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West Fargo Planning & Zoning Commission Agenda 
Tuesday, June 10th, 2025 - 5:30 p.m. 

 
 

A. Call to Order 
B. Approval of Order of Agenda 
C. Approval of Minutes- May 13th, 2025 
D. Regular Agenda 

1. Public Hearing- A25-8 Greenworks 1st Addition a request for Subdvision and Planned Unit 
Development at the SE corner of 40th Ave W and 15th St W for a retail nursey and landscaping 
services (a portion of Section 31, T139N, R49N)- Nelson (continued from the May 13, 2025 
meeting; continued to the August 12, 2025 meeting) 

2. Public Hearing- A25-10 Gateway West Addition, a request for a Conditional Use Permit at 1950 
Sheyenne Street to allow for an illuminated sign facing a residential district (Lot 8, Block 1 Gateway 
West Addition)- Sankey (continued from the May 13, 2025 meeting) 

3. Public Hearing- A25-12 FMD- Mapleton Subdivision, a request for subdivision in Sections 3,9-
11,13-15, 24-25 and 36, T139N, R50W (FMD-Mapleton Subdivision)- Sankey 

4. Public Hearing- A25-13 FMD- Warren First Subdivision, a request for subdivision in Section 1, 
T138N, R50W (FMD-Warren First Subdivision)- Sankey 

5. Public Hearing- A25-14 DMF 2nd Addition, a request for replat at 2245 & 2255 Rustad Lane E (Lot 
3 and 4, Block 1 DMF Addition)- Sankey 

6. Public Hearing- A25-15 Section 26, T140N, R50W- a request for a Conditional Use Permit at 2502 
26th  St. NW to operate a composting facility an A: Agricultural Zoning District within the 
extraterritorial area (Section 26, R140N, R50W)- Sankey 

a. Non-Agenda Items 
b. Adjourn from Regular Agenda 
c. Discussion Agenda 

1. Inclusion of public comment section during Planning & Zoning Commission meetings pursuant to 
Senate Bill 2180.  
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West Fargo Planning & Zoning Commission Meeting Minutes 
Tuesday, May 13th, 2025 - 5:30 p.m. 

 
 

Members Present: Mike Thorstad, Dave Gust, Matt Kopp, Kathi Schwan, Chris Wehri, Alyssa Ommen, 
Eric Dodds-virtual 
 
Members Absent: None 

Others Present: Aaron Nelson, Lisa Sankey, Katie Schmidt, Breanna Siegler  

Minutes Submitted by: Breanna Siegler, Office Manager  

The meeting was called to order by Acting Chair Dodds at 5:30pm. Acting Chair Dodds asked for approval 
of the order of the agenda. Commissioner Gust motioned to approve; Commissioner Thorstad seconded. 
No opposition. Motion passed.  
 
Commissioner Kopp moved and Commissioner Schwan seconded the motion to approve the meeting 
minutes from April 15, 2025. No opposition. Motion passed.  
 
Acting Chair Dodds welcomed Alyssa Ommen as our new Planning & Zoning Commissioner. 
 
Acting Chair Dodds asked for a motion to elect a new Chair to the Commission. Commissioner Schwan 
nominated Acting Chair Dodds as Chair and Commissioner Thorstad as Vice Chair. Commissioner Kopp 
seconded. Discussion held. Vote held via roll call. No opposition. The new Chair will be Acting Chair 
Dodds and Vice-Chair will be Commissioner Thorstad. Vice-Chair Thorstad took over as Acting Chair 
for the remainder of the meeting since Chair Dodds was participating virtually.  
 
Vice-Chair Thorstad opened a public hearing for A25-5 Brooks Harbor 5th Addition, a request for 
Planned Unit Development at 2250 5th St W to build townhouse style apartments (Lot 3, Block 3 Brooks 
Harbor 5th Addition). This item was continued from the March 11, 2025 meeting. This item has been 
withdrawn from consideration by the applicant. Vice-Chair Thorstad asked for public comments. No 
public comment was brought forth. Acting Chair Thorstad closed the public hearing. No action taken 
since applicant has withdrawn from consideration. 
 
Vice-Chair Thorstad opened a Public Hearing for A25-8 Greenworks 1st Addition a request for 
Subdvision and Planned Unit Development at the SE corner of 40th Ave W and 15th St W for a retail 
nursey and landscaping services (a portion of Section 31, T139N, R49N). There has been a request for 
continuation of this item until the June 10, 2025 meeting. Vice-Chair Thorstad asked for public 
comments. No public comment was brought forth. Vice-Chair Thorstad closed the public hearing and 
approved continuation until the June 10, 2025 meeting.  

http://www.westfargo/#nd.gov
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Vice-Chair Thorstad opened a Public Hearing for A25-10 Gateway West Addition, a request for a 
Conditional Use Permit at 1950 Sheyenne Street to allow for an illuminated sign facing a residential 
district (Lot 8, Block 1 Gateway West Addition). There has been a request for continuation of this item 
until the June 10, 2025 meeting. Vice-Chair Thorstad opened the floor for public comment. No comment 
was brought forth. Vice-Chair Thorstad closed the public hearing and approved continuation of this item 
until the June 10, 2025 meeting.  
 
Vice-Chair Thorstad opened a Public Hearing for A25-9 Halverson’s Industrial Park 6th Addition, a 
request for a Major Subdivision at 1154 3rd Ave NW (Lot 3, Block 1 Halverson’s Industrial Park 2nd 
Addition). Vice-Chair Thorstad opened the floor for public comment. No public comment was brought 
forth. Vice-Chair Thorstad closed the public hearing. Commissioner Gust moved to approve the 
application with the staff recommendations. Commissioner Wehri seconded. No opposition. Motion 
passed.  
 
Vice-Chair Thorstad introduced A25-11 Zoning Ordinance Amendment to Title IV relating to 
encroachment of the building control line in the CO-SR: Sheyenne River Corridor Overlay District. 
Vice-Chair Thorstad opened the public hearing. No public comment was brought forth. Discussion held. 
Commissioner Gust would recommend approval if section 6 of the exceptions about parking lots being 
able to be within 50ft is struck out of the ordinance draft. Chair Dodds seconded the motion with edits. 
No opposition. Motion passed. 
Vice-Chair Thorstad opened the floor for non-agenda items. Director Nelson announced that a public 
open house for the West Fargo Growth Area Master Plan will take place 5:00pm-7:00pm in the 
Commission Chambers at West Fargo City Hall on Wednesday, May 21st.  
 
Vice-Chair Thorstad asked for a motion to adjourn from the regular agenda. Commissioner Schwan 
moved to adjourn. Commissioner Kopp seconded. No opposition. Motion passed. Vice-Chair Thorstad 
adjourned from the regular agenda at 6:02pm. 
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A25-10 CONDITIONAL USE PERMIT 
Gateway West 1st Addition 
1950 Sheyenne Street (Lot 8, Block 1 Gateway West Addition) 
Owners: Magnifi Financial Credit Union 
Applicant: Josh Longo, HTG Architects 

Staff Contact: Lisa Sankey 

Planning & Zoning Commission Public Hearing: 05-13-2025 – Continue to 06-10-2025 
City Commission:  

 

PURPOSE: 
Allow for illuminated sign facing a residential district for commercial development as provided for as a 
conditional use in 4-460.7.14 of City Ordinances. 

 

STATEMENTS OF FACT: 
Land Use Classification: G-2: Sub-Urban -  Growth Sector 
Existing Land Use: Vacant 
Current Zoning District(s): PUD: Planned Unit Development 
Zoning Overlay District(s): CO: Corridor Overlay & CO-I: Interstate Corridor Overlay 

District 
Lot size(s) or range: 81,117 ft2 

Adjacent Zoning Districts: North –R-1: One & Two Family Dwellings; South, East & 
West - PUD: Planned Unit Development 

Adjacent street(s): Sheyenne Street (Minor Arterial); Private Drive/Beaton Dr. 
Adjacent Bike/Pedestrian Facilities: East/West Multi-Use Path along north side of development; 

Multi-Use Path along Sheyenne Street 
Available Parks/Trail Facilities: Elmwood Park Facility accessible within ¼ mile by sidewalks 

and path 
Public Dedication Requirements: n/a 

 

DISCUSSION AND OBSERVATIONS: 
• The applicant applied for a conditional use permit for illuminated signage on the west side of 

Sheyenne Street at the entrance to the Gateway West (Hornbachers) development. 
• The proposed monument sign would be 19 feet high with the upper portion consisting of a 68 

square foot internally lit, Magnifi Financial logo and a 65 square foot Electronic Message Center 
(EMC), along the lower portion of the sign.   

• In terms of sign operations, the applicant included a drawing showing an example of the 
display/operation with the following: 

1.  That the operational hours for the digital message center would be limited to 6 am to 10 
pm on the north side of the sign facing the residential area.  After dusk, the sign would be 
dimmed significantly, to a maximum brightness of likely between 3%-10%. They would be 
flexible on coordinating the brightness as long as it stays visible during the intended hours 
of operation 
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2. The south facing side of the message center would be controlled separately and would 
remain on all day and night. Similarly, it would be dimmed significantly at night to avoid 
being a distraction to the street/ vehicular traffic. The credit union would be flexible on the 
dimming to ensure public safety. 

3. The credit union would like to keep the upper part of the signage with the fixed logo and 
lettering illuminated on both sides from dusk to dawn with the photosensor that controls 
the exterior building lighting. The light output from this sign would be constant and 
considerably less bright than the message center. 

• The proposed sign would be located 195 feet from the north property line.   
• There is a 26-foot wide buffer easement with plantings and a six-foot high fence along the north 

side of the lot.    
• A 50-foot pipeline easement along the south portion of the lot and a 30-foot water line easement 

along the east side limits structures being placed within those easements, including signage. 
• An existing internally lit monument sign for the Gateway West development is located at the corner 

of Sheyenne and the private drive/Beaton Drive and there is an existing monument sign with an 
EMC for the Circle K convenience store to the south. 

• Under Section 4-460.7.14 of the General Sign Provisions, signs in residential districts and signs 
facing residential districts shall not be illuminated unless approved as a conditional use. 

• Similar applications were approved for Electronic Message Centers (EMC) at Lutheran Church of 
the Cross, Meadow Ridge Bible Chapel and Triumph West Church as well as Hulbert arena with the 
conditions that included limiting the hours of operation of the electronic message center to 6 am 
to 10 pm. 

• Under the sign regulations, Illuminated signs shall be shielded to prevent lights from being directed 
at oncoming traffic in such brilliance that it impairs the vision of the driver. Nor shall such signs 
interfere with or obscure an official traffic sign or signal. 

• Standard brightness limits for EMC’s located 150 feet from a residential district vary by jurisdiction; 
however, daytime brightness typically ranges from 5000 to 7000 nits for visibility in direct sunlight 
with nighttime brightness often capped at 500 nits to reduce light pollution and glare.  Automatic 
dimming is also used to adjust brightness based on ambient lighting conditions.   

• A conditional use permit agreement is required to be signed prior to issuance of a sign permit and 
may include conditions deemed appropriate by the Commission. 

 

CRITERIA FOR GRANTING CONDITIONAL USE PERMIT: 
With reference to the criteria for granting conditional uses, the following is noted: 

1. Ingress and egress to property and proposed structures thereon with particular reference to 
automotive and pedestrian safety and convenience, traffic flow and control, and access in case 
of fire or catastrophe.  
 No concerns noted. 

2. Off-street parking and loading areas where required, with particular attention to the items in 
(1) above and the economic, noise, glare or odor effects of the special exception on adjoining 
properties and properties generally in the district.  
 No concerns noted 

3. Refuse and service areas, with particular reference to the items in (1) and (2) above. 
 No concerns noted. 

4. Utilities, with reference of locations, availability, and compatibility. 
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 No concerns noted
5. Screening and buffering with reference to type, dimensions, and character.
 No concerns noted

6. Signs, if any, and proposed exterior lighting with reference to glare, traffic safety, economic
effect, and compatibility and harmony with properties in the district.
 Illuminated signage is regulated by the sign code as summarized above in the discussion

section.  As with sign examples listed above, conditions for new signage could include hours 
of operation, time of day illumination to ensure the intensity of the lighting is reduced
during dark, units of luminance (NIT) not to exceed a certain standard, lighting reflect
industry standards for LED lighting, etc.

7. Required yards and other open space.
 No concerns noted.

8. Soil conditions, as they relate to on-site sewage disposal, water supply, basement excavating,
road construction and related land use.
 No concerns noted.

9. General compatibility with adjacent properties and other property in the district.
 There may be comments during the public hearing.

NOTICES: 
Sent to: Property owners within 350’ and applicable agencies and departments.  
Comments Received: 
• Comments received from the manager of the Candle Park West complex to the east regarding

concerns with brightness, hours of operation, and animation.
• A call was received from a property owner to the north asking for more information.

CONSISTENCY WITH COMPREHENSIVE PLAN AND OTHER APPLICABLE CITY PLANS AND ORDINANCES: 
• The signs are accessory to the surrounding buildings and appears to be appropriately sized for the

area.

RECOMMENDATIONS: 
It is recommended that the City approve the proposed application on the basis that it is consistent with 
City plans and ordinances with recommended conditions of approval as follows: 

1. A Signed Conditional Use Permit Agreement be submitted which outlines the following details:
a. Use of the north-facing electronic messaging center (EMC) shall be restricted to 6:00 a.m. 

to 10:00 p.m. only. The EMC shall be off between the hours of 10:00 p.m. and 6:00 a.m.
b. The sign shall not exceed 0.3 foot-candles above ambient light, as measured 75 feet from 

the sign face.
c. The sign shall be located at least 150 feet from adjacent residential zoning districts.
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Attachments: 

1. Location Map 
2. Zoning Map 
3. Site Plan 
4. Sign Information provided by applicant 
5. Comments Received 
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From: Josh Longo
To: Lisa Sankey
Cc: Kelsey Jarrett
Subject: RE: CUP Magnifi Financial Sign
Date: Tuesday, June 3, 2025 9:46:15 PM
Attachments: image001.png

image002.png
15bc65ab-d9e7-437f-99b1-4bcc38858fb2.png
Magnifi West Fargo - Sign Drawing Illumination Cmmts 20250603.pdf

Lisa,
 
Sorry last week we had a few members of the Magnifi team that had to go somewhere
immediately after the groundbreaking. As a result, I wasn’t able to have the final discussions
about the sign until this afternoon.
 
Here’s what the credit union determined that they would like to ask for as part of the sign
CUP.
 
 

1. Operational Hours for the digital message center would be limited to 6a-10p or similar

schedule on the north side of the sign facing the residential area. After dusk, the sign

would be dimmed significantly, to a maximum brightness of likely between 3%-10%.

They would be flexible on coordinating the brightness as long as it stays visible during

the intended hours of operation.

2. The south facing side of the message center would be controlled separately and

would remain on all day and night. Similarly, it would be dimmed significantly at night

to avoid being a distraction to the street/ vehicular traffic. The credit union would be

flexible on the dimming to ensure public safety.

3. The credit union would like to keep the upper part of the signage with the fixed logo

and lettering illuminated on both sides from dusk to dawn with the photosensor that

controls the exterior building lighting. The light output from this sign would be

constant and considerably less bright than the message center.
 
To help clarify, I’ve marked up the drawing that we submitted to indicate the preference for
the sign. Also, to illustrate the accuracy of the rendering on the original document, I
included a photo of the same sign we are proposing in West Fargo from the branch recently
completed in Fargo. Unfortunately, I don’t have a picture of the upper part of the sign
illuminated at night, but I will try to request one from the credit union.
 
Please let me know if you have any questions or need further clarification.
 
Additionally, I’m excited to share that Kelsey has returned from maternity leave! The plan is
for Kelsey to attend next week’s meeting unless you feel it’s unnecessary. Unfortunately, I’m
double booked on the evening of the 10th.
 
Thank you,
Josh

mailto:JLongo@htg-architects.com
mailto:Lisa.Sankey@westfargond.gov
mailto:KJarrett@htg-architects.com
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This portion would be illuminated on both sides and controlled with the building photosensor
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South Display: illuminated 24 hours/ day with reduced brightness at night

North Display: illuminated only from 6a-10p with reduced brightness at night
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Josh Longo
Sr. Project Manager

p: 952-278-8880 | d: 952-204-3249 | m: 612-314-3850

htg-architects.com | PARTNERSHIPS BEYOND BUILDINGS

From: Josh Longo 
Sent: Wednesday, May 28, 2025 10:23 AM
To: Lisa Sankey <Lisa.Sankey@westfargond.gov>
Subject: RE: CUP Magnifi Financial Sign

Lisa,

Sorry, I don’t have any updates - the last couple of weeks we haven’t met because of
scheduling issues and vacations. We plan on having a meeting today after the
groundbreaking ceremony. I’ll make sure that we cover the signage CUP and report back!

Thank you,
Josh

Josh Longo
Sr. Project Manager

p: 952-278-8880 | d: 952-204-3249 | m: 612-314-3850

htg-architects.com | PARTNERSHIPS BEYOND BUILDINGS

http://www.htg-architects.com/
http://www.htg-architects.com/
http://www.htg-architects.com/
http://www.htg-architects.com/
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From:
To:
Subject:
Date:
Attachments:

Candle Park West
Lisa Sankey
Re: sign
Wednesday, April 30, 2025 10:51:29 AM

My concerns probably line up with the other near by residents about night time use as
8,000 nits is extremely bright:

Evening/Night Time Requests:
Dimmed (from Sunset to Sunrise)

Potentially off during the City of West Fargo quiet hours
No flashing animations
No use of vibrant or emergency colors 

We have at least 16 units whose bedroom windows will be facing the new sign. 

Please let me know if you have any questions.

Bret
Candle Park Properties

mailto:cpwpm@candleparkproperties.com
mailto:Lisa.Sankey@westfargond.gov
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A25-12 SUBDIVISION 
FMD-Mapleton Subdivision 
Portions of Sections 3,9-11,13-15, 24-25 and 36, T139N, R50W, Cass County, North Dakota 
Owner: Cass County Joint Water Resource District 
Applicant: Steve Swanson, AE2S 

Staff Contact:  Lisa Sankey 

Planning & Zoning Commission Public Hearing: 06-10-2025
City Commission Final Plat Approval: 

PURPOSE: 
Subdivide unplatted parcels for a public flood protection project. 

STATEMENTS OF FACT: 
Land Use Classification: C-1 Deferred Development Sector; G-1 Sub-Urban –

Restricted Growth Sector (ETJ); G-4B -Future Mixed Use
Growth Sector

Existing Land Use: Vacant 
Current Zoning District(s): A: Agricultural; R-1E: Rural Estate & LI: Light Industrial 
Zoning Overlay District(s): CO-I: Interstate Corridor Overlay 
Proposed Zoning District(s): Unchanged 
Proposed Lot size(s) or range: .71 to 264.81 acres 
Total area size: 1688.46 acres 
Adjacent Zoning Districts: A: Agricultural 
Adjacent street(s): US Highway 10, Interstate 94, 32nd Ave W, 40th Ave W, 52nd 

Ave W and various ¼ section township roads 
Adjacent Bike/Pedestrian Facilities: None 
Available Parks/Trail Facilities: None 
Land Dedication Requirements: Public Flood Protection Project – No Public Land Dedication 

Required. 

DISCUSSION AND OBSERVATIONS: 
• The applicant is subdividing undeveloped parcels of property acquired as part of the FM Area

Diversion Project (the “Diversion”) to further define property that will be permanently used for the
Diversion.

• The majority of the proposed subdivision is located within the City’s exclusive extraterritorial
jurisdiction. The remainder of the subdivision is located within Cass County’s subdivision
jurisdiction. As such, the proposed subdivision requires final approval from both the City and the
County.

• The primary purpose of this subdivision is to create formal property boundaries for the Diversion
right of way and simplify legal descriptions.

• Once the Diversion is complete, the applicant intends to replat the subject property in order to
vacate & dedicate road rights-of-way and easements as necessary, as well as to make any
adjustments to the project boundaries that may be needed.
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• It is anticipated that the applicant would apply to rezone the subject property to P (Public Facilities), 
once the final project boundaries are established after completion of the Diversion.  

• Because the FM Area Diversion is a public flood protection project, there will be no public land 
dedication required. 

• The FM Area Diversion currently includes public access along the entire 30-mile diversion channel 
that will support recreational uses, including a gravel maintenance road/trail on both sides of the 
channel, as well as graded secondary trails on the excavated material berms.  There will also be 
several parking areas and access points constructed as well as bicycle lanes constructed on several 
bridges that cross the diversion channel.  These features may provide opportunities for future 
expansion of park and recreation facilities outside of the diversion channel. 

• Due to the unique nature of the proposed plat, the requested subdivision includes a subdivision 
variance to allow deviation from some of the City’s typical subdivision standards. This includes: 
o Existing floodplains will not be shown on the plat, due to the nature and flood risk reduction 

purpose of the Diversion. 
o Additional right-of-way will not be dedicated for section line roads, as right-of-way dedication 

and vacation will take place at the time of replat after completion of the Diversion. 
o Exemption from public dedication requirements. 

 

NOTICES: 
Sent to: Public Notice in Official Newspaper and applicable agencies and departments 
Comments Received:    
• No comments received to-date. 

 

CONSISTENCY WITH COMPREHENSIVE PLAN AND OTHER APPLICABLE CITY PLANS AND ORDINANCES: 
• The proposed application is consistent with the City plans and ordinances as it is clearing up legal 

descriptions and defining right-of-way in preparation of completion of the FM Area Diversion 
project and allowing potential for future development as outlined in West Fargo 2.0. The FM Area 
Diversion project is documented within the West Fargo 2.0 Comprehensive Plan and serves as a 
delineation between the C-1 Deferred Development Sector and the G-1 Sub-Urban – Restricted 
Growth Sector of the City’s extraterritorial jurisdiction. 

• C-1 Deferred Development Sector - The area where development is deferred includes spaces west 
of the proposed FM Area Diversion Project, as well as land located in the northern section of the 
extraterritorial areas. At the time of the comprehensive plan update, plans and specifications for 
the FM Area Diversion Project were under development and completion of the diversion was not 
anticipated until the year 2024, at the earliest. It has not been determined what effects the project 
will have upon properties along the diversion. Therefore, it is recommended that planning and 
development not take place in these areas until the diversion is operational and revised floodplain 
maps have been made available. Other areas within this sector might be best kept in reserve until 
infrastructure can efficiently be provided or innovative conservation methods can be employed to 
avoid costly upgrades in the future. 

• The G-1 Sub-Urban - Restricted Growth Sector includes areas between the current and proposed 
diversion that may have new development potential with construction of the FM Diversion.   The 
G-1 area identifies significant tracts of land that are currently rural, but where directed and well-
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planned new development could occur around the identified potential Future Mixed-Use and 
Employment Centers.  

• The G-4B Future Mixed-Use Growth Center Sector is assigned to areas outside of the current 
Sheyenne Diversion that may support substantial mixed-used development due to proximity to 
existing or planned regional thoroughfares or transit. Future development should occur as 
complete communities in the form of activity centers. These sectors are primarily intended for 
development once the FM Area Diversion Project is built. 

 

RECOMMENDATION: 
It is recommended that the City approve the proposed Subdivision on the basis that it is consistent with 
City plans and ordinances. 

 

Attachments: 

• Aerial map 
• Zoning map 
• Preliminary Plat 
• Project Narrative  
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West Fargo Zoning
A: Agricultural
C: Light Commercial
C-OP: Commercial Office Park
DMU: Downtown Mixed Use
EMU: Entertainment Mixed Use
HC: Heavy Commercial
LI: Light Industrial
M: Heavy Industrial

P: Public
PUD: Planned Unit Development
R-L1A: Large Lot Single Family Dwelling
R-1A: Single Family Dwelling
R-1: One and Two Family Dwelling
R-1SM: Mixed One and Two Family Dwelling
R-2: Limited Multiple Dwelling
R-3: Multiple Dwelling
R-4: Mobile Home

R-5: Manufactured Home Subdivision
R-1E: Rural Estate
R-R: Rural Residential

ET Zone Parcels
A: Agricultural
C: Light Commercial
C-OP: Commercial Office Park
HC: Heavy Commercial
LI: Light Industrial

M: Heavy Industrial
P: Public
PUD: Planned Unit Development
R-1: One and Two Family Dwelling
R-1A: Single Family Dwelling
R-1B: Special Single Family Dwelling
R-1E: Rural Estate
R-1S: Special One and Two Family Dwelling
R-1SM: Mixed One and Two Family Dwelling
R-2: Limited Multiple Dwelling
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PLAT of

FMD-MAPLETON RESUBDIVISION
IN SECTIONS 3, 9-11, 13-15, 24-25 & 36,

ALL OF SCHMITZ & BRENNAN SUB. OF THE NW1/4 OF SEC. 10 & LOT 3, BLOCK1, WILLOW CREEK SECOND SUB. OF SEC. 10 &

ALL OF AUDITOR'S LOTS 1, 2, 3 AND 4 OF THE SE1/4 OF SEC. 10 & PART OF AUDITOR'S LOT 1 OF THE SE1/4 OF SEC. 24 &

ALL OF McDOUGALL FIRST SUB. OF THE SE1/4 OF SECTION 25 & ALL OF AUDITOR'S LOT 1 OF THE SE1/4 OF SEC. 25,

T139N, R50W, 5th P.M., WEST FARGO, CASS COUNTY, NORTH DAKOTA

PRELIMINARY
4/28/25
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FMD-Mapleton Resubdivision Plat – Supporting 

information for Subdivision Application to City of West 

Fargo, ND 
May 1, 2025 

 

FM Area Diversion Platting 

The Metro Flood Diversion Authority (MFDA), via the Cass County Joint Water Resource District 

(CCJWRD) has acquired property for the FM Area Diversion Comprehensive Project. The MFDA, via 

CCJWRD will plat property that will be permanently used for the Comprehensive Project. This 

property is called the Comprehensive Project right-of-way (ROW). Reasons for platting the Project 

ROW include the following:  

• creating formal property boundaries for the ROW,  

• vacating roads,  

• closing section lines,  

• dedicating road ROW for newly constructed roads,  

• vacating existing easements,  

• providing for better planning and zoning decisions by political subdivisions having 

jurisdiction,  

• simplifying legal descriptions, and  

• delineating the responsible party for property taxes. 

Platting the Diversion Channel 

The platting process for the ROW for the Storm Water Diversion Channel and Associated 

Infrastructure (SWDCAI) is as follows: 

• ROW needed for the SWDCAI that is owned by CCJWRD will be platted as Initial Plats.  

• The Initial Plats will be prepared for each township in which the SWDCAI will be 

constructed. The Initial Plats for each township will be designated as follows:  

o FMD-Wiser Subdivision 

o FMD-Harwood Subdivision 

o FMD-Berlin Subdivision 

o FMD-Raymond Subdivision 

o FMD-Mapleton Subdivision 

o FMD-Warren Subdivision 

o FMD-Stanley Subdivision 

• The Initial Plats may not vacate existing roads or close existing section lines.  



o Determination to vacate existing roads or close section lines will be dependent

upon the facts and circumstances of each Initial Plat in coordination with the P3

developer and the MFDA staff.

• In advance of construction, upon requests from the MFDA and CCJWRD, Cass County will

take ownership and control of roads via a jurisdictional transfer and will close those roads

for construction.

• At a future date, following substantial completion of SWDCAI, and as determined

appropriate by the MFDA, replats will be prepared for each township as necessary to vacate

roads, close section lines, and re-dedicate any necessary ROW for the newly constructed

roadways. Re-zoning of the platted area, if applicable, will also be accomplished at a future

data consistent with the replats.

• Replats and any subsequent plats within a township will be named consecutively following

the same naming convention as the Initial Plats:

o e.g., FMD-Mapleton 2nd Subdivision, FMD-Mapleton 3rd Subdivision, etc.

• Preliminary plats of the Initial Plats, Initial Replats, and any subsequent plats will be

prepared and routed for review by MFDA representatives before submission to Cass County

or West Fargo for the official plat application process.

Additional Comments 

Recreation – The FM Area Diversion currently includes public access along features of the entire 

30-mile diversion channel that will support recreational uses. These include a gravel maintenance

road/trail on both sides of the channel as well as graded secondary trails on the excavated material 

berms for the entire 30-miles. Also, there will be several parking areas and access points 

constructed. Bicycle lanes will be constructed on several bridges that cross the diversion channel. 

These features may provide opportunities for future expansion of park and recreation facilities 

outside of the diversion channel. 

Floodplain – due to the nature and flood risk reduction purpose of the FM Area Diversion, the 

existing floodplain in and around the platted area will be changed. As such, the floodplain is not 

shown on the plats. 

Grading and Drainage – The FM Area Diversion is a flood risk reduction project for the Fargo-

Moorhead-West Fargo metro area that includes a 30-mile stormwater diversion channel that will 

convey floodwaters around the west side metro. Drainage from the west side of the SWDCAI will be 

conveyed into the diversion channel. Drainage from the east side of the SWDCAI will be conveyed 

away from the diversion channel via toe drains, existing ditches, and drains or waterways.  
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A25-13 SUBDIVISION 
FMD-Warren 1st Subdivision 
Section 1, T138N, R50W, Cass County, North Dakota 
Owner: Cass County Joint Water Resource District 
Applicant: Steve Swanson, AE2S 

Staff Contact:  Lisa Sankey 

Planning & Zoning Commission Public Hearing: 06-10-2025
City Commission Final Plat Approval: 

PURPOSE: 
Subdivide unplatted parcels for a public flood protection project. 

STATEMENTS OF FACT: 
Land Use Classification: C-1 Deferred Development Sector; G-1 Sub-Urban –

Restricted Growth Sector (ETJ
Existing Land Use: Vacant 
Current Zoning District(s): A: Agricultural 
Zoning Overlay District(s): n/a 
Proposed Zoning District(s): Unchanged 
Proposed Lot size(s) or range: .71 to 220.62 acres 
Total area size: 226.54 acres 
Adjacent Zoning Districts: A: Agricultural 
Adjacent street(s): 52nd Ave W, 43rd St SE (64th Ave S) and various ¼ section 

township roads 
Adjacent Bike/Pedestrian Facilities: None 
Available Parks/Trail Facilities: None 
Land Dedication Requirements: Public Flood Protection Project – No Public Land Dedication 

Required. 

DISCUSSION AND OBSERVATIONS: 
• The applicant is subdividing undeveloped parcels of property acquired as part of the FM Area

Diversion Project (the “Diversion”) to further define property that will be permanently used for the
Diversion.

• The proposed subdivision is located within the City’s exclusive extraterritorial jurisdiction.
• The primary purpose of this subdivision is to create formal property boundaries for the Diversion

right of way and simplify legal descriptions.
• Once the Diversion is complete, the applicant intends to replat the subject property in order to

vacate & dedicate road rights-of-way and easements as necessary, as well as to make any
adjustments to the project boundaries that may be needed.

• It is anticipated that the applicant would apply to rezone the subject property to P (Public Facilities), 
once the final project boundaries are established after completion of the Diversion.

• Because the FM Area Diversion is a public flood protection project, there will be no public land
dedication required.
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• The FM Area Diversion currently includes public access along the entire 30-mile diversion channel 
that will support recreational uses, including a gravel maintenance road/trail on both sides of the 
channel, as well as graded secondary trails on the excavated material berms.  There will also be 
several parking areas and access points constructed as well as bicycle lanes constructed on several 
bridges that cross the diversion channel.  These features may provide opportunities for future 
expansion of park and recreation facilities outside of the diversion channel. 

• Due to the unique nature of the proposed plat, the requested subdivision includes a subdivision 
variance to allow deviation from some of the City’s typical subdivision standards. This includes: 
o Existing floodplains will not be shown on the plat, due to the nature and flood risk reduction 

purpose of the Diversion. 
o Additional right-of-way will not be dedicated for section line roads, as right-of-way dedication 

and vacation will take place at the time of replat after completion of the Diversion. 
o Exemption from public dedication requirements. 

 

NOTICES: 
Sent to: Public Notice in Official Newspaper and applicable agencies and departments 
Comments Received:    
• No comments received to-date. 

 

CONSISTENCY WITH COMPREHENSIVE PLAN AND OTHER APPLICABLE CITY PLANS AND ORDINANCES: 
• The proposed application is consistent with the City plans and ordinances as it is clearing up legal 

descriptions and defining right-of-way in preparation of completion of the FM Area Diversion 
project and allowing potential for future development as outlined in West Fargo 2.0. The FM Area 
Diversion project is documented within the West Fargo 2.0 Comprehensive Plan and serves as a 
delineation between the C-1 Deferred Development Sector and the G-1 Sub-Urban – Restricted 
Growth Sector of the City’s extraterritorial jurisdiction. 

• C-1 Deferred Development Sector - The area where development is deferred includes spaces west 
of the proposed FM Area Diversion Project, as well as land located in the northern section of the 
extraterritorial areas. At the time of the comprehensive plan update, plans and specifications for 
the FM Area Diversion Project were under development and completion of the diversion was not 
anticipated until the year 2024, at the earliest. It has not been determined what effects the project 
will have upon properties along the diversion. Therefore, it is recommended that planning and 
development not take place in these areas until the diversion is operational and revised floodplain 
maps have been made available. Other areas within this sector might be best kept in reserve until 
infrastructure can efficiently be provided or innovative conservation methods can be employed to 
avoid costly upgrades in the future. 

• The G-1 Sub-Urban - Restricted Growth Sector includes areas between the current and proposed 
diversion that may have new development potential with construction of the FM Diversion.   The 
G-1 area identifies significant tracts of land that are currently rural, but where directed and well-
planned new development could occur around the identified potential Future Mixed-Use and 
Employment Centers.  
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RECOMMENDATION: 
It is recommended that the City approve the proposed Subdivision on the basis that it is consistent with 
City plans and ordinances. 

 

Attachments: 

• Aerial map 
• Zoning map 
• Preliminary Plat 
• Project Narrative  
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West Fargo Zoning
A: Agricultural
C: Light Commercial
C-OP: Commercial Office Park
DMU: Downtown Mixed Use
EMU: Entertainment Mixed Use
HC: Heavy Commercial
LI: Light Industrial
M: Heavy Industrial

P: Public
PUD: Planned Unit Development
R-L1A: Large Lot Single Family Dwelling
R-1A: Single Family Dwelling
R-1: One and Two Family Dwelling
R-1SM: Mixed One and Two Family Dwelling
R-2: Limited Multiple Dwelling
R-3: Multiple Dwelling
R-4: Mobile Home

R-5: Manufactured Home Subdivision
R-1E: Rural Estate
R-R: Rural Residential

ET Zone Parcels
A: Agricultural
C: Light Commercial
C-OP: Commercial Office Park
HC: Heavy Commercial
LI: Light Industrial

M: Heavy Industrial
P: Public
PUD: Planned Unit Development
R-1: One and Two Family Dwelling
R-1A: Single Family Dwelling
R-1B: Special Single Family Dwelling
R-1E: Rural Estate
R-1S: Special One and Two Family Dwelling
R-1SM: Mixed One and Two Family Dwelling
R-2: Limited Multiple Dwelling

Ü
0 300150

US Feet

S
h

e
ye

n
n

e
 D

ive
rsio

n

52ND AVE W

R
A

C HEL DR W

60TH AVE W

11TH
S

T
W

55TH AVE W

LOR I

L
N

W

15T
H

 S
T

 W

M
A

R
LY

S
D

R

W

A
L

B
E

R
T

CT
W

JI

L
L

D

R W

81S
T

 S
T

 S

A25-13
Proposed

Subdivision

WEST FARGO



Advanced Engineering and Environmental Services, Inc.
4170 28th Ave South, Fargo, ND 58104

Ph:  701-364-9111  Web: www.AE2S.com
W:\C\CH2M\CH2MHill - FM Diversion Land Acquisition

Management\Survey Support\Survey Data\Drawings\T138N
R50W\Plat-Township\WEST FARGO\PLAT-Warren_WF-Plot.dwg
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PLAT of

FMD-WARREN FIRST SUBDIVISION
IN SECTION 1, T138N, R50W, 5th P.M.,

IN THE EXTRATERRITORIAL JURISDICTION OF THE CITY OF
WEST FARGO, CASS COUNTY, NORTH DAKOTA

CERTIFICATE OF SURVEYOR
I, Steven E. Swanson, a Professional Land Surveyor in the State of North Dakota, hereby certify that this survey
of FMD-Warren First Subdivision as shown hereon was conducted by me or under my direct supervision; that the
exterior boundary of said subdivision is delineated on the ground by monuments shown hereon; and that, to the
best of my knowledge and belief, this plat is a true and correct representation of said survey.

Dated this ___________ day of _____________________________, 2025.

_________________________________
Steven E. Swanson, PLS
ND Reg. No. LS-4185

STATE OF NORTH DAKOTA )
) SS

COUNTY OF GRAND FORKS )

On this __________ day of _________________________, 2025, before me personally appeared Steven E.
Swanson, Professional Land Surveyor, known to me to be the person described in the within instrument, and who
acknowledged to me that he executed the same.

__________________________________
Notary Public:
State of North Dakota
My commission expires_______________

( FEET )

0 2640

OWNERS
CASS COUNTY JOINT WATER RESOURCE DISTRICT

1201 MAIN AVE WEST
WEST FARGO, ND 58078

SOUTHEAST CASS WATER RESOURCE DISTRICT
1201 MAIN AVE WEST

WEST FARGO, ND 58078

WARREN TOWNSHIP
T138N R50W

PURPOSES
The purposes of this subdivision are to :
- Consolidate existing parcels of record into larger parcels
and assign parcel names for ease of management.

EXISTING EASEMENTS
Easements and encumbrances of record remain in effect,
whether shown or not.

COUNTY RECORDER

PRELIMINARY
5/6/25

CERTIFICATE OF OWNER
We, Cass County Joint Water Resource District and Southeast Cass Water Resource District, political
subdivisions of the State of North Dakota, hereby certify that we are the owners of the lands described above and
that  1) we have caused the same to be platted into lots and blocks as shown hereon and 2) said subdivision
shall be known as FMD-Warren First Subdivision.

Cass County Joint Water Resource District
Owner, Lots 1 and 2, Block 1

Dated this __________ day of ______________________, 2025.

__________________________________ ___________________________________
Ken Lougheed, Chairman Melissa Hinkemeyer, Secretary-Treasurer

STATE OF ________________ )
) SS

COUNTY OF ______________ )

On this __________ day of _____________________________________, 2025, before me personally appeared
Ken Lougheed, CCJWRD Chairman, and Melissa Hinkemeyer, CCJWRD Secretary-Treasurer, known to me to
be the persons described in the within instrument, and who acknowledged to me that they executed the same on
behalf of Cass County Joint Water Resource District.

__________________________________
Notary Public:

Southeast Cass Water Resource District
Owner, Lot 3, Block 1

Dated this __________ day of ______________________, 2025.

_________________________________ ___________________________________
Keith Weston, Chairman Melissa Hinkemeyer, Secretary-Treasurer

STATE OF ________________ )
) SS

COUNTY OF ______________ )

On this __________ day of _____________________________________, 2025, before me personally appeared
Keith Weston, Chairman, and Melissa Hinkemeyer, Secretary-Treasurer of the Southeast Cass Water Resource
District, known to me to be the persons described in the within instrument, and who acknowledged to me that
they executed the same on behalf of the Southeast Cass Water Resource District.

__________________________________
Notary Public:

DESCRIPTION OF PLAT BOUNDARY
BLOCK 1
That part of Section 1 in Township 138 North, Range 50 West of the 5th Principal Meridian, Cass County, North
Dakota, being further described as follows:

Commencing at the Northeast Corner of the Northeast Quarter (NE1/4) of Section 1; thence S87°11'15"W on the
north line of said NE1/4 a distance of 205.57 feet to the Point of Beginning; thence S02°48'45"E a distance of
102.67 feet; thence N89°35'44"W a distance of 47.61 feet; thence S87°11'15"W parallel with, and 100.00 feet
south of, the north line of said NE1/4 a distance of 222.40 feet; thence S02°31'26"E parallel with, and 475.00 feet
west of, the east line of said NE1/4 a distance of 2,535.56 feet to the south line of said NE1/4; thence
S02°33'51"E parallel with, and 475.00 feet west of, the east line of the Southeast Quarter (SE1/4) of said Section
1 a distance of 2,640.69 feet to the south line of said SE1/4; thence S87°36'54"W on said south line a distance of
1,851.92 feet; thence N02°46'25"W parallel with, and 300.00 feet east of, the west line of the E1/2 of said Section
1 a distance of 5,162.38 feet; thence S87°11'15"W parallel with, and 100.00 feet south of, the north line of the
NE1/4 of said Section 1 a distance of 300.00 feet to the west line of said NE1/4; thence N02°46'25"W on said
west line a distance of 100.00 feet to the Northwest Corner of said NE1/4; thence N87°11'15"E on the north line
of said NE1/4 a distance of 2,442.45 feet to the Point of Beginning.

Block 1 contains 226.54 acres and is subject to any existing easements.
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CERTIFICATE OF WEST FARGO PLANNING COMMISSION
The West Fargo Planning Commission reviewed this plat on the __________ day of _______________, 2025,
and hereby approves it.

Dated this _______________ day of ______________________________________, 2025.

__________________________________
Eric Dodds, Chairman

STATE OF NORTH DAKOTA )
) SS

COUNTY OF CASS )

On this __________ day of _______________, 2025, before me personally appeared Eric Dodds, Chairman,
known to me to be the person described in the within instrument, and who acknowledged to me that he executed
the same on behalf of the West Fargo Planning Commission.

__________________________________
Notary Public:

CERTIFICATE OF WEST FARGO CITY COMMISSION
The City of West Fargo Extraterritorial Jurisdiction includes part of Block 1. The West Fargo City Commision
reviewed this plat at its meeting on the ______ day of ____________, 2025, and, having found it to be in the
interest of the public health, safety, and welfare, hereby approves it.

_________________________________ __________________________________
Bernie L. Dardis, President Dustin T. Scott, City Auditor

STATE OF NORTH DAKOTA )
) SS

COUNTY OF CASS )

On this __________ day of _______________, 2025, before me personally appeared Bernie L. Dardis, President
and Dustin T. Scott, City Auditor, known to me to be the persons described in the within instrument, and who
acknowledged to me that they executed the same on behalf of the City of West Fargo.

__________________________________
Notary Public:

CERTIFICATE OF WEST FARGO CITY ENGINEER
Reviewed by the West Fargo City Engineer this ______ day of ________________, 2025.

__________________________________
Daniel R. Hanson, City Engineer

STATE OF NORTH DAKOTA )
) SS

COUNTY OF CASS )

On this __________ day of _______________, 2025, before me personally appeared Daniel R. Hanson, City
Engineer, known to me to be the person described in the within instrument, and who acknowledged to me that he
executed the same as City Engineer.

__________________________________
Notary Public:

CERTIFICATE OF WEST FARGO CITY ATTORNEY
I hereby certify that proper evidence of title has been examined by me and I approve the plat as to form and
execution this ______ day of ________________, 2025.

__________________________________
Katie J. Schmidt, City Attorney

STATE OF NORTH DAKOTA )
) SS

COUNTY OF CASS )

On this __________ day of _______________, 2025, before me personally appeared Katie J. Schmidt, City
Attorney, known to me to be the person described in the within instrument, and who acknowledged to me that
she executed the same as City Attorney.

__________________________________
Notary Public:
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BASIS OF BEARING
BEARINGS FOR THIS EXHIBIT ARE
BASED ON THE NORTH DAKOTA
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FMD-Warren 1st Subdivision Plat – Supporting 
information for Subdivision Application to City of 
West Fargo, ND 
May 1, 2025 

FM Area Diversion Platting 
The Metro Flood Diversion Authority (MFDA), via the Cass County Joint Water Resource District 

(CCJWRD) has acquired property for the FM Area Diversion Comprehensive Project. The MFDA, 

via CCJWRD will plat property that will be permanently used for the Comprehensive Project. This 

property is called the Comprehensive Project right-of-way (ROW). Reasons for platting the Project 

ROW include the following:  

• creating formal property boundaries for the ROW,

• vacating roads,

• closing section lines,

• dedicating road ROW for newly constructed roads,

• vacating existing easements,

• providing for better planning and zoning decisions by political subdivisions having

jurisdiction,

• simplifying legal descriptions, and

• delineating the responsible party for property taxes.

Platting the Diversion Channel 

The platting process for the ROW for the Storm Water Diversion Channel and Associated 

Infrastructure (SWDCAI) is as follows: 

• ROW needed for the SWDCAI that is owned by CCJWRD will be platted as Initial Plats.

• The Initial Plats will be prepared for each township in which the SWDCAI will be

constructed. The Initial Plats for each township will be designated as follows:

o FMD-Wiser Subdivision

o FMD-Harwood Subdivision

o FMD-Berlin Subdivision

o FMD-Raymond Subdivision

o FMD-Mapleton Subdivision

o FMD-Warren Subdivision

o FMD-Stanley Subdivision

• The Initial Plats may not vacate existing roads or close existing section lines.



o Determination to vacate existing roads or close section lines will be dependent

upon the facts and circumstances of each Initial Plat in coordination with the P3

developer and the MFDA staff.

• In advance of construction, upon requests from the MFDA and CCJWRD, Cass County will

take ownership and control of roads via a jurisdictional transfer and will close those roads

for construction.

• At a future date, following substantial completion of SWDCAI, and as determined

appropriate by the MFDA, replats will be prepared for each township as necessary to vacate

roads, close section lines, and re-dedicate any necessary ROW for the newly constructed

roadways. Re-zoning of the platted area, if applicable, will also be accomplished at a future

data consistent with the replats.

• Replats and any subsequent plats within a township will be named consecutively following

the same naming convention as the Initial Plats:

o e.g., FMD-Mapleton 2nd Subdivision, FMD-Mapleton 3rd Subdivision, etc.

• Preliminary plats of the Initial Plats, Initial Replats, and any subsequent plats will be

prepared and routed for review by MFDA representatives before submission to Cass County

or West Fargo for the official plat application process.

Additional Comments 

Recreation – The FM Area Diversion currently includes public access along features of the entire 

30-mile diversion channel that will support recreational uses. These include a gravel maintenance

road/trail on both sides of the channel as well as graded secondary trails on the excavated material 

berms for the entire 30-miles. Also, there will be several parking areas and access points 

constructed. Bicycle lanes will be constructed on several bridges that cross the diversion channel. 

These features may provide opportunities for future expansion of park and recreation facilities 

outside of the diversion channel. 

Floodplain – due to the nature and flood risk reduction purpose of the FM Area Diversion, the 

existing floodplain in and around the platted area will be changed. As such, the floodplain is not 

shown on the plats. 

Grading and Drainage – The FM Area Diversion is a flood risk reduction project for the Fargo-

Moorhead-West Fargo metro area that includes a 30-mile stormwater diversion channel that will 

convey floodwaters around the west side metro. Drainage from the west side of the SWDCAI will be 

conveyed into the diversion channel. Drainage from the east side of the SWDCAI will be conveyed 

away from the diversion channel via toe drains, existing ditches, and drains or waterways.  
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A25-14 REPLAT AND SUBDIVISION VARIANCE 
DMF 2ndAddition 
2245 & 2255 Rustad Lane E (Lot 3 and 4, Block 1 of DMF Addition) 
Owner: Edgewood Properties Management LLC 
Applicant: Chris Mack, Christianson Companies 

Staff Contact:  Lisa Sankey 

Planning & Zoning Commission Public Hearing: 06/10/2025 
City Commission Final Plat Approval:  

 

PURPOSE: 
Replat two lots and vacate a public utility easement. 

 

STATEMENTS OF FACT: 
Land Use Classification: G-2 Sub-Urban – Growth Sector 
Existing Land Use: Vacant 
Current Zoning District(s): C: Light Commercial 
Zoning Overlay District(s): CO-I: Interstate Corridor Overlay 
Proposed Lot size(s) or range: 123,665 – 134,865 square feet (2.8 – 3 Acres) 
Total area size: 21.14 Acres 
Adjacent Zoning Districts: North – Interstate 94 Corridor & SE Cass Water Resource District 

Land – A: Agricultural 
South, East & West – C: Light Commercial  

Adjacent street(s): Rustad Lane (Local) 
Adjacent Bike/Pedestrian Facilities: Path along south side of 23rd Ave E; Sidewalk along 6th St E 
Available Parks/Trail Facilities: Rustad Center, River’s Bend at the Preserve Park and North 

Pond Trail and Pond lookout within ½ mile 
Land Dedication Requirements: n/a 

 

DISCUSSION AND OBSERVATIONS: 
• The applicant has submitted a request for a subdivision replat to vacate a public utility easement 

between two lots, west of Duluth Trading Company, along the north side of Rustand Lane East. 
• The preliminary plat consists of two lots.   
• A preliminary site plan shows two potential office buildings along the north side of the 

development with a shared private access running north and south, via Rustad Lane East, as well 
as two water features (retention ponds) along the south side of the lots. 

• The plat was sent to local utility providers for review.  Staff has no concerns with the vacation of 
the public utility easement. 
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NOTICES: 
Sent to: Hearing notice published in official newspaper and information sent to applicable 

agencies and departments 
Comments Received:  
• No comments received to-date. 

 

CONSISTENCY WITH COMPREHENSIVE PLAN AND OTHER APPLICABLE CITY PLANS AND ORDINANCES: 
• The proposed application is consistent with the City plans and ordinances. 

 

RECOMMENDATIONS: 
It is recommended that the City approve the proposed replat on the basis that it is consistent with City 
plans and ordinances. 

 

Attachments: 

• Aerial map 
• Zoning map 
• Preliminary Plat 
• Draft Site Plan 
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A25-15  CONDITIONAL USE PERMIT 

2502 26th Street NW 

Unplatted parcel located in Section 26, R140N, R50W [Raymond Township]), Cass County, North Dakota 

Owner: Sharon Pettie 
Applicant:  Bridger Scraper & Hayden Thompson, 
Prairie Compost Services LLC  

Staff Contact:    Lisa Sankey 

Planning & Zoning Commission Public Hearing: 06-10-2025 

City Commission:  

 

PURPOSE: 

To allow a food waste composting facility in an Agricultural Zoning District in West Fargo’s 
Extraterritorial jurisdiction. 

 

STATEMENTS OF FACT: 

Land Use Classification: G-5 Future Employment Growth Sector 

Existing Land Use: Non-Farm Single Family Dwelling 

Current Zoning District(s): A: Agricultural District  

Zoning Overlay District(s): n/a 

Total area size: 4.21 Acres 

Adjacent Zoning Districts: A: Agricultural District 

Adjacent street(s): 26th Street NW – Section Line Road (Future Collector) 

Adjacent Bike/Pedestrian Facilities: n/a  

Available Parks/Trail Facilities: n/a 

 

DISCUSSION AND OBSERVATIONS: 

• The applicant submitted a conditional use permit application for a food waste composting facility 
in an Agricultural Zoning District in West Fargo’s Extraterritorial jurisdiction (ET) area about a mile 
and a half north of West Fargo City Limits, along the west side of 26th Street NW, north of 19th 
Avenue NW. 

• The application describes a small scale, private composting facility for food waste, which they 
believe falls under the horticulture section of the Agricultural zoning district as the compost 
produced will be used for soil amendments in local gardens, landscapes and agricultural 
applications. The primary source of waste composted at the site would be food waste collected 
directly from homes and businesses and potentially wood chips that would be dropped off by tree 
services in the area. 

• According to the applicant, the project is part of a two-year pilot project permit issued by the North 
Dakota Department of Environmental Quality (NDDEQ).  The applicant has indicated NDDEQ’s 
permit process includes more extensive requirements for odor control, nuisance mitigation, 
leachate management and site monitoring. 

• West Fargo City Ordinances don’t specifically allow for composting anywhere in the zoning code.  
The closest related use for a large-scale open-air composing facility would be a landfill which is a 
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conditionally permitted use in the M: Heavy Industrial District provided it is outside the City Limits 
within the City’s extraterritorial jurisdiction. 

• However, the proposed small-scale enclosed composing facility is not comparable to a landfill and 
is more similar to other listed uses, such as landscaping businesses, industrial wood burners, or 
agricultural services establishments (including, but not limited to hay-baling and threshing; 
horticultural services; crop dusting; grain cleaning and drying; harvesting and plowing; milling and 
storage or grain; veterinary services; boarding and training of horses; and roadside stands for the 
sale of agricultural produce grown on the site). Such uses are conditional uses within the A 
(Agricultural) zoning district. 

• Such uses require approval of a Conditional Use Permit to operate within this district and shall not 
be one to which the noise, odor, dust, or chemical residues of commercial agriculture or 
horticulture might result in creation or establishment of a nuisance or trespass. While composting 
uses are not specifically listed, they are similar in nature to these other conditional uses within the 
Agricultural zoning district. Additionally, compost is an agricultural/horticultural product used in 
the production of plants. 

• The applicant has submitted a site plan which outlines the proposed area to be used and a narrative 
describing the business and equipment.   

o A fully enclosed composting system (Actium Resources Grande Composter) which operates 
at a sustained high temperature to promote rapid decomposition while controlling odors 
would be placed on a concrete pad to prevent leachate infiltration, and under a temporary 
arch-style structure to protect equipment from the weather and to minimize potential 
nuisances for year-round operations.   

o The proposed site plan shows a 600 (20’ x 30’) square foot concrete pad area for the 
composting machine along the southwest portion of the property, where there is an 
existing berm with landscaping to provide a buffer. 

• Access to the site is from 26th Street NW via a shared driveway on the subject property. 

• The applicant indicated they do not anticipate heavy truck traffic or high volume activity.  Vehicle 
trips would consist of one or two light duty pickup trucks with trailers hauling food waste from 
homes and businesses.  There will also be one or two vehicle trips per day by staff for general site 
management.  A couple of times a month there may be finished compost pick up or delivery and 
drop off of wood chips. 

• While large-scale open-air composting facilities could present a few different challenges relating to 
such things as odor, traffic, pest control, and stomwater runoff, these issues are much less of a 
concern for the proposed small-scale, fully enclosed compositing operation. As currently proposed, 
staff has very little concern. However, if the facility were to expand and/or operations were to 
change, some of these issues may arise. As such, staff recommends that conditions be placed on 
any approval so as to ensure the composting operation is restricted to the manner and scale 
communicated by the applicant.    

• Additionally, the subject property is located within the City’s future growth area. While currently 
agricultural in nature, this area will likely be incorporated into the City at some point in the future. 
While the future adjacent land uses are currently unknown, there is a potential for future 
incompatibility issues to arise as growth occurs. As such, staff further recommends that any 
approval be temporary in nature and include a defined end-date and/or sufficient sunset 
provisions. 

• No additional permitting would be required from the local environmental health division. Fargo 
Cass Public Health indicated that their responsibilities would be limited to enforcement of existing 
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public health and nuisance regulations, such as a situation where a compost pile was not managed 
and became a nuisance in terms of rodent harborage or something similar  

• Although agricultural/farm uses have existed on the subject property historically, staff notes that 
there is an existing single family dwelling on the subject property. While this may present potential 
compatibility concerns, the owner of the house is the one applying for the proposed composing 
use.  

• A conditional use permit agreement is required to be signed and may include conditions deemed 
appropriate by the Commission. 

• Ultimately, staff does not support a permanent composting facility at this location long-term, as 
this area is within the City’s future growth area and is identified as a G-5 future employment growth 
sector within the West Fargo 2.0 Comprehensive Plan. However, as development within this area 
is unlikely to occur until after completion of the FM Diversion Project and the subsequent 
remapping of the floodplain, staff has little concern with the proposed use operating temporarily. 

• Due to the “temporary” nature of staff’s support for the requested CUP and long-range concerns, 
staff has included two alternative recommendations for consideration by the Planning & Zoning 
Commission.  
 

 

CRITERIA FOR GRANTING CONDITIONAL USE PERMIT: 

With reference to the criteria for granting conditional uses, the following is noted: 
1. Ingress and egress to property and proposed structures thereon with particular reference to 

automotive and pedestrian safety and convenience, traffic flow and control, and access in case 
of fire or catastrophe.  
▪ Applicant indicated low volume of traffic consisting of light duty pickup trips a few times a 

day. 
2. Off-street parking and loading areas where required, with particular attention to the items in 

(1) above and the economic, noise, glare or odor effects of the special exception on adjoining 
properties and properties generally in the district.  
▪ Off-street parking and loading facilities are contained within the property.  

3. Refuse and service areas, with particular reference to the items in (1) and (2) above. 
▪ No concerns noted. 

4. Utilities, with reference of locations, availability, and compatibility. 
▪ No concerns noted. 

5. Screening and buffering with reference to type, dimensions, and character. 
▪ Applicant’s narrative describes the enclosed composter on a foundation with a 

berm/buffer along the south side of the property to the west of an existing shop building. 
6. Signs, if any, and proposed exterior lighting with reference to glare, traffic safety, economic 

effect, and compatibility and harmony with properties in the district. 
▪ No concerns noted 

7. Required yards and other open space. 
▪ No concerns noted. 

8. Soil conditions, as they relate to on-site sewage disposal, water supply, basement excavating, 
road construction and related land use. 
▪ No concerns noted. 

9. General compatibility with adjacent properties and other property in the district. 
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▪ Proposed uses are similar to previous and existing agricultural uses on the subject and 
adjacent properties.  The land adjacent to this area is tilled farmland. 

▪ Waste-related nature of the business may not be compatible with future adjacent uses. 
▪ Facility expansion and/or changes in operation could create potential for noise, odors, 

traffic, etc.   

 

NOTICES: 

Sent to: Property Owners within 350 feet.  Applicable Agencies and Departments, including 
Raymond Township officials, Cass County Planning and the Cass County Sanitarian.. 

Comments Received:   

• A letter was received from an adjacent property owner with concerns regarding the proposed use 
and potential negative impacts to future long-term development. 

• Comments from West Fargo Sanitation Department and Fargo Cass Public Health are incorporated 
into the discussions and observations section above. 

 

CONSISTENCY WITH COMPREHENSIVE PLAN AND OTHER APPLICABLE CITY PLANS AND ORDINANCES: 

• The G-5 Future Employment Growth Center Sector represents the concept for a self-sustaining, 
industrial village outside of the current Sheyenne Diversion. The center would promote industrial, 
office, and retail development; and act as a sustainable, closed-loop industrial center, where 
businesses feed each other for productivity. These sectors are primarily intended for development 
after the proposed FM Area Diversion Project is built. 

• An interconnected network of major streets provides structure for the growth sectors while 
distributing traffic. Future development within growth areas will also take into account the 
provision and cost of infrastructure, finding ways to reduce impact on the taxpayers. The G-5 sector 
identifies locations that are the most suitable for future mixed-use and employment areas. 

• There are no municipal services yet available in the area; however, it is recognized as an important 
future commercial node in West Fargo 2.0 and increased development outside of that which is 
consistent with the Comprehensive Plan should be discouraged.  The City does not expect to extend 
infrastructure to the area until the FM Diversion flood mitigation measures have been undertaken.  
 

 

RECOMMENDATIONS: 

It is recommended that the City deny the proposed application on the basis that the proposed use is 
not consistent with City Plans, Ordinances and surrounding land uses and would be more appropriate 
in an industrial zoned district. 
  OR 
It is recommended that the City approve the proposed application on the basis that, with conditions, it 
is consistent with City plans and ordinances, with recommended conditions of approval as follows: 
 
1. A Signed Conditional Use Permit Agreement is received prior to final approval by the City 

Commission. 
2. The composting operation shall be consistent with the submitted application details within the 

agenda packet. 
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3. All composting shall take place within an enclosed composter, such as the Actium “Grande” rotating 
composter or similar type. 

4. Composting shall be limited to one (1) enclosed composter with a maximum capacity of 20 cubic 
yards. 

5. There shall be no outdoor storage of waste or compost materials. 
6. The composting facility shall be restricted to southwest portion of the subject property and shall 

be properly screened so as not to be visible from the public right-of-way. 
7. All equipment shall be designed and operated in a manner that shall not create a nuisance to 

adjoining properties. 
8. This Conditional Use Permit (CUP) shall automatically expire five (5) years from the date of final 

approval, or upon annexation of the property into the City, whichever occurs first. 
9. The operator of the composting facility shall be Prairie Compost Services LLC. If the operator entity 

changes, the Conditional Use Permit shall be nullified without further action.  
10. Any modifications to these conditions, including extension of the expiration date, shall require 

review and approval of a new application in accordance with Title IV of the City Ordinances.   

 

Attachments: 

1. Aerial map 
2. Zoning map 
3. Project Narrative with proposed site plan 
4. Equipment drawing 
5. Email response regarding traffic and vehicle trips 
6. Comments from area property owners 
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Use-Specific Application Materials – Composting Services Description 

We are proposing to operate a small-scale food waste composting facility using the 
Actium Resources Grande Composter (see attached spec sheet), a fully enclosed, in-vessel 
composting system designed for efficient, sanitary organic waste processing. This system 
operates at sustained high temperatures, promoting rapid decomposition while controlling odors 
and preventing issues with pests and vectors. The sealed, automated design ensures that 
composting takes place in a clean, contained environment. 

Link to the composter: 
https://actiumresources.com/rotary-drum-composters/actium-grande-rotating-composter/ 

The composting operation will be located beneath a temporary arch-style structure and on 
a concrete pad. The concrete surface—pending appropriate permitting—will provide a stable, 
impermeable foundation that prevents leachate infiltration and supports environmental 
containment. The overhead structure will protect the equipment from weather and aid in 
minimizing any potential nuisances. 

Importantly, this composting facility is designed to operate year-round, including 
throughout the winter months. The Actium system is thermally insulated and engineered to 
maintain composting activity even during subfreezing temperatures, ensuring uninterrupted 
operations regardless of season. 

The Actium Resources Grande Composter was originally developed to process poultry 
and swine mortalities, demonstrating its ability to safely handle materials significantly more 
biologically sensitive than food waste. This level of engineering offers a strong foundation for 
processing food scraps in a clean, efficient, and biosecure manner. 

Composting is a natural process that transforms organic material, food scraps in our case, 
into a stable, nutrient-rich soil amendment through microbial decomposition. In-vessel 
composting systems like the one proposed accelerate this process under controlled conditions, 
producing a finished product in a matter of weeks. The resulting compost can be used to improve 
soil structure, retain moisture, and return valuable nutrients to local gardens, landscapes, and 
farms. This facility will help reduce the volume of food waste sent to landfills, lower greenhouse 
gas emissions, and support a more sustainable, circular approach to managing organic waste in 
the West Fargo area. 

This project will operate under a 2-year Pilot Project Permit issued by the North Dakota 
Department of Environmental Quality (NDDEQ). Zoning approval from the City of West Fargo 
is a required first step in this process. The NDDEQ’s permit process includes more extensive 
requirements for odor control, nuisance mitigation, leachate management, and site monitoring. 



These regulatory standards will guide the final site design, operational protocols, and reporting 
systems to ensure environmental safety and compatibility with nearby land uses. 

Our goal is to demonstrate a responsible, locally operated composting model that diverts 
food waste from landfills and creates high-quality compost for gardens, landscaping, and 
agriculture in the West Fargo area. 

If there are any questions regarding the composting process or the equipment we intend 
to utilize, please feel free to contact us at prairiecompost@gmail.com. We would be happy to 
provide additional information or discuss our proposal in more detail. 

 

Site Plan 

 
Overall Area: Map showing parcel ID: 593566 (2502 26th St NW West Fargo, ND 58078) and 
surrounding area. The orange box in the bottom left (approximately 0.3 acres) is where we are 
proposing to put the composting machine. Greenery to the South and West of the orange box is a 
berm providing a buffer from the property line.  
 



 
 

Zoomed in map: The red box within the orange box is the area where we would like to pour a 
30” by 20” concrete pad (following permitting for concrete pouring if necessary) and place the 
composting units. This red box can be moved to any area within the orange box to suit the needs 
of the zoning requirements, should a larger buffer from the property line be required.  
 
 





From:
To:
Subject:
Date:
Attachments:

Prairie Compost
Lisa Sankey; 
Re: Conditional Use Permit Application Completeness 
Wednesday, May 21, 2025 10:12:27 AM

Hello Lisa, 

Thanks for the update and for letting me know that our application is considered
complete. I appreciate you keeping me in the loop as notifications go out and questions
come in.

Regarding your note about traffic and vehicle trips to the site, I’m happy to provide some
context. Since this is a small-scale composting operation, we expect a relatively low
volume of traffic. Most days, we’ll have one or two pickups or trailers coming and going,
used to haul food waste collected from local homes and businesses. These are typically
light-duty trucks, not large commercial vehicles (F-150 and Tacoma for now, but
eventually these will be F-250s).

In addition, there will likely be one or two trips per day by staff for general site
management—checking on the compost piles, turning material, and other routine tasks.
On occasion, we may have a few extra trips when bringing in carbon materials like wood
chips or when finished compost is picked up or delivered. These would usually happen
once or twice a month. 

At this point, we’re not anticipating any heavy truck traffic or high-volume activity. We’ll
continue to monitor things closely and adjust if needed to stay in line with the scale of
the site and the surrounding area.

Best, 

Bridger 

mailto:prairiecompost@gmail.com
mailto:Lisa.Sankey@westfargond.gov
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M E M O R A N D U M  

 
TO: Planning & Zoning Commission 

FROM: Aaron Nelson, Planning Director 

MEETING DATE: June 10, 2025 

SUBJECT: Senate Bill 2180 – Public Comments at Public Meetings  
 
 
Effective August 1, 2025, Senate Bill 2180 requires governing bodies of political subdivisions—
including appointed boards such as planning and zoning commissions—to provide an opportunity 
for public comment at each regular meeting. The law permits reasonable regulations, such as time 
limits and policies to ensure order and relevance.  
 
Prior to adding a public comment section to meeting agendas, staff is looking to make 
commissioners aware of this new requirement. For consistency, staff proposes to utilize the same 
public comment process as the West Fargo City Commission.  
 
This is a discussion only topic. Staff invites discussion and input from the Planning & Zoning 
Commission. 
 
 
 
Attachment 
 
      



Sixty-ninth Legislative Assembly of North Dakota 
In Regular Session Commencing Tuesday, January 7, 2025

SENATE BILL NO. 2180
(Senators Paulson, Luick, Weston)

(Representatives Louser, D. Ruby, D. Johnston)

AN ACT to create and enact a new section to chapter 44-04 of the North Dakota Century Code, relating 
to the opportunity to provide public comment at a meeting of a public entity.

BE IT ENACTED BY THE LEGISLATIVE ASSEMBLY OF NORTH DAKOTA:

SECTION 1.  A new section to chapter 44-04 of the North Dakota Century Code is created and 
enacted as follows:

Public comment - Regular meetings of a public entity.

1. Every regular meeting of a governing body of a city, county, township, school district, park 
district, or water resource district must include an opportunity for an individual to provide public 
comment.

2. An individual providing comment at a meeting shall provide to the governing body in writing 
the individual's name and address. The individual's address is an exempt record.

3. A governing body of a city, county, township, school district, park district, or water resource 
district:

a. May limit a public comment only as follows, except as provided in subdivision     b:  

(1) By time per speaker, total time for public comment, or both.

(2) By agenda topic, to the agendas of the current and at least one preceding meeting.

b. Shall develop a policy regarding public comment rules for regular meetings. The policy 
may provide a public comment:

(1) Must be pertinent to the public entity.

(2) May not interfere with the orderly conduct of the regular meeting.

(3) May not be defamatory, abusive, harassing, or unlawful.

(4) May be prohibited if an alternative procedure exists to bring that particular type of 
public comment before the public entity, the public comment includes confidential or 
exempt information, or the public comment is otherwise prohibited by law.



S. B. NO. 2180 - PAGE 2

____________________________ ____________________________
President of the Senate Speaker of the House

____________________________ ____________________________
Secretary of the Senate Chief Clerk of the House

This certifies that the within bill originated in the Senate of the Sixty-ninth Legislative Assembly of North 
Dakota and is known on the records of that body as Senate Bill No. 2180.

Senate Vote: Yeas 43 Nays 4 Absent  0

House Vote: Yeas 93 Nays 0 Absent  1

____________________________
Secretary of the Senate

Received by the Governor at ________M. on _____________________________________, 2025.

Approved at ________M. on __________________________________________________, 2025.

____________________________
Governor

Filed in this office this ___________day of _______________________________________, 2025,

at ________ o’clock ________M.

____________________________
Secretary of State
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