
  

PLANNING COMMISSION AGENDA 
City of Brainerd, Minnesota 

City Hall, 501 Laurel Street, Council Chambers 
Wednesday, January 21, 2026 @ 6:00 PM 

  
The public is invited to attend these meetings in person 

 Attend by Phone: 1-844-992-4726 Meeting Access Code: 2497 213 8317 
 

Per MN Statutes 13D.02 Subd 1 Commission Members may participate by interactive technology. 
Meetings are broadcast on CTC ch 8, Charter ch 181, YouTube, AppleTV, Roku, and Amazon FireTV 

 

1. Call To Order  

2. Roll Call  

  ___D. Gorham ___J. Grecula ___D. Peterson ___J. Powell ___ M. Duval  ___T. Erickson ___ 
vacant 

3. Pledge of Allegiance  

4. Oath of Office  

  A. Don Gorham 

5. Election of Officers  

6. Approval Of Agenda - Voice Vote  

7. Approval Of Minutes  

  A. Draft Minutes from December 17th, 2025 Meeting 

8. Public Forum  
Time allocated for citizens to bring matters not on the agenda to the attention of the Commission - 
Time limits may be imposed 

9. Unfinished Business  

  A. Final Plat and Final Planned Unit Development - Voyageur Heights 

  B. Review Shoreland Ordinance 

10. New Business  

  A. Review Planning Commission Bylaws 
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  B. 2026 Planning Commission Meetings Calendar 

11. Staff Reports  
(Verbal: Any Updates since Packet) 

12. Commission Member Reports  

13. Adjourn  

 

Visit the City's Website at www.ci.brainerd.mn.us 

 

MISSION 

"Provide high quality, cost effective public services and leadership in creating a sustainable city" 
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PLANNING COMMISSION 

Wednesday, December 17th, 2025 
 

 
#1 Call to Order 
 
 Planning Commission Chair Norwood called the meeting of the Brainerd Planning 
Commission to order at 6:00 pm in the City Hall Council Chambers. 
 
#2 Roll Call  
 
 Noted present were Commissioners Gorham, Grecula, Duval, Peterson, Erickson, and 
Norwood. Also noted as present were Community Development Director Kramvik and City 
Engineer Dehn. City Administrator Broyles joined the meeting at 6:15 pm. 
 
#3 Pledge of Allegiance 
 
 Commission Chair Norwood opened the meeting with the Pledge of Allegiance to the 
flag. 
 
#4 Approval of Agenda 
 

MOVED AND SECONDED BY COMMISSIONERS GRECULA AND DUVAL, DULY 
CARRIED, TO APPROVE THE AGENDA AS PRESENTED. 
 
#5 Approval of Minutes  
 
 MOVED AND SECONDED BY COMMISSIONERS GORHAM AND PETERSON, DULY 
CARRIED, TO APPROVE THE MINUTES FROM THE NOVEMBER 19TH, 2025 REGULAR 
MEETING AS PRESENTED. 
 
#6 Public Forum 
 
 The Chair opened the public forum at 6:02 pm.  
 
 No one came forward. 
 
 The Chair closed the public forum at 6:02 pm. 
 
#7 Unfinished Business 
 
 7a. Consider a Preliminary Plat Amendment and a Development Stage Planned  
  Unit Development (PUD) Amendment from Kuepers Construction for Parcel 
  ID’s 41020691 and 41020682 for a Proposed 176-unit Apartment   
  Complex/Development 
 
 Community Development Director Kramvik gave a brief review of the amendments to the 
plat and development stage plan for the proposed apartment complex. The changes were needed 
based on the results of the EAW review that determined a portion of the project was located in 
the City’s Drinking Water Supply Management Area (DWSMA). This is a high vulnerability zone 

Page 3 of 77



 

2 
 

for surface water contamination. A revised plan was created to divert all stormwater to an 
infiltration basin outside the DWSMA. 
 
 The Chair opened the public hearing at 6:06 pm. 
 
 The Chair recognized Chris Raimann, VP of Architecture for Kuepers, who clarified the 
tree removal is strictly focused on the 20 acres of plantation area. The other wooded areas near 
Mr. Thompson’s property will remain. He answered questions from Commissioner Duval  
regarding lighting requirements and will follow City regulations.  
 
 The Chair recognized Tom Thompson, 323 Woodland Hills Ln, who owns the property to 
the west of the proposed project site. He requested at least a 100’ buffer zone be maintained 
between his west property line and any structures being constructed in the future. 
 
 The Chair closed the public hearing at 6:12 pm. 
 
 Commissioner Duval questioned the possibility of a future trail connecting to Buffalo Hills 
Park. City Engineer Dehn clarified the Walkable Bikeable Plan does not indicate a trail along 
Greenwood Street currently, but the topic may be evaluated in the future. 
 
 Commission discussion took place. 
 
 MOVED AND SECONDED BY COMMISSIONERS GORHAM AND GRECULA, DULY 
CARRIED, TO RECOMMEND APPROVAL OF THE PUD DEVELOPMENT STAGE PLAN AND 
PRELIMINARY PLAT FOR THE KUEPERS PROJECT WITH THE FINDINGS OF FACT AS 
PRESENTED WITH AN UPDATE TO THE SENTENCE IN LINE 5.o. ii. FROM …”THE CITY 
SHOULD CONSIDER…” TO …”THE CITY SHALL CONSIDER…”. 
 

7b. Consider RFP for Comprehensive Plan Update 
 

 Community Development Director Kramvik gave a brief review of the RFP to obtain bids 
from consultant companies to update the Comprehensive Plan. 
 
 MOVED AND SECONDED BY COMMISSIONERS DUVAL AND ERICKSON, DULY 
CARRIED, TO RECOMMEND APPROVAL OF PUBLISHING THE RFP TO OBTAIN THE 
SERVICES OF A CONSULTANT TO UPDATE THE COMPREHENSIVE PLAN. 

 
#8 New Business 
 

8a. Consider Conditional Use Permit Amendment for St. Francis Catholic 
Church to allow for a Third Garage Stall to be Constructed on the Rectory – 
908 Ivy Street 

 
 Community Development Director Kramvik indicated the church has brought forward a 
plan for adding another garage stall to the rectory. Construction has started on the structure, and 
a concrete foundation has been poured prior to freezing weather for the additional stall. If the 
Council does not approve this amendment to the CUP, this concrete slab will simply be used as 
driveway space.  
 
 The Chair opened the public forum at 6:30 pm.  
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 The Chair recognized Father Michael Garry, 416 N 9th St, who indicated the original plan 
was to construct an additional detached garage on the property nearer to the church. However, it 
was found there was not enough space to do so and meet the setback requirements. 
 
 The Chair welcomed Mitchell Feierabend, general manager at Hy-Tec Construction 
explained the discussions that took place with the church staff regarding the garage plans. They 
agreed to install a window on the second story of the northeast side. 
 
 The Chair closed the public forum at 6:40 pm. 
 
 MOVED AND SECONDED BY COMMISSIONER DUVAL AND ERICKSON TO 
RECOMMEND APPROVAL OF THE CONDITIONAL USE PERMIT AMENDMENT TO ADD AN 
ADDITIONAL GARAGE STALL AS PRESENTED WITH THE CONDITION A WINDOW IS 
INSTALLED ON THE SECOND STORY OF THE NORTHEAST SIDE. 
 
 Members Grecula, Duval, Peterson, Erickson, and Norwood voted “aye”. Member Gorham 
voted “nay”. The Chair declared the motion carried. 
 

CDD Kramvik indicated this will be heard at the City Council meeting January 5th at 7:30 
pm. 

 
#9  Staff Reports 
 

Community Development Director Kramvik made the following updates: 
• City Council approved the Future Land Use Map rezoning and CUP for the 

Brainerd Animal Hospital on Oak Street. 
• The EDA approved a $25,000 grant for façade improvements for businesses along 

Washington Street, which is up to a $5,000 matching grant. 
• The EDA is working on a signage grant for up to $15,000 for businesses for 2026. 
• Commissioner Gorham was reappointed to the Commission for another term. 
• Commissioner Norwood will be leaving the Commission, as tonight is his last 

meeting. We thank Mr. Gorham for re-applying and Mr. Norwood for serving on the 
Commission. 

 
#10 Commission Member Reports 
 
 Commissioners thanked Mr. Norwood for his service on the Commission and 
Commissioner Gorham for re-applying. 
 
 Commissioner Duval appreciated the discussion the Council had regarding the rezoning 
topic of the animal clinic, as there was a lot of thought involved with the decision made. He would 
like to add to the itinerary to research available residential zoned property vs commercial. 
 
 Commissioner Gorham appreciates the welcome to serving another term. He also 
understands where the Council is coming from in their decisions, but he believes it is principle 
over pragmatics. He would like to see abandoned properties developed rather than developing 
vacant properties. 
 
 Commissioner Erickson explained the rezoning for the animal clinic was based on a traffic 
study and the basis on it located near the east end of Oak Street. He stated he voted for the 
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rezoning due to the context of the corridor and seemed appropriate for the location. If a housing 
developer was interested in developing that property, we would certainly appreciate and approve 
the project. However, we do not and this makes use of the vacant area. 
 
 Commissioner Norwood thanked the members for the opportunity to serve and asks that 
everyone thinks about who they are going to nominate for Chair and Vice-Chair for 2026. 
 
#11 Adjournment 
 
 MOVED AND SECONDED BY COMMISSIONERS DUVAL AND GORHAM, DULY 
CARRIED, TO ADJORN AT  7:00 PM. 
 
 
 
_________________________________________ 
James Norwood, Planning Commission Chair 
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M E M O 

 
TO:  Planning Commission 
 
FROM:  James Kramvik, Community Development Director 
   
DATE:  January 21st, 2026 
 
RE: Consider Final Plat and a Planned Unit Development Final Plan (PUD) for a Proposed 

176-unit Apartment Complex for Parcel ID’s 41020691 and 41020682 on HWY 371 S 
________________________________________________________________________________ 
 
REQUEST 
 
Final Plat and Planned Unit Development Final Plan (PUD)  
 
Kuepers Inc has submitted applications for a Final Plat and a Planned Unit Development (PUD) 
Final Plan for a Proposed 176-unit Apartment Complex for Parcel ID’s 41020691 and 41020682.  
 
CONTEXT 
 
Parcel Numbers: 41020691 and 41020682 
 
Zoning District: Rural Living 1 (RL-1) Zoning District – requested change to a PUD Overlay 

District with an underlying CN-2 Zoning District  
 
Property Area:  49 Acres 
 
Adjacent Uses:  North: Single-family homes and duplexes 
   East: Mn Teen Challenge vacant property  
   South: Automotive Repair Shop & Big Wood Timber Frames 
   West: Single family homes and Thompson Excavating 
 
Adjacent Zoning:  North: CN-2 (Contemporary Neighborhood 2) District 
    CN -1 (Contemporary Neighborhood 1) District 
   East: Rural Living 1 (RL-1) Zoning District 
   South: Crow Wing Township – Commercial 2 
   West: Agricultural/ Forestry - Crow Wing Township 
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AERIAL MAP            ZONING MAP 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
ENVIRONMENTAL ASSESSMENT WORKSHEET (EAW) 
 
Prior to a final decision by City Council, the Council is required to complete an Environmental 
Assessment Worksheet (EAW) for the development, as there are over one hundred and fifty (150) 
proposed units.  The Environmental Assessment Worksheet (EAW) is a brief document designed to 
lay out the basic facts of a project necessary to determine if an Environmental Impact Statement 
(EIS) is required for the proposed project. In addition to the legal purpose of the EAW in 
determining the need for an EIS, the EAW also provides permit information, informs the public 
about the project, and helps identify ways to protect the environment. The EAW is not meant to 
approve or deny a project but instead act as a source of information to guide other approvals and 
permitting decisions. Kuepers has hired an engineering firm to complete the EAW. 
 
The EAW was distributed and published in the EQB Monitor.  The public comment period ended 
on December 1st, and the City Council held a public meeting to review the EAW.  City Council made 
a final determination on the EAW findings at the December 15th meeting and determined that the 
EAW was sufficient and that an EIS is not required . The findings and comments from the EAW 
review are attached to the agenda. The EAW can be found on the Community Development page 
of the City’s website at the following link: 
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REVISION HISTORY 
 
Kuepers originally submitted for the Voyageur Heights development project in September for a 
rezoning to a PUD Overlay District, PUD Development Stage Plan, and Preliminary Plat.  City 
Council conducted the first reading for the rezoning and approved the PUD Development Stage 
Plan and Preliminary Plat at the October 6th City Council meeting. 
 
As a result of the EAW review, it was determined that a portion of the project was located in the 
City’s Drinking Water Supply Management Area (DWSMA) and in a high vulnerability zone for 
surface water contamination.  According to City Code Section 725, stormwater infiltration is not 
allowed outside of an Emergency Response Area (ERA) within a DWSMA classified as high or very 
high vulnerability unless the permittee performs or approves a higher level of engineering review 
sufficient to provide a functioning treatment system and to prevent adverse impacts to 
groundwater. 
 
Kuepers adjusted the site plan to divert all stormwater to an infiltration basin outside of the 
DWSMA.  The three 38-unit buildings and site plan on the northern portion of the property remain 
relatively unchanged.  The previous two 38-unit buildings to the south were combined into one 
large 62-unit building.  The total proposed development is now 176-units with the infiltration basin 
placed outside of the high vulnerability zone.  The original proposal included five 38-unit buildings 
for a total of 190-units. 
 
DWSMA MAP 
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FINDINGS OF FACT - PLANNED UNIT DEVELOPMENT AND (PUD) ZONING OVERLAY  
 

1. According to Section 515-5-7.B, a Planned Unit Development (PUD) may include land uses 
from a variety of Base Zoning Districts, and may include design flexibility related to density, 
setbacks, building heights, lot area, lot width, etc. Any mixed-use project that does not 
comply with the dimensional or use standards may utilize the Planned Unit Development 
(PUD) Overlay Zoning District. All PUD Overlay Zoning Districts must identify the areas 
where flexibility from the Base Zoning District standards is established.  

2. Section 515-2-21 states the purpose and intent of the Planned Unit Development Overlay 
District is to provide for the integration and coordination of land parcels as well as the 
combination of various types of residential, commercial, and industrial uses. 

3. Approval of a proposed Zoning Map amendment which changes all or part of the existing 
classification of a zoning district from Residential to Commercial, Industrial, or Planned Unit 
Development that allows for commercial or industrial uses shall require a two-thirds (2/3) 
vote of the City Council. 

4. Voyageur Heights - Planned Unit Development (VH-PUD). The purpose of the VH-PUD is to 
allow for the development and redevelopment of the property with a mix of uses and 
dimensional standards. The following standards are established. 
 

a. The standards and uses contained within the Contemporary Neighborhood-2 (CN-2) 
Base Zoning District shall govern the VH-PUD district, with the modifications as 
noted in Table 515-2-21.3 

b. Additions to existing structures are permitted provided it meets the CN-2 Zoning 
District Dimensional Standards of Table 515-2-7.1 and all other requirements in the 
Zoning Code. 

c. Development Standards. All approved Final PUD Plans shall govern the 
development of the property and shall be kept on file with the City Zoning 
Administrator. 
 

Proposed Table 515-2-21.3 VH-PUD Dimensional and Use Standards - Density, Lot Size, Coverage 
and Height Standards. 
 

Lot Dimensions  

 Lot Size  
Density (minimum) 

None 
4+ DU/Acre 

 Lot Width None 

Principal Building, Attached Accessory Building, and Detached Accessory Building Standards 

 Front Yard Setback (minimum) 20’ 

 Rear Yard Setback (minimum) 20’ 

 Location, detached Must meet Principal Structure setbacks, may be located in any Yard 

 Total Number of Permitted Accessory Buildings 3 per Primary Structure 

Coverage and Height Standards 

 Impervious Surface Coverage (maximum) 75% 

 Principal structure height (maximum) 45’ 

Other Standards 
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 Driveway Width at ROW maximum is 36’ 

 Parking (minimum) none 

 Shrub Planting (minimum) Four (4) shrubs or perennials shall be planted per first floor dwelling unit 

 Landscape Islands (minimum) One (1) island per thirty (30) continuous rows of internal parking spaces 

 Commercial and Industrial Use Design 
Construction Standards 

Facades facing a public street shall not exceed twenty-five (25) percent 
metal unless allowed upon approval of a Conditional Use Permit. Side 
and Rear Facades may be one hundred (100) percent metal and may 
have exposed fasteners. 

Uses Permitted 

 Appendix A: Table of Uses, CN-2 District All permitted, conditional and interim uses 

 Multifamily attached dwelling units (5+ units) P 

 Car Wash Accessory to Motor Vehicle Fuel Sales C 

 Commercial/Retail Establishments C 

 Contractor Offices C 

 Motor Vehicle Fuel Sales C 

 Office Businesses C 

 Light Manufacturing C 

 Warehouse, distribution facilities and wholesale 
business C 

 
The City may approve the Planned Unit Development (PUD) only if it is found that the 
development satisfies all of the following standards: 
 

5. The proposed Planned Unit Development (PUD) is in conformance with the Comprehensive 
Plan for Brainerd. At a minimum, the City must find that: 

a. The use will not create an excessive burden on existing parks, schools, streets, and 
other public facilities and utilities, which serve or are proposed to serve the area. 

i. According to the EAW’s trip generation, the proposed site and Greenwood 
Street can accommodate the increased traffic from the development. 

ii. The development will connect to the City’s sewer, water, and electrical 
system.  The City Engineer has no concerns at this time regarding the 
increased utility usage. 

iii. The additional residential units will positively impact the City and School 
District. 

b. The use is reasonably related to the overall needs of the City and is compatible with 
the surrounding land use. 

i. The City and Crow Wing County as a whole are in need of diverse housing 
options, which are a part of the Housing Goals and Policies of the 
Comprehensive Plan. 

1. HOUSING GOAL 1 Provide a diverse mix of housing choices for all 
stages of life, income ranges, and ownership/rental preferences. 

a. Policy 2 - Expand home ownership and rental opportunities 
through rehabilitation and new construction. 

b. Policy 5 - Ensure an adequate supply of quality and affordable 
housing units for current and future residents. 
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c. The Planned Unit Development (PUD) is an effective and unified treatment of the 
development possibilities on the project site, and the development plans provide 
for the preservation of unique natural amenities. 

i. The development intends to use the rural setting of the site as an integral 
element of the development.  The wetland to the north will provide as a 
buffer between this property and the low-medium density Woodland Hills 
Development. 

ii. The site plan has been revised to accommodate future development and 
future stormwater requirements. 

d. The uses proposed will not have an undue and adverse impact on the reasonable 
enjoyment of neighboring property and will not be detrimental to surrounding uses. 

i. This property is surrounded primarily by vacant land and is adjacent to 
Business 371 and will not have an undue and adverse impact on the 
reasonable enjoyment of neighboring properties and will not be detrimental 
to surrounding uses. 

ii. The proposed apartment buildings are at least 300 feet from any other 
neighboring structure. The property to the West is depicted as an outlot in 
the Final Plat, which would need City Council approval for any future 
development. 

iii. Properties along Business 371 in this area are all commercial uses. 
iv. According to the EAW, increased traffic will generate a relatively small 

corresponding increase in carbon monoxide levels and other vehicle-related 
air emissions. The Project is expected to have a negligible impact on air 
quality. Based on traffic impact findings described further in EAW Item 20, 
the Project is anticipated to have approximately 1,293 total weekday trips, 
the majority of which will be from residents commuting to and from work. 

v. Trip generation was estimated using the methodology outlined in the 
Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th 
Edition (2021). The proposed project is expected to generate about 1,293 
vehicle trips per weekday. Within the PM peak hour, the Project is expected 
to generate 102 trips, consisting of 64 entering vehicles and 38 exiting 
vehicles (Table 20-1 of the EAW). 

1. The proposed Project does not meet the threshold of 250-peak hour 
trips, or 2,500 new daily trips described in MnDOT Access 
Management Manual Chapter 5.3, and a full Traffic Impact Study is 
not required for this development. 

6. Additionally, the Planned Unit Development (PUD) meets one or more of the following 
development criteria according to Section 515-5-7.C.2 

a. A minimum of two (2) or more principal structures is proposed. 
i. The applicant is proposing the construction of four (4) multi-unit buildings 

with separate garages. 
b. The tract is at least two (2) acres in size. 

i. Lot 1 Block 1 is 8.48 acres 
ii. Lot 1 Block 2 is 3.81 acres 
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c. The Planned Unit Development (PUD) can be planned and developed to harmonize 
with any existing or proposed development in the areas surrounding the project 
site. 

i. Natural buffers will be maintained between existing developments and the 
site, specifically to the north where there is existing residential development. 

ii. While not required, the applicant has submitted a tree removal plan that 
depicts a significant buffer to the west. 

iii. The surrounding developments are comprised of residential properties, a 
senior living facility, a recovery facility, and commercial properties along 
Business 371. 

d. Each phase of the proposed development is of sufficient size, composition, and 
arrangement so that its construction, marketing, and operation are feasible as a 
complete unit, and that provision for and construction of dwelling units and 
common open space are balanced and coordinated. In addition, the total 
development is designed in such a manner as to form a desirable and unified 
environment within its own boundaries. 

i. The proposed development will be fully constructed with four apartment 
buildings to accommodate 176 dwelling units.  The project will be 
constructed in two phases. 

ii. The remaining property has been divided into Outlots that would require 
future approvals from the City to develop.   

iii. The proposed design allows for the future expansion of both residential and 
commercial uses and the developer plans to subdivide Outlot A in the future 
for commercial uses along Business 371 and additional residential uses to 
the west. 

e. Financing is available to the applicant on conditions and in an amount which is 
sufficient to assure completion of the Planned Unit Development (PUD). To 
evidence this finding, a written statement of financial feasibility, which is accepted 
by the City, shall be submitted by the applicant. 

i. The applicant has the ability to acquire the necessary financing to complete 
the proposed development in full. 

ii. The applicant has provided an escrow to the City to pay for legal review. 
f.  Planned Unit Development (PUD) provides for architectural diversity by way of 

varied building types and exterior building design. 
i. According to Section 515-4-2 Building Design Standards - Multi-family 

dwelling units shall be designed to create visual interest through a variety of 
materials, colors, textures, installation direction, structural elements such as 
balconies, porches, and wall patterns, or other characteristics that create 
articulation either between units or floors. 

1. The proposed building has a variety of elements to create visual 
interest such as alternating wall patterns, color changes, stonework, 
and balconies. 

g. Underground Utilities - In any Planned Unit Development (PUD), all utilities, 
including, but not limited to, telephone, electricity, gas, and cable television shall be 
installed underground. 
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i. All utilities in the development are planned to be placed underground. 
h. Utility Connections - 

i. Water Connections. When more than one property is served from the same 
service line, a shut off valve must be located in such a way that each unit's 
service may be shut off and secured by the City, in addition to the normally 
supplied shut off at the street. 

ii. Sewer Connections. When more than one (1) unit is served by a sanitary 
sewer lateral which exceeds three hundred (300) feet in length, provisions 
must be made for a manhole to allow adequate cleaning and maintenance 
of the lateral. All maintenance and cleaning shall be the responsibility of the 
property owner’s association or owner. 

1. Staff have no concerns about the utility design at this time. 
2. The Sanitary Sewer model performed by SEH indicates that the 

current sewer system can accommodate the flow from the planned 
development. The model indicates the pipe will operate near its 
recommended capacity limit during wet weather conditions. 

3. A provision has been added to the development agreement to allow 
the City to upsize the utilities for potential future development in the 
area. 

i. Roadways, Private Design - Private roadways within the project shall have an 
improved surface to 28 feet or more in width and shall be so designed as to permit 
the City fire trucks to provide protection to each building. 

i. The applicant proposes to create a public street between the two apartment 
complexes.   

ii. The Fire Department has reviewed the site plan and has no concerns about 
access. 

j. Parking - No portion of the required private road system may be used in calculating 
required off-street parking space or be used for parking. 

i. The proposed planned unit development does not have a private road. 
ii. The proposed PUD Overlay district regulations propose no parking minimums 

for this development as the applicant has adequately addressed off-street 
parking in the plans. 

iii. This development is subject to parking maximums which the proposed site 
plan does not exceed. 

k. Landscaping - In any Planned Unit Development (PUD), landscaping shall be 
provided according to a plan approved by the City Council, which shall include a 
detailed planting list with sizes and species indicated as part of the final plan. In 
assessing the landscaping plan, the City Council shall consider the natural features 
of the particular site, the architectural characteristics of the proposed structures 
and the overall scheme of the Planned Unit Development plan. 

i. A detailed landscape plan has been submitted.  The landscape plan has been 
designed to enhance the structures and parking facilities. 

ii. Staff will work with the developer prior to issuance of the building permit, to 
make any required minor changes to ensure that the development is 
consistent with the Landscaping Improvement Standards of the Zoning Code. 
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iii. The proposed project meets the shrub and tree requirements of the Zoning 
Code. 

iv. Significant natural buffers will be maintained that will help screen the 
development from surrounding areas and roadways. 

l. Public services - The proposed project shall be served by the City water and sewer 
system, and fire hydrants shall be installed at such locations as necessary to provide 
fire protection. 

i. The development will be served by City sewer and water, and there are no 
concerns over placement of the fire hydrants at this time.   

m. Refuse - Provision for trash pick-up shall be provided according to a plan approved 
by the City Council. 

i. Per City Code, refuse must be collected at a minimum on a weekly basis. 
n. Best Management Practices - All Planned Unit Developments shall incorporate Best 

Management Practices for stormwater management as defined by Chapter 7 of the 
City Code, subject to review and approval of the Zoning Administrator, Planning 
Commission and City Council. 

i. Upon review of the EAW it was determined that the proposed project is 
located in the Drinking Water Supply Management Area (DWSMA) and is in 
a High Vulnerability Surface Water Contribution Area. 

ii. According to Section 725 Stormwater Management of the City Code, 
stormwater infiltration is prohibited within a DWSMA classified as high or 
very high vulnerability unless the permittee performs or approves a higher 
level of engineering review sufficient to provide a functioning treatment 
system and to prevent adverse impacts to groundwater.  

iii. The revised design places the infiltration basin outside of the high 
vulnerability zone. 

iv. The development agreement states that all improvements and final designs 
must adhere to City Code and must be approved by the City prior to issuance 
of the building permit. 

o. Sidewalks and Trails - Except as otherwise determined by the City Council, concrete 
sidewalks not less than five (5) feet in width and/or bituminous trails not less than 
eight (8) feet in width shall be provided. 

i. The applicant proposes a sidewalk on the south side of Voyageur Drive. 
ii. Upon final approval and commencement of the project, the City shall 

consider a future trail that would connect this development to Buffalo Hills 
Park and the existing City trail system. 

 
FINDINGS OF FACT – FINAL PLAT 
 

1. That the proposed subdivision is consistent with adopted applicable general and specific 
comprehensive plans of the City. 

a. The applicant proposes to rezone the property from Rural Living 1 (RL-1) to a PUD 
Overlay District. 

i. Section 515-2-21 states the purpose and Intent of the Planned Unit 
Development Overlay District is to provide for the integration and 
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coordination of land parcels as well as the combination of various types of 
residential, commercial, and industrial uses. 

ii. The applicant proposes to construct 176 apartment units with future 
commercial uses fronting Business 371. 

iii. The future land use map designates this area for Mixed Residential/ 
Commercial. 

2. The proposed subdivision is consistent with the Comprehensive Plan. 
a. HOUSING GOAL 1 - Provide a diverse mix of housing choices for all stages of life, 

income ranges, and ownership/rental preferences. 
i. Policy 2 - Expand home ownership and rental opportunities through 

rehabilitation and new construction. 
ii. Policy 5 - Ensure an adequate supply of quality and affordable housing units 

for current and future residents. 
3. That the physical characteristics of this site, including but not limited to topography, 

percolation rate, soil conditions, susceptibility to erosion and siltation, susceptibility to 
flooding, water storage, drainage and retention, are such that the site are suitable for the 
type of development, design, or use contemplated. 

a. The site does not have topographical challenges.   
b. The developer has spoken with the City Engineer and regulatory authority about 

utility construction through the wetland and there are no concerns at this time. 
c. Upon preliminary review the City Engineer has no concerns about the proposed 

infiltration basin. 
4. That the site is physically suitable for the proposed density of development. 

a. The density for Lot 1 Block 1 is 13.44 dwelling units per acre 
b. The density for Lot 1 Block 2 is 16.27 dwelling units per acre 

i. The CN-2 District, which is the base zoning district for the proposed PUD 
overlay, allows for a maximum of 12 dwelling units per acre. 

ii. The proposed PUD Overlay district does not have a maximum dwelling unit 
per acre requirement and density will be reviewed on a case-by-case basis 
for each phase proposed by the developer.   

iii. This area is currently underdeveloped with access to Greenwood Street that 
leads to Business 371 and Buffalo Hills Lane East.  City staff have no concerns 
regarding traffic at this time. 

iv. The site plan is designed appropriately for the four apartment buildings, 
garages, off-street parking, and community open space. 

5. That the design of the subdivision or the proposed improvements are not likely to cause 
environmental damage. 

a. Improvements will not cause environmental damage to the surrounding 
neighborhood.  The development agreement would ensure that all stormwater is 
properly managed on site according to City Code requirements. 

b. A thorough environmental review has been conducted through the EAW report and 
findings. 

6. That the design of the subdivision or the type of improvements, is not likely to cause public 
health problems. 

a. The improvements will not cause any public health problems.   
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7. That the design of the subdivision or the type of improvements will not conflict with 
easements of record or with easements established by judgment of a court. 

a. Utility easements will remain and future easements are depicted on the preliminary 
plat. 

8. That the proposed subdivision, its site, or its design does not adversely affect the flood 
carrying capacity of the floodway increases flood stages and velocities or increases flood 
hazards within the floodway fringe or within other areas of the City. 

a. The proposed site will not increase flood hazards and is not located in a floodway or 
flood fringe. 

9. The proposed subdivision is consistent with the policies and standards of the State defined 
shoreland, floodplain, and wetland regulations. 

a. The proposed plat is outside of the shoreland district and floodplain. 
10. The City Council deems the subdivision is not premature. 

a. The proposed subdivision is located along current infrastructure.  
b. Utilities will need to be constructed to serve the proposed development but are in 

close proximity to the site. 
11. A subdivision shall be consistent with the following plans: 

a. Brainerd Comprehensive Plan. 
b. Brainerd Sanitary Sewer Plan/Engineering Specifications. 
c. Brainerd Water Plan/Engineering Specifications. 
d. Stormwater Management Plan. 
e. Comprehensive Trail Plan. 
f. Capital Improvement Plan. 

i. A full list of the requirements in the capital improvement plan can be found 
in Section 500-2-5.11.f 

ii. The Engineering Department and Community Development Department 
have no concerns with the above plans. 

 
As of this writing, the Community Development Department has received two calls regarding the 
proposed project.  The residents were concerned about losing their view of the forest across from 
Woodland Hills Lane if this property is developed. 
 
Two members of the public spoke at the original public hearing, and one had concerns about 
increasing density along Greenwood Street, specifically regarding vehicle and pedestrian travel. 
 
Also, Mr. Thompson, who owns the property to the west, requested that the Planning 
Commission/ City consider a permanent 100' wide conservation easement on the west side of the 
property to create a vegetative screening buffer between his property and the proposed 
development. Staff indicated that we would work with the developer to see what 
was possible. 
 
STAFF RECOMMENDATION 
 
Staff recommend approval of the Final Plat and PUD Final Plan as presented. 
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2. P.M. TO VERIFY ALL JAMB DEPTHS
3. FLASHING TO BE PLACED OVER ALL EXTERIOR DOORS
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Door Schedule - Garage

Mark Count Location Width Height Door Type Fire Rating Finish
Frame

Material
Rough
Width

Rough
Height Swing Comments

500 10 GARAGE 9' - 0" 8' - 0" D-11 - MTL. WD. 0' - 0" 0' - 0" O.H. 13
600 1 GARAGE 3' - 0" 6' - 8" D-1 MTL. WD. L.H. 3, 16
601 1 GARAGE 9' - 0" 8' - 3" D-12 - MTL. WD. 0' - 0" 0' - 0" O.H. 13, 15
602 9 GARAGE 9' - 0" 8' - 0" D-11 - MTL. WD. 0' - 0" 0' - 0" O.H. 13

No. Description Date

Page 45 of 77



Page 46 of 77



Page 47 of 77



Page 48 of 77



Page 49 of 77



Page 50 of 77



Page 51 of 77



Page 52 of 77



Page 53 of 77



Page 54 of 77



Page 55 of 77



Page 56 of 77



Page 57 of 77



Page 58 of 77



Page 59 of 77



Page 60 of 77



Page 61 of 77



Page 62 of 77



Page 63 of 77



Page 64 of 77



Page 65 of 77



Page 66 of 77



Page 67 of 77



M E M O 
 
TO:  Planning Commission   
   
FROM:  James Kramvik, Community Development Director 
   
DATE: January 21st, 2026  
 
RE:  Shoreline Overlay District Standards 
 
________________________________________________________________________ 
 
INTRODUCTION 
 
Staff reviewed one hundred twenty-one properties located in northeast Brainerd that are non-
riparian sewered lots located in the Rice Lake Shoreland Overlay District.  Rice Lake is 
considered a General Development Lake, which means any property located within 1,000 FT 
of the ordinary high-water level is in the shoreland overlay district and is subject to additional 
requirements.  
 
Planning Commission directed staff to work with the MN DNR to investigate if lot widths and 
sizes are negotiable. The current DNR standard for lot widths and sizes are not consistent with 
the Brainerd Zoning Code or the City’s historic development patterns. The MN DNR 
recommended that staff perform a survey of properties located in the shoreland district prior to 
making a request. In addition to reviewing the lot sizes and widths, staff also determined the 
impervious surface of each lot. The numbers below indicate the mode and mean of the 121 
properties reviewed by staff:  
 
Lot frontage (mean)   - 77.94 FT 
Lot frontage (mode)    - 50 FT (52 properties) 
 
Lot area (mean)   - 12,128.82 SF 
Lot area (mode)   - 6,500 SF – 7,500 SF (59 Properties) 
 
Impervious surface (mean)  - 3196.51 SF 
Impervious surface % (mean) - 31.48% 
Properties Exceeding 40%   - 20 Properties 
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GIS MAP (Property Survey Area) 
 

 
PROPOSED TABLE 

 

Lot Dimensions  
Natural 

Environmental 
Lakes 

Recreational 
Development Lakes 

General 
Development Lakes 

General Development Lakes – 
Contemporary & Traditional 

Neighborhood Zoning Districts 

A Non-riparian Lot Size - Sewered (minimum)  

1 
Single Family - Non-riparian 
Lot Size - Sewered 
(minimum) 

20,000 SF 15,000 SF 10,000 SF 7,000 SF 

2 Duplex - Non-riparian Lot 
Size - Sewered (minimum) 

35,000 SF 26,000 SF 17,500 SF 10,000 SF 

3 Triplex - Non-riparian Lot 
Size - Sewered (minimum) 

52,000 SF 38,000 SF 25,000 SF 13,000 SF 

4 Quad - Non-riparian Lot Size 
- Sewered (minimum) 

65,000 SF 49,000 SF 32,000 SF 16,000 SF 
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B Non-riparian Lot Frontage on All Roads and Water Frontage - Sewered (minimum)  

1 

Single Family - Non-riparian 
Lot Frontage on All Roads 
and Water Frontage - 
Sewered (minimum) 

125’ 75’ 75’ 50’ 

2 

Duplex - Non-riparian Lot 
Frontage on All Roads and 
Water Frontage - Sewered 
(minimum) 

220’ 135’ 135’ 75’ 

3 

Triplex - Non-riparian Lot 
Frontage on All Roads and 
Water Frontage - Sewered 
(minimum) 

315’ 190’ 190’ 100’ 

4 

Quad - Non-riparian Lot 
Frontage on All Roads and 
Water Frontage - Sewered 
(minimum) 

410’ 245’ 245’ 125’ 

Other Standards 

 

Impervious Surface Coverage 
(maximum) Contemporary & 
Traditional Neighborhood 
Zoning Districts 

40% 

 Impervious Surface Coverage 
(maximum) 

25% 

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

Lot Type Forested Transition Tributary (No Sewer) Tributary (Sewer) 
Single 200 250 100 75 
Duplex 300 375 150 115 
Triplex 400 500 200 150 
Quad 500 625 250 190 

 
Staff does not recommend any changes to the river classification standards as the shoreland 
district for rivers is 300’ compared to 1,000’ for lakes.  Increasing impervious surface 
percentages in the Traditional and Contemporary Neighborhood Districts will help existing 
property owners along rivers. 
 
 
STAFF RECOMMENDATION 
 
Staff recommend that the Planning Commission review the data and proposed table provided 
by staff and direct any necessary changes before staff begins final negotiations with the MN 
DNR. 
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Planning Commission Bylaws 
 
 
Article I. Introduction 

Section 1. Purpose 
It is the intent of the City of Brainerd Planning Commission to conduct its business and 
perform its responsibilities and duties in an orderly, efficient, fair and lawful manner. These 
bylaws are established for that purpose. 

 
Section 2. Application of Bylaws  

Unless otherwise specifically indicated, these bylaws shall apply to the transaction and 
administration of all Planning Commission business and the conduct of all Planning 
Commission meetings and hearings. 

 
Article II. Offices and Duties 

Section 1. Offices Designated 
 The Commission, at its first regular meeting in January of each year, shall select a 
 Chairperson and Vice Chairperson. 
 

Section 2. Recording of Meetings  
 The Planning Department shall supply a qualified staff member to perform all general 
 corresponding and recording secretarial duties for the Planning Commission. 
 

Section 3. Duties of Offices 
 The duties and powers of the office of the Planning Commission shall be as follows: 

A. Chairperson 
1) Preside at all meetings of the Commission 
 
2) Call special meetings of the Commission in accordance with the City Ordinance 
 
3) Sign documents of the Commission  
 
4) See that all actions of the Commission are properly taken  
 
5) Cancel or postpone any regularly scheduled meetings 

 
6) Order end to disorderly conduct and direct law enforcement to remove disorderly 

persons from Planning Commission meetings 
 

B. Vice Chairperson 
In the event of the absence, disability or disqualification of the Chairperson, the 
Vice Chairperson shall exercise or perform all the duties and be subject to all the 
responsibility of the Chairperson. 

 
C. Secretary 

A city staff member will be assigned to perform the functions of Secretary. The 
Secretary shall keep record of the proceedings of every meeting of the Planning 
Commission. 
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Section 4. Preparation of the Comprehensive Plan 
 The Commission shall prepare, adopt and revise from time to time a Comprehensive Plan for 
 the physical development of the City, including proposed public buildings, street 
 arrangements and improvements, public utility services, parks, playgrounds, and other similar 
 developments, the use of property, the density of population, and other matters relating to the 
 physical development of the City. Such plan may be prepared in sections, each of which shall 
 relate to, a major subject of the plan. 
 

Section 5. Means of Executing the Comprehensive Plan 
 Upon the adoption of the Comprehensive Plan or any section thereof, the Commission shall 
 recommend to the City Council reasonable and practicable means for putting into effect such 
 plan or section thereof in order that the same will serve as a pattern and guide for the orderly 
 physical development of the City and as a basis for the efficient expenditures of the funds 
 thereof relating to the subjects of the plan. Such means shall consist of a zoning plan, the 
 control of subdivision plats, a plan of future streets, coordination of the normal public 
 improvements of the City, a long-term program of capital expenditures and such other 
 matters as will accomplish the purpose of the plan. 
 
Article III. Members 

Section 1. Number 
The Planning Commission shall consist of seven (7) voting members, one of which is a City 
Council member. 

 
Section 2. Members Appointed. 

Voting member shall be appointed by the City Council for three years. Terms shall run from 
January 1 through December 31. Terms shall be staggered so that there will be continuity of 
the Commission. 

 
Section 3. Removal  

 City Council has the power to remove a Commissioner by a 5/7 vote. 
 

Section 4. Voting 
 A member must be present to vote.  
 

Section 5. Vacancies. 
Vacancies shall be filled by appointment of the City Council for the unexpired portion of the 
term. 

 
Article IV. Meetings and Hearings 

Section 1. Notice 
Notices of all meetings and hearings of the Planning Commission shall be made in accordance 
with all statutory and ordinance notification requirements. 

 
Section 2. Meetings 

All meetings of the Planning Commission shall be open to the public. 
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Section 3. Workshops 
Workshops and other meetings whose sole purpose is for general information and/or 
educational purposes will be open to the public. Public testimony may or may not be allowed. 
 

Section 4. Meeting Records 
All tapes, minutes, evidence, exhibits, correspondence, maps, plats, etc. shall be made a part of 
the record, become the property of the City Brainerd, and be maintained as a permanent record. 

 
Section 5. Meetings 

A. Date and Time 
The Planning Commission shall meet regularly on the third Wednesday of each 
month at 6:00 pm, or as soon as practical. 

 
B. Location 
 The Commission shall meet in regular session in the City Hall Council Chambers. 

 
C. Order of Business  

1) Call to Order 
2) Roll Call 
3) Pledge of Allegiance 
4) Approval of Agenda 
5) Approval of Minutes 
6) Public Forum 
7) Presentations 
8) Unfinished Business 
9) New Business 
10) Staff Reports (Verbal: Any updates since the packet) 
11) Commission Member Reports 
12) Adjourn 

  *Subd. 4 – Varying Order of Business may be varied by the presiding officer of the  
    Council 
 

D. Special meetings 
The Chairperson, Vice Chairperson, City Council, or Mayor may call for a special 
meeting at any time. Notice of the time and place shall conform to the Open Meeting 
Law. 

 
E. Additional Agenda Items 

 After an agenda has been published, at the discretion of the Chair and approval by 
the Commission items may be added up to the time of the published meeting. 

 
Section 6. Parliamentary Procedure 

All Commission meetings shall be governed by Sturgis Standard Code of Parliamentary 
Procedure in all cases to which they are applicable and not in conflict with these bylaws, City 
Code, or other rules this Commission may adopt. 

 
Section 7. Agenda 
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A. The agenda shall be prepared by the Community Development Director with the input of 
the Chair as requested for the Planning Commission meeting and shall close 7 days prior 
to the meeting. 

 
B. Any Planning Commission member can place an item on the agenda. No item shall be 

placed on the agenda unless the item is expressed in such a way as to clearly show the 
subject matter involved. 

 
C. The agenda may be amended during a Planning Commission meeting by a majority vote 

of the Commission. 
 
D. The agenda shall generally organize matters to be addressed at the meeting so as to best 

promote opportunities for effective public input and the timely and efficient performance 
of Planning Commission responsibilities. Items of business likely to attract the attendance 
of many persons should generally be placed early on the agenda. 

 
E. Planning staff shall prepare a written report detailing the request and the ordinance 

provisions that apply to the matter. 
 

Section 8. Procedure for Public Hearings 
Planning staff or consultants, if any, shall summarize for the public the relevant issues of the 
application contained in the written staff report. The Commission members may direct question 
to staff regarding the application. 

 
A. The Chairperson shall call the public hearing to order and declare the time, and prior to 

taking testimony, shall explain: 
 

1) The order of testimony 
 

2) The purpose and requirements of the public hearing under Minnesota Law 
 

3) That each speaker shall provide their name and address and that public comments 
should be limited to matters pertinent to the application under review and avoid 
duplicative testimony. The Chairperson may place reasonable time limits on 
public comments, depending on the number of persons waiting to testify on the 
matter. 

 
B. The applicant and/or representative shall be given an opportunity to present evidence in 

support of the request and rebut any issues or conditions identified in the staff report 
 

C. Members of the public, if any, may testify, either in person or through their agent. 
Written testimony submitted may be read and will be added to the public record. 

 
D. The applicant shall have an opportunity to answer questions from the Commission. 
 
F. The Commission may direct questions to the applicant, planning staff, or public to clarify 

issues but no further testimony may be received from the public. 

Page 74 of 77



5 
 

  
G. When all public comment has been received the Commission shall close the public 

hearing by motion and majority vote of the Commission. The Commission may 
deliberate and decide the matter.  Should the Commission identify relevant facts that 
remain unknown or disputed the Commission may postpone closing the hearing by 
motion and majority vote until the Planning Commission’s next meeting and refer the 
issue to planning staff for further fact finding. 

 
Section 9. Protocol for Public Hearings 

A. Everyone who wishes to give testimony shall be given a reasonable opportunity to speak. 
 

B. All statements or questions should be directed to the chairperson. 
 
C. All statements should be as factual as possible and should not involve personalities. 
 
D. Speakers should refrain from repeating what has already been stated. 
 
E. Each speaker shall provide his or her name and address to the recorder. 
 
F. The Planning Commission reserves the right to question any speaker. 
 
G. Written testimony may be received. 
 
H. No additional testimony may be offered after the close of the public hearing. 
 

Section 10. Communication with Public and Applicant 
A. General. Prior to the public hearing or Commission deliberation, no Commission member 

shall lobby the merits of a pending case with staff, applicant, Commission member, or the 
general public. 

 
B. Disclosures. If a commissioner has discussed the pending case, the commissioner shall 

disclose the facts relating to such discussion during the public hearing. 
 
C. Exception. Nothing in this section shall preclude the general information communication 

by Commission members relating to the general conduct of a meeting or hearing, nor 
shall anything in this section forbid staff or commissioners from discussing with 
commissioners an upcoming meeting, so long as the facts or merits of the meeting are not 
discussed. 

 
Section 11. Quorum 

A majority of the Commission members entitled to vote shall constitute a quorum for the 
transaction of business. 

 
Section 12. Conflict of Interest 

Any member of the Planning Commission who shall feel that he or she may appear to have or 
in fact has, a conflict of interest on any matter that is on the Planning Commission agenda shall 
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voluntarily excuse himself or herself, vacate his or her seat, and refrain from discussing and 
voting on said matter as a Planning Commissioner. 
 
A conflict of interest is any direct contractual, pecuniary, or other beneficial interest in the 
outcome of a matter before the Planning Commissioner. 
 

Section 13. Orientation of new Planning Commissioners 
To assist new Planning Commission members in learning their responsibilities, and to develop 
their understanding of the planning process as quickly as possible, they will be required to: 

A. Attend an orientation session with the Community Development Director, Planning 
Commission Chair, and City Council member. 

 
B. Read the Comprehensive Plan and Zoning Ordinance. 

 
Article V. Education, Conference and Convention Policy 

The City Council and Planning Commission of the City of Brainerd recognize and accept the 
concept that the acquisition and maintenance of a body of knowledge and skills are necessary and 
desirable to perform the job of the Planning Commissioner. Further, both groups encourage and 
highly recommend periodic attendance at various educational opportunities conferences and 
conventions. 
 
The following is the policy of the City of Brainerd Planning Commission on educational 
meetings, conferences, and conventions: 

A. Attendance at educational meetings, conferences, and conventions is subject of 
availability of funds. 

 
B. Attendance at educational meetings, conferences, and conventions is voluntary. Planning 

Commission members are encouraged to attend educational meetings, conferences, and 
conventions. 

 
C. Involvement in relevant professional organizations such as APA-MN, office holding, or 

committee work is considered educational. 
 
D. Planning Commission members are encouraged to participate in the budget process and 

to request allocations for educational purposes. 
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M E M O 
 
TO:  Planning Commission   
   
FROM:  James Kramvik, Community Development Director 
   
DATE: January 21st, 2026 
 
RE:  Planning Commission 2026 Meeting Dates and Submission Deadline  
  Calendar 
 
________________________________________________________________________ 
 
INTRODUCTION 
 
Staff have drafted the 2026 Planning Commission calendar for approval by the Planning 
Commission. Meeting dates in 2026 are not affected by any holidays. In addition to meeting dates, 
staff have included deadlines for applications and notice of hearings. 
 

MEETING DATE APPLICATION DEADLINE SEND NOH TO DISPATCH 
BY 3:00PM 

PUBLISH DATE 

1/21/26 12/29/25 12/31/25 1/3/26 
2/18/26 2/2/26 2/4/26 2/7/26 
3/18/26 3/2/26 3/4/26 3/7/26 
4/15/26 3/30/26 4/1/26 4/4/26 
5/20/26 5/4/26 5/6/26 5/9/26 
6/17/26 6/1/26 6/4/26 6/6/26 
7/15/26 6/29/26 7/1/26 7/4/26 
8/19/26 8/3/26 8/5/26 8/8/26 
9/16/26 8/31/26 9/2/26 9/5/26 

10/14/26 9/28/26 9/30/26 10/3/26 
11/18/26 11/2/26 11/4/26 11/7/26 
12/16/26 11/30/26 12/2/26 12/5/26 
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