
JOHN ANDERSON 
Response to Text Amendment for 
Campground Resort Combination

The City of Rock Creek approved the campground ordinance on March 7, 2024. 
The proposed text amendment is proposing to add language in relation to 
resorts, since the cabins would need to be regulated under the resort language, 
rather than campground language. In relation to adding this language it should 
be discussed what type of density cabins should be required to follow. At this 
time there is specific density requirements for campground/RV sites but cabins 
are a different use and considered permanent structures. It is recommended that 
specific language is added to the text amendment specifically in relation to 
cabins and resorts. It is also recommended that discussion take place in regards 
to the number of campground sites. At this time the current ordinance states a 
minimum of fifteen sites are required but the proposal is not requesting that 
many sites. It is recommended that this requirement is either amended or 
language added that allows for fewer sites if proposed.



JOHN ANDERSON 
Response to CUP-24-003 

Josh Froelich 
Campground/Resort

[PDF]
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Rock Creek Planning Commission 
Staff Report 

    August 28, 2014 
Text Amendment Adding Resorts & Campground CUP 

 
APPLICATION DATA 
 
Meeting Date:  To be determined.  
 
Applicant/Owner: Josh Froelich 
 
Address: 46195 Nature Avenue 
 
Parcel Id Number: 430113001 & 430113005 
 
Legal Description: Not provided.  
 
ACTION REQUESTED 
 
The applicant has submitted a request to amend the text of Ordinance #77 of the Rock Creek City code. 
This ordinance, otherwise known as the campground ordinance, is proposed to now include wording in 
relation to resorts in addition to campgrounds. In addition to the text amendment, the applicant has also 
submitted a conditional use permit application to allow for a campground/resort in the Rec-1 Recreational 
District under the Planned Unit Development (PUD) submittal provisions.  
 
BACKGROUND DATA 
 
Background: The applicant is proposing a campground/resort on his property which is located in 

the Rec-1 district. The site consists of two parcels, one of which already includes a 
guest lodge that is being used as a short-term rental and is appropriate for larger 
groups. The parcel sizes are forty acres and ten acres for a total of fifty acres. The 
applicant is proposing to put in five tiny home cabins with full utilities and up to seven 
off-grid campsites that will include Eco Domes, Yurts, canvas tents, etc. All of the site 
will be for short term rental with the facility acting as a campground/resort with a total 
occupancy amount up to 48 guests. In addition to the campsites and cabins, a storm 
shelter with restrooms, showers and laundry will also be constructed to support the 
guests needs. All of the facilities will be serviced by a septic system and water 
system.  

 
The text amendment is required since the current campground ordinance does not 
address cabins and since cabins would need to be regulated under the resort 
language, the text amendment is needed and will be a condition of approval.   
 
The conditional use permit is required for the campground facility and if the text 
amendment is approved the conditional use permit would include the review of the 
resort as well. Campgrounds and RV parks are to be approved under a conditional 
use permit (CUP) and shall be considered a form of planned unit development (PUD) 
and submission requirements for a campground shall be the same as PUD’s, except 
as determined not applicable by the Zoning Administrator. No campground or RV 
parks shall be allowed on a parcel less than twenty acres in size and shall require a 
minimum of fifteen sites. Up to fifteen additional sites may be allowed for each 
additional acre. As of right now the applicant is only proposing a total of thirteen sites 
which includes the tiny cabins and guest lodge. Campgrounds and RV parks are 
allowed in the Rec-1 District, C-1 Highway Commercial District, C-2 Highway 
Commercial Scenic Byway District and I-1 Light Industrial District. 
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Comments  
Received:   No comments from the public have been received by staff as of the date of this 

memo. 
 
Text Amendment: The City of Rock Creek approved the campground ordinance on March 7, 2024. The 

proposed text amendment is proposing to add language in relation to resorts, since 
the cabins would need to be regulated under the resort language, rather than 
campground language. In relation to adding this language it should be discussed 
what type of density cabins should be required to follow. At this time there is specific 
density requirements for campground/RV sites but cabins are a different use and 
considered permanent structures. It is recommended that specific language is added 
to the text amendment specifically in relation to cabins and resorts. It is also 
recommended that discussion take place in regards to the number of campground 
sites. At this time the current ordinance states a minimum of fifteen sites are required 
but the proposal is not requesting that many sites. It is recommended that this 
requirement is either amended or language added that allows for fewer sites if 
proposed.  

 
Zoning  
Classification: The property is zoned Rec-1 Recreational District and the purpose of this district is as 

follows: To protect natural resources and the habitat. All uses must be compatible in 
the district. The following criteria shall be considered when determining whether it is 
compatible. 

 
A. Recreational activity in nature and/or caters to leisure, low-impact activity.  
B. It does not negatively affect the appearance of its surroundings. 
C. It does not negatively impact the traffic flow along any public road. 
D. It does not create excessive noise, poor air quality or other detrimental impacts 

on its surroundings. 
 

Campgrounds and RV parks are allowed as a CUP in the Rec-1 district and are to be 
processed under the PUD standards. PUD's shall demonstrate at least one of the 
benefits below to the public. The Applicant shall submit factual evidence to support 
an intended public benefit(s) will result from the planned development. The Applicant 
bears the burden of proving a public benefit(s) exist, the City Council, following 
recommendation by the Planning Commission, shall make a determination a public 
benefit exists. The public benefits to the surrounding neighborhood and the City as a 
whole that are intended to be derived from the approval of a PUD include, but are not 
limited to: 
 
A. Preservation and enhancement of desirable site characteristics and open space. 
B. A pattern of development which preserves natural vegetation, topographic and 

geologic features. 
C. Preservation and enhancement of historic and natural resources that significantly 

contribute to the character of the City. 
D. Use of design, landscape or architectural features to create a pleasing 

environment or other special development features. 
E. Provision of a variety of housing types in accordance with the City’s housing 

goals. 
F. Elimination of blighted structures or incompatible land uses through 

redevelopment or rehabilitation. 
G. Business and commercial development to enhance the local economy and 

strengthen the tax base. 

mailto:jfoust@municipaldevelopmentgroup.com
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H. To assure that the development of a complex unit of associated uses is planned 
as a single entity and to effectuate the policies and standards of the 
Comprehensive Plan. 

I. Avoid prime farmland soils and large tracts of land in agricultural use, and avoid 
interference with normal agricultural practices. 

J. Minimize disturbance to woodlands, hedgerows, mature trees or other significant 
vegetation. 

 
The supporting information required to be submitted with a PUD, at a minimum, shall 
contain the following, unless exempted by the Zoning Administrator. 
 
a. A written statement describing the proposed PUD and the market which it is 

intended to serve. The statement shall also demonstrate the proposed PUD 
relationship with the City’s comprehensive plan and how the proposed PUD is to 
be designed, arranged and operated to permit the development and use of 
property in accordance with the applicable provisions of the city. The statement 
shall also include the public decisions necessary for implementing the proposed 
plan including the present and possible new zoning classifications required for 
development. 

b. A legal description of the entire review area within the PUD for which final plan 
review is sought. 

c. A preliminary plat prepared in accordance with the City’s subdivision regulations. 
d. A preliminary plan drawing to scale of not less than one inch equals fifty feet (1” = 

50’) or scale as requested by the City, containing at minimum the following 
information: 
1) Proposed name of the development. 
2) Property boundary lines and dimensions of the property and any significant 

topographical or physical features of the site. 
3) The location, size, use and arrangement, including height in stories and feet 

and total square feet of ground area coverage and floor area of proposed 
buildings including model homes and existing buildings that will remain, if 
any. Also, all required setback lines shall be depicted.  

4) Location, dimensions of all driveways, entrances, curb cuts, parking stalls, 
loading spaces and access aisles, and all other circulation elements 
including bike and pedestrian, and the total site coverage of all circulation 
elements. 

5) Location, dimensions of all driveways, entrances, curb cuts, parking stalls, 
loading spaces, access aisles and all other circulation elements including 
pedestrian, and the total site coverage of all circulation elements. 

6) Location, designation and total area of all common private open space and 
facilities. 

7) Location, designation and total area of proposed to be conveyed or 
dedicated for public open space including, but not limited to, parks, 
playgrounds, school sites and recreational facilities. 

8) The location, use and size of structures and other land uses on adjacent 
properties. 

9) Where applicable, tabulation that indicates the number of residential dwelling 
units and tabulation indicating the gross square footage, if any, of 
commercial and industrial floor space by type of activity. 

10) A preliminary landscape plan showing groundcover materials and the areas 
to be landscaped with location, size and species of all trees, shrubbery and 
groundcover. 

11) A preliminary grading, drainage and site alteration plan for the development 
illustrating changes to existing topography and natural site vegetation and all 
appropriate protection measures taken during construction. 

mailto:jfoust@municipaldevelopmentgroup.com
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12) A preliminary lighting plan illustrating the location, types of devices, and 
photometric data. 

13) A preliminary signage plan illustrating the sizes, location and overall 
program. 

14) A traffic flow plan and analysis. 
15) Solid waste disposal procedures and provisions. 
16) Wetland delineation reviewed and approved by Pine County. 
17) The applicant shall have a property interest in the site which shall consist of a 

fee simple title, or an option to acquire a fee simple title within a specified 
time period, or substantial interest in a joint venture agreement, real estate 
investment trust, or other real estate syndication that can obtain a fee simple 
title or marketable title subject to certain restraint which will not substantially 
restrict its development within a reasonable time. All mortgages including 
purchase money mortgages, easements restricting land use, and liens and 
judgments that may affect the site shall be documented. The applicant shall 
supply proof of existing ownership consisting of an abstract title, a current 
certificate of title, or an attorney’s title opinion based thereon, together with 
any unrecorded documents whereby the applicant acquired a legal or 
equitable property interest. 

18) Other materials or information that City staff, the Planning Commission or 
City Council deems useful in conjunction with the approval of preliminary 
plan review (This may include, but is not limited to, management plans for 
open spaces areas, topographical or aerial information, or information 
presented in a format that can build the City’s geographic information 
system).  

 
The Planning Commission, in making a recommendation, and the City Council, in 
acting upon a plan, shall consider the following factors; however, nothing herein shall 
be meant to guarantee approval of a PUD: 
 
A. The consistency of the proposed PUD with the City’s comprehensive plan. 
B. The proposed use’s compliance with the standards and criteria of this Ordinance 

and subdivision regulations. 
C. The extent to which the proposed PUD is designed to form a desirable and 

unified environment within its own boundaries in terms of relationship of 
structures, patterns of circulation, visual clutter and sufficiency of drainage 
utilities. 

D. The extent to which the proposed use will be compatible with present and 
planned uses in the surrounding area. 

E. The impact of the proposed uses on the health, safety and general welfare of the 
occupants of the surrounding area. 

F. The burden or impact created by the PUD on parks, schools, streets and other 
public facilities and utilities. 

G. The sufficiency of each phase of the PUD to ensure its construction and 
operation is feasible without dependence upon any subsequent phase. 

H. The impact of the PUD on environmental quality, property values, scenic views 
and reasonable enjoyment of the surrounding area. 

I. That any exceptions to the City ordinances, policies or regulations are justified by 
the design or development of the proposed use. 

 
At this time only a narrative with some pictures of the proposed cabins has been 
submitted along with a hand sketch site plan, a preliminary septic system plan and a 
hand sketch of the shower/restroom facilities. Surveyed plans shall be submitted 
showing the location of the structures, including setbacks, the access road location, a 
grading plan showing how the sites drain and how the road will drain. These plans 
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shall also specify the specific location of the cabin sites and as part of the submittal 
the applicant shall provide specific information on each of the cabins being proposed 
in the terms of size, location and materials.  
 
Other items in the campground ordinance that will apply include the following. 
 
• Grass or other complete ground cover shall be maintained, except in 

parking areas and roads. 
• Evidence shall be provided, prior to final approval, that the licenses and 

approval process of the state's Department of Health has been adhered 
to. 

• All sites shall be well-drained, preventing any pooling of water and 
avoiding wetlands. 

• Sufficient storm shelter shall be provided to accommodate all occupants 
of the campground. 

• Domestic animals or pets must not be allowed to run at large or cause 
any nuisances within a recreational vehicle area. Any kennels, pens or 
other facilities provided for animals must be maintained in a sanitary 
condition. 

• Campground will be determined to allow permanent or seasonal sites 
on conditional use permit. 

 
Shoreland 
Overlay: This site is located in the SL Shoreland Overlay District so all shoreland rules apply. 

In addition to that, any proposal located in the shoreland overlay district shall be 
submitted to the DNR for review and comment. A condition of approval will be to 
incorporate any DNR related comments into the approval of the campground/resort.  

 
Wetland  
Delineation: One of the items required as part of a PUD submission is a wetland delineation. In 

this case there are numerous wetlands on the site and the concept plan that was 
provided was a hand sketch and the locations of the campsite, cabins and septic 
system is very close to numerous wetlands. A wetland delineation shall be required in 
order to determine if the proposed structures and access road will impact any of the 
wetlands on the site. If impacts to the wetlands are proposed, a wetland replacement 
plan will be required to be submitted to the appropriate agencies and approved prior 
to construction.  

 
Street Access: There is one existing access point located on the west side of the property which is 

Nature Way and Nature Way extends to the north and eventually accesses onto 
State Highway 70. Direct access from the proposed site will access Nature Way at 
two different points. The access road extends east off of Nature Way and winds 
through the property adjacent to the cabins and shower/restroom facilities and 
eventually loops back to Nature Way. The campground ordinance requires a strip of 
land a minimum width of sixty feet to be reserved for a service road, which provides 
access to each of the designated sites. Parking shall not be required on the service 
road. The access road will not be adjacent to the off-grid campsites so as part of the 
CUP approval a condition will be needed to allow for this. In addition to the above 
requirements, the surveyed plan submittal shall show the proposed access road and 
a grading plan shall be provided showing how the road will drain and to make sure 
the road does not impact any wetlands on the site.  

 
Utilities: A septic system has been proposed for the cabins and restrooms/shower house. 

Water is also proposed for these structures so a well will also be installed. At this 
time a septic system preliminary plan has been submitted along with the application 
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by Minnesota Geotechnical Services, LLC. This plan is preliminary in nature due to 
the need for soil borings and elevation data. Tree and brush clearing is needed for 
the elevation data. As part of the submittal surveyed data will be needed to show the 
exact location of the septic system and the well location to determine setbacks from 
the small lake and wetlands located on the site. Permits for the installation of the 
septic system and well will be required from applicable jurisdictions.   

 
Requirements from the Rock Creek campground ordinance state the following in 
regards to the sewer and water systems.  
 
• A water system capable of providing 100 gallons per site, per day, at a 

pressure of 20 psi at the most remote fixture for RV sites, or within 400 
feet of each campsite for non-RV sites. 

• Conforming on-site sewage collection and disposal system sized for 100 
gallons per campsite per day. 
• All sewage and waste water must be discharged into an approved 

municipal sewage system if one is available or an individual on- site 
sewage treatment system that meets the requirements of the 
Minnesota Pollution Control Agency rules, Chapter 7080 [LINK 
https://www.revisor.mn.gov/rules/7080/] and any applicable local 
codes. 

• Solid waste facilities consisting of one 30-gallon can for each four 
campsites or one dumpster for each 20 sites, constructed to prevent 
overturning or cover removal by animals, and screened. 

• Campsites for recreational vehicles shall have sewer connection, 
water connection and electric connection or recreational vehicles 
shall be self- contained, and a wastewater disposal station shall be 
provided on site. 

• Drinking water and restroom facilities with showers shall be provided, all 
within 400 feet of every site not served with full facilities. 

 
Signage: At this time no signage has been proposed in the application but it is assumed 

signage may be wanted by the applicant. Any signage that is proposed will have to 
meet the requirements of the Section 1000.23 Signs in the zoning ordinance of the 
municipal code for the City of Rock Creek. 

 
CUP Finding 
Criteria:   Since this request is a CUP, the Planning Commission shall consider possible 

adverse effects of the proposed conditional use and what additional requirements 
may be necessary to reduce any adverse effects, and shall make a recommendation 
to the City Council within the guidelines as mandated by State Statutes. At a 
minimum, the Planning Commission shall consider the following standards as it 
would apply to the particular use at the proposed location.  

 
Standards. The Planning Commission shall consider possible effects of the proposed 
use with its judgment based upon, but not limited to, the following factors. 
 
A. The proposed action has been considered in relation to the specific policies and 

provisions of and has been found to be consistent with the official city 
comprehensive plan. 

B. The proposed use is or will be compatible with present and future land uses of 
the area. 

C. The proposed use conforms to all performance standards contained in this code. 
D. The proposed use can be accommodated with existing public services and will 

not overburden the city's service capacity. 

mailto:jfoust@municipaldevelopmentgroup.com
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E. Traffic generation by the proposed use is within capabilities of streets serving the 
property.  

 
In recommending or approving conditional use permits, the Planning Commission 
and the City Council may impose conditions which it considers necessary to meet the 
standards of this Ordinance and to protect the best interest of the surrounding area 
or the City as a whole. Violations of such conditions shall be grounds to revoke the 
permit. These conditions may include, but are not limited to the following:  
 
A. Ingress and egress to property and proposed structures thereon with particular 

reference to vehicle and pedestrian safety and convenient traffic flow and control, 
and access in care of fire or other catastrophe. 

B. Off-street parking and loading areas where required, with particular attention to 
economic, noise, glare, or odor effects of the special use on nearby property. 

C. Refuse and service areas. 
D. Screening and/or buffering controls. 
E. Limitations on hours of operation or specific location of the use. 
F. A copy of any and all licenses required for the operation of the business. 
 

 
CONDITIONS 
 
Text Amendment 
There are no conditions proposed to be included if the Planning Commission recommends approval of 
the text amendment. Conditions may be added or subject to modification depending upon the outcome at 
the Planning Commission meeting. It should be noted that it is recommended by staff that specific 
language is added to the ordinance in relation to the cabins or structures in regards to setbacks and other 
City Standards.  
 
Conditional Use Permit 
The following conditions are recommended to be included if the Planning Commission recommends 
approval of the conditional use permit. These conditions may be subject to modification depending upon 
the outcome at the Planning Commission meeting. 
 
1. Text Amendment. That a text amendment is approved allowing for resorts in addition to campgrounds 

as a conditional use to be approved on the planned unit development standards.  
 

2. DNR Review. Since the property is located in the SL Shoreland Overlay District, the plans and 
proposal shall be submitted to the Minnesota DNR for review and comment. 
 

3. SL Shoreland Overlay District. The property is located in the SL Shoreland Overlay District for the 
City of Rock Creek and therefore all shoreland rules apply and the plans and proposal shall 
incorporate any DNR comments into the approval.  
 

4. Wetland Delineation. A wetland delineation will be required to be submitted and if any impacts are 
proposed, a wetland replacement plan will be required to be submitted to the appropriate agencies 
and approved prior to construction.  

 
5. Signs. No signs shall be constructed or installed until all appropriate sign permits are reviewed and 

approved by the City and all signs meet the requirements of Section 1000.23 Signs in the zoning 
ordinance of the municipal code for the City of Rock Creek. 

  
6. Septic System and Well Permits. All required permits from all applicable jurisdictions will be required 

to be approved prior to any construction starting on the site. This includes meeting the required 
setbacks to the lake and wetlands located on the site.  
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7. Survey Submittal. A surveyed set of plans and civil drawings shall be required showing the required 

PUD submittal contents as listed under Section 1000.16 PUD Planned Unit Development Overlay 
District, Subdivision 5: PUD Process and Contents of the Zoning Ordinance for the City of Rock 
Creek. This shall include delineated wetlands, access road locations, structure setbacks, topography, 
a grading plan, etc.  

 
8. Service Road Access to off-grid campsites. A strip of land with a minimum sixty feet shall be reserved 

for a service road right of way providing access to each of the designated sites except for off-grid 
campsites, if allowed by the City. 

  
9. Parking. All parking shall be located off the service road and each site shall have designated parking 

spots which shall be shown on the surveyed plan submittal.  
  

10. Lot Combination. Per the campground ordinance, the parcel of land the campground is located on 
shall be a minimum twenty acres in size. Of the two parcels involved in the proposal, one is less than 
twenty acres and in size and therefore shall be combined with the larger parcel so there is no parcel 
less than twenty acres in size as part of this proposal.  

  
11. Additional Permits. The applicant/owner shall be required to meet the requirements of the State of 

Minnesota rules for Camps and Manufactured Home Parks under chapter 4630 of the Minnesota 
state statutes and rules for Lodging Establishments under chapter 4625 of the Minnesota state 
statutes. 

  
12. Campground Ordinance #77. The proposed campground/resort shall meet all the requirements of 

ordinance #77: Campground Ordinance of the Rock Creek municipal code.  
  

13. Storm Shelter. A storm shelter shall be required in a size sufficient to accommodate all occupants of 
the campground/resort.  

 
PLANNING COMMISSION ACTION REQUIRED 
 
After review and discussion by the members of the Planning Commission, two motions are in order. The 
first motion is to recommend to the City Council to approve or deny the text amendment and the second 
motion is to recommend to the City Council to approve or deny the conditional use permit allowing a 
campground/resort in the REC-1 Recreational District. 
 
Possible action items - Text Amendment  
1. Recommend approval of the text amendment subject to conditions. 
2. Table the text amendment to a date specific, and provide the applicant with direction on the issues 

that have been discussed. 
3. Recommend denial of the text amendment request. 
4. Other specific action as directed by the Planning Commission. 
 
Possible action items - Conditional Use Permit 
1. Recommend approval of the conditional use permit subject to conditions. 
2. Table the conditional use permit to a date specific, and provide the applicant with direction on the 

issues that have been discussed. 
3. Recommend denial of the conditional use permit request. 
4. Other specific action as directed by the Planning Commission. 
 
If you have any questions relating to the text amendment or conditional use permit prior to the Planning 
Commission meeting, please feel free to contact me at:  jandersonmdg@gmail.com or call my cell phone 
at 612-598-4987.  
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Exhibit A - Aerial Location Map 
 

 
 



 
25562 Willow Lane ● New Prague, MN 56071 ● (952) 758-7399 ● Fax: (952) 758-3711 

Email: jandersonmdg@gmail.com ● www.municipaldevelopmentgroup.com 
Page 11 

 

Exhibit B – Storm Shelter Layout 
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Exhibit C – Preliminary Septic System Plan Page 1 
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Exhibit C – Preliminary Septic System Plan Page 2 
 

 
 



 
25562 Willow Lane ● New Prague, MN 56071 ● (952) 758-7399 ● Fax: (952) 758-3711 

Email: jandersonmdg@gmail.com ● www.municipaldevelopmentgroup.com 
Page 14 

 

Exhibit C – Preliminary Septic System Plan Page 3 
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