site each day.
	 The Applicant employs fifteen (15) truck drivers who drive to the site in personal vehicles and depart the site in a Curfman Trucking fleet vehicles. Fleet drivers work off-site throughout the day and return to the site at the close of the work day.
	 The Applicant employs an additional eight (8) persons on site, including office staff.
	 A water service line is present at the site of the existing foundation/proposed new structure.
	 A sanitary sewer service line will be extended from an existing service near the eastern property boundary.
	 The Applicant proposes three aggregate storage piles.
	 All three aggregate storage piles will be contained on three sides by a bunker wall a minimum of five (5) feet in height.
	 Full capacity of each of the three bunkers will be 3,500 yards of material. An estimated 3,500 yards of red rock, 3,500 yards of unrecycled aggregate material, and 3,500 yards of recycled aggregate material.
	 Maximum estimated height of the outdoor storage piles is twenty-five (25) feet.
	 The Applicant estimates fifteen (15) loads of aggregate materials will pass in or out of the facility each day during the construction season (six to seven months of the year) and seven (7) in or outbound trucks loads of aggregate material will pass...
	 The existing ruck scale and truck scale building will be used privately by Curfman Trucking for the scaling of aggregate material.
	 Proposed parking will accommodate parking of Curfman Trucking’s fleet of tractors, trailers, and trucks. Employee parking and spaces for trucks not owned by Curfman Trucking which are being repaired are also proposed.
	 An improved driveway apron is proposed.
	Hearing Requirements
	A public hearing notice has been drafted, published, and distributed to property owners within 350 feet of the subject parcel.

	The PC shall hold one public hearing regarding the proposed development.
	During the business portion of the meeting the PC shall consider variance, CUP, and site plan approval requests. A separate and independent MOTION to recommend the Council to approve/deny each item is in order.
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