
AGENDA 
PLANNING COMMISSION 

CITY OF WYOMING, MINNESOTA 
AUGUST 12, 2025  

7:00 PM 
 
 
CALL TO ORDER: 
 
CALL OF ROLL: 
 
DETERMINATION OF A QUORUM: 
 
PLEDGE OF ALLEGIANCE: 
 
OPEN FORUM: 
An opportunity for members of the public to address the Planning Commission on items not on 
the current Agenda. Items requiring Planning Commission action may be deferred to staff for 
research and future Planning Commission Agendas if appropriate. You will be limited to two (2) 
minutes and we ask that you conduct yourself in a professional, courteous manner, and refrain 
from the use of profanity. Failure to abide by this policy may result in the loss of your privilege to 
speak. 
 
APPROVAL OF MINUTES: 
  
1.  Consider approving the minutes of the “Regular Meeting” of the Wyoming, Minnesota 

Planning Commission for July 22, 2025. 
 
SCHEDULED PUBLIC HEARINGS: 
  
2.  Preliminary & Final Plats: D-25-004 & 005 – “Mayorga Meadows” 

Location: 7580 250th Street – Between Hazel Avenue and Lake Blvd./Highway 8 
Applicant & Owner: Noe Mayorga 
Property ID Number: 21.10508.00 

  
3.  Amend the Conditional Use Permit for a Planned Unit Development: C-25-004 

Location: Summer Field 4th Addition residential development 
Applicant: Centra North LLC 
Owner: Jesse Moxness of Summer Field LLC 
Property ID Number: 21.10582.50 

  
4.  Conditional Use Permit for a 140-foot Monopole Antenna: C-25-005 

Variance: Height of an Antenna Exceeding 75 feet: V-25-004 
Location: 5920 250th Street 
Applicant: George Wojcicki, for Xcel Energy 
Owner: Xcel Energy 
Property ID Number: 21.10564.00 

  
5.  Interim Conditional Use Permit for Outdoor Cannabis Cultivation: I-25-002 

Location: 7745 Wyoming Trail 
Applicant: Tyler Jereczek 
Owner: David & Kelly Wosika 
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Property ID Number: 21.10358.00 
 
NEW BUSINESS:  
 
OLD BUSINESS:  
  
6.  Conditional Use Permit Amendment – Dead End Hayride: C-25-001 

Location: 28186 Kettle River Boulevard 
Applicant & Owner: John B. Hastings Family Limited Partnership 
Property ID Numbers: 21.10118.00, 21.10128.00, 21.10132.00, and 21.10116.00 

 
COMMUNICATIONS: 
 
UPDATES: 
 
ADJOURN  
 
UPCOMING: 
August 29, 2025 - Comprehensive Plan Land Use Map Amendment. 
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UNAPPROVED MINUTES 
PLANNING COMMISSION 

CITY OF WYOMING, MINNESOTA 
JULY 22, 2025 

7:00 PM 
 

CALL TO ORDER: 
Planning Commission Chairman Lobermeier called the Regular Meeting of the Wyoming Planning 
Commission for July 22, 2025, to order at 7:00 PM 
 
CALL OF ROLL: 
On a Call of the Roll, the following members of the Wyoming Planning Commission were present:  
Mark Lobermeier, Katie West, Dan Iverson, Mark Holl, and Chris Ortwerth  
 
ABSENT: None 
 
Also Present: Fred Weck, Zoning Administrator, and Mayor Lisa Iverson 
 
DETERMINATION OF A QUORUM: 
 
PLEDGE OF ALLEGIANCE: 
 
OPEN FORUM: NONE 
 
APPROVAL OF MINUTES: 
 
1. Consider approving the minutes of the “Regular Meeting” of the Wyoming, Minnesota 

Planning Commission for July 8, 2025  
 
A MOTION WAS MADE BY COMMISSIONER HOLL, SECONDED BY COMMISSIONER        
IVERSON, TO APPROVE THE MINUTES OF THE “REGULAR MEETING” OF THE 
WYOMING, MINNESOTA PLANNING COMMISSION FOR JULY 8, 2025, AS SUBMITTED. 
 
Voting Aye: Ortwerth, West, Holl, Iverson, and Lobermeier 
Voting Nay: None 
Abstain:  None 
Absent:   None 

 
SCHEDULED PUBLIC HEARINGS: NONE 
 
NEW BUSINESS:  NONE 
 
OLD BUSINESS: 
 
2. Comprehensive Plan Discussion 
 
Chair Lobermeier reminded the Commission that at the last meeting, they had come up with a 
minor amendment and text change that was necessary in the Comprehensive Plan.   
Zoning Administrator Weck reviewed the proposed calendar for the Comprehensive Plan 
amendments and noted that the earliest date for the public hearing would be in September.   
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Chair Lobermeier stated that the necessary text amendment on page 21 seemed minor to him, 
and asked if they were required to have a public hearing for something that was an error from the 
original plan that was being corrected. 
Zoning Administrator Weck explained that unless it is a grammatical type error, they would need 
to hold a public hearing because it was changing the text, and if they decided to change the map, 
as discussed, that would also require a public hearing. 
Chair Lobermeier suggested that they hold the two public hearings separately because the text 
amendment was minor.  He stated that a public hearing could be held on August 26, 2025, and 
then try to work through the other possible zoning map amendments on a different date.  He 
stated that if they did it at the same time, he was afraid that they would end up getting them 
confused. 
There was a consensus of the Commission to hold separate public hearings for the text 
amendment and the zoning map amendment. 

Chair Lobermeier stated that the Commission had gotten input from the public in April, May, June, 
and July, regarding the possible zoning map amendments, even though those were not public 
hearings.  He stated that sending out postcards to all residents would cost $2,500.00 and asked 
if that would result in the City getting more input from residents or not.  He asked if they could just 
do the standard public notice process on the website and Facebook. 
Zoning Administrator Weck stated that they could also utilize the new City sign to relay this 
message. 
Chair Lobermeier stated that he would also suggest that they include reminders on the agenda, 
in the meeting minutes, and information available at Stagecoach Days.  He stated that if they 
pushed the public hearing for the zoning map amendments to September 23, 2025, that would 
give time for the City to get the notice of it out in a few different ways. 
There was consensus of the Commission to schedule the zoning map amendment public hearing 
for September 23, 2025, and utilize the agenda, meeting minutes, and Stagecoach Days to 
communicate to the residents, and not send postcards to every residence. 

Chair Lobermeier noted that at one of the recent meetings, Zoning Administrator Weck had made 
a statement that this had not been marketed well, and agreed that there were a lot of things that 
needed to be understood between the Comprehensive Plan, Zoning, and conforming versus non-
conforming. 
COMMUNICATIONS: 
 
Zoning Administrator Weck gave an overview of the items currently on the August 12, 2025, 
Commission meeting agenda.  
 
UPDATES:   
 

A MOTION WAS MADE BY COMMISSIONER WEST, SECONDED BY COMMISSIONER 
ORTWERTH, TO ADJOURN THE JULY 22, 2025, “REGULAR MEETING” OF THE 
WYOMING, MINNESOTA PLANNING COMMISSION AT 7:16 PM. 
 
Voting Aye: Ortwerth, West, Holl, Iverson, and Lobermeier 
Voting Nay: None 
Abstain:  None 
Absent:   None 
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CITY OF WYOMING
PLANNING AND ZONING 

 

TO:       Planning Commission 
MTG DATE:      08/12/2025 
FROM:      Kim Lindquist, City Planner 

Fred Weck
RE:       Preliminary/Final Plat Review, 
APPLICANT: Edin and Noe Mayorga 
PROPERTY: 7580 250th Street, R.21.10508.00 
FILE NO.:      D-25-004 

OVERVIEW

Noe Mayorga (“Applicant”) has requested review and approval of both a Preliminary and Final 
Plat to subdivide the 14.75-acre parcel at 7580 250th Street into two properties. Surrounding the 
parcel, are similarly zoned R1 Rural Residential lots to the north and west and R2 Rural Residential 
to the east with Agriculture directly south of the site.  

The parcel is proposed to be subdivided north to south, with the western Lot 1, containing the 
existing residence and accessory buildings. As proposed, Lot 1 would be 9.78 acres and the 
remainder, Lot 2 would be 4.66 acres. The newly subdivided parcel, Lot 2, is planned for future 
residential development. The site is zoned as R1 – Rural Residential I and some of the parcel is 
within the Shoreland Management Overlay. In addition, there is over four acres of wetland located 
on the property, in the east and central portion of the site.  

This request was approved in 2022 and was not made use of within a year and therefore the prior 
approval is null and void. The current proposal is consistent with the 2022 approval and 
conditionals of approval are similar. One of the primary issues is the previously requested 
driveway easement. The applicant had drafted a new driveway easement, however the property 
owner to the north, 7660 250th Street, would not sign the new access easement. The access issue
was discussed in 2022, when it was noted that the current driveway does not appear to be located 
within the dedicated easement. Further, it is intended that the new lot, Lot 2 Block 1, would also 
make use of the private driveway due to the presence of wetlands which restrict access options.
Given the inability to obtain approval from the northern property owner for a new, wider easement, 
staff will allow the driveway to remain as is.  

Given the property location, the plan must meet R1 – Rural Residential, Shoreland Management 
Overlay, Subdivision, and Wetland ordinance standards.  

STAFF RECOMMENDATION 

The requirements of Article III, Division 2 and Article III, Division 3, “The Preliminary Plat” and 
“The Final Plat”, as contained in the City of Wyoming Subdivision Ordinance have been complied 
with. accordingly, staff recommends approval of the preliminary and final plat subject to the 
following conditions: 

1. All required local, state and/or federal permitting must be obtained. 
2. Compliance with any Engineering Comments provided on the marked-up Plat drawings. 
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3. Construction on Lot 2, must maintain appropriate setbacks and shall not require filling or 
grading within the designated wetland areas.  

STAFF REVIEW

General Comprehensive Plan and Zoning Review 

The subject property is zoned R1 – Rural Residential I and is located within the Shoreland 
Management Overlay. In addition, the property is guided as Lower-Density Suburban 
Neighborhood in the City of Wyoming’s Comprehensive Plan. The zoning and surrounding uses 
are as follows:  

North – R1 – Rural Residential I; Comfort Lake 

South – A – Agriculture; and a mix of commercial and low-density housing to the south 
of Lake Boulevard 

East – R1 – Rural Residential I; Comfort Lake 

West – R2-Rural Residential II, R1-Rural Residential I; a general mix of low-density 
residential housing 

Zoning District R1-Rural Residential Shoreland 
Management 

Overlay (Comfort 
Lake 13-53) 

Proposed 

Lot Width 200 feet *Underlying Zoning 
Applies 

Lot 1 ~ 331 feet 
Lot 2 ~ 325 feet

 

Lot Depth 200 feet; shall not be greater 
than four times the lot width 

*Underlying Zoning 
Applies 

Lot 1 ~ 1,282 feet 
Lot 2 ~ 634 feet 

Lot Size One (1) acre, at least one (1) 
acre of which must be 

buildable 

*Underlying Zoning 
Applies 

Lot 1 ~ 9.78 acres
Lot 2 ~ 4.66 acres 

Front Yard 
Setback

73 feet from the centerline 75 feet from OHWL Lot 1 (Principal) ~ 102 feet 

Lot 1 (Accessory) ~ greater 
than 158 feet for all 

structures 

Side Yard 
Setback

10 feet for principal 
buildings (3 feet for 

accessory) 

75 feet from OHWL Lot 1 (Principal) ~ 78 feet 
from the proposed 
subdivided lot line 

Lot 1 (Accessory) ~ greater 
than 43 feet for all structures 

from the proposed 
subdivided lot line 
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Rear Yard 
Setback  

35 feet for principal 
buildings (3 feet for 

accessory) 

75 feet from OHWL Lot 1 (Principal) ~ 1,164 feet

Lot 1 (Accessory) ~ greater 
than 1,015 feet for all 

structures 

Roads, Traffic, and Access

It is anticipated that the proposed development creates no new access points unto a public street. 
Because of the existing driveway to 7660 250th Steet, and the residence at 7580 250th, no additional 
driveways should be added. For that reason, and because of the amount of on-site wetlands, Lot 2
would need to utilize the existing driveway from 250th Street. As previously noted, the 2022 
recommendation required modification of the access easement to cover the existing driveway 
location. Unfortunately, the northern property owner did not want to sign the new easement. The 
result is that the driveway will remain in its current location and will be shared with the northern 
property owner and the new owner of Lot 2 and the easement will also remain as is. To ensure 
compliance with Subdivision Ordinance Sec. 32 – 83(12), any planned future addition to the 
existing driveway cannot cause any access hardships for the property to the north.  

Drainage/Natural Resource/Wetlands

Because there is no proposed excavation or disturbance, a NPDES permit is not required. While 
the site is located within the Comfort Lake Forest Lake Watershed District, a CLFLWD 
stormwater permit is only required for subdivisions of three or more lots – which this plat is not 
proposing. The delineated creek on Lot 1 is shown as a stream on CLFLWD maps and the lot split 
may trigger CLFLWD Rule 4.0 if the creek is classified as a stream by CLFLWD; this should be 
confirmed. Future development may require an erosion control permit if there is any land 
disturbance with wetland impacts, or if there is extensive grading, filling, or land alteration on the 
property. There is no floodplain in the area, so no floodplain permitting is required. Since there is 
no increase in impervious ground cover, no stormwater plan is required. The delineated creek on 
Lot 1 is not a Department of Natural Resources Public Waterway, meaning no additional 
regulations are present. 

Any future development that may alter or drain the 4 plus acres of wetland located on the property 
will require additional permitting and authorization. In addition, no structure shall be erected, 
reconstructed, altered, or moved nearer than twenty (20) feet from any of the wetland on the 
property.  

For future reference, as a requirement of the Shoreland District Overlay, a grading and filling 
permit is required for the movement of more than ten (10) cubic yards of materials within the 
shoreland overlay zones, or for movement of more than fifty (50) cubic yards of materials 
outside of shoreland overlay zones.  

Utilities 

Municipal sanitary sewer and watermain services are not currently available on this site, and none 
are proposed as part of the subdivision. If any future utilities are proposed, a corresponding utility 
plan would need to be submitted by the applicant.  

Park Dedication
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Article IV of the Subdivision Ordinance sets forth the park dedication requirements.  The policy 
for minor subdivisions is that when three or fewer lots are being created that the minimum park 
and trail fees will be collected without the need for the Joint Park Planning Board to meet unless 
the development is in an area where the City is looking to acquire park land.  This policy was 
reaffirmed at a Joint Park Planning Board held on October 28, 2014.   

The area of the proposed subdivision is not an area that the City is looking to acquire land and as 
such the City will require park and trail dedication funds. The minimum park dedication for the 
proposed subdivision equals $1,500.00 plus the minimum trail dedication of $300.00.  

PRELIMINARY AND FINAL PLAT REVIEW STANDARDS  

In accordance with Sec. 32 – 42, the following criteria shall be considered during the Plat review 
application process:

(a) Consistency with the design standards and other requirement of this ordinance.  

This criteria is met as the proposed subdivision meets all zoning and overlay district 
standards. 

(b) Consistency with the City's Comprehensive Plan, Stormwater Management Plan, and 
any other development plans officially adopted by the City.  

The proposed subdivision aligns with the guidance of the City’s Comprehensive Plan for 
lower-density suburban neighborhood housing.  

(c) The physical characteristics of the site, including but not limited to topography, erosion, 
flooding potential, development, and major vegetation.  

Considering the wetland area located on the property, there is still adequate space for a 
future residential development without major ecological disturbance. Use of the existing 
driveway located along the eastern property line will addresses site restrictions for 
driveway installation.  

(d) The proposed development's fiscal impact and environmental impact. 

As proposed, the subdivision will have no negative fiscal or environmental impact.  

(e) Whether the proposed subdivision is in conflict with applicable general and specific 
plans (e.g. growth management system goals and policies, capital improvement programs, 
ordinances).  

The proposed subdivision is not in conflict with any relevant plans or ordinances. 

(f) Whether the design or improvement of the proposed subdivision is in conflict with 
applicable development plans.  

The proposed subdivision is not in conflict with any applicable development plans.  

(g) That the site is physically suitable for the proposed density of the development. 

There is more than the adequate amount of space required for a low-density residential 
development in Lot 2. This standard is met.  

(h) Whether the design of the subdivision or the proposed improvements are likely to cause 
substantial environmental damage.  
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It is not intended that the applicant will be within the wetland area and will meet all 
shoreland overlay requirements. There should be no substantial environmental damage.  

(i) Whether the design of the subdivision or the type of improvements are likely to cause 
serious public health problems.  

The proposal will not cause any serious public health problems.  

(j) Whether the design of the subdivision or the type of improvements will conflict with 
easements of record or of easements established by judgment of a court. 

The City is allowing the current driveway easement to remain. 

In addition, per Sec. 32 – 51, the Final Plat shall substantially conform to the Preliminary Plat.  

This standard is met.  

Next Steps

The City Council will review the Planning Commission’s Preliminary and Final Plat review at the 
next regularly scheduled meeting.  
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FILE NUMBER:

CHECKED BY:

DATE:

SCALE:

DRAWN BY:

I HEREBY CERTIFY THAT THIS SURVEY, PLAN, OR REPORT WAS PREPARED BY
ME OR UNDER MY DIRECT SUPERVISION AND THAT I AM A DULY LICENSED
LAND SURVEYOR UNDER THE LAWS OF THE STATE OF

DATE: LIC. NO.

DATE AMENDMENTS PREPARED FOR:BY NOE MAYORGA

MINNESOTA.

Kelly L. Jordan 10/17/2022 42648

October 2022

AS SHOWN

JMM

KLJ

2022-11276

©  2022 WIDSETH SMITH NOLTING & ASSOCIATES, INC.

PROPERTY DESCRIPTION:

The West Half of the Southeast Quarter of the Southwest Quarter (W 1/2 SE 1/4 SW 1/4) of Section 27, Township 33 North, Range 21 West, Chisago County
Minnesota, described as follows: West Half Southeast Quarter Southwest Quarter, Section 27, EXCEPTING a piece of land 2 rods wide and 15 rods long, deeded to
Fritof Isrealson and described as following: Commencing at the Southwest Corner of the Southeast Quarter of the Southwest Quarter; thence running East along the
South line of said Southeast Quarter of Southwest Quarter 15 rods to the West line of Forest Lake Chisago City Road; thence along the said West line of said road 2
rods; thence West 15 rods to the West line of said Southeast Quarter Southwest Quarter; thence South along said West line 2 rods to the place of beginning; and
EXCEPTING: Commencing at the Northeast corner of the West Half of Southeast Quarter of Southwest Quarter of Section 27, Township 33 North, Range 21 West of the
4th Principal Meridian running West along the North line of said West Half Southeast Quarter Southwest Quarter 325 feet; thence South and parallel to the East line of
the said West Half Southeast Quarter Southwest Quarter 658 feet; thence East and parallel with the North line of said West Half Southeast Quarter Southwest Quarter
325 feet, more or less, to the East line of said West Half Southeast Quarter Southwest Quarter; thence North along the said East line of said West Half Southeast Quarter
Southwest Quarter 658 feet, more or less, to the place of beginning; also a right of way 10 feet wide along the East line of said West Half of Southeast Quarter of
Southwest Quarter of Section 27, Township 33 North, Range 21 West, running from the hereinbefore deeded tract to the South line of said West Half of Southeast
Quarter of Southwest Quarter of Section 27.
Chisago County, Minnesota.

OWNER & DEVELOPER
NOE MAYORGA
REPRESENTATIVE LUIS REYES
7580 250TH ST.
WYOMING, MN 55092
(651) 410-3107 (LUIS)

LAND SURVEYOR
WIDSETH
5368 266TH ST.
WYOMING, MN 55092
(651)464-3130

LEGEND

ACREAGE:
The total acreage of subject property 642,523 Sq. Ft. or 14.75 Acres

Lot 1, Block 1: 425,837 Sq. Ft. or 9.78 Acres
Lot 2, Block 1: 203,197 Sq. Ft. or 4.66 Acres

Dedicated Right of Way of 250th Street    13,489 Sq. Ft. or 0.31 Acres

0

1 INCH = 60 FEET

60 120

OHE OVERHEAD ELECTRIC

BUILDING WALL HATCH

SURVEY NOTES:

1. Orientation of this bearing system is based on the Chisago County Coordinate
System NAD83 (1996 adj.)

2. Vertical Control: MNDOT "1308 B" Elev. = 912.06 NAVD88
Contours shown are LiDAR derived on the NAVD88 datum provided by MnDNR.

3. The property address is 7580 250th St., Wyoming, MN 55092
 PID No. 21.10508.00

4. Existing driveway is not located within written easement description. We
recommend amending the driveway easement description to follow the traveled
driveway.

5. The future building pad for Lot 2 will be located within the test area and must
meet all current building criteria at the time of construction. The lowest floor
elevation must be atleast 2 feet above the Ordinary High Water elevation for the
adjoining wetlands.

6. The subject property is within the Comfort Lake/Forest Lake Watershed District.

7. The subject property lies within Zone X, areas determined to be outside the
0.2% annual chance floodplain per FIRM Map No. 27025C0375D, effective
April 17, 2012.

8. Gopher State One-Call, Ticket No. 222170744, dated 08/05/2022. A
Gopher State One Call (GSOC) request was placed on 08/05/2022 for
utility locates on this site. The underground utility locations, shown
hereon, if any, are approximate and are based upon locates from those
utility providers that actually performed a locate as a result of this
request. The surveyor has not physically located the underground
utilities. Pursuant to MS 216.D contact Gopher State One Call at
(651-454-0002) prior to any excavation.

MAILBOX

GUY ANCHOR

WATER WELL
TELE PEDESTAL

ELEC POLE
GAS METERG

GRAVEL SURFACE

LIFT STATION

T

W

LS

SOIL TESTING
JOSH PUTT LIC #L4063
PO BOX 45
SHAFER, MN 55074
(651) 900-1567

NORTH

DIMENSIONAL STANDARDS
ZONING:

RURAL RESIDENTIAL I WITH
SHORELAND OVERLAY

MINIMUM REQUIREMENTS:
MINIMUM LOT SIZE:
MINIMUM BUILDABLE AREA:
MINIMUM LOT WIDTH:
MINIMUM LOT DEPTH:

MINIMUM BUILDING SETBACKS:
CENTERLINE OF TOWNSHIP ROAD:
SIDE YARD:
REAR YARD:

1 ACRE
1 ACRE
200 FT.
200 FT.

73 FT.
10 FT.
35 FT.

WETLAND: 20 FT.
WETLAND BUFFER: 25 FT.

WETLAND

WETLAND SPECIALIST:
JACOBSON ENVIRONMENTAL, PLLC
5821 HUMBOLDT AVE. N.
BROOKLYN CENTER, MN 55430
(612)-802-6619

SEC. 27, T33, R21
CITY OF WYOMING

CHISAGO COUNTY, MINNESOTA

N
O

R
TH

VICINITY MAP
1"=2000'

A FOUND CHISAGO COUNTY MONUMENT
A FOUND 1/2" O.D. IRON PIPE W/CAP NO.
13590 UNLESS NOTED OTHERWISE
DENOTES A SET 1/2" O.D. IRON PIPE
W/CAP NO. 42648

10 FT. WIDE ACCESS PER
WARRANTY DOC. NO. A-651049

DELINEATED WETLAND
UNLESS NOTED OTHERWISE

PRELIMINARY PLAT
OF

 MAYORGA MEADOWS

ADDITIONAL SETBACK INFORMATION

DRIVEWAY:
SEPTIC TANK:
SEPTIC DRAINFIELD:

5 FT.

PROPERTY LINE

10 FT.
10 FT.

WELL
SEPTIC TANK
SEPTIC DRAINFIELD
BUILDING

50 FT.
50 FT.
3 FT. TO BUILDING
OVERHANG

BUILDING
10 FT.
20 FT.
NA
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SEC. 27, T33, R21
CITY OF WYOMING

CHISAGO COUNTY, MINNESOTA
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Pursuant to Chisago County Subdivision Ordinance Number 99-2, I hereby certify that this plat has been checked and

approved as to compliance with Chapter 505.021, Minnesota Statutes this ______ day of

___________________________ , 20 ___ .

___________________________________________________

                                             Chisago County Surveyor

No delinquent taxes and transfer entered this ______ day of _________________________ , 20___ .

 

____________________________________________________

 Chisago County Auditor

I hereby certify that I have surveyed and platted or directly supervised the surveying and platting of the land described

on this plat; this plat is a correct representation of the boundary survey; all mathematical data and labels are correctly

designated on the plat; all monuments depicted on the plat have been correctly set; all water boundaries and wet lands

as of this date are shown and labeled; and all public ways are shown and labeled.

Dated this _________day of _________________________, 20_____.

___________________________________________________________

Kelly L. Jordan, Licensed Land Surveyor

Minnesota License No. 42648

STATE OF MINNESOTA

COUNTY OF CHISAGO

The foregoing Surveyor's Certificate by Kelly L. Jordan, Minnesota License No. 42648, was acknowledged before me,

this ______ day of ______________________________, 20______.

                        

___________________________________________________________

___________________________________________________________

  Notary Public, Minnesota

                         My Commission Expires 1/31/20___

Approved by the City Council of the City of Wyoming, Minnesota, this ______ day of ________________________,

20 ___ , and is in compliance with the provisions of Chapter 505.03, Subdivision 2, Minnesota Statutes.

Signed ______________________________________ Mayor         

Signed______________________________________ Clerk

This plat was approved as to form and execution this ______ day of _________________________ , 20 ___ .

                                        

__________________________________________________

                                   City of Wyoming Attorney

KNOW ALL PERSONS BY THESE PRESENTS:   That Noe Mayorga, a single person and Edin Mayorga Ohajaca, a single person, as
joint tenants, owners of the following described property:

The West Half of the Southeast Quarter of the Southwest Quarter (W 1/2 SE 1/4 SW 1/4) of Section 27, Township 33 North, Range
21 West, Chisago County Minnesota, described as follows: West Half Southeast Quarter Southwest Quarter, Section 27, EXCEPTING
a piece of land 2 rods wide and 15 rods long, deeded to Fritof Isrealson and described as following: Commencing at the Southwest
Corner of the Southeast Quarter of the Southwest Quarter; thence running East along the South line of said Southeast Quarter of
Southwest Quarter 15 rods to the West line of Forest Lake Chisago City Road; thence along the said West line of said road 2 rods;
thence West 15 rods to the West line of said Southeast Quarter Southwest Quarter; thence South along said West line 2 rods to the
place of beginning; and EXCEPTING: Commencing at the Northeast corner of the West Half of Southeast Quarter of Southwest
Quarter of Section 27, Township 33 North, Range 21 West of the 4th Principal Meridian running West along the North line of said
West Half Southeast Quarter Southwest Quarter 325 feet; thence South and parallel to the East line of the said West Half Southeast
Quarter Southwest Quarter 658 feet; thence East and parallel with the North line of said West Half Southeast Quarter Southwest
Quarter 325 feet, more or less, to the East line of said West Half Southeast Quarter Southwest Quarter; thence North along the said
East line of said West Half Southeast Quarter Southwest Quarter 658 feet, more or less, to the place of beginning; also a right of way
10 feet wide along the East line of said West Half of Southeast Quarter of Southwest Quarter of Section 27, Township 33 North,
Range 21 West, running from the hereinbefore deeded tract to the South line of said West Half of Southeast Quarter of Southwest
Quarter of Section 27.
Chisago County, Minnesota.

Have caused the same to be surveyed and platted as MAYORGA MEADOWS, and do hereby denote and dedicate to the public for
pubic use forever the public ways and also easements as shown on this plat for drainage and utility purposes only.

In witness whereof said Noe Mayorga, a single person and Edin Mayorga Ohajaca, a single person, have hereonto set their hands
this __________ day of ___________________ , 20______.

___________________________________________
Noe Mayorga  

__________ ________________________________
Edin Mayorga Ohajaca

STATE OF MINNESOTA
COUNTY OF _______________
This foregoing instrument by Noe Mayorga, a single person and Edin Mayorga Ohajaca, a single person, was
acknowledged before me this _______ day of _______________________________ , 20_______ .                                 

                     
                                              _____________________________________________
                                              _____________________________________________
                                              Notary Public, Minnesota
                                              My Commission Expires 1/31/20____

DENOTES A FOUND 1/2" IRON PIPE W/CAP
MARKED LS 13590 UNLESS NOTED OTHERWISE

     DENOTES A CHISAGO COUNTY  MONUMENT

DENOTES A SET 1/2" IRON PIPE MONUMENT
W/CAP MARKED LS 42648

DENOTES WETLAND EDGE DELINEATED BY
JACOBSON ENVIRONMENTAL ON 08/10/2022.

DENOTES WETLAND

FOR THE PURPOSES OF THIS PLAT, THE BEARINGS
ARE BASED ON THE CHISAGO COUNTY COORDINATE
SYSTEM HARN GEODETIC POSITION NAD83 (1996)

NORTH

I hereby certify that the taxes for the year 20 ___ on the property described herein are paid this ______ day of _________________ , 20 ___ .

                                      

_____________________________________________________

              Chisago County Treasurer

Document No. _________________

I hereby certify that this instrument was filed in the Office of the County Recorder for record on this ______ day of

_______________________ , 20 ___ , at ____ o'clock ___ .M., and was duly recorded in the Chisago County Records.

                                      

_____________________________________________________

          Chisago County Recorder
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CITY OF WYOMING
PLANNING AND ZONING

TO: Planning Commission
DATE: August 7, 2025
MEETING DATE: August 12, 2025
FROM: Kim Lindquist, City Planner

Fred Weck
RE: PUD Amendment
OWNER: Summer Field LLC
APPLICANT Centra Homes 
PROPERTY: Sumer Field 4TH Addition
FILE NOS.: C-25-004

____________________________________________________________________________________

OVERVIEW

Centra Homes, the future owner of the remaining development of Summer Fields, is requesting a 
modification to the existing PUD to allow reduced lot widths for the remaining lots. The proposal is to 
reduce the lot widths to 65’ with 5’ side yard setbacks, for a total of 10’ between houses. The change in 
lot width will increase the total lots from 51 to 60. Because the property was approved as a PUD, changes 
to the PUD require an amendment, which prompts review of a CUP for the PUD. Further, the western 
portion of the project is within the Shoreland Overlay District and therefore a Conditional Use Permit is 
required for approval of the amendment to the 2020 PUD (Resolution No 20-12-115).  

One area of change since the recent approvals is the extension of 258th Street to link up with the existing
gravel roadway, also 258th, which provides access to several rural residential lots north of the plat. This 
change, from a cul-de-sac to a road extension, is also one reason more lots are provided in the current 
plan. The roadway will be paved throughout the new urbanized development and then will transition to 
gravel, generally consistent with the current rural gravel road in the north. The applicant has also shown 
the extension of a roadway and utilities to the undeveloped property to the west known as the “Delmonico 
Property” as previously required as the property is located in the MUSA.
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STAFF RECOMMENDATION

Based on staff’s analysis of the request and the goals and objectives of the City of Wyoming, staff 
recommends approval of an amended Conditional Use Permit for a Planned Unit Development 
amendment in the Shoreland District to amend the lot widths for the Summer Field PUD to 65’ subject to 
the following: 

1. The side yard setbacks shall be 5’ and 15’ for side yard corner lots. 
2. There shall be no construction within the standard drainage and utility easements regardless of the 

building pads shown on the plans.  
3. Public utilities located along lot lines require greater easements and therefore greater side yard 

setbacks. All parcels that contain public utilities will provide expanded side yard easements and 
setbacks as required by the City Engineer.  

4. The final setbacks and easements for each lot must be approved by the City staff. 
5. The applicant shall install a 258th Avenue paved to City design standards up to the property line of 

the plat. The applicant shall install a gravel roadway from the property line to link with the existing 
gravel section of 258th Street. The roadway shall be within designated right of way or easement 
and shall not intrude into the adjoining wetland and shall be 24’ in width.  

6. The applicant is still responsible for the construction of the lift station and backup generator (Lift 
Station 9) necessary to serve the remaining developable area and as outlined in previous plan 
approvals.  Plans will be provided to the applicant to bid with their project. 

7. All other conditions of the Conditional Use Permit for the PUD Resolution No 20-12-115 remain 
unchanged.  

 

BACKGROUND 

In January 2020, the City reviewed and approved a sketch plan for the Subdivision. On January 14, the 
Joint Park Planning Commission met to discuss the development and agreed to cash in lieu of land 
dedication. Also, during January, a wetland delineation was completed that identified 7 wetlands within 
the project area. In September 2020, WSB finalized an Environmental Assessment Worksheet (EAW) for 
the Subdivision. The EAW determined that the proposed project “does not have the potential for 
significant environmental effects.” Conclusions from EAW also found that the project does not have the 
potential for significant environmental effects to trigger the need for an Environmental Impact Statement 
(EIS).  

On October 20, 2020, a preliminary plat and request for rezoning parcels containing the Subdivision from 
R1 – Rural Residential I to R4 – One and Two Family were reviewed and approved by the City Council 
with recommended conditions from staff. In November 2020, the City approved a Conditional Use Permit 
for a Planned Unit Development that applied to the entire development. The applicant also received final 
plat approval for a 19-lot subdivision, which formed the first phase of Summer Fields. 

The project has been approved for three phases of construction with the final 3rd Addition plat being 
located on the north section of Euclid Avenue. In 2024, the property owner requested modifications to the 
side yard setbacks, changing them from 7.5’ to 5’. The reason given for the change is the additional room 
to provide for a 3rd stall garage. The amendment was granted.   
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STAFF REVIEW

The applicant is requesting approvals to permit reduction in lot width to 65’ while keeping the 5’ side 
yard setbacks approved in 2024. As noted above, the reason for the initial reduction in side yard 
setbacks was to allow 3-stall garages. The applicants’ submitted house plans illustrate the ability to 
provide a 3rd stall, some within the design of the structure and others as a construction option. The 
applicant indicated that the housing styles are approximately 50’ wide, including garages for the two 
designs submitted, the Ivy and Maple. The reduction of lot width is similar to the conversation about 
side yard setback reductions; people don’t spend a lot of time in their side yards, and with housing costs 
continuing to go up, some savings could be realized. In this instance, the future developer has housing 
styles which vary from the initial plans. These plans are reasonable and can fit into reduced width lots. 
The applicant should be aware that the City does not intend to provide any variances for any of the lot 
development.

Because the requested action is only for an amendment to the PUD, platting for the area would still 
come before the City. Often public and private utilities are located within side yards, particularly along 
shared lot lines. Therefore, appropriate easements and setbacks are required; typically, the standard 5’ 
side yard easements, for a total of ten feet is enough for private utility construction and provision of any 
necessary swales for drainage purposes.  This means the entire setback will be covered by easement. At 
the time of platting, staff will conduct a final check on the needed utility easements, which in some cases 
may result in some lots having larger side yard easements, and setbacks, than 5’.  

During the initial review, staff noted that there were only minor changes to grading plans. Therefore, no 
significant changes to site grades or drainage plans from that initially approved in 2020 and 2024 are 
anticipated.  
 
 
CUP STANDARDS 
 
Chapter 40, Article V, Division 6, Conditional Use Permits, Section 40 – 112, sets forth the general 
standards that shall be met in order to grant a CUP. Granting of a  Conditional Use Permit is required for 
approval of PUD and a PUD in the Shoreland area. These standards are as follows: 
 
1. The use is in conformity with the Comprehensive Plan and development policies of the City. 

Residential development is consistent with the Comprehensive Plan and the approved PUD. This 
standard has been met. 
 

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

The current request increase the number of lots slightly, by nine additional lots. It is not expected 
that the unit increase will create an excessive demand on exiting parks, schools, street and other 
public facilities. This standard has been met. 
 

3. The use will be sufficiently compatible or separated by distance or screening from adjacent 
development or land so that existing development will not be depreciated in value and there will be 
no deterrence to development of vacant land. 
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The request does not impact the distance or screening previously anticipated with the 2020 
approvals. The standard has been met.  

4. The structure and site will have an appearance that will not have an adverse effect upon adjacent 
properties. 

The request results in a total of nine additional lots spaced throughout the remainder of the project 
and should not have an adverse impact on any adjacent properties.  This standard has been met.
 

5. The use in the opinion of the City is reasonably related to the overall needs of the City and to the 
existing land use. 

The use is consistent with the Comprehensive Plan and new housing is desired within the community. 
This standard has been met. 
 

6. The use will be consistent with the purpose of this and other City Ordinances. 

This standard has been met. 
 

7. The use will be located, designed, maintained, and operated to be compatible with the existing or 
intended character of the zoning district in which it is to be located.  

The property will continue to be used for residential purposes. This standard has been met.
 

8. The use will generate only minimal vehicular traffic on local streets and shall not create traffic 
hazards or unsafe access or parking needs.

The request will not significantly alter the anticipated traffic generation of the approved subdivision. 
This standard has been met.   
 

9. Existing businesses nearby will not be adversely affected because of the curtailment of customer 
trade brought about by intrusion of noise, glare, or general unsightliness.

N/A 
 

10. The establishment or maintenance of the use shall not be detrimental to the public, health, safety, or 
general welfare. 

The amendment to the PUD through the CUP process should not be detrimental to the public health, 
safety, or general welfare of the community. 

11. The use will not be hazardous, detrimental, or disturbing to present and potential surrounding land 
use due to water pollution, odor, fumes, general unsightliness, or other nuisances.

N/A   
 

12. The use will preserve and incorporate the site's important natural and scenic features into the 
development design. 
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The request does not alter the proposal enough to impact any natural or scenic features as compared 
to the current approval. 

13. The use will cause minimal adverse environmental effects. 

The proposed change will not create any adverse environmental effects. This standard has been met. 
 
 

Next Steps 

The City Council will review the Planning Commission’s recommendation at the next regularly scheduled 
meeting.   
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Application #    Revised 01/24/23 

CONDITIONAL & INTERIM USE PERMIT WORKSHEET 
Applicant:
Address:
Type of Business:
Business name:                  
Answer the following questions based on the standards contained in Sec. 40 – 112 of the City of Wyoming Zoning Ordinance for 
Conditional and Interim Use Permits. If needed, use a separate page. All questions must be answered. 

1. Is your proposed use in conformity with the Comprehensive Plan and development policies of the City?  
 Yes No Explain:  __________________________________________________________________________ 

2. Will your proposed use create an excessive demand on existing parks, schools, streets and other public facilities and utilities 
which serve or are proposed to serve the area?  

 Yes No Explain:  __________________________________________________________________________ 

3.  Will your proposed use be sufficiently compatible or separated by distance or screening from adjacent development or land 
so that existing development will not be depreciated in value and so there will be no deterrence to development of vacant 
land? 
 Yes No Explain:  __________________________________________________________________________ 

4. Will the structure and site have an appearance that will not have an adverse effect upon adjacent properties? 
 Yes No Explain:  __________________________________________________________________________ 

5. Is the proposed use reasonably related to the overall needs of the City and to the existing land use? 
 Yes No Explain:  __________________________________________________________________________ 

6. Will the proposed use be consistent with the purpose of the Zoning Ordinance and other City Ordinances?  
 Yes No Explain:  __________________________________________________________________________ 

7. Will the proposed use be located, designed, maintained, and operated to be compatible with the existing or intended 
character of the zoning district in which it is to be located?  
 Yes No Explain:  __________________________________________________________________________ 

8. Will the proposed use generate only minimal vehicular traffic on local streets?  
 Yes No Explain:  __________________________________________________________________________ 

9. Will the proposed use create traffic hazards or unsafe access or parking needs?  
 Yes No Explain:  __________________________________________________________________________ 

10. Will existing businesses nearby be adversely affected by your proposed use because of the curtailment of customer trade 
brought about by intrusion of noise, glare, or general unsightliness? 
 Yes No Explain:  __________________________________________________________________________  

 

11. Will the establishment or maintenance of the proposed use be detrimental to the public health, safety or general welfare?  
 Yes No Explain:  __________________________________________________________________________ 

 

12. Will the proposed use be hazardous, detrimental, or disturbing to present and potential surrounding land uses due to water 
pollution, odor, fumes, and general unsightliness or other nuisances?  
 Yes No Explain:  __________________________________________________________________________ 

 

13. How will the proposed use preserve and incorporate the site's important natural and scenic features into the development 
design?  
 Yes No Explain:  __________________________________________________________________________ 

 

14. Will the proposed use cause adverse environmental effects?  
 Yes No Explain:  __________________________________________________________________________ 

Centra North LLC

11460 Robinson Dr NW Minneapolis, MN 55433

Land Developer and Home Building

Centra Homes, LLC

x

x

x

x

x

x

x

x

x

x

x

x

x

x

A detailed answer has been provided in the Letter dated 7/19/2025 to the City Staff

A detailed answer has been provided in the Letter dated 7/19/2025 to the City Staff

A detailed answer has been provided in the Letter dated 7/19/2025 to the City Staff

A detailed answer has been provided in the Letter dated 7/19/2025 to the City Staff

A detailed answer has been provided in the Letter dated 7/19/2025 to the City Staff

A detailed answer has been provided in the Letter dated 7/19/2025 to the City Staff

A detailed answer has been provided in the Letter dated 7/19/2025 to the City Staff

A detailed answer has been provided in the Letter dated 7/19/2025 to the City Staff

A detailed answer has been provided in the Letter dated 7/19/2025 to the City Staff

A detailed answer has been provided in the Letter dated 7/19/2025 to the City Staff

A detailed answer has been provided in the Letter dated 7/19/2025 to the City Staff

A detailed answer has been provided in the Letter dated 7/19/2025 to the City Staff

A detailed answer has been provided in the Letter dated 7/19/2025 to the City Staff
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RESERVED FOR RECORDING DATA 

RESOLUTION NO. 20-12-115 
 

RESOLUTION APPROVING A CONDITIONAL USE PERMIT FOR A PLANNED UNIT 
DEVELOPMENT IN THE SHORELAND DISTRICT 

AT 
PROPERTY IDENTIFICATION NUMBERS 21.10582.05 & 21.10582.10 

WHEREAS, the City of Wyoming is a political subdivision, organized and existing 
under the laws of the State of Minnesota; and, 

WHEREAS, the City Council of the City of Wyoming has adopted zoning and 
subdivision regulations, per Ordinances 2009-4 and 2010-08, including subsequent 
amendments, to promote the orderly, economic and safe development and utilization of 
land within the City; and, 

WHEREAS, Moxness Development Group has applied for a Conditional Use 
Permit to allow the creation of a residential Planned Unit Development consisting of single 
family dwellings and detached townhomes on property legally described as: 

That part of the Northwest Quarter of the Northwest Quarter, East Half of the 
Northwest Quarter and West Half of the Northeast Quarter, all of Section 30, Township 
33 North, Range 21 West, Chisago County, Minnesota, described as follows: 

Commencing at the Southwest corner of the Northeast Quarter of the Northwest 
Quarter of said Section 30; thence North 86 degrees 11 minutes 07 seconds East, 
assumed bearing along the South line of said Northeast Quarter of the Northwest Quarter, 
454.84 feet to the center line of the easement described in Document Number 161087 in 
the Chisago County Recorder's Office; thence South 34 degrees 04 minutes 02 seconds 
West, along said center line, to the point of beginning of the parcel to be described at a 
point distant 8.84 feet Northeasterly of the point of beginning of said center line; thence 
return Northeasterly and Easterly, along said center line, 1240 feet, more or less, to the 
West line of the Northwest Quarter of the Northeast Quarter of said Section 30; thence 
Northerly, along said West line, 760 feet, more or less, to the North line of said Northwest 
Quarter of the Northeast Quarter; thence Easterly, along said North line, 360 feet to a 
point hereinafter known as "Point A"; thence continuing Easterly, along said North line, to 
the Westerly right-of-way line of Kettle River Boulevard (also known as Service Drive B of 

Page 34 of 121



2 

Interstate Highway No. 35); thence Southerly, along said Westerly right-of-way line, to the 
South line of the North 66 feet of said Northwest Quarter of the Northeast Quarter; thence 
Westerly, along said South line, to a line drawn Southerly, perpendicular to the North line 
of said Northwest Quarter of the Northeast Quarter, from said "Point A"; thence Southerly, 
along said perpendicular line, 584 feet; thence Easterly, deflecting 90 degrees to the left, 
to the center line of Kettle River Boulevard; thence Northeasterly, along said center line, 
to the Westerly line of Interstate Highway No. 35; thence Southeasterly, Northeasterly and 
Southerly, along said Westerly right-of-way line, to the East line of the Southwest Quarter 
of the Northeast Quarter of said Section 30; 

thence Southerly, along said East line, to the South line of said Southwest Quarter 
of the Northeast Quarter; thence Westerly, along said South line, 780 feet, more or less, 
to the Southeast corner of the parcel described in Document Number 112392; thence 
Northeasterly, along the Easterly line of said parcel, 280 feet, more or less, to the 
Northeasterly corner of said parcel; thence Northwesterly, along the Northerly line of said 
parcel, 165 feet, more or less, to the Southeast corner of the parcel described in Document 
Number 118964; thence Northeasterly, along the Easterly line of said parcel and along 
the Easterly line of the parcel described in Document Number118963 and along the 
Easterly line of the parcel described in Document Number 117664, a distance of 1012 
feet, more or less, to the Northeast corner of said parcel described in Document Number 
117664; thence Northwesterly, along the Northeasterly line of said parcel, 420 feet, more 
or less, to the center line of Kettle River Boulevard; thence Southwesterly, along said 
center line, to the South line of the Southeast Quarter of the Northwest Quarter of said 
Section 30; thence Westerly, along said South line, to the West line of said Southeast 
Quarter of the Northwest Quarter; thence Northerly, along said West line, to the South line 
of the Northwest Quarter of the Northwest Quarter of said Section 30; thence Westerly, 
along said South line, to the West line of the East 1122 feet of said Northwest Quarter of 
the Northwest Quarter; thence Northerly, along said West line, to the North line of the 
South 50 feet of the North Half of the Northwest Quarter of said Section 30; thence 
Easterly, along said North line, to a line that bears North 70 degrees 55 minutes 25 
seconds West from the point of beginning; thence South 70 degrees 55 minutes 25 
seconds East, along said line to the point of beginning. Excepting therefrom that part 
thereof deeded to Wyoming Township recorded in Document Number 171102 which is 
described as follows: 

That part of the NW1/4 of NE1/4, Sec. 30, Twp. 33 North, Range 21 West, 
described as follows: Commencing at the point of intersection of the center line of Kettle 
River Boulevard with the center line of 258th Street as described on Document Number 
161087 (which point is the terminus of said 258th Street); thence SW'ly, along the center 
line of said Kettle River Boulevard, 100 feet to the point of beginning of the parcel to be 
described; thence NW'ly, at a right angle, 33 feet to the NW'ly right-of-way line of Kettle 
River Boulevard; thence SW'ly, at a right angle, 2 feet; thence SE'ly, at a right angle, 66 
feet to the SE'ly right-of-way line of said Kettle River Boulevard, thence NE'ly, at a right 
angle, 2 feet; thence NW'ly, at a right angle, 33 feet to the point of beginning.  

Also Except: 

That part of the Northwest Quarter of the Northeast Quarter (NW 1/4 of NE 1/4) of 
Section Thirty (30), Township Thirty-three (33) North, Range Twenty-one (21) West, 
Chisago County, Minnesota, described as follows: Beginning at a point on the north line 
of said Northwest Quarter of the Northeast Quarter, distant 360 feet easterly of the North 
Quarter corner of said Section 30, thence westerly along said north line to the west line of 
said Northwest Quarter of the Northeast Quarter thence southerly along said west line to 
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the center line of a road easement for 258th Street as described on document number 
161087, thence easterly along said center line to the center line of Kettle River Boulevard, 
thence northerly along said center line to the south line of the north 650 feet of said 
Northwest Quarter of the Northeast Quarter, thence westerly along said south line to a line 
drawn southerly perpendicular to the north line of said Northwest Quarter of the Northeast 
Quarter from the point of beginning, thence northerly along said perpendicular line to the 
south line of the north 66.00 feet of said Northwest Quarter of the Northeast Quarter, 
thence easterly along said south line to the westerly right of way line of Kettle River 
Boulevard (also known as Service Drive B of Interstate Highway No 35; thence northerly 
along said westerly right of way line to the north line of said Northwest Quarter of the 
Northeast Quarter, thence westerly along said north line to the point of beginning. 

Also Except: 

All that part of Interstate Highway 35 on file in the office of the county recorder, 
document number 157337, and set forth in the Minnesota Department of Transportation 
Monumentation Plat No. 13-M2 all in the West Half of the Northeast Quarter (W 1/2 of NE 
1/4) of Section 30, Township 33 North, Range 21 West, according to the recorded plat 
thereof, Chisago County, Minnesota. 

All in Chisago County, Minnesota. 

WHEREAS, on November 24, 2020, the Planning Commission held a public 
hearing in accordance with the Ordinance and laws of the State of Minnesota; and, 

WHEREAS, the City Council and Planning Commission have reviewed the 
application, as submitted, and have made the following findings of fact: 

1. The use is in conformity with the Comprehensive Plan and development 
policies of the City. 

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

3. The use will be sufficiently compatible or separated by distance or screening 
from adjacent development or land so that existing development will not be 
depreciated in value and there will be no deterrence to development of 
vacant land. 

4. The structure and site will have an appearance that will not have an adverse 
effect upon adjacent properties. 

5. The use in the opinion of the City is reasonably related to the overall needs 
of the City and to the existing land use. 

6. The use will be consistent with the purpose of this and other City Ordinances. 

7. The use will be located, designed, maintained, and operated to be compatible 
with the existing or intended character of the zoning district in which it is to 
be located. 

8. The use will generate only minimal vehicular traffic on local streets and shall 
not create traffic hazards or unsafe access or parking needs. 
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9. Existing businesses nearby will not be adversely affected because of the 
curtailment of customer trade brought about by intrusion of noise, glare, or 
general unsightliness. 

10. The establishment or maintenance of the use shall not be detrimental to the 
public, health, safety, or general welfare. 

11. The use will not be hazardous, detrimental, or disturbing to present and 
potential surrounding land use due to water pollution, odor, fumes, general 
unsightliness or other nuisances. 

12. The use will preserve and incorporate the site's important natural and scenic 
features into the development design. 

13. The use will cause minimal adverse environmental effects. 

NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of 
Wyoming hereby GRANTS the Conditional Use Permit, as requested by the applicant with 
the following conditions: 

1. That the site be developed in substantial compliance with the Preliminary Plat 
revised to address City Engineer comments. 

2. All by laws, Property Owner's Association Articles of Incorporation, and Protective 
Covenants must be approved by the City Attorney. 

3. The homes built on lots east of Kettle River Boulevard as part of the Subdivision 
must be detached, single-family structures. 

4. Floor plans and architectural elevation renderings of the proposed residential 
structures be provided and approved by City Staff. 

 
ADOPTED BY THE CITY COUNCIL OF THE CITY OF WYOMING THIS 1st DAY OF 
DECEMBER, 2020. 
 
 
      ___________________________________ 
      Lisa Iverson, Mayor 

ATTEST: This Document Drafted by:
        The City of Wyoming 

  26885 Forest Boulevard 
  Wyoming, Minnesota 55092

      
Robb Linwood, City Administrator 
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CITY OF WYOMING
PLANNING AND ZONING 

 

TO:       Planning Commission 
DATE       8/4/2025 
MEETING DATE:     8/12/2025 
FROM:      Kim Lindquist, City Planner 

Fred Weck. Zoning Administrator 
RE: Conditional Use Permit for 

Continued Use of Substation with 
Construction of Tower,

 Tower Height Variance, 
 Tower Setback Variance  
APPLICANT: Xcel Energy 
PROPERTY OWNER: Xcel Energy – re: George Wojcicki
PROPERTY: 5920 250th St 
FILE NO.:      C-25-005 & V-25-004 

OVERVIEW
 
The applicant, Xcel Energy, requests a conditional use permit for construction of a 140-
foot monopole for a private LTE network at an existing substation, within the R-1 Rural 
Residential District. The installation of the 140-foot monopole requires two variances for 
construction:  
1) a variance for the height of the tower within the Residential zoned districts district and 
2) a variance for the monopole setback from the property line in a residential zoning 
district.  
The proposed tower is 140’ in height when the ordinance allows only 75’ height in 
residential districts (the property is zoned residential but not designated residential in the 
comprehensive plan).  Further the ordinance requires a setback of four times the height of 
the structure, which the proposal does not meet. At its shortest, the tower is setback 60’ 
from the southwest lot line, meaning the monopole would be restricted to 15’. Conversely 
the setback for a 140’ tower would require setbacks of at least 560’.  
 
The applicant’s narrative states that the installation of this monopole is necessary for 
deployment of Advanced Grid technology. Xcel indicates that they are deploying these 
monopoles across the state. They state that this installation is crucial to the development of 
a private (LTE) network which will allow secure communication between Xcel Energy 
assets, including meters and substations.  
 
SITE CHARACTERISTICS 
 
The property is approximately 8 acres and comprised of one tax parcel. The property is 
located at the intersection of 250th Street and US Highway 61 (Forest Boulevard). As the 
narrower side of the corner lot, the Forest Boulevard side is considered the frontage. A 
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dirt/gravel driveway on the western half of the property connects the electrical substation 
grounds to 250th St. The footprint of the substation measures roughly 1 acre with the 
remaining acreage dedicated to agriculture. A fence measuring approximately 854 feet long 
surrounds the entire substation footprint.  
 
The electrical substation itself is currently functional and already has towers, poles, and 
cables present within the fenced perimeter. The only site change proposed by the Applicant 
are the installation of the 140-foot monopole located at the southwestern corner of the 
substation, the installation of a pLTE cabinet adjacent to the monopole, and the relocation 
of a security camera system to sit on the pLTE tower/frame. The monopole would have a 
diameter of approximately 5.5 feet. Three additional antennae would sit at 135 feet 
centerline height of the monopole. The monopole will be reinforced by a structural frame 
extending upwards to 135 centerline height.  
 
The site is currently zoned R-1 Rural Residential, but it is proposed to be rezoned to R-3 
Single-Family Residential in the future. The rezoning will not affect this request as the 
regulations are for any residentially zoned property.  
 
The setbacks of the monopole are approximately:  
325 ft from the north property line,  
366 ft from the east property line,  
78 ft from the south property line,   
60 ft from the southwest property line.  
The nearest residence from the monopole would be 550 feet away – west across US 
Highway 61. The lot to the west contains a residence which is approximately 620’ from 
the monopole.  
 
The ordinance requires thirteen (13) conditions be met for granting a conditional use permit 
in the rural residential district. The ordinance requires that a variance request meets eight 
(8) criteria for the approval of an application. Sec. 40-789 requires that variance requests 
for towers, antenna, or wireless telecommunications facilities meet an additional seven (7) 
criteria for approval.  
 
STAFF RECOMMENDATION 
The requirements of Chapter 40, Article V, Division 6, “Conditional Use Permits”, Section 
40-112 and Chapter 40, Article VI, Division 16 “Notification of Variance and Conditional 
Uses” as contained in the city of Wyoming Ordinance have been complied with. Staff is 
recommending approval of a Conditional Use Permit for the continued use of an electrical 
substation on the subject property to be used for transmission and telecommunications 
activities in the R-1 Rural Residential zoning district, a height variance for the installation 
of a 140-foot monopole, and a setback variance for the monopole tower based upon the 
findings of fact and subject to the following conditions. 
 

1. The monopole tower, frame, and all new associated equipment must be 
complementary to the materials located at the existing electrical substation. 

2. The applicant shall obtain a building permit for the installation of monopole and 
equipment. Construction of the monopole can only occur during daylight hours 
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from 7:00 AM to 5:30 PM. No more than 5 employees must be on the construction 
site at any one time to minimize disruption to residential traffic patterns. 

3. All on-site vegetation shall remain during construction or replaced if removed.   
4. The proposed monopole, accessory cabinet, and security camera system shall be 

built consistent with the plans submitted for the Wyoming Substation Electrical 
Layout NH-54870 and Wyoming Substation General Arrangement NH-
54872.DGN plan sets.  

5. The monopole shall not exceed 140 feet in height.    
6. The property needs to comply with all applicable local, state and federal regulations 

including meeting all zoning ordinance requirements. 

STAFF REVIEW

General Comprehensive Plan and Zoning Review 
The subject property is zoned R-1 Rural Residential but is guided for Industrial and General 
Business in the Comprehensive Plan. The Rural Residential district allows 
“telecommunications facilities” as a conditional use, as well as other uses determined to be 
similar to those listed as permitted and conditional use in Section 40-182.  

The zoning and surrounding guided uses are as follows: 
 
North – R-1 – Rural Residential; Guided Industrial and General Business 
South – MUD – Mixed-Use District; Guided Public and Semi Public 
West – US Hwy 61  
East – R-1 – Rural Residential; Guided for Mixed Use 

 
 
Conditional Use Permit Standards

Chapter 40, Article V, Division 6, Conditional Use Permits, Section 40 – 112, sets forth 
the general standards that shall be met in order to grant a CUP. Granting of a Conditional 
Use Permit is required for approval of a telecommunication facility use in the R-1 Rural 
Residential zoning district. The standards are as follows: 
 

1. The use is in conformity with the Comprehensive Plan and development policies of 
the City. 

The proposed use would be a continuation of the site’s current use as an electrical 
substation and monopoles are a conditional use by ordinance. The 2022 
Comprehensive Plan guides this parcel for Industrial and General Business use.  

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

The use will not create an excessive demand on existing parks, schools, streets and 
other public facilities and utilities.  

3. The use will be sufficiently compatible or separated by distance or screening from 
adjacent development or land so that existing development will not be depreciated 
in value and there will be no deterrence to development of vacant land. 
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The use will be compatible with adjacent land uses as the site is already developed 
as an electrical substation.  The perimeter fence will help screen the monopole from 
public view along with the existing vegetation on the property.  

4. The structure and site will have an appearance that will not have an adverse effect 
upon adjacent properties.  

As stated, the perimeter fence and vegetation surrounding the substation acts as a 
screen to the site, however, the monopole will be visible given its height.  The 
Applicant states that the monopole will be built of the same materials as the existing 
substation equipment to promote uniformity. The monopole will also be clustered 
next to existing substation poles and structures to minimize any further changes to 
the public’s view. 

5. The use in the opinion of the City is reasonably related to the overall needs of the 
City and to the existing land use. 

The telecommunications proposed is allowed by the existing ordinance. The 
applicant indicates the monopole is important to their overall electrical system.  

6. The use will be consistent with the purpose of this and other City Ordinances. 

The ordinance currently allows this use if it can comply with ordinance CUP 
standards. Recommended conditions of approval and granting of variances are 
necessary for the application to comply with City ordinance standards.    

7. The use will be located, designed, maintained, and operated to be compatible with 
the existing or intended character of the zoning district in which it is to be located.

The proposed substation and monopole are compatible with the R-1 Rural 
Residential district’s intent to promote very low-density development.

The proposed monopole does not meet the design and setback requirements of the 
R-1 District as well as general zoning requirements. This is why the Applicant is 
requesting a tower setback and height variance. 

8. The use will generate only minimal vehicular traffic on local streets and shall not 
create traffic hazards or unsafe access or parking needs. 

The use currently generates minimal vehicular traffic as the site is unmanned. 
Parking locations exist along the driveway connecting the substation to 250th

Street, as well as the interior of the fenced-in area.  

9. Existing businesses nearby will not be adversely affected because of the curtailment 
of customer trade brought about by intrusion of noise, glare, or general 
unsightliness. 

The proposal does not impact existing nearby businesses.  

10. The establishment or maintenance of the use shall not be detrimental to the public, 
health, safety, or general welfare.

The Applicant proposes to limit construction of the monopole apparatus to daylight 
hours, with work typically finishing before 5:30 PM. Three to five employees will 
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perform the construction. The proposal appears reasonable considering the rural 
nature of the surrounding area and the existing substation use.  

11. The use will not be hazardous, detrimental, or disturbing to present and potential 
surrounding land use due to water pollution, odor, fumes, general unsightliness, or 
other nuisances.

The use will not negatively affect the property or the surrounding land uses relating 
to water pollution, odor, or fumes.  

12. The use will preserve and incorporate the site's important natural and scenic 
features into the development design. 

The proposed monopole would not require any additional grading or alteration to 
the existing vegetation outside the substation perimeter. 

13. The use will cause minimal adverse environmental effects. 

The proposal should not cause any adverse environmental effects to the site. 

 

Staff finds that the application meets all of the CUP standards for approval.  

 

Variance Standards 

Section 40-120(5) states that a variance may only be granted in the event that the 
following circumstances exist: 

1. The property in question cannot be put to a reasonable use if used under the conditions 
allowed by this ordinance. 

The City Code (Sec. 40-778 (2)) states that in all residential zoning districts other 
than Designated Residential Property, the maximum height of any tower shall not 
exceed one (1) foot in height for each four (4) feet the tower is setback from a 
Designated Residential Property – up to a maximum of seventy-five (75) feet in 
height. Since the proposed monopole is proposed to be 140 feet tall – the tower would 
be required to be setback at least 560 feet from the residential properties on all sides. 
The 4:1 setback-to-height ratio would only allow a monopole to reach up to 15 ft. tall 
– as the southwestern property line would only be 60 feet away from the monopole 
location. The lot could not accommodate a setback that large while still 
accommodating Xcel’s security requirement of putting the monopole within the 
substation perimeter and maintaining space for trucks to turn around within the 
facility.  
 
The applicant already has a substation use on the property. The addition of a 
monopole on the site is reasonable and consistent with the city’s interests to group 
like uses rather than introduce them into multiple locations in the city.    

 
2. Exceptional or extraordinary circumstances apply to the property which does not 

apply generally to other properties in the same zone or vicinity, and result from lot 

Page 42 of 121



6 

 

size or shape, topography, or other circumstances over which the owners of the 
property, since enactment of this Ordinance, have had no control.

The City Code makes provisions for telecommunications towers, but the height 
limitation does not address the business and technology needs of the applicant. Based 
upon the applicant’s narrative, the LTE system is necessary to ensure proper security 
to keep their system operational and reliable. Monopole height is one of the factors 
that aids in providing a more reliable system.  

3. That literal interpretation of the provisions of this Ordinance would deprive the 
applicant of rights commonly enjoyed by other properties in the same district under 
the terms of this Ordinance.

The literal interpretation of the ordinance would not deprive the applicant of rights 
commonly enjoyed by other properties. However, the site location and business 
demands of the use mean that other similar users may expect similar treatment to 
ensure their utility system is safe and reliable.

4. The special conditions or circumstances do not result from actions of the applicant.  

The transmission requirements of the LTE network require the monopole to be at 
least the proposed 140 ft. in height. The Applicant note there are already other 
transmission poles at the site, at approximately 85-90’ in height.   

5. That granting the variance requested will not confer on the applicant any special 
privilege that is denied by this Ordinance to owners of other lands, structures, or 
buildings in the same district. 

It is anticipated that other essential utility services may request a variance from tower 
heights, based upon their analysis of their system and what is necessary to 
successfully maintain and operate the system to the benefit of the public. 

6. The variance requested is the minimum variance which would alleviate the hardship.  

The 140-foot tower is required to accommodate the LTE network coverage as 
proposed in the Wyoming Sub PLTE Coverage map included in the application. 
Technological standards require a tower at least that tall to meet the minimum 
transmission requirements. 

To meet the resulting 4:1 setback to height ratio, the tower must be setback at least 
560 feet from each residential property line. This is not feasible because Xcel’s 
security and engineering standards require the monopole to be located within the 
substation perimeter fence. 

7. The variance would not be materially detrimental to the purposes of this Ordinance, 
or to property in the same zone. 

The applicant must adhere to the ordinance standards and conditions of approval for 
the conditional use permit, which will mean the site is consistent with the existing 
and intended character of the Rural Residential zoning district. 

8. Economic conditions or circumstances alone shall not be considered in the granting 
of a variance request if a reasonable use of the property exists under the terms of the 
ordinance. 
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Economic circumstances are not a factor in the variance application. The Applicant 
is instead seeking relief due to the technological requirements of the monopole and 
LTE system.

 
Staff believe the requests meet the 8 criteria for granting a variance. In addition, the 
requests meet all seven findings for fact for granting a variance. 
The proposal will not:  
(a) Impair an adequate supply of light and air to adjacent property.  
(b) Unreasonably increase the congestion in the public right-of-way. 
(c) Increase the danger of fire or endanger the public safety. 
(d) Unreasonably diminish or impair established property values within the neighborhood. 
(e) Cause an unreasonable strain upon existing municipal facilities and services.  
(f) Be contrary in any way to the spirit and intent of this Ordinance.  
(g) Have a negative direct or indirect fiscal impact upon the City or school district unless 
the proposed use is determined to be in the public interest. 

Telecommunications Facilities Variance Standards 

In addition to meeting the general variance standards and conditions of approval listed 
above, Section 40-789 requires additional standards to be met for all “towers, antennas, or 
wireless communications facilities.” 

 

1. The viability of Code complying alternative locations for the proposed tower, 
antenna, or wireless telecommunication facility. 

The monopole has a limited number of alternative locations. Xcel’s security and 
engineering standards mandate that the monopole is located within the perimeter of 
the existing electrical substation. In this case, the monopole would need to be located 
within the fenced-in perimeter. The Applicant has chosen this particular site to meet 
this requirement.  

2. The impacts of the tower, antenna, or wireless telecommunication facility at the 
proposed site relative to the impacts of the tower, antenna, or wireless 
telecommunication facility at a Code complying alternative location. 

It would appear that the impacts of the proposed monopole will be minimal at the 
site given the existing development on the property including existing poles.  

3. The extent to which there is a significant gap in coverage surrounding the proposed 
tower, antenna, or wireless telecommunication facility or other evidence of 
inadequate service due to antenna location. 

There is a gap in coverage regarding the security of the existing Xcel Energy network. 
The development of Advanced Grid technology is setting a higher cybersecurity 
standard for existing utility infrastructure. The installation of the monopole will move 
telecommunications between Xcel Energy assets from a public network to a private 
LTE network. 
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4. The extent to which the proposed tower, antenna, or wireless telecommunication 
facility is the least intrusive, lowest impact design available. 

The Applicant will take steps to minimize the presence of the tower from the public
by constructing it in similar materials to the current development on site. The 
introduction of the monopole at the substation should not dramatically change the 
look of the property.     

5. The extent to which the height of the proposed tower, antenna, or wireless 
telecommunication facility could be reduced and still provides adequate coverage.
 
According to the applicant the engineering requirements of the monopole require a 
minimum structure height of 140 feet to integrate into the LTE network. Xcel Energy 
LTE architects have determined the proposed monopole height based on terrain, 
foliage, obstructions near the site and network utilization patterns are all taken into 
account when identifying the height of the monopole. 

6. The extent to which the size of the proposed accessory equipment could be reduced.

The proposed monopole will have an accessory pLTE cabinet located approximately 
10 feet away from the monopole. The cabinet will measure approximately 28 square 
feet in area. The existing security camera tower will be removed, and all equipment 
will be relocated onto the new monopole frame. 

7. The feasibility of placing the proposed accessory equipment underground. 

Locating the network underground would be counterproductive to the requirements 
for connecting the existing Xcel Energy assets to the LTE network. 

 

Next Steps
The City Council will review the Planning Commission’s Conditional Use and Variances 
requests at the next regularly scheduled meeting.
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CITY OF WYOMING
PLANNING AND ZONING 

 

TO:       Planning Commission 
DATE       8/5/2025 
MEETING DATE:     8/12/2025 
FROM:      Kim Lindquist, City Planner 
       Fred Weck. Zoning Administrator 
RE: Interim Conditional Use Permit 

for Cannabis Cultivator and 
Interim Conditional Use Permit or 
Cannabis Microbusiness  

APPLICANT: Brandon Zehier 
PROPERTY OWNER: David and Kelly Wosiaka  
PROPERTY: 7745 Wyoming Trail 
FILE NO.:      I-25-001 
 

OVERVIEW
 
The applicant, in concert with the property owner is requesting approvals for two 
conditionally permitted interim uses dealing with cannabis. The applicant is requesting 
approvals for a Cannabis Cultivator and a Cannabis Microbusiness permit. Because this 
is a fairly new ordinance, and there are multiple cannabis uses, the definitions of the two 
requested uses are provided below: 
 

Cannabis Cultivator: A cannabis business that grows cannabis plants from seed or 
immature plant to mature plant, harvest the cannabis flower from a mature plan, 
and packages and labels immature cannabis plants and seedlings and cannabis 
flower for sale pursuant to MN Statute Section 342.30.  

 
Cannabis Microbusiness. A cannabis business that grows cannabis plants form 
seed or immature plant to mature plant, harvest the cannabis flower from a mature 
plat, makes cannabis and/or hemp concentrate, manufactures artificially derived 
cannabinoids, adult-use cannabis products, lower-potency hemp edibles, and /or 
hemp-derived consumer products, and sells immature cannabis plants and 
seedlings, adult-use cannabis flower, adult-use cannabis products, lower-potency 
hemp edibles, hemp-derived consumer products, and other products authorized by 
law to other cannabis businesses and to consumer, including on-site consumption, 
pursuant to MN Statue Section 342.28 

 
The request is to operate these two businesses at the existing property which is currently 
zoned R- 1, Rural Residential. The existing zoning ordinance does not permit these two 
uses in the R-1 zoning district.  
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Historically, the site was zoned Agricultural and then the property was rezoned to R-1. At 
the time of the rezoning, the property was operated as a hobby farm. The change in 
zoning meant the non-commercial farm operation was a legal nonconformity and has 
been allowed to continue. The ordinance (Section 40-430) also has a section which 
allows expansion of a legal nonconforming Agricultural Operation; however, the 
ordinance does not allow a “change to a different use, other than those permitted in the 
applicable district.”  
 
The City Attorney has weighed in on the ordinance referenced by the applicant, section 
40-430. Section 40-430 specifically states:  
 

Section 40-430. Nonconforming Agricultural Operations. 
Nonconforming agricultural operations located on parcels not presently zoned for 
agricultural uses, provided the parcel was zoned for agriculture prior to the 
adoption of this Ordinance, may be continued and/or expanded, but shall not 
provide for a change to a different use, other than those permitted in the 
applicable district. If a substantial change in the use or a significant expansion of 
the operation is proposed; the Planning Commission may require a Conditional 
Use Permit.  

 
The City Attorneys opinion is that the cannabis uses proposed introduce a new use to the 
site and are not an expansion of the existing use. This is predicated on the fact that the 
two cannabis uses are unique and new uses to the City. Cannabis uses were first allowed 
by ordinance in November 2024, which is after the applicants’ property had been rezoned 
to R-1. In other words, at the time the property became a legal nonconformity, Cannabis 
Cultivator and Cannabis Microbusinesses were not permitted in the agricultural district 
and therefore these uses are new uses.  
 
Further, the existing hobby farm does not conduct commercial operations. The attorney 
notes that “incidental plant sales on a once a year (basis) does not amount to a full 
commercial operation”.  
 
 
STAFF RECOMMENDATION 
The application for Cannabis Cultivator and Cannabis Microbusiness do not meet the 
requirements of Chapter 40, Article V, Division 6, “Conditional Use Permits”, Section 
40-112 as contained in the city of Wyoming Ordinance.  Therefore, Staff is 
recommending denial of the applications for Interim Conditional Uses for a Cannabis 
Cultivator and a Cannabis Microbusiness based upon the following findings of fact: 
 

1. The property is zoned R-1 Rural Residential and Cannabis Cultivator and 
Cannabis Microbusiness are not permitted, conditional, or interim uses in the R-1 
zoning district.  

 
2. The introduction of the Cannabis Cultivator or Cannabis Microbusiness use is not 

an expansion of the existing legal nonconforming agricultural use on site but is 
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rather a change to a different use than what is currently occurring at the property. 
Introduction of a new use is not allowed by ordinance. 

3. Cannabis Cultivator and Cannabis Microbusinesses are considered new uses to 
the City and the zoning ordinance and would not be allowed under Zoning 
Ordinance Section 40-430. 

SITE CHARACTERISTICS AND APPLICATION 

The property is approximately 5 acres and contains a residence and several outbuildings
that support agricultural use. The application indicates where the proposed cultivation 
would be along with responses to the standards for granting of an interim conditional use 
permit. Because the use is not allowed on the site, staff is not providing a full analysis of 
the proposed operations or compliance with I-CUP standards.  

Next Steps
The City Council will review the Planning Commission’s recommendation of denial and 
take final action at the next regularly scheduled meeting.   
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CITY OF WYOMING
PLANNING AND ZONING 

 

TO:       Planning Commission 
DATE       July 16, 2025 
MEETING DATE:     August 12, 2025 
FROM:      Kim Lindquist, City Planner 

Fred Weck. Zoning Administrator 
RE: Conditional Use Permit for 

Commercial Outdoor Recreation
Areas use in the Agriculture 
District 

APPLICANT: John B Hastings Family Limited 
Partnership 

PROPERTY OWNER: John Hasting Family Limited 
Partnership  

PROPERTY: 28186 Kettle River Blvd 
FILE NO.:      C-25-001

OVERVIEW
The applicant is John B Hastings Family Limited Partnership, and they are requesting an 
updated conditional use permit for Commercial Outdoor Recreation Areas in the 
Agriculture zoning district. The application is to update the current city permit to more 
accurately reflect the activities currently occurring at the site and approve those anticipated
in the future. The applicant currently runs three fall activities, the Pinehaven Farm Fall 
Festival & Pumpkin Patch, the Dead End Hayride and Haunted House and the Great 
Pumpkin Trail. The first two activities have occurred at the site for some time and were 
initially anticipated in the existing 2004 CUP. The Great Pumpkin Trail started in 2024. 
Additional activities which occur at the site include school field trips from May through 
July. Weddings had previously occurred at the site and have ceased as of May 2024. The 
applicant is also anticipating additional activities on the site, a Holiday Event Series which 
would be from Thanksgiving through New Years, and a Winter Event series which could 
be from the first week of January through March.   

The City had requested a review and potential revision to the current 2004 Conditional Use 
Permit primarily due to neighborhood and City concerns about traffic, noise, dust and road 
maintenance associated with the number of vehicle trips generated by the Events. Based 
upon the current operations, staff believes that the present operations are out of compliance 
with the prior 2004 approval, with special consideration to condition #2: 

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

 
And condition #6: 
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The use will be located, designed, maintained, and operated to be compatible with 
the existing or intended character of the zoning district in which it is to be located. 
The use will generate only minimal vehicular traffic on local streets and shall not 
create traffic hazards or unsafe access or parking needs.  

The intention of this review is to update the permit to allow reasonable use of the property 
with commercial outdoor recreation activities while addressing neighborhood and 
community concerns about the amount of activity at the site, and resulting impacts,  and 
allow, in the future, some increase in the amount of events at the property.   

UPDATE  

On June 10, the Planning Commission reviewed the application and held the public 
hearing. The staff walked through the report, highlighting areas of concern and 
recommended conditions of approval. The applicant submitted several pieces of 
information to the Commission, including their response to the conditions of approval and 
information from the traffic engineer they had contacted. The applicant requested some 
changes to the conditions of approval and indicated they would like to work with the City 
to come to an agreement on the site operations moving forward and the conditions of 
approval. 

The applicants’ comments centered on potential costs associated with the conditions 
including the traffic study, potential recommended mitigation measures and the paving of 
Kettle River Boulevard. They had also expressed reservations about the limitation on 
adding new activities and the review process for new Events. It was requested that they
keep the same operating time period as the current 2004 permit, September 15 – November 
15 and it was clarified that they start their last haunted trail/haunted house group tour at 
midnight.  It was also noted that they have been talking to a traffic engineer and are 
prepared to implement some changes to the site operations to address some of the traffic 
concerns.  
 
Public comments focused primarily on the amount of traffic generated by the use and the 
impact it has on the enjoyment and use of their properties. They noted the amount of traffic 
as well as the length of time Kettle River Blvd is impacted by the site traffic. Other 
members of the public indicated support for the project and indicated they lived close to 
the site and were not negatively impacted by the use. They supported the use and the 
prominence of the use within the Metro area.    
 
Since the Commission meeting, staff has discussed the conditions of approval and made 
some revisions to the conditions to try and address or clarify some of the issues raised by 
the applicant. These modifications were forwarded to the applicant and staff and the 
applicant submitted additional comments. The conditions below reflect some changes due 
to the applicants’ comments but not all.  
 
The applicant had expressed concern about Condition #4 which requires paving of the 
public road section of Kettle River Blvd from the existing paved section to 280th Street. 
They indicated other property owners will benefit from the paved road, and they are 
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concerned about the final cost since there is no limit on total cost. Upgrades to 
infrastructure relating to the demands of a specific development project have occurred in 
the past. Previously, the City had required as part of the Liberty Ponds project that Heath 
Avenue be paved and as part of the Preserve at Birch Lake, July Avenue be paved. In both 
cases, the public road was an existing gravel road and approximately 1 mile of road was 
paved to provide good, paved, access to the new subdivisions.
 
The applicant has also expressed some reservations about limiting the number of attendees 
to the property as noted in Condition #5. The conditions of approval are designed to reduce 
traffic, noise and dust impacts to adjoining property owners, which is consistent with 
conditional use permit standards found in the ordinance. Staff anticipates a measure of 
success of the traffic operational plan will be a substantial reduction in queuing on the 
public section of Kettle River Blvd, reducing negative impacts to adjoining neighbors, and 
improving access for emergency vehicles.   
 
 
Staff believes the use of the property has an impact on the adjoining neighborhood and the 
conditions of approval are there to mitigate these impacts and allow approval of a 
Conditional Use Permit for a Commercial Outdoor Use.  
Prior to the report being finalized a second meeting with the applicant and their traffic 
engineer along with many of the City staff met to begin discussions about operational 
changes being investigated to improve traffic circulation and reduce traffic back-ups.  
 
 
STAFF RECOMMENDATION 
The requirements of Chapter 40, Article V, Division 6, “Conditional Use Permits”, Section 
40-112 and Chapter 40, Article VI, Division 16 “Notification of Variance and Conditional 
Uses” as contained in the city of Wyoming Ordinance have been complied with. Staff is 
recommending approval of a Conditional Use Permit for an Outdoor Recreation Use on 
the subject property to be used for outdoor activities including Haunted Hayride, Pumpkin 
Trail, and Fall Festival in the A-Agriculture zoning district upon the findings of fact and 
subject to the following conditions. 
 

1. The property owner shall expand the entrance drive or similar site changes that will 
increase stacking of automobiles off of the public Kettle River Blvd right of way. 
Stacking areas should be installed to significantly reduce potential car stacking on 
city streets. A plan including grading, tree removal, and stormwater standards is 
required, if additional grading, and tree removal are needed. If the applicant is using 
the existing site development as is, additional permits may not be required. A final 
plan for the stacking changes is required prior to any site modifications for staff 
review and approval. These recommendations may be part of the final traffic 
operational plan. The increased stacking area shall be implemented prior to the 
2025 Fall Festival season begins.  
 

2. A traffic study shall be conducted by SRF, after the 2025 fall season, with data 
collection during the Fall Events to address traffic generation associated with the 
events and activities currently being implemented including the current and future 
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conditions analysis and the timing of the traffic on the streets to be paid for by the 
property owner with the city as the client. The report should provide potential 
mitigation measures as necessary. Thereafter, the City may collect data regarding 
traffic volume to the Property every odd year and in the event such data indicates a 
volume increase of at least 10% of the peak day traffic or a 20% increase in the 
ADT as compared to the previous study the City may require an updated traffic 
study be completed and paid for by the property owner.  

3. Upon completion of any traffic study, completed pursuant to condition 2, the 
property owner shall be responsible for completing the remediation requirements 
identified in the traffic study to mitigate the impacts caused by the uses on the 
property owner’s Property. 

4. The property owner shall be solely responsible for the cost of paving and expanding 
the stretch of Kettle River Boulevard North beginning from property owner’s 
property extending south along the boulevard up to the existing paved surface near 
East Viking Boulevard. Such paving of the road shall be completed in accordance 
with all City and state requirements and managed, designed and constructed by the 
City, or their designated representative, in the same manner as any other public road 
improvement project within the City except that the property owner and applicant 
shall bear sole responsibility for the cost of the improvement. Improvement of the 
road must be completed no later than January 1, 2028. Delays in the installation of 
the paved road, through no fault of the applicant, shall not constitute non-
compliance with the conditions of approval. The applicant shall pay for the costs 
by January 1, 2028, or 2 months after receipt of the final invoice from the City,
whichever is later. 

5. Due to the traffic impacts associated with the use and the adverse effects impacting 
neighboring residents and the City, the number of visitors are capped at the number 
provided by the property owner in their 2025 application for average daily and peak 
attendance: the Pumpkin Trail, the Pinehaven Fall Festival, and the Haunted 
Hayride. Upon the paving and expansion of the road as provided in condition 4 and 
satisfaction of the remaining conditions regarding traffic and patron queuing, the 
property owner may request the City amend the conditional use permit to allow an 
increase in visitors which may be granted by approval of the City in its sole 
discretion. 

6. The latest operating time for the Haunted Hayride and all site events proposed at 
the site is 12 midnight. All operations shall be closed at midnight and customers 
shall be removed at midnight. It is understood that employees will be on-site after 
midnight for clean-up. In the event taxi or rideshare services (such as Uber, Lyft, 
or similar platforms) are unavailable or inaccessible for a patron who is unable to 
safely transport themselves away from the Property, the property owner shall make 
reasonable efforts to assist in securing safe transportation. In any event, if property 
owner is aware rideshare services will not be available for patrons the property 
owner must make commercially reasonable efforts to notify patrons that such 
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services will not be available for departure from the Property and patrons should 
arrange other transportation. 

7. The property owner shall design and implement a site traffic operational plan which 
addresses operational traffic concerns including changes to address traffic, roadway
maintenance and emergency vehicles, and local resident access concerns. Such 
traffic operational plans shall include commercially reasonable means to prevent 
queuing of vehicles onto Kettle River Boulevard North. The applicant shall 
reimburse the City’s police department for 10 hours of Special Event Officer Fees 
(based on Fee Schedule) in compensation for administrative time associated with 
organizing and managing the use of officers for traffic control by various agencies.   
The property owner shall comply with the traffic plan upon city approval of the 
operational plan starting in 2025 and during the time period of the Conditional Use 
Permit unless this condition is modified in the future. The plan shall be submitted 
at least by August 1, 2025, and prior to commencement of the Fall Events. The 
applicants and City staff shall meet prior to each fall season starting in 2026 to 
discuss operations and traffic control for the upcoming events.  

8. The property owner will pay the city for up to two city contracted calcium chloride-
based treatments per year and reimburse the City for additional grading costs along 
the gravel roadway above and beyond what would be deemed typical maintenance 
on a gravel road due to the unusually high volume of traffic on Kettle River 
Boulevard, north of Viking Blvd. The City will work with the property owner to 
time road maintenance so that it meets the needs of the city and the operations of 
the applicant’s business.   

9. The City has approved the three fall Events listed in Condition 5. Prior to hosting 
any new Events at the property, including but not limited to the proposed Holiday 
Event and Winter Event Series, the property owner must submit detailed 
information regarding the Event and activities proposed at the Event for City 
Council approval. In the event the City Council determines a proposed Event will 
increase the intensity of use on the property beyond that of the three fall Events, 
Council may deny the Event or approve with additional conditions. For any new 
Event, the property owner shall have a neighborhood meeting and invite all 
residents along Kettle River Blvd, north of Viking Blvd so they can see what events 
and individual activities are proposed and how the business will operate. In no case 
will the hours of operation or the anticipated traffic counts be greater than what is 
experienced at the site for the Fall events. Lighting information and an illumination 
plan is required and must comply with ordinance standards. The property owner is 
not permitted to host any stand-alone concerts or other stage performances that are
not associated with a larger Event.  
 

10. Each year, prior to the opening of the Haunted Hayride and Haunted House event, 
an operational permit per the state fire code is granted by the City Building Official 
or Fire Marshal.  
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11. Any new construction on the site is subject to review and approval of building 
permits prior to any construction occurring.  

12. The Haunted Hayride and Haunted House event shall operate between the dates of 
September 15 and November 15 annually.  

13. The property owner is permitted to host Events on twenty separate weeks during 
the months of September through March. An “Event” shall include any organized, 
scheduled gathering or happening on the property available for public attendance 
for which the public attendees are required to pay admission or otherwise have a 
ticket or seasonal pass to attend; but Event shall not include tours by schools or 
non-profits or other small group tours which are permitted on the property and not 
subject to the restrictions in this condition. The Event may be hosted on however 
many days of the week the property owner chooses, but an Event held on at least 
one day during a given week shall count toward the twenty-week limit. No Events 
shall be held between the months of April through August.  
 

14. The property needs to comply with all applicable local, state and federal regulations 
including meeting all zoning ordinance requirements.  
 

 
Next Steps
The City Council will review the Planning Commission’s Conditional Use review at the 
next regularly scheduled meeting. 
 

Page 72 of 121



June 9th Meeting Report Abridged for August Meetings 

1 

CITY OF WYOMING 
PLANNING AND ZONING 

 

TO:       Planning Commission 
DATE       June 6, 2025 
MEETING DATE:     June 9,2025 
FROM:      Kim Lindquist, City Planner 
       Fred Weck. Zoning Administrator 
RE: Conditional Use Permit for a Commercial 

Outdoor Recreation  
Areas use in the Agriculture District  

APPLICANT: John B Hastings Family Limited 
Partnership 

PROPERTY OWNER: John Hasting Family Limited Partnership  
PROPERTY: 28186 Kettle River Blvd 
FILE NO.:      C-21-0001 
 
OVERVIEW 
The applicant is John B Hastings Family Limited Partnership, and they are requesting an updated 
conditional use permit for Commercial Outdoor Recreation Areas in the Agriculture zoning 
district. The application is to update the current city permit to more accurately reflect the activities 
currently occurring at the site and approve those anticipated in the future. The applicant currently 
runs three fall activities, the Pinehaven Farm Fall Festival & Pumpkin Patch, the Dead End Hayride 
and Haunted House and the Great Pumpkin Trail. The first two activities have occurred at the site 
for some time and were initially anticipated in the existing 2004 CUP. The Great Pumpkin Trail 
started in 2024. Additional activities which occur at the site include school field trips from May 
through July. Weddings had previously occurred at the site and have ceased as of May 2024. The 
applicant is also anticipating additional activities on the site, a Holiday Event Series which would 
be from Thanksgiving through New , and a Winter Event series which could be from the 
first week of January through March.   

The City had requested a review and potential revision to the current 2004 Conditional Use Permit 
primarily due to neighborhood and City concerns about traffic, noise, dust and road maintenance 
associated with the number of vehicles trips generated by the events. Based upon the current 
situation, staff believes that the present operations are out of compliance with the prior 2004 
approval, with special consideration to condition #2: 

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

And condition #6: 

The use will be located, designed, maintained, and operated to be compatible with the 
existing or intended character of the zoning district in which it is to be located. The use 
will generate only minimal vehicular traffic on local streets and shall not create traffic 
hazards or unsafe access or parking needs.  
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The intention of this review is to update the permit to allow reasonable use of the property with 
commercial outdoor recreation activities while addressing neighborhood and community concerns 
about the amount of activity at the site, and resulting impacts, and allow some increase in future 
events at the property.   

SITE CHARACTERISTICS 

The site is approximately 165 acres and comprised of four different tax parcels. The uses primarily 
occur on the larger property with parking spreading into other adjoining lots. It is estimated there 
are approximately 1800 stalls available for parking although they are not stripped. Access is from 
the southeast, from Kettle River Blvd, which is a gravel road. Due to the geology of the area, to 
the west is Carlos Avery WMA, there is no ability to obtain an additional access to the site. 
Therefore, all traffic to and from the site are accessing the property from E. Viking Blvd to Kettle 
River Blvd and ultimately unto the private drive for the property, generally north of 280th.   

The property is zoned and guided for Agriculture use, and the applicant indicates that farming, 
along with the event activities occur at the site. Additionally, there are some other operations at 
the site which includes a tree service and composting operations. These uses are considered 
agriculture but may also contribute to some of the traffic related concerns generated by the site. 
For example, staff believes the commercial vehicles for the tree service operation may be over the 
size and weight limit permitted on the city streets and are contributing to the degradation of the 
gravel roadway.   

The property contains numerous outbuildings to facilitate commercial outdoor recreation events. 
Building permits are required for all construction and the Fire Marshall must also inspect them. 
As part of their events, food and liquor may be available and licenses are required for the vendors.  

A transportation study by Chisago County may impact the adjoining road system in the future. The 
County is currently studying the East Viking Boulevard corridor west of I- 35.  Chisago County is 
collaborating with MNDOT and the City on this study to determine ways in which improvements 
can be made to improve operations, how access can be managed, and to improve safety.  A number 

aid in their understanding of the traffic concerns.  The results of this study may ultimately impact 
some of the operations in the area of this project.  

EVENTS 

Over time it appears that the number of activities offered at the differing events have increased. 
The addition of differing activities means that the length patrons stay for each event most likely 
grew. In discussions with the applicant, it was indicated that customers spend approximately 3-6 
hours at the Pinehaven Farm Fall Festival (Pumpkin Patch), which is open from 10 am to 7 pm on 
Fridays, Saturdays, and Sundays.  

The Haunted Hayride (haunted house) activity is estimated to take 1 3/4-2.0 hours and is open on 
a variable schedule. At the start of the event schedule, the hayride may only be open on weekends 
with expanded weekday options as the nights get darker earlier and it gets closer to Halloween. 
Per the 2004 permit, the Haunted Hayride is open for 2 months, September 15-November 15. It is 
unclear if that is rigidly followed or if the dates slide somewhat depending upon the calendar. 
Regardless, the number of days should not increase. The 2004 permit also states the haunted house 
shall close at midnight each day when the hayride is open. It is also unclear whether all haunted 
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hayride operations shut down at midnight or the last run-through occurs at midnight. The activity 
generally opens at dusk sometime around 6:30 or 7 and runs till midnight.  

The most recent event addition is the Pumpkin Trail which started in 2024. The applicant indicated 

families than the attendees to the Hayride. It is estimated that customers to the pumpkin trail spend 
approximately 1.5 hours at the site. It is difficult to draw too many conclusions about the Trail 
impact on the property given it has only been in operation one year.  

As noted the applicant is exploring a Holiday Event and Winter Event that will mean activities at 
the site from Thanksgiving through March. It is assumed that most of the attendance would be 
during the weekends although not all.  

While there are more events provided than that in 2004, and also more activities at some of the 
events, it appears that the popularity of the events, particularly the Hayride has also increased. In 
2004 the applicant proposed parking for 222 vehicles which has now grown to parking for 1800 
vehicles. 

The applicant has information about the number of visitors to the property primarily through their 
on-line reservation system. - .  As 
depicted in their application for the 2024 season they estimate the following attendance: 

 
Pinehaven Farm Fall Festival (Pumpkin Patch) 
 Average Daily Attendance; 3,000 
 Peak Attendance: 6,400 
 Walk-Up: Approximately 30% 
 
The Dead End Hayride (and haunted house) 
 Average Daily Attendance: 2,870 
 Peak Attendance: 5,600 
 Walk-Up: Approximately 2% 
 
The Great Pumpkin Trail 
 Average Daily Attendance:  1,625 
 Peak Attendance: 3,200 
 Walk-Up: Approximately 11% 
 
School Tours and other Small Gatherings 
 Average Daily Attendance: 200 
 Peak Attendance: 650 
 
The applicant noted that there is not a lot of overlap between the different events and the customers. 
The Haunted Hayride customers do not typically go to the Fall Festival activities prior to the 
Hayride. Meaning they each have discrete customers and unique vehicle trips to the site. It is more 
likely that some of the Fall Festival attendees may also participate in the Pumpkin Trail, although 
given that there is only one year of operation it is unclear how many of the customers overlap the 
two events.   
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In discussions with the applicant s traffic consultant, he suggests using 2.75 persons in a vehicle 
to estimate the vehicle traffic. 
for these events, particularly since many are family oriented and some riders would be under the 
driving age. Using the information above, the number of vehicles per event equates to:  

 
Pinehaven Farm Fall Festival (Pumpkin Patch) 
 Average Daily Attendance; 3,000 approximately 1091 vehicles  
 Peak Attendance: 6,400   approximately 2,327 vehicles 
 
The Dead End Hayride (and haunted house) 
 Average Daily Attendance: 2,870 approximately 1044 vehicles 
 Peak Attendance: 5,600  2,036 vehicles 
 
The Great Pumpkin Trail 
 Average Daily Attendance:  1,625 approximately 591 vehicles 
 Peak Attendance: 3,200 approximately 1, 164 vehicles 
(not including school tours or special events) 
 
Given the overlapping dates of the fall activities it is assumed some of the peak days of the Fall 
Festival could be the same date of the peak Hayride attendance, meaning over 9,000 people could 
be coming to the site on one fall day, and creating approximately 4,000 vehicle round trips. 

An additional source of vehicular trips is the number of employees that are employed for the fall 
events. The Supplemental Information found in the application provides total employment 
information on a per day basis. There are two different pages, one noting the Mid Minnesota 
Entertainment which has total employees of appropriately 447. These are the employees that work 
at the Haunted Hayride and Haunted House event and the Pumpkin Trail. The other listing of 
employees is from the Pinehaven Farm employees who are associated with the Fall Farm Festival. 
In 2024, there were 110 employees in this category. It is recognized that not all of the employees 
work at the same time, although many would be working on the busier days of the fall events. And 
while the employee hours may be staggered given the different operating hours of the events, and 
the different tasks individuals do during their shift, they are driving to the site which increases the 
Average Daily Traffic by several hundred each day.  

TRAFFIC IMPACTS 

The main issues raised regarding the existing land uses on the site relate to traffic generation and 
the impacts on Kettle River Blvd. In part this is due to the fact that the road is a gravel road, 
creating problems with dust and prompting excessive maintenance on the road by the City, due to 
the documented vehicular trips. Residents have concerns about gaining reasonable access to their 
homes in a timely manner and all parties are concerned about good access for emergency vehicles. 
The applicant has contacted a transportation engineer who is assisting them with a traffic 
management plan. He indicated there are several issues in play; the one-way access, the gravel 
road, and the left turns necessary at Kettle River and Viking Blvd which cause back-ups along the 
entire access system, and the concern over the ability for quick, easy emergency vehicle access to 
the site and residential access route. 
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Staff is requesting the applicant submit a traffic operational plan which addresses concerns listed 
above. There are some key ideas which were mentioned by the applicant and in discussion with 
their traffic consultant that would be helpful and should be initiated at the site. Further, staff has 
some recommendations. These are as follows:  

 
1. Provide personnel/contract officers for traffic control at the intersection of Kettle 

River Blvd and E. Viking Blvd.  
It is estimated the majority of traffic to the site comes from Hwy 35. That means that traffic 
leaving the site must turn left at Kettle River Blvd unto E. Viking Blvd to access Hwy 35, 
regardless of whether the customer is heading north or south. A left turn takes more time 
than a right turn and the vehicle often needs to wait longer for cross traffic before making 
the turn. It has been noted by the applicant and the City that this intersection does not 
function well during high volume dates, because of the left turn movement, causing back-
ups and delays along the entire stretch of Kettle Blvd. Contract officers with Wyoming PD 
and/or the County Sheriffs officers would be able to direct traffic, and therefore clear out 
the intersection faster than the current situation.  This is a recommendation from the Traffic 
Engineer City staff and is a recommendation of approval as part of an overall traffic 
operations plan.  

 
2. Increase the private access at the entrance to the site and provide more on-site vehicle 

stacking.  
To reduce conflicts into and out of the site, the applicant should expand the driveway into 
the property from Kettle River Blvd. The applicant has attendees who assist in organizing 
parking, which saves time as compared to customers finding their own parking stalls. 
However, there is a lot of stacking which occurs along the private entrance drive and cars 
continue to stack unto the Kettle River Blvd, a public roadway. The applicant should 
expand the private access drive, which generally starts north of 280th. The applicant should 
ensure there is ample room for two-way traffic and should consider widening drive lanes 
for additional vehicle stacking. If that is not possible, or in addition to, the applicant should 
provide additional on-site stacking so that vehicles do not stack unto the public roadway. 
This would require installation of an additional driveway system interior to the site where 
vehicles can wait until they can enter the parking lot.  

 
The ordinance requires thirteen (13) conditions be met for granting a conditional use permit in the 
agricultural district.  
 

NEW CONDITIONS ARE IN UPDATED STAFF REPORT FOR AUGUST 12, PLANING 
COMMISSION MEETING 

 

STAFF RECOMMENDATION  

-
112 and Chapter 40, Article VI, Division 16 as 
contained in the city of Wyoming Ordinance have been complied with. Staff is recommending 
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approval of a Conditional Use Permit for an Outdoor Recreation Use on the subject property to be 
used for outdoor activities including Haunted Hayride, Pumpkin Trail, and Fall Festival in the A-
Agriculture zoning district upon the findings of fact and subject to the following conditions. 
 

1. The property owner shall expand the entrance drive to the site to increase stacking of 
automobiles off of the public Kettle River Blvd right of way. Stacking areas should be 
installed to significantly reduce potential car stacking on city streets. A plan including 
grading, tree removal, and stormwater standards is required prior to implementation of the 
drive aisle expansion or interior stacking area for city staff review and approval. The 
increased stacking area shall be implemented prior to the 2025 Fall Festival season begins.  

2. A traffic study shall be conducted after the 2025 fall season to address traffic generation 
associated with the events and activities currently being implemented including the current 
and future conditions analysis and the timing of the traffic on the streets to be paid for by 
the property owner with a consultant chosen by the City. The report should provide 
potential mitigation measures as necessary. Thereafter, the City may collect data regarding 
traffic volume to the Property every odd year and in the event such data indicates a volume 
increase of at least 10% of the peak day traffic or a 20% increase in the ADT as compared 
to the previous study the City may require an updated traffic study be completed and paid 
for by the property owner.  

3. Upon completion of any traffic study, completed pursuant to condition 2, the property 
owner shall be responsible for completing the remediation requirements identified in the 
traffic study to mitigate the impacts caused by the uses on the s Property.  

4. The property owner shall be solely responsible for the cost of paving and expanding the 
stretch of Kettle River Boulevard North beginning from property property 
extending south along the boulevard up to the intersection with East Viking Boulevard. 
Such paving of the road shall be completed in accordance with all City and state 
requirements and managed, designed and constructed by the City, or their designated 
representative, in the same manner as any other road improvement project within the City 
except that property owner shall bear sole responsibility for the cost of the improvement. 
Improvement of the road must be completed no later than January 1, 2028. 

5. Due to the traffic impacts associated with the use and the adverse effects impacting 
neighboring residents and the City, the number of visitors are capped at the number 
provided by the property owner in their 2025 application for average daily and peak 
attendance and no additional activities shall be added to the three fall events:  the Pumpkin 
Trail, the Pinehaven Fall Festival and the Haunted Hayride. Upon the paving and expansion 
of the road as provided in condition 4 and satisfaction of the remaining conditions 
regarding traffic and patron queuing, the property owner may request the City permit an 
increase in visitors and activities which request may be granted by approval of the City in 
its sole discretion. 

6. The operating hours for the Haunted Hayride and all site events proposed at the site is 12 
midnight. All operations shall be closed at midnight and customers shall be removed at 
midnight. In the event taxi or rideshare services (such as Uber, Lyft, or similar platforms) 
are unavailable or inaccessible for a patron who is unable to safely transport themselves 
away from the Property, the property owner shall make reasonable efforts to assist in 

Page 78 of 121



June 9th Meeting Report Abridged for August Meetings 

7 

securing safe transportation. In any event, if property owner is aware rideshare services 
will not be available for patrons the property owner must make commercially reasonable 
efforts to notify patrons that such services will not be available for departure from the 
Property and patrons should arrange other transportation. 

7. The property owner shall design and implement a site traffic operational plan which 
addresses operational traffic concerns including changes to address traffic, roadway 
maintenance and emergency vehicle and local resident access concerns. Such traffic 
operational plan shall include commercially reasonable means to prevent queuing of 
vehicles onto Kettle River Boulevard North.   The property owner shall comply with the 
traffic plan upon city acceptance of the operational plan. shall be submitted by August 1, 
2025 and all recommendations implemented prior to commencement of the Fall Events. 

8. The property owner will pay the city for up to two city contracted calcium chloride based 
treatments per year and reimburse the City for additional grading costs along the gravel 
roadway above and beyond what would be deemed typical maintenance on a gravel road 
due to the unusually high volume of traffic on Kettle River Boulevard. The City will contact 
the property owner prior to road maintenance occurring.  

9. The property owner shall submit detailed information about the activities proposed for the 
two new events proposed, the Holiday Event and Winter Event Series, subject to City 
Council approval prior to initiating any new events. The property owner shall have a 
neighborhood meeting and invite all residents along Kettle River Blvd so they can see what 
activities are proposed and how the business will operate. In no case with the hours of 
operation or the anticipated traffic counts be greater than what is experienced at the site for 
the Fall events. Lighting information and an illumination plan is required.  

10. Each year, prior to the opening of the Haunted Hayride and Haunted House event, an 
operational permit per the state fire code is granted by the City Building Official or Fire 
Marshal.  

11. Any new construction on the site is subject to review and approval of building permits prior 
to any construction occurring.  

12. The Haunted Hayride and Haunted House event operates for a total of 8 weeks generally 
running from mid-September to November 1. The new Holiday Event Series shall operate 
for no longer than 8 weeks and the Winter Event Series shall not operate for longer than 
12 weeks.  

13. The property needs to comply with all applicable local, state and federal regulations 
including meeting all zoning ordinance requirements.  

 

STAFF REVIEW 
 
General Comprehensive Plan and Zoning Review 
The subject property is zoned and guided for A-Agriculture.  The Agriculture district allows 
commercial outdoor recreation areas that are similar to public recreation areas including 

determined to be similar to those listed as permitted and conditional use. The applicant proposes a 
semi-public recreational use which is similar to the conditional uses described in Section 40-172.  
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The zoning and surrounding guided uses are as follows:  
 
North  A-Agriculture and Carlos Avery WMA Rural Neighborhood 
South  A-Agriculture  
East  Hwy 35  
West  A-Agriculture 

 
Conditional Use Permit Standards 

Chapter 40, Article V, Division 6, Conditional Use Permits, Section 40  112, sets forth the general 
standards that shall be met in order to grant a CUP. Granting of a Conditional Use Permit is 
required for approval of a commercial outdoor recreation use in the Agriculture zoning district. 
The standards are as follows: 
 
1. The use is in conformity with the Comprehensive Plan and development policies of the City. 

The use can be in conformance with the Comprehensive Plan and the Zoning Ordinance so 
long as the use meets other standards for granting a conditional use, which means there is 
not excessive demand on public infrastructure or not impacts on adjoining neighbors. 
Conditions of approval address these concerns.  

This use is fairly general in nature and the Commission and Council may wish to provide 
more direction, which would include additional regulations to permit this use in an 
agriculture zone. The ability to have a year-round commercial, non-agricultural use may not 
be what is desired by the community and may not be what would be expected by the 
surrounding neighborhood.  

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

The use currently places an excessive demand on existing public streets, beyond that which 
would be anticipated for a gravel road. Industry standards for paving a gravel road are 
generally in the 250-500 vehicles per day. The current use generates over that ADT amount 
and could result in 2 or 3 times that many vehicles on various operational days based upon 
the  information. A condition of approval recommends the applicant pave the 
Kettle River Blvd, most likely with three lanes to permit better flow of traffic for customers 
and also residents of the area which are negatively impacted by the amount of traffic. A 
three-lane road can also provide flexibility during operations should emergency vehicles 
need to access the site or neighborhood. Compliance with conditions should assist in meeting 
this standard. The anticipated traffic study in 2025 and the traffic management plan will also 
assist in addressing traffic-related issues which would be forthcoming.  

3. The use will be sufficiently compatible or separated by distance or screening from adjacent 
development or land so that existing development will not be depreciated in value and there 
will be no deterrence to development of vacant land. 

The existing events and the proposed new events are separated some distance from adjoining 
development so that property values should not be depreciated.  

4. The structure and site will have an appearance that will not have an adverse effect upon 
adjacent properties.  
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There are few adjacent properties not owned by the applicant and therefore the site 
appearance should have no impact on adjoining properties.  

5. The use in the opinion of the City is reasonably related to the overall needs of the City and 
to the existing land use. 

The uses proposed are allowed by the existing ordinance. This standard has been met. 

6. The use will be consistent with the purpose of this and other City Ordinances. 

The ordinance currently allows this use if it can comply with ordinance CUP standards. 
Recommended conditions of approval, along with implementation of the traffic study and 
traffic operational plan may be necessary to comply with CUP required standards.  

  

7. The use will be located, designed, maintained, and operated to be compatible with the 
existing or intended character of the zoning district in which it is to be located. 

The applicant must adhere to the ordinance standards and conditions of approval for the 
conditional use permit, which will mean the site is consistent with the existing and intended 
character of the Agriculture zoning district.  

8. The use will generate only minimal vehicular traffic on local streets and shall not create 
traffic hazards or unsafe access or parking needs. 

The use currently generates significant vehicular traffic as compared to a traditional 
agricultural us. There are recommended conditions of approval to address traffic related 
concerns. However, it is unclear is the conditions will be successful in addressing all issues, 
such as traffic backups, access to homes by residents, and emergency vehicle access. If so, 
additional modifications are required which could result in a cap on customers to the site 
for the fall events or the new winter events. 

9. Existing businesses nearby will not be adversely affected because of the curtailment of 
customer trade brought about by intrusion of noise, glare, or general unsightliness. 

The proposal does not impact existing nearby businesses. 

10. The establishment or maintenance of the use shall not be detrimental to the public, health, 
safety, or general welfare. 

The current operations do not comply with this standard due to site traffic generation which 
is detrimental to the public, health, safety and general welfare as noted in the staff report.  

11. The use will not be hazardous, detrimental, or disturbing to present and potential surrounding 
land use due to water pollution, odor, fumes, general unsightliness, or other nuisances. 

The use will not negatively affect the property or the surrounding land uses relating to water 
pollution, odor, fumes, and unsightliness. The proposed use will cause additional traffic on 
Kettle River Boulevard, which is currently a gravel road and the increased traffic may cause 
additional dust to spread onto surrounding properties, these issues may be mitigated by 
proposed conditions regarding the paving of Kettle River Boulevard. 

12. The use will preserve and incorporate the site's important natural and scenic features into the 
development design. 
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The proposal is not anticipated to significantly change the site appearance.  

13. The use will cause minimal adverse environmental effects. 

The proposal should not cause any adverse environmental effects. 

 

 

POLICY DISCUSSION 

The City may want to review the zoning ordinance in the future so there are more performance 
standards required for commercial outdoor recreational uses. Because the ordinance is fairly 
general, additional performance standards would allow the city to limit the amount of activities on 
future sites, which could reduce impacts to adjoining neighbors and the community. For example, 
with the proposed additional events, the site will operate as a commercial use for approximately 6 
months of the year without being held to the performance standards of other commercial entities 
in the community.  

 

Next Steps 

regularly scheduled meeting.  
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John B. Hastings Family Limited Partnership CUP Updates 
Mid Minnesota Entertainment/Pinehaven Farm 
July 9, 2025 
 

We would like to begin by thanking city staff for their work in bringing the updated Conditional 
Use Permit (CUP) to this point. We believe the process is moving in a positive direction one 
that supports both a better guest experience and a more considerate relationship with our 

management improvements are being addressed for this season, even prior to a formal vote on 
the updated CUP. In good faith, we have already begun implementing some of the proposed 
conditions. 

That said, we do have ongoing concerns with several of the conditions as currently written. In 
their present form, certain requirements remain unclear, financially burdensome, or risk 
significantly impacting the overall quality of our event. Below, we have outlined the conditions 
we believe still require further clarification, adjustment, or discussion to determine whether they 
can be reasonably accommodated. 

4.     The property owner shall be solely responsible for the cost of paving and expanding 

extending south along the boulevard up to the existing paved surface near intersection 
with East Viking Boulevard. Such paving of the road shall be completed in accordance 
with all City and state requirements and managed, designed and constructed by the City, 
or their designated representative, in the same manner as any other public road 
improvement project within the City except that the property owner and applicant shall 
bear sole responsibility for the cost of the improvement. Improvement of the road must be 
completed no later than January 1, 2028. Delays in the installation of the paved road, 
through no fault of the applicant, shall not constitute non-compliance with the conditions 
of approval. The applicant shall pay for the costs by January 1, 2028 or 2 months after 
receipt of the final invoice from the City.  

We are not in agreement with this condition as it is currently written, due to its open-ended 
nature and lack of defined responsibilities or financial parameters. 

The City routinely obtains bids before committing to infrastructure projects, and as a business, 
we also evaluate quality and cost before agreeing to any significant investment. This condition, 
however, provides no cost estimate or financial cap, while also limiting our potential for growth 
as outlined in prior conditions. 

We are further concerned by the ongoing discussions around the potential re-alignment or re-
routing of Kettle River Blvd in the future. If we are required to fund paving of the current 
roadway, and a portion of that road later becomes obsolete and not used by our guests, the value 
of our investment is effectively lost. Meanwhile, other businesses and property owners on Kettle 
River Blvd would benefit from a newly paved road without any contribution, which we find 
inequitable. 
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In early drafts, the condition required paving up to Viking Blvd. Staff was not initially aware that 
a small portion of this section is already paved. This lack of clarity raises concerns for us, which 
primarily serves three high-traffic city businesses that would see substantial benefit. 

Additionally, the potential increase in property values and tax assessments for our neighbors due 
to this project is significant. While this would benefit nearby properties, we want to be clear that 
we do not wish to be held responsible for any unintended consequences, disputes, or opposition 
from other property owners regarding these assessments. 

From our earliest conversations, it has been clear that we cannot afford to fund the entire paving 
project without jeopardizing the stability and growth of our business.  

We are also actively continuing our efforts to pursue state-level infrastructure and transportation 
grants, which are made available during each legislative session. We believe this may be a viable 
and responsible funding path that could help significantly reduce the financial burden of road 
improvements for all affected parties. Our intention is to work collaboratively with our state 
representatives and city officials to identify and apply for any available programs that support 
rural road upgrades, event traffic accommodations, or shared-use infrastructure enhancements. 

To be clear, we fully support the concept of paving the road. It would reduce maintenance needs, 
improve access for guests and neighbors, and enhance emergency egress. However, as written, 
this condition places full financial and logistical responsibility solely on us, which we believe is 
neither fair nor sustainable. 

We would like to revisit this condition after the upcoming season, once we have had the 
opportunity to continue improving our inbound and outbound traffic flow in collaboration with 
our traffic consultant, city staff, and elected officials. We believe it would be more productive to 
re-evaluate this condition after key areas of concern have been addressed and corrected, allowing 
for a more informed and practical discussion moving forward. 

 
6.     The latest operating hour for the Haunted Hayride and all site events proposed at the 
site is 12 midnight. All operations shall be closed at midnight and customers shall be 
removed at midnight. It is understood that employees will be on-site after midnight for 
clean-up. In the event taxi or rideshare services (such as Uber, Lyft, or similar platforms) 
are unavailable or inaccessible for a patron who is unable to safely transport themselves 
away from the Property, the property owner shall make reasonable efforts to assist in 
securing safe transportation. In any event, if property owner is aware rideshare services 
will not be available for patrons the property owner must make commercially reasonable 
efforts to notify patrons that such services will not be available for departure from the 
Property and patrons should arrange other transportation. 

 

We continue to see this condition as placing a significant financial burden on our operation. 
However, if we were allowed to extend operating hours to 1:30 AM on Fridays and Saturdays 
during the month of October only, we believe we could absolutely meet this requirement while 
maintaining a high-quality guest experience.Ultimately, this concern comes down to just eight 

Page 119 of 121



specific nights during the season when meeting a strict midnight deadline would significantly 
impact our ability to maintain a high-quality guest experience.  

These nights fall during peak October weekends, when demand is highest and guests often arrive 
later in the evening. We believe that with thoughtful planning and targeted accommodations, we 

s while still delivering a 
positive and safe experience for our visitors. 

October weekends are consistently our busiest of the season, and we see the highest volume of 
late-night guests during this time. We also believe that ongoing improvements to our traffic 
management plan and entry/exit flow will help minimize congestion and enhance the overall 
road experience for both guests and neighbors during these peak periods. 

 
7.     The property owner shall design and implement a site traffic operational plan which 
addresses operational traffic concerns including changes to address traffic, roadway 
maintenance and emergency vehicle and local resident access concerns. Such traffic 
operational plan shall include commercially reasonable means to prevent queuing of 
vehicles onto Kettle River Boulevard North.   The property owner shall comply with the 
traffic plan upon city acceptance of the operational plan. The plan shall be submitted at 
least by August 1, 2025 commencement of the Fall Events. 

Could the verbiage be changed to just make this an annual meeting between our staff, public 
safety, and public works? August 1st before fall events each year?We believe that maintaining an 
open and ongoing line of communication with city staff is essential to ensuring the continued 
success of the event and to help it run smoothly and responsibly each year. Collaboration and 
transparency will allow us to proactively address concerns, adapt to changing needs, and support 
the long-term success of both the event and the community.  

9.     The property owner shall submit detailed information about the activities proposed 
for the any two new events proposed at the site, the Holiday Event and Winter Event 
Series, subject to City Council approval prior to initiating any new events. The property 
owner shall have a neighborhood meeting and invite all residents along Kettle River Blvd 
so they can see what events and individual activities are proposed and how the business 
will operate. In no case will the hours of operation or the anticipated traffic counts be 
greater than what is experienced at the site for the Fall events. Lighting information and 
an illumination plan is required.  

scope of the condition. 

Additionally, we do not believe that City Council approval should be required for the 
implementation of future events, provided that we host a neighborhood meeting in advance and 
submit all relevant lighting plans, illumination details, and event proposals to city staff for 
review prior to launching any new events on the site. 
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