
 

CARVER COUNTY PLANNING COMMISSION 

 
Regular Meeting – December 16, 2025, 7:00 PM 
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  1.1. Call to Order 
 

  1.2. Pledge of Allegiance 
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  1.5. Approve Minutes from November 18, 2025 ................................... 2-11 
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  2.1. File PZ-20250051 - Public Hearing on application 
by Karl Gerber for a Conditional Use Permit. 
(Essential Service - Wireless Communications Monopole) 
Waconia Township ...................................................................... 12-36 

 

  2.2. File PZ-20250052 - Public Hearing on application  
by Brooks Ellingson (Timber Creek Golf Course)  
for a Conditional Use Permit.  
(Large Scale Activity - Golf Course)  
Watertown Township ................................................................... 37-61 

 

 3. Other Business 
 

 4. Adjourn 
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COUNTY OF CARVER 
PUBLIC SERVICES DIVISION 

Department of Land Management  

 
 
 
 
 
 

December 8, 2025 
  
TO:  Carver County Planning Commission & Waconia Township Board    
 
FROM: The Land Management Department 
 
SUBJECT: Application for a Conditional Use Permit (Essential Service - Wireless Communications Monopole) 
 
FILE #: PZ20250051  
APPLICANT: Karl Gerber (on behalf of Vertical Bridge The Towers, LLC)    
OWNERS: Patrick A. Butler and Jayne M. Butler 
SITE ADDRESS: 9975 Orchard Road, Cologne, MN 55322 
PERMIT TYPE: Essential Service - Wireless Communications Monopole 
PURSUANT TO: County Code, Chapter 152, Sections § 152.050, 152.052, and 152.056  
LEGAL DESCRIPTION: See attached Exhibit "A" 
PARCEL #: 09-685-0080 
 
 
BACKGROUND: 
 
1. Patrick Butler and Jayne Butler own an approximately 17.38-acre parcel (Northwood Park Outlots A and B) located in the 

West Half (W½) of the Southwest Quarter (SW¼) in Section 27, Waconia Township. The property is currently improved 
with an existing home and two accessory structures. The site is in the Agriculture Zoning District and within the Carver 
County Water Management Organization (CCWMO) - Carver Creek Watershed. 

 
2. The applicant, Karl Gerber, is requesting a Conditional Use Permit (CUP) to construct a 199-foot-tall private 

telecommunications monopole for Verizon Wireless and two future carriers on the subject property. This request is made 
pursuant to Sections 152.050, 152.052, and 152.056 of the Carver County Zoning Code, which provide the regulatory 
framework as follows: 
 
§ 152.010 DEFINITIONS 
ESSENTIAL SERVICE. Public, quasi-public, limited private uses, and uses that serve a community purpose such as 
utilities, transportation, government operations, communication, energy production, water management, waste treatment or 
disposal, public parks and similar uses that serve a public need, or are deemed beneficial or essential to the public health 
and safety, welfare, or serving a public good of the community as determined by the County Board. 
 

ESSENTIAL SERVICES 
§ 152.050 SCOPE. 
(A) Land uses that serve a public need or are deemed beneficial or essential to the public health and safety, welfare, or 

serving a public good of the community as determined by the County Board. These land uses, being necessary for the 
public health, safety, and welfare, and serving a public good, may be located in any area where it is essential to 
perform their function, provided the applicant demonstrates that the location is essential to perform the function and an 
appropriate siting process is utilized. The factors to be considered in the siting process include those set forth in the 
comprehensive plan and other factors applicable to the nature of the activity being proposed. The provisions of the 
zoning and overlay districts may be given consideration when considering an application for a conditional use permit 
when one is required, but the provisions shall not prohibit the location of essential services in any district. 
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(B) An essential service would typically fall into one or more of the following categories of activities: 

(1)  (3)   Public or private utility accessory uses. Underground or overhead electrical, gas, steam or water distribution 
systems, collection, communications, supply or disposal system, including poles, wire, mains, drains, sewers, 
pipes, conduits, cables, fire alarm boxes, police call boxes, traffic signals, hydrants, or other similar equipment 
and accessories; but not including buildings or transmission services. 

(Ord. 47, passed 7-23-02; Am. Ord. 70-2010, passed 1-25-11; Am. Ord. 97-2021, passed 7-20-21) 
 

§ 152.052 CONDITIONAL USE PERMIT REQUIRED. 
(A) Unless specifically exempted herein, all activities in this section shall be conducted only under a conditional use 

permit issued pursuant to this chapter.  A conditional use permit is not needed under this section to maintain, 
reconstruct, or relocate existing lines or facilities where the general line and confirmation thereof remains essentially 
the same unless the construction is within the traveled roadway.  When the proposed activity is within the traveled 
roadway, a permit or other authorization shall be obtained from the responsible road authority.  Emergency work 
otherwise requiring a filing or application shall be accomplished provided filing or application is made as soon 
thereafter as possible. 

(B) A pre-application meeting with county land management staff is required prior to submitting an application for all 
activities in this section that requires a public hearing. 

(C) Any application for a conditional use permit shall outline the siting process that was utilized to select the site and shall 
address the relationship of the site to the following factors: 
(1) Site requirements for the facility; 
(2) Use of prime agricultural land and environmentally sensitive areas; 
(3) Traffic generation, road access; 
(4) Adverse effects on the environment, especially those that cannot be mitigated and/or reversed; 
(5) Potential for the pollution of air, groundwater, surface water; 
(6) Agricultural preserve status of the land. Agricultural preserve land may be used for essential services only if no 

other alternatives exist, and then only after an eminent domain proceeding ordering the land removed from 
agricultural preserve.  When ten or more acres of agricultural preserve land will be used, the procedure in the 
statute will be followed in making the determination.  In cases where the Environmental Quality Board review 
provisions of the statute do not apply (the land is less than ten acres), the need shall be considered as part of the 
consideration of the conditional use permit or other approval process.  Release from agricultural preserve will be 
accomplished by the filing of the appropriate court documents indicating that the use is in fact a public purpose 
and ordering termination of the preserve; 

(7) Effects on existing and planned land uses in the area; 
(8) Need for services and infrastructure; 
(9) Any additional information specified under a particular provision in this section. 

(Ord. 47, passed 7-23-02; Am. Ord. 97-2021, passed 7-20-21) 
 

§ 152.056 WIRELESS COMMUNICATIONS FACILITIES AND TOWERS OR ANTENNAS. 
(A) Conditional use permit required. Towers and antennas less than 200 feet in height above ground level (AGL), 

including appurtenances, (as defined by Part 77 of Federal Aviation Regulations as revised) for wireless 
communications facilities are permitted upon the issuance of a conditional use permit pursuant to this section. 

(B) General requirements. 
(1) The structure/facility shall not be located on agricultural preserve land unless eminent domain action establishes a 

public purpose as required by the comprehensive plan. 
(2) The structure/facility shall not be located within any transition area (as identified in the comprehensive plan) 

unless the affected municipality adopts a resolution in support of the location. 
(3) In situations where there is an existing home or available building eligibility, the location of the structure/facility 

shall not deprive the subject property of a building site as defined in this chapter. 
(4) The structure/facility shall be located on publicly held land and/or land within a Rural Service District, if the land 

is available, and the location is feasible, within the applicant’s search area. 
(C) Requirements for conditional use permit application in addition to those required pursuant to other appropriate 

sections of this chapter or as otherwise requested by the Department. 
(1) Documentation illustrating compliance or pending compliance with FAA and FCC authorization procedures. 
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(2) Documentation of the area to be served including a search area for the antenna location. A narrative describing a 
search area (with not less than a 1½-mile radius) for the request clearly explaining why the site was selected, any 
environmental review that was conducted including a summary of relevant conclusions, and what existing 
structures were available and why they are not suitable as locations or co- locations. 

(3) Documentation that the communications equipment planned for the proposed tower cannot be accommodated on 
an existing or approved tower or building within the search area due to one or more of the following reasons: 
(a) The planned equipment would exceed the structural capacity of the existing or approved tower or building, as 

documented by a qualified professional engineer, and the existing or approved tower cannot be reinforced or 
modified to accommodate planned equipment at a reasonable cost; 

(b) The planned equipment would cause interference with other existing or planned equipment at the tower or 
building as documented by a qualified professional radio frequency (RF) engineer, and the interference cannot 
be prevented at a reasonable cost; 

(c) No existing or approved towers or commercial/industrial buildings within a 1½-mile radius meet the radio 
frequency (RF) design criteria; 

(d) Existing or approved towers and commercial/industrial buildings within a 1½-mile radius cannot 
accommodate the planned equipment at a height necessary to function reasonably as documented by a 
qualified professional radio frequency (RF) engineer; 

(e) The applicant must demonstrate that a good faith effort to co-locate on existing towers and structures within a 
1½-mile radius was made, but an agreement could not be reached. 

(4) An agreement stating that the site will be designed for not less than three tenants with applicant and property 
owner commitment to co-location, whereby, any prohibition of compatible additional tenants on a tower will be 
considered a violation of the permit. The agreement shall also include a statement that an unused or obsolete tower 
shall be removed, within six months of cessation of use, by the property owner and/or applicant. The agreement 
shall be signed by the applicant and the property owner and shall be attached to and become a part of the permit. 

(5) An escrow account, based on the county fee schedule, shall be established from applicants for requests including, 
but not limited to, locations within 1½ miles of an adjacent jurisdiction or existing structure which is over 100 feet 
in height. The applicant shall be required to increase the escrow if the county’s cost exceeds the initial required 
amount. The escrow shall be established to reimburse the county for technical services typically provided by a 
qualified communications engineer, selected by the county, to verify compliance with the co-location and 
documentation requirements stated above. 

(D) Standards for the issuance and continuation of a conditional use permit. 
(1) An agreement providing for co-location and prompt removal of unused and/or obsolete towers shall be attached 

and become part of the permit. 
(2) The tower and all associated structures (wireless communication facility), excluding guy wires and anchors, must 

have a 50-foot minimum setback from all property lines. Towers shall not be located closer than the tower height 
plus 10 feet from any structure, located on adjacent properties, existing at the time of application. 

(3) Tower and antenna plans shall be signed by a qualified and licensed professional engineer and constructed to 
conform to the approved plans, the latest structural standards of the Uniform Building Code, provisions of the 
Electronic Industries Association and all other applicable reviewing agencies. 

(4) Permittee must obtain FAA approval and/or provide documentation that FAA approval is not needed. 
(5) Permittee must obtain FCC licensure and approval as required for various communications applications. Permittee 

shall follow FCC regulations regarding the correction and/or prevention of any radio frequency interference 
problems. 

(6) All towers shall be reasonably protected against unauthorized climbing. The bottom of the tower (measured from 
ground level to 12 feet above ground level) shall be designed in a manner to preclude unauthorized climbing and 
shall be enclosed with a minimum of a 6-foot high fence or barrier with a locked gate. 

(7) Wireless communications facilities shall utilize building materials, colors, textures, screening and landscaping that 
effectively blend within the surrounding environment to the greatest extent possible. 

(8) No advertising or identification of any kind intended to be visible from the ground or other structures is permitted, 
except applicable warning and equipment information signage required by the manufacturer or by federal, state, or 
local authorities. 

(9) Wireless communications facilities shall not be illuminated by artificial means, except for camouflage purposes 
(such as, designed as a lighted tower, for a parking lot, or a ball field), security purposes or when illumination is 
specifically required by the Federal Aviation Administration or other authority. 
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(10) No part of any antenna or tower, nor any lines, cable, equipment, wires, or braces shall at any time extend 
across or over any part of the right-of-way, public street, highway, or sidewalk, without approval by the county 
through the building permit approval process. 

(11) Permittee must submit proof of liability and worker’s compensation insurance. All communication towers, their 
antennas, and associated equipment shall be adequately insured for injury or property damage caused by 
structural failure of the tower or associated equipment. 

(12) The permit will be subject to administrative review. 
(13) Towers and antennas existing or approved as of September 9, 1997. Structures allowed under a previous 

ordinance or conditional use permit may continue to be used as they were built provided they are in compliance 
with the conditions of the permit. 

(E) Location or co-location of antennas and associated equipment. Location or co-location of antennas and associated 
equipment on any existing structure is permitted upon the issuance of a building permit (if required) provided the 
placement of the antennas and appurtenances are in compliance with any federal, state and county regulations. 

(Ord. 47, passed 7-23-02; Am. Ord. 58-2007, passed 3-27-07; Am. Ord. 97-2021, passed 7-20-21) 
 
 

STAFF ANALYSIS: 
 
1. The submitted project narrative (dated November 13, 2025) states that the purpose of the monopole and its proposed 

location is to:  
“…help provide better cell coverage to the area’s residents” and “In addition, the proposed site is ideal for a cell tower 
because it does not infringe on the adjacent parcels’ homes, yet it is close enough to residential areas to provide enhanced 
service to substantial numbers of area residents. Additionally, the tower will also provide better coverage for people 
traveling on Highway 5 and other roads in the area.” 
 

2. The Overall Site Plan, Tower Elevation, Enlarged Site Plan, and Construction Details Plans (all dated August 14, 2025) 
illustrate the proposed 199-foot monopole, to be located northwest of Orchard Road within a 100-foot x 100-foot lease 
area. The plan includes a 12-foot-wide gravel drive and parking area. The proposed fenced area would be 50 feet x 50 feet. 
In addition to the monopole, the site would include a Verizon Wireless generator and equipment cabinets. The tower 
elevation indicates that Verizon antennas would be mounted, with space reserved for two additional future carrier antennas 
and equipment, in conformance with County Zoning Code requirements that the site be designed to accommodate at least 
tenants. 
 
The monopole would be set back 110 feet from the eastern side property line, which complies with zoning standards 
requiring a minimum 50-foot setback from all property lines. Additionally, the tower meets the required 209-foot setback 
(tower height plus 10 feet) from structures on adjacent properties. 
 

3. The Site Grading, Erosion, and Landscape Plan (dated August 14, 2025) illustrates 25 proposed Black Hills Spruce trees, 
each to be planted at a height of six feet, located outside of the fenced leased area. This planting plan complies with the 
Zoning Code requirement 152.056(D)(7), which states that screening and landscaping shall be utilized to blend within the 
surrounding environment. 
 

4. The Fence Details Plan (dated August 14, 2025) depicts a six-foot-tall chain-link fence with fabric, topped by a one-foot 
section of barbed wire, and includes a locked gate. This design conforms with Zoning Code regulations, which require a 
minimum six-foot-high fence or barrier with a locked gate. 

 
5. The Site Signage Details Plan (dated August 14, 2025) shows six signs and their locations on the fence. Warning and 

equipment information signage, as required by the manufacturer or by federal, state, or local authorities, is permitted in 
accordance with Zoning Code regulations. 

 
6. The MIN Sparrow Before and After Plots (dated October 8, 2025) illustrate wireless coverage within 1.5 miles and 5 miles 

of the site before and after installation of the monopole. On the maps, blue areas indicate strong signal strength, yellow 
areas indicate moderate signal, and red areas indicate weak signal. As noted in the applicant’s narrative, there is a 
significant coverage gap in this area, and no existing approved towers or structures within 1.5 miles of the proposed site. 
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7. The Federal Aviation Administration has conducted an aeronautical study under the provisions of 49 U.S.C., Section 

44718 and if applicable Title 14 of the Code of Federal Regulations, part 77, concerning: 
• Structure: Antenna Tower US-MN-5159 SPARROW 
• Location: cologne, MN 
• Latitude: 44-49-27.49N NAD 83 
• Longitude: 93-49-37.19W 
• Heights: 981 feet site elevation (SE) 
• 199 feet above ground level (AGL) 
• 1180 feet above mean sea level (AMSL) 
 
In a letter received from the FAA (dated December 12, 2024), the Aeronautical Study No. 2024-AGL-15275-OE 
revealed that the structure does not exceed obstruction standards and would not be a hazard to air navigation provided 
the following condition(s), if any, is(are) met: 
• “Emissions from this site must be in compliance with the parameters set by collaboration between the FAA and 

telecommunications companies and reflected in the FAA 5G C band compatibility evaluation process (such as 
power, frequencies, and tilt angle). Operational use of this frequency band is not objectionable provided the 
Wireless Providers (WP) obtain and adhere to the parameters established by the FAA 5G C band compatibility 
evaluation process. Failure to comply with this condition will void this determination of no hazard.” 

• “Based on this evaluation, marking and lighting are not necessary for aviation safety. However, if marking/ 
lighting are accomplished on a voluntary basis, we recommend it be installed in accordance with FAA Advisory 
circular 70/7460-1 M Change 1.” 
 

8. The application materials were forwarded to Abigail Ernst, Water Resources Program Analyst, with Carver County Water 
Management Organization for review. In an email dated November 25, 2025, she stated that an Erosion and Sediment 
Control Permit would be required because the monopole project area is located within 50 feet of the wetland.  
 

9. The submitted CUP materials were sent to the City of Waconia for review. As of the date of this staff report, the City of 
Waconia has not provided any comments on the application. 

 
10. The Waconia Township Board reviewed the request at their November 24, 2025, meeting and recommended approval. As 

of the date of this staff report, the Land Management Department has not received a signed Township Recommendation 
Form; however, staff received a voicemail from Waconia Township Board Supervisor John Zimmerman on December 4, 
2025, confirming that the Board did recommend approval of the application.      

 
 
PLANNING COMMISSION CONSIDERATION:   
If the Planning Commission recommends approval of the Conditional Use Permit application for a 199-foot-tall private 
telecommunications monopole on the parcel legally described in Exhibit A, the following conditions should be included as part 
of the permit: 
 
1. The permit is subject to administrative review. Any change in ownership, operations, or operator shall trigger a review by 

the Land Management Department to determine whether an amendment or similar action is necessary. Proposed owners 
and/or operators are encouraged to contact the Land Management Department as early as possible in the timeline of the 
proposed change. 

 
2. All structures used in conjunction with telecommunications operations shall meet the applicable requirements of the 

Carver County Zoning Code, the State Building Code, and Telecommunications Industry Association standards (TIA-222, 
as amended). All required building permits shall be obtained prior to construction. The tower shall be designed and located 
in accordance with the approved site plans. The construction of any new structures may require an amendment to the 
permit. 
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3. Any stormwater management, grading, or filling activity on the property shall comply with the regulations of the Carver 
County Water Management Organization (CCWMO) and the Wetland Conservation Act (WCA), if applicable. Required 
reviews and approvals must be obtained prior to issuance of construction and/or building permits. The applicant must 
apply for an Erosion and Sediment Control Permit. 

 
4. The permittee shall comply with all applicable Federal Aviation Administration (FAA) requirements and stipulations. 

 
5. The permittee shall obtain all required Federal Communications Commission (FCC) licenses and approvals. 

 
6. No advertising or identification intended to be visible from the ground or other structures is permitted, except for warning 

signs and equipment information required by the manufacturer or by Federal, State, or local authorities. 
 

7. The permittee is responsible for complying with all applicable Federal, State, and local rules, regulations, and permitting 
requirements. 

 
OR 
 
If the Planning Commission recommends denial of the permit application, the deficiencies found in Section 152.251 (Required 
Findings) of the Carver County Zoning Code, should be referenced, as follows: 
 
§ 152.251  REQUIRED FINDINGS. 
An order for the issuance of a CUP or IUP can be adopted only if all the following are found as fact.  Any conditions imposed 
by the permit or actions required as part of the order shall be considered in making findings: 
(A) The conditional or interim use is permitted as a permitted conditional or interim use within the zoning district and meets 

all requirements of this chapter and any other county, regional, state, or federal laws, ordinances, rules, or regulations. 
(B) The conditional or interim use will not be injurious to the use and enjoyment of other property in the immediate vicinity 

for the purposes already permitted. 
(C) The establishment of a conditional or interim use will not impede the normal and orderly development and improvement 

of surrounding vacant property for uses predominant in the area. 
(D) The effects of the proposed use will not be detrimental to the health, safety, and welfare of Carver County or to the 

occupants of the immediate neighborhood. 
(E) That adequate utilities, access roads, drainage and other facilities have been or are being provided. 
(F) That adequate measures have been or will be taken to provide sufficient off-street parking and loading space to serve the 

proposed use if these measures are applicable. 
(G) That adequate measures have been or will be taken to prevent or control offensive odor, fumes, dust, noise, and vibration, 

so that none of these will constitute a nuisance if these measures are applicable. 
(H) The use or development conforms to the County Comprehensive Plan. 
(I) The use or development is compatible with the land uses in the neighborhood. 
(J) A public hearing was held pursuant to § 152.285 and M.S. § 394.26, as it may be amended from time to time. 
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BUELL CONSULTING, INC. 
 

9973 Valley View Rd 
Eden Prairie, MN 55344 

(651) 361-8110 
www.buellconsulting.com 

 
 

Thursday, November 13, 2025 
 
Carver County, MN, Department of Land Management 
Attn: Mr. Jason Mielke, Land Use 
Manager 

 
600 East 4th Street 
Chaska, Minnesota 55318 
 

RE: CUP Application for New Tower Site – Vertical Bridge The Towers, LLC, ref. US-MN-5159 / Sparrow / 
Patrick A. Butler Property: Carver County PID 096850080, of Section 27, Township 116, Range 25 East. 

Dear Mr. Mielke, and the Carver County Planning Commission,  

 

On behalf of Vertical Bridge The Towers, LLC, Buell Consulting, Inc. hereby submits a Conditional Use 
Application for a Communications Tower on a property within Carver County PID 096850080 owned by 
Patrick & Jayne Butler. 

 
Enclosed with this letter are the following items: 

• Zoning Narrative (see immediately following pages) explaining how our proposed project complies with the 
County of Carver Zoning Ordinance 

• CUP application fee in the amount $600 (paid over the phone) 

• CUP application form completed and signed by me, on behalf of the applicant, Vertical Bridge The Towers, LLC, 
and by the property owner 

• Site Plans by Design 1. Dated 08/14/2025 

• FAA pre-check showing no hazard 

• Certificate of insurance  

• Bond of $75,000 

• Fall zone letter 

• Minnesota Wetland Conservation Act - Notice of Decision 

• Collocation letter  
 

Please do not hesitate to call for any clarifications or additional questions related to any of the CUP application 
materials. So that we can monitor various internal and external deadlines. Also, please confirm that this application is 
complete or, if it is not complete, please provide a detailed description of the required information that is incomplete 
so we can address it properly and correctly. 

 

Sincerely, 
 

Karl Gerber 
Site Development Agent on behalf of Vertical Bridge The 
Towers, LLC  
Phone: 715-415-4528 
Email: kgerber@buellconsulting.com 

Encl. 
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Zoning Narrative 
Conditional Use Permit Application for a New Communication Tower 

Carver County PID 096850080 
 
 

This zoning narrative is included to state how our application complies with the County of Carver Zoning 
Ordinance (cited ordinance language is in blue italics, our responses are in normal font). 
 

We are proposing to build a 199-foot monopole communication tower on parcel 
096850080 to help provide better cell coverage to the area’s residents. The proposed 
tower is setback 110-feet from the nearest property line with the tower having a fall 
zone radius of 75-feet. The proposed compound of the tower is 75-feet away from the 
nearest property line. If approved the proposed communication tower is set to be built 
in late spring / early summer of 2026. Typical construction timeline is less than month. 
Typically, there is a crane to build the tower along with an additional service vehicle or 
two. Additionally (not always on the same days) there will be a vehicle or two for 
installing the utilities (fiber & electrical). Once the tower is built vehicle traffic will be 
minimal, typically once or twice per year for general maintenance unless more visits are 
required by the jurisdiction. 

 
Communication Tower Use: 

 

Our proposed use is located on a parcel zoned as AG – Agriculture within Waconia Township in Carver 
County. According to the Carver County Zoning Ordinance, Section 152.056 WIRELESS COMMUNICATIONS 
FACILITIES AND TOWERS OR ANTENNAS, Communication Towers are permitted with the issuance of a 
conditional use permit by County Board. In addition, the proposed site is ideal for a cell tower because it does 
not infringe on the adjacent parcels’ homes, yet it is close enough to residential areas to provide enhanced 
service to substantial numbers of area residents. Additionally, the tower will also provide better coverage for 
people traveling on Highway 5 and other roads in the area. We feel our proposed use is appropriate at the 
proposed location from both a zoning and practical perspective. 

 
(B) General requirements: 

 

1. The structure/facility shall not be located on agricultural preserve land unless eminent domain action establishes 
a public purpose as required by the comprehensive plan.  
Our proposed tower is located on a parcel zoned AG – Agriculture, not on land enrolled in the Agricultural Preserve 
program. 
 
2. The structure/facility shall not be located within any transition area (as identified in the comprehensive plan) 
unless the affected municipality adopts a resolution in support of the location. 
Our proposed tower is not located within any transition area.  
 
3. In situations where there is an existing home or available building eligibility, the location of the structure/facility 
shall not deprive the subject property of a building site as defined in this chapter. 
Due to the makeup of the parcel and where we are proposing the tower to be built, we do not believe we are 
depriving the subject property of available building eligibility. 
 
4. The structure/facility shall be located on publicly held land and/or land within a Rural Service District, if the land 
is available, and the location is feasible, within the applicant’s search area. 
No land in the Rural Service District was available / feasible. 
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(C) Requirements for conditional use permit application in addition to those required pursuant to other appropriate 

sections of this chapter or as otherwise requested by the Department. 
 
1. Documentation illustrating compliance or pending compliance with FAA and FCC authorization procedures. 
Please see attached no hazard letter from the FAA. Towers under 200’ do not need to be registered with the FCC. 
Our proposed tower is 199’. 

 
2. Documentation of the area to be served including a search area for the antenna location. A narrative describing a 
search area (with not less than a 1½-mile radius) for the request clearly explaining why the site was selected, any 
environmental review that was conducted including a summary of relevant conclusions, and what existing structures  
were available and why they are not suitable as locations or co- locations.  
Please see attached RF mapping showing the coverage of the area before and after the tower is added. The 

mapping shows how there is a significant gap in coverage in the area. With the City of Waconia continuing to grow and 
expand, the addition of this tower will help alleviate the stress and bottle necking of data on the current network.  Also, 
please see attached Minnesota Wetland Conservation Act notice of decision letter attached. 

 
3. Documentation that the communications equipment planned for the proposed tower cannot be accommodated 
on an existing or approved tower or building within the search area due to one or more of the following reasons: 

 
(a) The planned equipment would exceed the structural capacity of the existing or approved tower or 
building, as documented by a qualified professional engineer, and the existing or approved tower cannot be 
reinforced or modified to accommodate planned equipment at a reasonable cost; 
Not applicable since there is no existing or approved tower /structure within a 1.5 miles radius of our 
proposed location. Additionally, no building within 1.5-mile radius of our proposed tower meets the height 
need for RF’s coverage goals. 
 
(b) The planned equipment would cause interference with other existing or planned equipment at the tower 
or building as documented by a qualified professional radio frequency (RF) engineer, and the interference 
cannot be prevented at a reasonable cost; 
Not applicable since there is no existing or approved tower /structure within a 1.5 miles radius of our 
proposed location. Additionally, no building within 1.5-mile radius of our proposed tower meets the height 
need for RF’s coverage goals. 
 
(c) No existing or approved towers or commercial/industrial buildings within a 1½-mile radius meet the 
radio frequency (RF) design criteria; 
This is the reason for our proposed tower because there are no existing or approved towers or 
commercial/industrial buildings within a 1½-mile radius meet the radio frequency (RF) design criteria 
 
(d) Existing or approved towers and commercial/industrial buildings within a 1½-mile radius cannot 
accommodate the planned equipment at a height necessary to function reasonably as documented by a 
qualified professional radio frequency (RF) engineer; 
Not applicable since there is no existing or approved tower /structure within a 1.5 miles radius of our 
proposed location. Additionally, no building within 1.5-mile radius of our proposed tower meets the height 
need for RF’s coverage goals. 
 
(e) The applicant must demonstrate that a good faith effort to co-locate on existing towers and structures 
within a 1½-mile radius was made, but an agreement could not be reached.  
Not applicable since there is no existing or approved tower /structure within a 1.5 miles radius of our 
proposed location. Additionally, no building within 1.5-mile radius of our proposed tower meets the height 
need for RF’s coverage goals. 
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4. An agreement stating that the site will be designed for not less than three tenants with applicant and property 
owner commitment to co-location, whereby, any prohibition of compatible additional tenants on a tower will be 
considered a violation of the permit. The agreement shall also include a statement that an unused or obsolete 
tower shall be removed, within six months of cessation of use, by the property owner and/or applicant. The 
agreement shall be signed by the applicant and the property owner and shall be attached to and become a part of 
the permit. 
Please see the attached lease agreement signed by Vertical Bridge and the property owner. Section 8 ASSIGNMENT 
AND SUBLEASE. States how Vertical Bridge has the right to sublease space on the tower to additional users. Also, 
please see attached site plans that show the tower is designed to hold Verizon and at least two other future users. 
 
  
5. An escrow account, based on the county fee schedule, shall be established from applicants for requests including, 
but not limited to, locations within 1½ miles of an adjacent jurisdiction or existing structure which is over 100 feet in 
height. The applicant shall be required to increase the escrow if the county’s cost exceeds the initial required 
amount. The escrow shall be established to reimburse the county for technical services typically provided by a 
qualified communications engineer, selected by the county, to verify compliance with the co-location and 
documentation requirements stated above. 
Please see the attached $75,000 bond. 

 
(D) Standards for the issuance and continuation of a conditional use permit. 
 

1. An agreement providing for co-location and prompt removal of unused and/or obsolete towers shall be attached 
and become part of the permit. 
Please see the attached lease agreement signed by Vertical Bridge and the property owner. Section 8 ASSIGNMENT 
AND SUBLEASE. States how Vertical Bridge has the right to sublease space on the tower to additional users. Section 
7 EQUIPMENT, FIXTURES AND REMOVAL. States how Vertical Bridge must restore the tower premise two feet 
below grade level within 90 days if the lease expires or the tower is no longer needed.  
 
2. The tower and all associated structures (wireless communication facility), excluding guy wires and anchors, must 
have a 50-foot minimum setback from all property lines. Towers shall not be located closer than the tower height 
plus 10 feet from any structure, located on adjacent properties, existing at the time of application. 
Please see page A-1 of the attached site plans showing the tower compound is set back 75 feet from the nearest 
property line. The nearest structure on any of the adjacent parcels is approximately 580 feet away from tower 
center. Additionally, please see attached fall zone letter stating how the tower in the rare circumstance that it does 
collapse will fall past the property lines.  
 
3. Tower and antenna plans shall be signed by a qualified and licensed professional engineer and constructed to 
conform to the approved plans, the latest structural standards of the Uniform Building Code, provisions of the 
Electronic Industries Association and all other applicable reviewing agencies. 
Once / if approved in zoning the current tower drawings will be stamped by a state licensed engineer for approval 
for construction. If any changes are needed / required during the zoning phase those changes will be made to the 
plans prior to them being stamped by a state licensed engineer.  
 
4. Permittee must obtain FAA approval and/or provide documentation that FAA approval is not needed. 
Please see the attached no hazard letter from the FAA. 
 
5. Permittee must obtain FCC licensure and approval as required for various communications applications. 
Permittee shall follow FCC regulations regarding the correction and/or prevention of any radio frequency 
interference problems. 
Towers under 200’ do not need to be registered with the FCC. Our proposed tower is 199’. 
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6. All towers shall be reasonably protected against unauthorized climbing. The bottom of the tower (measured from 
ground level to 12 feet above ground level) shall be designed in a manner to preclude unauthorized climbing and 
shall be enclosed with a minimum of a 6-foot high fence or barrier with a locked gate. 
Please see pages A-4 to A-6 of the attached site plans showing the fence details along with no trespassing signs to 
unauthorized personnel.  
 
7. Wireless communications facilities shall utilize building materials, colors, textures, screening and landscaping 
that effectively blend within the surrounding environment to the greatest extent possible. 
Please see page A-2.1 of the attached site plans showing the proposed landscape plan. 
 
 
8. No advertising or identification of any kind intended to be visible from the ground or other structures is 
permitted, except applicable warning and equipment information signage required by the manufacturer or by 
federal, state, or local authorities. 
No advertising or signs will be posted other than the site, safety, and no trespassing ones listed on page A-6 of the 
attached site plans. 
 
 9. Wireless communications facilities shall not be illuminated by artificial means, except for camouflage purposes 
(such as, designed as a lighted tower, for a parking lot, or a ball field), security purposes or when illumination is 
specifically required by the Federal Aviation Administration or other authority. 
Due to the proposed tower being under 200 feet tall and not being near any airports lighting is not required. 
 
 10. No part of any antenna or tower, nor any lines, cable, equipment, wires, or braces shall at any time extend 
across or over any part of the right-of-way, public street, highway, or sidewalk, without approval by the county 
through the building permit approval process. 
The attached site plans show that no part of the tower or any antennas, lines, cable, equipment, wires, or braces 
extend across or over any part of the right-of-way, public street, highway, or sidewalk.  
 
11. Permittee must submit proof of liability and worker’s compensation insurance. All communication towers, their 
antennas, and associated equipment shall be adequately insured for injury or property damage caused by 
structural failure of the tower or associated equipment.  
Please see the attached certificate of insurance. 
 
12. The permit will be subject to administrative review.  
 
13. Towers and antennas existing or approved as of September 9, 1997. Structures allowed under a previous 
ordinance or conditional use permit may continue to be used as they were built provided they are in compliance 
with the conditions of the permit. 
Not applicable. 

 
(E) Location or co-location of antennas and associated equipment. Location or co-location of antennas and associated 
equipment on any existing structure is permitted upon the issuance of a building permit (if required) provided the 
placement of the antennas and appurtenances are in compliance with any federal, state and county regulations. 
We shall be filing for a building permit upon approval of the CUP or earlier if allowed to do so. 

 
 

Thank you for considering our proposed Conditional Use Permit Application and Submittal Package for Vertical 
Bridge The Towers, LLC’s proposed tower facility. We believe we satisfy all requirements for the proposed cell 
tower facility, and we welcome any questions and comments as you review this application. 
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Please feel free to call me with any questions. 

Sincerely,  

Karl Gerber 
Site Development Agent on Behalf of Vertical Bridge The 
Towers, LLC Buell Consulting, Inc. 
720 Main Street, Suite 200 
Saint Paul, MN 55118 
Office/Cell: 715-415-4528 
Email: kgerber@buellconsulting.com 
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Attachment 1 

MIN SPARROW Before and After Plots 

10-8-2025

Jordan Alstad – RF Engineer, Verizon Wireless 

MIN SPARROW

Current VZW Signal Level – 5 mi (BEFORE) View Surrounding Proposed Site 

MIN SPARROW

Proposed Signal Level – 5 mi (AFTER) View Surrounding Proposed Site 

October 8, 2025
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MIN SPARROW

 

Current VZW Signal Level – 1.5 mi (BEFORE) View Surrounding Proposed Site 

MIN SPARROW

 

Proposed Signal Level – 1.5 mi (AFTER) View Surrounding Proposed Site 

• Blue areas show where the signal is strong, and all connections are expected to be reliable. 
• Yellow areas show where signal is moderate; most connections should be reliable, but may be 

somewhat compromised indoors or in the presence of significant “clutter” (e.g., foliage, 
buildings, etc) between the user and the cell towers. 

• Red areas show where signal is weak, where reliability would greatly depend on lack of clutter 
and line of sight to the cell tower. Indoor reliability would be very compromised. 
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Page 4 of 5 

**Important:  I understand that I must appear at the Town Board meeting to present my request and obtain their 
recommendation prior to appearing before the County Planning Commission or Board of Adjustment. 

Township Presentation 
& 

Recommendation Form

Permit # PARCEL # 

Owner's Name: Owner's Mailing Address: 

City: Owner State: Owner Zip: 

Applicant (if other than owner): Site Address: 

Description of Request: 

Date of County Public Hearing: Date of Township Meeting: 

Actions: 

Type of Request: CUP IUP Preliminary Plat Final Plat Variance Appeal 

Township Action Taken: 

Recommends approval and use of the Township Road (if applicable) with the following comments: 
Recommends denial for the following reasons: 
No recommendation, but will comment on the request at the Planning Commission or Board of Adjustment hearing: 

Date 
Signature of Applicant 

Date 

Signature of Township Official 

096850080 PZ20250051

Patrick A. Butler 9975 Orchard Road

Cologne MN 55322

Karl A. Gerber 9975 Orchard Road

x

To build a 199' monopole tower to provide better cellphone coverage to the area residents
and businesses. Tower is designed to hold multiple carriers' equipment to minimize the 
need of additional towers in the area. 

12/16/2025 11/24/2025

x

Township recommended approval per voicemail from Waconia Township Board Supervisor 
John Zimmerman, received on 12/4/2025.
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EXHIBIT “A” – LEGAL DESCRIPTION 
 

PID NUMBER: 09-685-0080 File#PZ20250051  
                          
APPLICANT:Karl Gerber, representing Buell Consulting, Inc. 
OWNER: Patrick A Butler & Jayne M Butler 
 * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *  
Outlot A, Northwood Park, Carver County, Minnesota, and that part of Outlot B, Northwood 
Park, Carver county, Minnesota, described as follows: Commencing at the southwest corner of 
said Outlot B; thence on an assumed bearing of North 00 degrees 09 minutes 08 seconds West 
along the westerly line of said Outlot B, a distance of 923.00 feet to an angle point in the west 
line of said Outlot B and the point of beginning; thence north 00 degrees 09 minutes 08 
seconds West, a distance of171.34 feet; thence North 65 degrees 33 minutes 06 seconds East, 
a distance of 251.19 feet; thence North 00 degrees 22 minutes 21 seconds West, a distance of 
292.10 feet; thence North 17 degrees 05 minutes 34 seconds West, a distance of 447.86 feet to 
the northwesterly line of said Outlot B; thence southwesterly along said northwesterly line of 
Outlot B to the northwest corner of said Outlot B; thence South 12 degrees 10 minutes 50 
seconds East along the westerly line of said Outlot B, a distance of 530.22 feet to an angle 
point in said westerly line; thence South 63 degrees 08 minutes 40 seconds East along said 
westerly line, a distance of 288.09 feet to the point of beginning.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
DRAFTED BY: Carver County Land Management Department 
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COUNTY OF CARVER 

PUBLIC SERVICES DIVISION 
Department of Land Management  

 

 

 

 
 

 
 

December 8, 2025 

  

TO:  Carver County Planning Commission & Watertown Town Board    

 

FROM: The Land Management Department 

 

SUBJECT: Application for a Conditional Use Permit (Large Scale Activity- Golf Course) 

 

FILE #: PZ20250052 

APPLICANT: Brooks Ellingson (WJVA Inc.) 

OWNER: Brooks Ellingson (WJVA Inc.) 

SITE ADDRESS: 9750 County Rd 24, Watertown MN 55388 

PERMIT TYPE: Large Scale Activity (Golf Course)  

PURSUANT TO: County Code, Chapter 152, Section 152.080 (C)(5)  

LEGAL DESCRIPTION: See attached Exhibit "A" 

PARCELS #: 10-012-1200, 10-012-1250, 10-012-1400  

 

 

BACKGROUND: 

 

1. Brooks Ellingson (WJVA Inc.) owns approximately 146.44 acres of land located in the Southeast Quarter (SE¼) of 

Section 12, Watertown Township. The subject property is located at the intersection of County Roads 24 and 127. The 

property is improved with an 18-hole golf course (Conditional Use Permit – CUP #6088), a combination clubhouse/pro 

shop, a parking lot, and several large sheds for equipment storage, supplies, and repair activities.  The site is located in the 

Agriculture Zoning District and within the Shoreland District of a DNR-protected watercourse, as well as the Carver 

County Water Management Organization (CCWMO) - Crow River Watershed. The golf course property currently includes 

three parcels with individual PID numbers. 

 

2. Mr. Ellingson proposes to renovate the golf course property and expand the operational area. The proposal includes 

extending the golfing season and daily operating hours, increasing the maximum number of employees, expanding the 

parking lot, constructing a 6,000-square-foot shed to house electric golf carts, and conducting regular golf course 

maintenance and site improvements without the need for administrative grading/filling permits issued by the County Land 

Management Department. No change in use is proposed. 

 

3. In 1985, Variance #7042 was issued to permit a Large-Scale Activity land use on an operational area characterized by an 

excessive amount of prime agricultural soils under till. Subsequently, CUP #6088 was approved to authorize the initial 

operation of the golf course, and CUP #7136 was later issued to modify the original site plan. 

 

4. The application by Timber Creek Golf Course for a Conditional Use Permit (CUP) is pursuant to Sections 152.080 of the 

Zoning Code, which reads as follows: 

 

§ 152.080  CONDITIONAL USES–LARGE SCALE ACTIVITIES WITH UNIQUE LAND OR LOCATION NEEDS. 

(A) Minimum criteria for issuance. 

(1) The activity conforms to all other county ordinances, state, and federal regulations. 

(2) Minimum five-acre lot size, unless another size is specified under a particular provision. 

(3) Sewage can be managed in accordance with Chapter 52 of this code of ordinances.  The county may require 

design by a registered engineer. 
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(4) The activity shall be located on a hard surfaced (blacktop or concrete) road unless specific approval for location 

on a township road is given by the affected township or townships.  The town board may condition its approval of 

access to a gravel road on agreements with the applicant regarding dust control, maintenance, or similar issues.  

The terms of the agreement shall be such that the agreement is in force so long as the permit is in effect. 

(5) The activity is of a scale that the demand for support services such as sewer, water, police, fire protection, 

emergency equipment access, roads or streets, can be accommodated within the context of the service levels 

available in the commercial agricultural area. 

(6) Land is not subject to the land use restrictions of an AG preserve covenant. 

(7) The operational characteristics of the proposed activity shall be such that it can be operated on the proposed site 

and within the current levels of support services and infrastructure.  Activities that will have service needs–traffic 

capacity or roads, waste disposal or management, fire or police protection, sewage disposal–that will exceed those 

available in the area should locate in municipalities where the services are available. 

(B) Minimum conditions. 

(1) Permit shall be subject to administrative review or compliance review as set by the permit. 

(2) The operational plan and site plan shall become part of the permit. 

(3) The activity must operate in conformance with the approved site plan and operational plan and other provisions of 

this chapter.  The site plan and operational plan shall become part of the permit. 

(4) The applicant must submit a copy of workers compensation insurance or sign an affidavit stating that he or she 

will not have any employees. 

(5) All buildings used in the operation must meet the State Building Code. 

(C) Activities. 

(5)  Golf courses subject to the following criteria: 

(a) Golf courses will be permitted only in those townships where the township comprehensive plan states that the 

use is a compatible and desirable use within the township and the town board forwards a resolution to the 

county stating that the proposal is in conformance with its comprehensive plan. 

(b) The course must be located on either a minor collector, a major collector, a minor arterial or major arterial 

road as identified in the current Public Works' Transportation Plan. The road must be hard surfaced. 

(c) A permanent club house must be constructed that is adequate in size as per the State Building Code to serve 

the proposed number of golfers. 

(d) The course must be a minimum of nine holes. 

(e) There must be adequate fencing to deter trespassing on adjacent property. 

(f) The applicant will submit information identifying wetlands, watercourses, water bodies and wooded areas. 

The applicant will also state how the proposal would affect the above natural features. The proposal will be 

reviewed to determine adverse impact on the above natural features and on areas or sites of historical or 

archaeological significance. Conditions may be imposed to limit or prevent adverse impact on the above 

stated or other natural features. 

(g) Any of the above requirements may be waived by the County Board for golf courses existing at the time of 

adoption of the subdivision or for golf courses that were once in existence and are being reactivated. 

(h) Appropriate uses accessory to a golf course includes but are not limited to a pro shop, a club house, locker 

room, restaurant and bar, private parties, tennis courts, racquetball, swimming pool, indoor track, exercise 

room, sauna or steam room, snowmobiling, snowshoeing, cross- country skiing. 

(i) These are uses generally or sometimes found in conjunction with golf courses. Those permitted under a 

particular conditional use permit will be dependent upon additional parking capacity, the capacity of the on-

site sewer system and the water supply system. 

(j) If these uses are to be permitted they must be addressed in the operational plan. Any changes in use requires 

an amendment to the conditional use permit. 

(k) The front yard setback area may be utilized for parking purposes. A parking area located in a front yard 

setback may not be hard surfaced with asphalt, concrete or similar material. At no time shall a parking lot 

intrude upon or in any way utilize public right-of-way for parking purposes. 

Ord. 47, passed 7-23-02; Am. Ord. 58-2007, passed 3-27-07; Am. Ord. 70-2010, passed 1-25-11; Am. Ord. 80-2015, 

passed 6-16-15; Am. Ord. 97-2021, passed 7-20-21; Am. Ord. 108-2024, passed 11-19-24) 
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STAFF ANALYSIS: 

 

1. The existing CUP for the property (#6088) describes the permitted operations for the Timber Creek Golf Course. The 

approved golf course season extends from April 1 to November 15, with daily hours of 6:00 AM to 9:30 PM. Up to eight 

employees are permitted to oversee operations of the 18-hole golf course, pro shop, maintenance facilities and structures, 

the irrigation and water supply system, and the clubhouse with snack bar, along with other appurtenant activities. Proof of 

liability and workers’ compensation insurance is required, and the permit is subject to annual review. The subsequent CUP 

amendment (#7136) reflects a revised site plan that includes a parking lot and club house surrounded by tees and greens. 

 

2. The 2040 Comprehensive Plan identifies “Large-Scale Activities with Unique Land or Location Needs” (LU-21) as 

potential land uses. Golf courses are specifically cited as an example of a large-scale activity “that requires a relatively 

large area for low-intensity land uses.” The Comprehensive Plan further notes that these types of land uses “are of a nature 

that substantial topographic changes are not required and structures are limited to clubhouses, maintenance buildings, and 

accessory structures.” 

 

According to the Carver County Zoning Code, golf courses “will be permitted only in those townships where the 

township comprehensive plan states that the use is a compatible and desirable use within the township.” Consistent 

with this policy, the 2040 Comprehensive Plan, Watertown Township Policy LU-3, states: “Watertown Township 

recognizes golf courses as a compatible and desirable land use within the Township.” 

 

3. The submitted CUP narrative (dated November 21, 2025) includes a list of proposed permit changes: 

• Expand the operational area to include an additional parcel for an improved driving range (PID 10-012-1250) 

• Extend the operating season (March 1 to December 15, with occasional winter golfing) 

• Extend the peak season daily operating hours (5:00AM to 10:00PM) 

• Increase the maximum number of peak season employees to 30 

• Allow for the future expansion of the parking area to accommodate a total of about 99 vehicles 

• Allow for the construction of an approx. 6,000 sq. ft. pole barn for golf cart storage 

• Pursue a green, tee, fairway and bunker renovation plan that will involve importing about 4,200 cubic yards of 

material to the property  

• Ability to do routine golf course maintenance and site improvements involving more than 400 cubic yards of material 

and less than 10,000 cubic yards without a Land Management Department administrative permit. 

 

The narrative also identifies the main improvements on the property as: 

• A 4,500-square-foot clubhouse/pro shop. 

• A 3,300-square-foot structure for cold storage. 

• A 2,600-square-foot structure used for equipment repair. 

• A 1,500-square-foot structure for storage of equipment and supplies. 

• A 79-space parking lot. 

 

Public vehicle access to the property is from Co Rd 24, with a separate worker vehicle entrance on Co Rd 127. During 

peak golf season, approximately 300-400 cars enter and exit the property daily. There are about two food deliveries and 

one beverage delivery per week. The operations plan does not include any scheduled special events. 

 

4. The Site Plan (dated November 24, 2025) illustrates the existing golf course layout and the locations of the proposed golf 

cart storage, parking lot expansion, and clubhouse/pro shop. A bold blue line delineates the outer boundary of the three 

parcels that constitute Timber Creek’s operational area.  

 

5. In addition to the proposed golf cart storage shed and an approximately 60-foot by 135-foot parking lot expansion, the 

narrative describes construction activities for renovating the golf course playing area. Mr. Ellingson plans on relocating 8 

to 10 greens; reshape, level, and re-grass tee boxes and fairways; replace old drain tile; and adjust eight golf holes to 

improve playability and golfer safety. The golf course would be closed to play during construction, which is expected to 

last four to six months. A wetland delineation for the property has already been approved. The Renovation Plan document 

(dated May 9, 2025) illustrates the changed locations of fairways and greens. 
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6. One of the conditions for a Large-Scale Activity golf course is that “there must be adequate fencing to deter trespassing on 

adjacent property.” The submitted narrative reports that only a small portion of the golf course boundary is fenced. The 

applicant notes that the fairways are designed, or are in the process of being renovated, to minimize golf ball intrusion onto 

the properties of three neighboring residences, thereby discouraging players from entering adjacent private property. 

 

There have been no reported instances of golfer trespass on neighboring properties, indicating that the current fencing 

appears adequate. The Carver County Zoning Code also provides that “any of the above requirements may be waived by 

the County Board for golf courses existing at the time of adoption of the subdivision or for golf courses that were once in 

existence and are being reactivated.” The original CUP did not require fencing, and this situation appears to be an 

appropriate instance in which the requirement may be waived. 

 

7. Because no existing or proposed structures are located in the shoreland area, the Environmental Services Department does not 

require a septic report to be conducted. 

 

8. The subject property is located within the jurisdiction of the Carver County Water Management Organization (CCWMO). In 

an email dated December 2, 2025, Abigail Ernst, Water Resources Program Analyst, provided the following comments:  

 

“The applicant will need to apply for an erosion control permit and we will need a final accounting of the impervious added. 

I don’t believe they will pass the acre threshold based on the pole barn and parking lot expansion, but we will need to 

document as they add on so if they do cross the acre threshold, stormwater treatment will be needed. It looks like the 

impervious on site currently was added pre-2002. Additionally, the ESC permit will help us understand the redesign more 

clearly so we can see if there are any impacts to any of the historical wetlands. Regardless of if there are impacts, we will 

request a no loss application if there are any changes to the incidental wetlands found during the delineation, for record 

keeping purposes.” 

 

9. In an email dated December 4, 2025, Drew Pflaumer, Transportation Planner for Carver County Public Works, indicated 

that Public Works has no comments on the CUP proposal. 

 

10. In an email dated November 26, 2025, Taylor Huinker, MN DNR Watershed Specialist, following review of the 

application, stated: “My only comment would be for the applicant to know that any work in the wetland or stream adjacent 

to the golf course would be subject to DNR regulation.” 

 

11. Consistent with State Statute, which allows neighboring jurisdictions the opportunity to comment, the Land Management 

Department informed the City of Minnetrista of the land use application because the property is within the two-mile radius 

of the municipality. In an email dated December 1, 2025, David Abel, Community Development Director, wrote: “Thanks 

for sharing the information. All good from our standpoint!” 

 

12. The Land Management Department received an email dated December 2, 2025, from Steve Washburn of 3186 Market 

Avenue expressing support for the Timber Creek application. 

 

13. At their December 1, 2025, meeting, the Watertown Township Board reviewed the CUP request and recommended 

approval. In addition, consistent with county zoning code requirements, the Township Board approved Resolution 

#12/01/2025 affirming that Timber Creek Golf Course is in conformance with the Comprehensive Plan. 

 

 

PLANNING COMMISSION CONSIDERATION:   

If the Planning Commission recommends approval of the Timber Creek Golf Course Conditional Use Permit application for 

the operation and expansion of the golf course as a Large-Scale Activity (Golf Course) on the property described in the 

attached Exhibit A, the previous CUPs (#6088 and #7136) would be terminated upon final approval (and recording) of the new 

CUP (#PZ20250052). Accordingly, CUP #PZ20250052 would supersede any prior approvals. The following conditions should 

be considered as part of the permit: 
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1. The permit is subject to administrative review. Any change in ownership, operations, or operator shall trigger a review by 

the Land Management Department to determine whether an application for an amendment or similar consideration is 

necessary. Proposed owners and/or operators are encouraged to contact the Land Management Department as early as 

possible in the timeline of the proposed change. 

 

2. Operations shall be substantially in accordance with the submitted CUP narrative (dated November 21, 2025), Site Plan 

(dated November 24, 2025), and Renovation Plan (dated May 9, 2025). In addition to the course improvements outlined in 

the Renovation Plan, only the expansion of the parking lot and the construction of the golf cart storage shed are allowed 

under this permit. Hours of operation are 5:00 AM to 10:00 PM daily from March 1 through December 15, with occasional 

winter golfing. The maximum number of employees during the peak golfing season is 30. 

 

3. Due to ongoing maintenance and site improvements that regularly involve moving or importing materials in excess of 400 

cubic yards, the permittee is allowed to conduct these activities without an administrative fill or grading permit from the 

Land Management Department. If the cumulative amount of material exceeds 10,000 cubic yards during a single 

construction season, a Conditional Use Permit is required prior to initiation of construction activities. All projects shall 

obtain any required CCWMO permits and comply with all CCWMO and DNR regulations. 

 

4. Given the apparent adequacy of existing boundary fencing and fairway/green configuration, which appear to deter golfers 

from trespassing onto neighboring property, the permittee is not required to install additional fencing unless circumstances 

change and the Land Management Department determines fencing is necessary. 

 

5. Any stormwater management, grading, and/or filling activity on the property shall be completed in accordance with the 

regulations of the Carver County Water Management Organization (CCWMO) and the Wetland Conservation Act (WCA). 

Review and approvals are required prior to the issuance of construction or building permits, if applicable. 

 

6. All structures used in conjunction with the golf course operation shall meet the applicable requirements of the Carver 

County Zoning Code, State Building Code, and applicable Fire Code. Any required building permits shall be applied for 

and issued prior to construction. 

 

7. Prior to the issuance of any building permits, the permittee shall submit and obtain approval of a subsurface sewage 

treatment system (SSTS) consistent with the proposed level of usage and in compliance with Chapter 52 - Subsurface 

Sewage Treatment System (SSTS) regulations. 

 

8. The permittee shall comply with all access permits and any access improvements required by Carver County Public 

Works. No public parking shall be allowed along County Roads 24 and 127. 

 

9. The permittee is responsible for obtaining and complying with all appropriate permits from the Department of Health, 

Department of Agriculture, and any required food service permits, if applicable. 

 

10. The permittee shall comply with all conditions of Chapter 50: Solid Waste Management of the Carver County Code of 

Ordinances, including the storage and disposal of solid waste materials. 

 

11. The permittee shall submit a Certificate of Workers’ Compensation Insurance to the Land Management Department 

annually. The insurance shall be maintained for the duration of the CUP. 

 

12. The permittee shall comply at all times with County standards as detailed in Chapter 152 – Zoning Code, Chapter 154 – 

Sign Regulations, Chapter 52 – Subsurface Sewage Treatment System (SSTS) regulations, the Minnesota State Building 

Code, and all other applicable local, state, and federal regulations. 

 

OR 

 

If the Planning Commission recommends denial of the permit application, the deficiencies found in Section 152.251 (Required 

Findings) of the Carver County Zoning Code, should be referenced, as follows: 
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§ 152.251  REQUIRED FINDINGS. 

An order for the issuance of a CUP or IUP can be adopted only if all of the following are found as fact.  Any conditions 

imposed by the permit or actions required as part of the order shall be considered in making findings: 

(A) The conditional or interim use is permitted as a permitted conditional or interim use within the zoning district, and meets 

all requirements of this chapter and any other county, regional, state, or federal laws, ordinances, rules or regulations. 

(B) The conditional or interim use will not be injurious to the use and enjoyment of other property in the immediate vicinity 

for the purposes already permitted. 

(C) The establishment of a conditional or interim use will not impede the normal and orderly development and improvement 

of surrounding vacant property for uses predominant in the area. 

(D) The effects of the proposed use will not be detrimental to the health, safety and welfare of Carver County or to the 

occupants of the immediate neighborhood. 

(E) That adequate utilities, access roads, drainage and other facilities have been or are being provided. 

(F) That adequate measures have been or will be taken to provide sufficient off-street parking and loading space to serve the 

proposed use if these measures are applicable. 

(G) That adequate measures have been or will be taken to prevent or control offensive odor, fumes, dust, noise and vibration, 

so that none of these will constitute a nuisance if these measures are applicable. 

(H) The use or development conforms to the County Comprehensive Plan. 

(I) The use or development is compatible with the land uses in the neighborhood. 

(J) A public hearing was held pursuant to § 152.285 and M.S. § 394.26, as it may be amended from time to time. 

 

OR 

 

If the current application is denied, or is withdrawn, the existing golf course CUPs (#6088 and #7136) would remain in full 

force and effect. The existing use (golf course with associated activities) runs with the land, regardless of the property 

ownership, unless the operator violates the terms and conditions (and subsequent action is taken). 
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Date:   November 21, 2025 

 
To:  The Carver County Planning Commission 
 
From:  Brooks Ellingson, owner/operator of Timber Creek Golf Course located in 

Carver County's Watertown Township. 9750 Co. Rd 24 Watertown MN 55388 

 
Re:  Conditional Use Permit Amendment for Golf Course 
 
Introduction 
 
I am requesting an amendment to Conditional Use Permit #6088. The original permit, issued in 
1985, allowed for the development and operation of an 18-hole golf course and associated 
activities. The goals of the amendment are to improve course conditions, continue to provide a 
great place for people to play golf, and to stay competitive with other area courses. 
 
The proposed permit amendments include:  

• Expand the operational area to include an additional parcel for an improved driving 
range (PID 10-012-1250) 

• Extend the operating season (March 1 to December 15, with occasional winter golfing) 

• Extend the peak season daily operating hours (5:00AM to 10:00PM) 

• Increase the maximum number of peak season employees to 30 

• Allow for the future expansion of the parking area to accommodate a total of about 99 
vehicles 

• Allow for the construction of an approx. 6,000 sq. ft. pole barn for golf cart storage 

• Pursue a green, tee, fairway and bunker renovation plan that will involve importing about 
4,200 cubic yards of material to the property  

• Ability to do routine golf course maintenance and site improvements involving more than 
400 cubic yards of material and less than 10,000 cubic yards without a Land 
Management Department administrative permit. 

 
Operations Plan 

 

• The course property includes parcels 10-012-1400, 10-012-1200, and 10-012-1250. 

• Permitted activities and site improvements consists of an 18-hole public golf course, pro 
shop, maintenance facilities and structures, irrigation and water supply system, 
clubhouse with snack bar, and appurtenant activities. 

• The approx. 4,500 sq. ft. main club house/pro-shop is open to golfers, employees and 
visitors. Two pole buildings are used for equipment storage and equipment repair. The 
cold storage building is 3,300 sq. ft. The equipment repair building is 2,600 sq. ft. The 
club house and south pole building use the same well and septic system. The building 
adjacent to the driving range is used for storage of equipment and supplies and houses 
the ball-washing equipment for the driving range. The building size is about 1500 sq. ft. 
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• The course is open from approximately March 1st to December 15th, with occasional 
winter golfing as conditions allow. During peak season the operating hours are 5:00AM 
to 10:00PM. 

• Employees number approximately 30 at peak season employment. 

• The current parking area has spaces for 79 cars. We request permission to expand the 
parking lot at a later date. The location of the parking lot expansion, approx. 135’ x 60’ in 
size, is shown in the site plan and would add 14 - 20 additional spots. Currently, the 
overflow parking occurs along the driveway. The expanded parking lot will decrease the 
chance of golf balls hitting parked cars. No customer parking occurs in the public right-
of-way. 

• Access to the property will continue to be the current driveway off of County Road 24 
and the road approach on County Road 127 on the west side of the course. 

• Typically, two trucks deliver beverages and 1 truck delivers food (April - November) 

• Weekly garbage and recycle (2 trucks) collection occurs January - December. 

• In and out traffic from golfers is estimated at 300 to 400 cars per day on average during 
the peak golf season of April - November. 

• During regular operations the only people allowed on the property are employees, the 
general public (golfers) and delivery vehicles. 

• The current club house will continue to serve that purpose. Our current pole buildings 
will serve the same purposes they do now, equipment storage and equipment repair. 

• At a future time we plan to remodel the current club house. There would be no change 
or expansion to the current footprint of the club house. 

• Inherent in the operation of a golf course, there is ongoing maintenance and site 
improvement project. However, any project involving the movement of more than 400 
cubic yards of material requires an administrative permit from the Land Management 
Department. Unless the movement of more than 10,000 cubic yards of material is 
proposed in a project, we would like to be able to perform the work without an 
administrative permit. We understand that any required Carver County Water 
Management Organization permits would still need to be obtained. 

 
The Renovation Plan 
 

• New/updated course irrigation to increase efficiency and be more environmentally 
conscious. 

• Update our current gas golf car fleet to a new fully electric golf cart that will reduce noise 
and carbon emissions. 

• Construct a new golf car storage building near our current maintenance buildings. The 
new building would be a roughly 60’ x 100’ pole barn. The site plan shows the proposed 
location of the cart storage building. 

• Relocate 8 to 10+ of our current greens. 

• Reshape, level, and re-grass some of the tee boxes (as needed). 
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• Reshape, level and re-grass some of the old fairways and build several new fairways 
and bunkers (as needed). 

• Rebuild some new bunkers and replace the sand in the old bunkers. (Replacing and 
replenishing bunker sand is a normal part of golf course maintenance.) 

• Change/adjust 8 of the current golf holes to improve playability and golfer safety. 

• Repair/replace old drain tiles. 

• Construction hours will be 7:00 a.m. and 9:00 p.m. on weekdays (Monday through 
Friday) and between 9:00 a.m. and 5:00 p.m. on Saturdays and Sundays. 

• During our renovation project we estimate in and out traffic to be 20 to 40 worker 
vehicles per day. The people allowed on the property will be equipment operators, 
contractors, architects and employees of Timber Creek and delivery trucks. 

• Our staff size will be smaller during the renovation process and increase to the regular 
staffing level after completion. 

• The current estimation of imported materials: bunker sand, 400 - 600 cy; greens 
material, 2000 - 2500 cy; and tee material, 800 - 1000 cy. These materials would be 
delivered over a 4 to 6 month period. 

• Material stored on site will be materials for the new irrigation system, erosion control 
products, and material for green and tee construction. 

• Robert Bergstrom with Anderson engineering completed a wetland delineation. Abigail 
Ernst, Water Resources Program Analyst Carver of the County Water Management 
Organization, was on site in August 2025 to review the wetland delineation results. 

• If the CUP is granted, we would start the project during the 2027 construction season. 
While under construction we would be closed for golf. This will greatly reduce the daily 
traffic entering and exiting the property. 

 

The outer boundary of the golf property is not uniformly fenced. There is a tall fence erected on 
the north boundary to protect the neighbor’s orchard from deer. There are a total of three 
homes adjacent to the fairways and there hasn’t been a problem with neighbors and Timber 
Creek golfing activities. In fact, the renovation plan will result in a decreased chance of golf balls 
landing in one neighbor’s yard. 

 

In advance, thank you for consideration of this CUP amendment. 

 

Best,  

Brooks Ellingson 
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This map was created using Carver County's
Geographic Information Systems (GIS), it is a
compilation of information and data from various
City, County, State, and Federal offices.  This map
is not a surveyed or legally recorded map and is
intended to be used as a reference.  Carver County
is not responsible for any inaccuracies contained
herein.
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Date: December 2, 2025 

To:  Land Management Dept. 

From:  Steve Washburn 

Re:  Request for Additional Information – Timber Creek CUP Public Hearing 

 

Mr. Hart, 

Thank you for providing the additional information regarding the Timber Creek CUP. I regret 
that I am out of town on business during the Public Hearing, but I wanted to submit this 
letter in strong support of this project. 

Timber Creek is a wonderful golf course and a valuable amenity in Carver County. As an 
avid golfer, I am pleased to see Timber Creek taking proactive steps to maintain and 
enhance the course. I am especially supportive of the following improvements: 

• Expanded parking area: The parking lot is frequently full, making it difficult to find 
available parking. The proposed expansion will greatly improve access and 
convenience for golfers and visitors. 

• Expanded driving range: The current range is often at capacity, and additional 
space will significantly improve the experience for players practicing or warming up. 

• Course improvements for golfer safety: I am most excited about the planned 
course redesign, particularly the elimination of blind shots that pose safety risks. 
These improvements will meaningfully enhance the quality and safety of play. 

I strongly encourage the Planning Commission to approve this CUP so that Timber Creek 
can continue to remain competitive and serve as a premier destination for golfers in our 
area. 

Sincerely, 

Steve Washburn 
3186 Market Ave 
Watertown, MN 55388 
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EXHIBIT “A” – LEGAL DESCRIPTION 
 

PID NUMBER: 10-012-1200 File# PZ20250052 
                                                   
APPLICANT: Brooks Ellingson, representing Timber Creek Golf          
Course 
OWNER: WJVA, Inc. a Minnesota Corporation dba Timber Creek 
 * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *  
Parcels 10-012-1200 & 10-012-1400 
The Southeast Quarter of Section 12, and that part of the West Half of the West Half of the 
Northeast Quarter of Section 13, lying North of the Watertown and Mound Road, all in 
Township 117, Range 25, Carver County, Minnesota.   
EXCEPTION 1: Beginning at the Southeast corner of said Southeast Quarter of said Section 12, 
thence on an assumed bearing of West, along the South line of said Southeast Quarter, a 
distance of 260.00 feet; thence on a bearing of North, a distance of 242.00 feet; thence North 
32 degrees 00 minutes 00 seconds East, a distance of 310.00 feet; thence on a bearing of East, 
to the East line of said Southeast Quarter, thence Southerly, along said East line to the point of 
beginning.  
EXCEPTION 2: Commencing at the Southeast corner of said Southeast Quarter of Section 12; 
thence North 89 degrees 06 minutes 25 seconds West, assumed bearing, along the South line 
of said Southeast Quarter of Section 12, a distance of 1055.49 feet to the point of beginning of 
the land to be described; thence North 4 degrees 19 minutes 19 seconds West, a distance of 
365.52 feet; thence North 86 degrees 42 minutes 22 seconds West, a distance of 304.63 feet; 
thence Northwesterly, a distance of 432.43 feet along a tangential curve concave to the 
Northeast having a radius of 296.17 feet and a central angle of 83 degrees 39 minutes 23 
seconds; thence North 3 degrees 02 minutes 59 seconds West, a distance of 163.33 feet; 
thence North 89 degrees 30 minutes 16 seconds Wets, a distance of 237.22 feet; thence South 
36 degrees 22 minutes 31 seconds West, a distance of 217.17 feet; thence South 13 degrees 
58 minutes 53 seconds East, a distance of 242.28 feet; thence South 39 degrees 47 minutes 46 
seconds West, a distance of 628.98 feet to the center of C.S.A.H. No. 24, also known as 
Watertown and Mound Road; thence North 80 degrees 27 minutes 18 seconds East, along said 
center of C.S.A.H. No. 24, a distance of 224.36 feet; thence Easterly, a distance of 178.10 feet 
along said center of C.S.A.H. No. 24, along a tangential curve concave to the South having a 
radius of 2910.74 feet and a central angle of 3 degrees 30 minutes 21 seconds to the East line 
of said West Half of the West Half of the Northeast Quarter of Section 13; thence North 0 
degrees 23 minutes 56 seconds East, along said East line of said West Half of the West Half of 
the Northeast Quarter of Section 13, a distance of 19.34 feet to said South line of the Southeast 
Quarter of Section 12; thence South 89 degrees 06 minutes 25 seconds East, along said South 
line of the Southeast Quarter of Section 12, a distance of 931.44 feet to the point of beginning.   
EXCEPTION 3: Beginning at the Northwest corner of said Southeast Quarter of Section 12; 
thence South 0 degrees 32 minutes 48 seconds West, assumed bearing, along the West line of 
said Southeast Quarter of Section 12, a distance of 833.24 feet; thence South 89 degrees 16 
minutes 27 seconds East, a distance of 99.30 feet; thence North 9 degrees 20 minutes 22 
seconds East, a distance of 842.74 feet to the North line of said Southeast Quarter of Section 
12; thence North 89 degrees 16 minutes 27 seconds West along said North line of said 
Southeast Quarter of Section 12, a distance of 228.12 feet to the point of beginning.   
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Parcel 10-012-1250 
That part of the Southeast Quarter of Section 12, Township 117, Range 25, Carver County, 
Minnesota described as: Commencing at the Southeast corner of said Southeast Quarter of 
Section 12; thence North 89 degrees 06 minutes 25 seconds West, assumed bearing, along the 
south line of said Southeast Quarter of Section 12, a distance of 1055.49 feet to the point of 
beginning of the land to be described; thence North 4 degrees 19 minutes 19 seconds West, a 
distance of 365.52 feet; thence North 86 degrees 42 minutes 22 seconds West, a distance of 
304.63 feet; thence Northwesterly, a distance of 181.52 feet along a tangential curve concave 
to the Northeast, having a radius of 296.17 feet and a central angle of 35 degrees 07 minutes 
02 seconds; thence South 0 degrees 56 minute 08 seconds West, a distance of 437.76 feet to 
said South line of the Southeast Quarter of Section 12; thence South 89 degrees 06 minutes 25 
seconds East, along said South line of the Southeast Quarter of Section 12, a distance of 505.87 
feet to the point of beginning.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
DRAFTED BY: Carver County Land Management Department 
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