
 

 

PLANNING COMMISSION/BOARD OF 
ADJUSTMENT 

Tuesday, June 09, 2026 at 6:30 PM 

City Hall   8319 Co. Rd. 11   Breezy Point, MN  56472 

(218) 562-4441 | Office Hours 8:00 a.m. - 4:00 p.m. | cityadmin@cityofbreezypointmn.us 

AGENDA 

1. CALL TO ORDER 

2. ROLL CALL 

3. OPEN FORUM 

4. APPROVAL OF MINUTES 

A. May 12, 2026 Planning Commission / Board of Adjustment Meeting Minutes 

5. PUBLIC HEARING - Conditional Use Application C-26-005 Whitebirch Inc. 30375 Alpine Drive 
Breezy Point MN 56472. Parcel 10171090 and 1017109 to host Retail Cannibis License (Mary Jane 
Consulting, LLC) in existing building. Zone (C) Commercial. 

1 - Open Public Hearing 

2 - Applicant Presentation 

3 - Staff Review 

4 - Public Input 

5 - Close Public Hearing 

OFFICIAL ACTION CUP-26-005 

A. CUP Application C-26-005 

6. PUBLIC HEARING - Conditional Use Application C-26-006 Barry & Becky Mosbrucker 1118 Old 
County Road 39 Breezy Point MN 56472. Parcel 10020727 to construct Accessory Structure up to 
1600 sq. ft. and 15 – 20 feet in height. Zone R-2 Medium Density Residential. 

1 - Open Public Hearing  

2 - Applicant Presentation 

3 - Staff Review 

4 - Public Input 

5 - Close Public Hearing 
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OFFICIAL ACTION CUP-26-006 

A. CUP Application C-26-006 

7. STAFF REPORTS 

8. COMMISSIONER REPORTS  

9. ADJOURN  
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Breezy Point Planning Commission/ 

 Board of Adjustment 

May 12, 2026, 6:30 p.m. 

Meeting Minutes  
 

The Planning Commission Board of Adjustment meeting was called to order on Tuesday, 

May 12, 2026, at 6:30 PM by Commission Marcy Weaver.  

 

The Pledge of Allegiance was recited by all in attendance. 

 

City Planner Jerry Bohnsack conducted the roll call. Planning Commissioners Joe Ayers, Lee 

Brisbin, Roger Theis, Marcy Weaver, and Teddy Zierden were present. Staff present included 

Planner Jerry Bohnsack and City Clerk Deb Runksmeier.  

Open Forum 

The chairperson opened the forum for public comment on topics not on the agenda. No 

members of the public approached the podium to speak, so the open forum was closed. 

Approval Of Minutes 

April 14, 2026 Planning Commission / Board of Adjustment Meeting Minutes 

 

Motion: Commissioner Brisbin moved to approve the April 14, 2026 Planning 

Commission / Board of Adjustment Meeting Minutes. Motion was seconded by 

Commissioner Theis. Motion carried 5-0. 

Public Hearing - Conditional Use Application C-26-004 

Christopher Cullen 8156 County Road 11 Breezy Point, MN. 

Parcel 10161853. 

 

Open Public Hearing was opened  

The public hearing was opened for Conditional Use Application C-26-004 at 6:32 p.m. 

Applicant Presentation 

Christopher Cullen of 31310 Summer Drive, Breezy Point presented his application to 

construct two 100-foot by 10-foot mini storage units. Cullen explained that the project would 

provide substantial parking and turnaround area with approximately 40 feet between the two 

units, ensuring adequate space for vehicles without impacting the neighborhood. He noted 

that the project fits well with the surrounding area, particularly the airport hangars that are 

primarily used for storage. 
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Cullen stated that construction would follow all Minnesota building standards using 

thickened edge slabs and 2x4 framing with a single slope roof design. The colors would 

match his existing office building to maintain aesthetic consistency. He planned to extend his 

sprinkler system and plant maple trees to enhance the appearance. 

Regarding signage, Cullen indicated he would comply with city ordinances and focus any 

signage primarily on his real estate business rather than the mini storage units. He mentioned 

possibly using a small sign with a phone number or website, or a QR code for access. 

For lighting, Cullen planned outdoor lighting and security cameras for monitoring, though the 

storage buildings themselves would not be wired for electricity. When asked about controlled 

access, he explained his phased approach - starting with one building to test demand, then 

potentially adding fencing and gated entry in the future within the two-year conditional use 

permit timeframe. 

Cullen confirmed his plan for 10 doors (10x10 units) instead of the 5 shown on the initial 

plan, with doors to be white or gray rather than orange. For drainage, he planned to install 

French drains on the east and west sides of the property to manage surface water runoff, even 

though the area is primarily sand. 

 

Staff Review 

City Planner Jerry Bohnsack presented the comprehensive review of Conditional Use 

Application C-26-004 for Christopher Cullen's property at 8156 County Road 11. The 

property is zoned commercial, and the current impervious coverage is 22.9 percent, with the 

proposed coverage increasing to 45.9 percent. 

Bohnsack outlined the required findings under section 153.119(e) that must be met for 

approval, including that the use is appropriate for the commercial zone, conforms to the 

comprehensive land use plan, is compatible with the existing neighborhood, and would not be 

detrimental to public health, safety, or welfare. 

Staff confirmed that proper application procedures were followed, fees were paid, and public 

notice was provided to property owners within 350 feet. Storage units for rental are identified 

as an appropriate conditional use in the commercial zone under section 153.04(c)(24). 

Bohnsack recommended the following conditions for approval: obtaining building permits, 

compliance with setback requirements, matching siding and roofing to the existing real estate 

office, compliance with state building code, and surface water collection and treatment on-

site. 

Commissioner Theis requested clarification on water treatment plans, and staff indicated they 

would require submission of plans to be reviewed by the city engineer. Theis also suggested 

adding a condition requiring overhead doors to be white or gray rather than orange. 

Public Input 

The chairperson opened the floor for public input. No members of the public came forward to 

speak, so public input was closed. 

Close Public Hearing  

The public hearing was formally closed at 6:49 p.m. 
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Official Action CUP-26-004 

The commission discussed additional conditions beyond staff recommendations. They 

considered adding requirements for natural tone colors for overhead doors and provisions for 

a tree line to maintain northwoods character. There was discussion about the specificity 

needed for tree requirements and enforcement challenges. 

Cullen confirmed his intention to plant maple trees for aesthetic purposes and noted that 

existing trees on the north side toward the hangars were mostly scraggly jack pines that might 

need removal. 

Motion: Commissioner Weaver moved to approve the conditional use permit 26-004 

with condition stated as Applicant shall obtain Building Permit for Storage 

structures, Applicant shall comply with all setback requirements, Siding and Roofing 

of rental structures shall match real estate office, Structures shall comply with state 

Building Code. surface water shall be collected and treated on-site with a plan to be 

provided and reviewed along with the building permit application, overhead doors to 

be of a natural tone color, and requite creation of a tree line to maintain northwoods 

character, ideally maple trees. Motion was seconded by Ayers. motion passed 5-0. 

Staff Reports 

Staff reported on the home business issue that has involved attorneys and multiple 

conversations.  

Discussion occurred about the job posting for a planning and zoning position, which had been 

reposted after initial interviews. The timeline for planning commissioner and council rate 

adjustments was indicated to be June or July. 

Commissioner Reports 

No specific commissioner reports were presented. 

Adjourn 

The meeting was adjourned at 6:56 p.m. 
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City of Breezy Point 
Notice of Public Hearing 

Tuesday, June 9, 2026 6:30 p.m.  
Breezy Point City Hall 

 
To Whom It May Concern: 
Notice is hereby given the City of Breezy Point Planning Commission / Board of 
Adjustment will hold a public hearing on June 9, 2026 at 6:30 p.m. or shortly 
thereafter at Breezy Point City Hall, 8319 County Road 11, to consider the 
following; 
 
Conditional Use Application C-26-005 Whitebirch Inc. 30375 Alpine Drive Breezy 
Point MN 56472. Parcel 10171090 and 1017109 to host Retail Cannibis License 
(Mary Jane Consulting, LLC) in existing building. Zone (C) Commercial. 
 
Conditional Use Application C-26-006 Barry & Becky Mosbrucker 1118 Old County 
Road 39 Breezy Point MN 56472. Parcel 10020727 to construct Accessory 
Structure up to 1600 sq. ft. and 15 – 20 feet in height. Zone R-2 Medium Density 
Residential.  
 
A notice relative to above listed requests is sent to all property owners located 
within 350 feet of the applicant’s property. Please share this information with 
your neighbor in the event any property owner has been missed, or our records 
are not correct. 
 
Public is invited to attend and be heard on these matters.  
 
Jerry Bohnsack 
Planning & Zoning 
City of Breezy Point 
218-569-1003 
jbohnsack@cityofbreezypointmn.us 
 

 

 

 
 

Echo Journal May 27, 2026 
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TO:   Planning Commission 

 

FROM:  Jerry Bohnsack 

 

Meeting of June 9, 2026 

 

Conditional Use Application C-26-005 

Applicant: Whitebirch Inc  

Property Address: 30375 Alpine Drive Breezy Point MN  56472 

Property ID: 10171090 & 10171091 

Legal Desc: Lots 21 thru 23 & Part of Lot 20 of 27th Addition to Breezy Point Estates  

Property Zoned: (C) Commercial 

 

City Code: 153.040, 153.044, 153.045, 153.007, 116 

 

Conditional Use Request: 

 Construct two (2) 100 ft. x 10 ft. mini storage units for Rental.  

 

Applicant has submitted an application for a Conditional Use Permit for Retail Cannabis sales in 

existing building located at 30375 Alpine Drive.  

 

The parcel currently hosts a commercial building (4472 sq. ft.) and hard surfaced parking areas. 

(24 spaces) Access to the property is from Alpine Drive off of County Road 11. The building 

hosts sales offices for Breezy Point Real Estate and Timeshare sales. Property serviced by site 

well and septic. 

 

Commercial office will continue in the easterly portion of the building with Cannibis retail 

occupying the westerly portion of the building.  

 

Findings 

Upon review of a Conditional Use application the commission needs to consider the findings as 

required in Section §153.119 (E).  In review the commission should state whether or not the 

finding is acceptable towards granting the CUP, if applicable. 

   

The following findings must be met:  

(a) The use or development is an appropriate conditional use in the land use zone 

The property is zoned C and the request is appropriate under Section §153.040.  

(b) The use or development with conditions conforms to the Comprehensive Land Use Plan.   

(c)  The use with conditions is compatible with the existing neighborhood.  

 (d)  The use with conditions would not be injurious to the public health, safety, welfare, 

decency, order, comfort, convenience, appearance or prosperity of the city. 

 

The following must be considered: 

 (a) The conditional use should not be injurious to the use and enjoyment of other property in 

the immediate vicinity for the purpose permitted on that property, nor substantially diminish or 

impair property values in the immediate vicinity; 
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 (b) The conditional use will not impede the normal and orderly development and 

improvement of surrounding vacant property for uses predominant in the area; 

 (c) The conditional use will not create excessive additional requirements at public cost for 

public facilities and services, and will not be detrimental to the economic welfare of the 

community; 

The use does not require any additional public infrastructure. 

 (d) The conditional use will promote and preserve the Northwoods character of the 

community; 

 (e) The conditional use will have vehicular approaches to the property which are so designed 

as not to create traffic congestion or an interference with traffic on surrounding public 

thoroughfares; 

The proposed use is in keeping with the residential character of the neighborhood creating nominal 

additional traffic flow.  

 (f) Adequate measures have been taken to provide sufficient off-street parking and loading 

space to serve the proposed use; 

The use is in keeping with the residential character of the neighborhood creating nominal 

additional parking or loading requirements.  

 (g) Adequate measures have been taken or will be taken to prevent or control offensive odor, 

fumes, dust, noise and vibration, so none of these will constitute a nuisance and to control lights 

and signs in such a manner that no disturbance to neighboring properties will result; 

The proposed use is in keeping with the residential character of the neighborhood.  No commercial 

use of the property is proposed as a condition of the CUP.  

 (h) The conditional use will not result in the destruction, loss or damage of a natural, scenic 

or historical feature of major significance; and 

Not Applicable 

      (i) The conditional use will promote the prevention and control of pollution of the ground 

and surface waters including sedimentation and control of nutrients. 

The proposed use is in keeping with the residential character of the neighborhood.  

 

 Applicant has filed the appropriate application for CUP. 

 Applicant has paid the appropriate fee for the application. 

 Public notice of Conditional Use Hearing was published in the legal newspaper and all 

property owners within 350’ were given mailed notice of said hearing.  

 Public Hearing was held on Tuesday, June 9, 2026. 

 

Staff has reviewed the following: 

 Site Plan 

 CUP Application 

 

Section 116.09  Zoning and Land Use  

 

(A) Cannabis Retail.  Cannabis businesses licensed or endorsed for cannabis retail are 

permitted as a (CUP) Conditional Use Permit in the following zoning districts:  

• C – Commercial 
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Cannabis Retail is Appropriate Conditional Use in (C) Commercial Zone.  

 

The following may be appropriate conditions for approval of C.U.P.  

1) Applicant shall obtain Building Permit for exterior and interior remodel. 

2) Cannibis Retail Licensee 

3) All signage to comply with 153.061 

4) All lighting to face onward. 

5) Consolidate parcels 10171090 & 10171091.  
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City of Breezy Point 
Notice of Public Hearing 

Tuesday, June 9, 2026 6:30 p.m.  
Breezy Point City Hall 

 
To Whom It May Concern: 
Notice is hereby given the City of Breezy Point Planning Commission / Board of 
Adjustment will hold a public hearing on June 9, 2026 at 6:30 p.m. or shortly 
thereafter at Breezy Point City Hall, 8319 County Road 11, to consider the 
following; 
 
Conditional Use Application C-26-005 Whitebirch Inc. 30375 Alpine Drive Breezy 
Point MN 56472. Parcel 10171090 and 1017109 to host Retail Cannibis License 
(Mary Jane Consulting, LLC) in existing building. Zone (C) Commercial. 
 
Conditional Use Application C-26-006 Barry & Becky Mosbrucker 1118 Old County 
Road 39 Breezy Point MN 56472. Parcel 10020727 to construct Accessory 
Structure up to 1600 sq. ft. and 15 – 20 feet in height. Zone R-2 Medium Density 
Residential.  
 
A notice relative to above listed requests is sent to all property owners located 
within 350 feet of the applicant’s property. Please share this information with 
your neighbor in the event any property owner has been missed, or our records 
are not correct. 
 
Public is invited to attend and be heard on these matters.  
 
Jerry Bohnsack 
Planning & Zoning 
City of Breezy Point 
218-569-1003 
jbohnsack@cityofbreezypointmn.us 
 

 

 

 
 

Echo Journal May 27, 2026 
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TO:   Planning Commission 

 

FROM:  Jerry Bohnsack 

 

Meeting of June 9, 2026 

 

Conditional Use Application C-26-006 

Applicant: Barry and Becky Mosbrucker  

Property Address: 11180 Old County Road 39 Breezy Point MN 56472 

Property ID: 10020727 

Legal Desc: PT OF LOT 4 BLOCK 1 LYING W'LY OF FOL DESC LINE: COMM AT SE COR OF SD 

LOT 4 & ASSM E LINE THEREOF BEARS N 0D 24'31"E THEN N 78D  

Zoned: R-2 

 

City Code: 153.032 Medium Density Residential R-2 

 

Conditional Use Request: 

 Construct a detached accessory structure up to 1600 sq. ft. 15-20’ in height 

 

Applicant has submitted an application for a Conditional Use Permit to construct detached 

accessory structure up to 1600 sq. ft. and up to 20 ft. in height. Property is zoned R-2 

 

The existing property is 1.95 acres. Parcel south shore Lake Ossawinnamakee. The property 

currently hosts a dwelling with attached garage. The lots are proposed to be consolidated.   

 

Findings 

Upon review of a Conditional Use application the commission needs to consider the findings as 

required in Section §153.119 (E).  In review the commission should state whether or not the 

finding is acceptable towards granting the CUP, if applicable. 

   

The following findings must be met:  

(a) The use or development is an appropriate conditional use in the land use zone 

The property is zoned R-2 and the request is appropriate under Section §153.044.  

(b) The use or development with conditions conforms to the Comprehensive Land Use Plan.   

(c)  The use with conditions is compatible with the existing neighborhood.  

 (d)  The use with conditions would not be injurious to the public health, safety, welfare, 

decency, order, comfort, convenience, appearance or prosperity of the city. 

 

The following must be considered: 

 (a) The conditional use should not be injurious to the use and enjoyment of other property in 

the immediate vicinity for the purpose permitted on that property, nor substantially diminish or 

impair property values in the immediate vicinity; 

 (b) The conditional use will not impede the normal and orderly development and 

improvement of surrounding vacant property for uses predominant in the area; 

 (c) The conditional use will not create excessive additional requirements at public cost for 

public facilities and services, and will not be detrimental to the economic welfare of the 
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community; 

The use does not require any additional public infrastructure. 

 (d) The conditional use will promote and preserve the Northwoods character of the 

community; 

 (e) The conditional use will have vehicular approaches to the property which are so designed 

as not to create traffic congestion or an interference with traffic on surrounding public 

thoroughfares; 

The proposed use is in keeping with the residential character of the neighborhood creating nominal 

additional traffic flow.  

 (f) Adequate measures have been taken to provide sufficient off-street parking and loading 

space to serve the proposed use; 

The use is in keeping with the residential character of the neighborhood creating nominal 

additional parking or loading requirements.  

 (g) Adequate measures have been taken or will be taken to prevent or control offensive odor, 

fumes, dust, noise and vibration, so none of these will constitute a nuisance and to control lights 

and signs in such a manner that no disturbance to neighboring properties will result; 

The proposed use is in keeping with the residential character of the neighborhood.  No commercial 

use of the property is proposed as a condition of the CUP.  

 (h) The conditional use will not result in the destruction, loss or damage of a natural, scenic 

or historical feature of major significance; and 

Not Applicable 

      (i) The conditional use will promote the prevention and control of pollution of the ground 

and surface waters including sedimentation and control of nutrients. 

The proposed use is in keeping with the residential character of the neighborhood.  

 

 Applicant has filed the appropriate application for CUP. 

 Applicant has paid the appropriate fee for the application. 

 Public notice of Conditional Use Hearing was published in the legal newspaper and all 

property owners within 350’ were given mailed notice of said hearing.  

 Public Hearing was held on Tuesday, June 9, 2026. 

 

Staff has reviewed the following: 

 Site Plan 

 CUP Application 

 Building Code compliance 

 

153.032, C-1 

Accessory Structure cumulative up to 1600 sq ft on parcels less than 2 acres. 

 

153.032, C-3 

Accessory Structure height in excess of 15 to 20 feet in height.  

 

Accessory Structure is an appropriate Conditional Use in R-2 Zone.  

 

The following may be appropriate conditions for approval of C.U.P.  

1) Applicant shall obtain Building Permit for Principal and Accessory structure. 
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2) Applicant shall comply with all setback requirements. 

3) Siding and Roofing of principal structure and accessory structure shall be of similar 

material. 

4) All structures shall comply with state building code. 

5) Height accessory structure shall not exceed 20 feet. 

6) Accessory structure shall not exceed 1600 sq. ft. 

7) Other.  
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