Community Development Department
DATE:

June 15, 2021

FROM:

Ben Ehreth, AICP, Community Development Director

ITEM:

Northridge Estates Commercial Park – Planning and Zoning
Commission Appeal

REQUEST:
Five Star Storage and Steve Mariner and Art Mariner are appealing the May 26, 2021
decision of the Planning and Zoning Commission to deny a zoning change from the CA
– Commercial zoning district to a PUD – Planned Unit Development zoning district for
Lots 2-4, Block 1, Northridge Estates Commercial Park, less the portion taken for rightof-way.
The property is located north of Bismarck, along the east side of North Washington
Street and the north side of ND Highway 1804.
Please place this item on the June 22, 2021 City Commission meeting agenda.
BACKGROUND INFORMATION:
The Bismarck Planning and Zoning Commission held a public hearing on this request
on May 26, 2021. The applicants and two member of the public spoke during the
meeting and seven written comments were submitted to the Commission. Concerns
raised by members of the public, both during the hearing and in the written comments,
were related to the proposed storage unit use adjacent to rural residential. Comments
indicated a preference to maintain the existing CA – Commercial zoning for future urban
development. Other concerns raised related to crime, traffic increases, and a decrease
in property values and neighborhood character. Written comments and an excerpt of
the draft minutes are included with this memo.
At the conclusion of the public hearing and based on the findings contained in the staff
report, the Planning and Zoning Commission voted 6 to 3 to deny the request noting
concerns that this was not an ideal location for storage units, Hay Creek Township’s
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recommended denial, and neighborhood opposition to the request. The Planning and
Zoning Commission did not concur with staff’s determination that the proposed zoning
change was consistent with the required findings of fact.
RECOMMENDED CITY COMMISSION ACTION:
Consider the request for an appeal of the May 26, 2021 decision of the Planning and
Zoning Commission.
STAFF CONTACT INFORMATION:
Ben Ehreth, AICP | Community Development Director, 355-1842 or
behreth@bismarcknd.gov
Kim L. Lee, AICP | Planning Manager, 355-1846 or klee@bismarcknd.gov
Will Hutchings, AICP | Planner, 355-1850 or whutchings@bismarcknd.gov
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From:
To:
Subject:
Date:

Planning - General Mailbox
Hilary Balzum; Daniel Nairn; Jenny Wollmuth; Kim Lee; William Hutchings
FW: 1804 and Washington storage unit proposal
Monday, May 24, 2021 3:54:00 PM

From: steve kelsch <
>
Sent: Monday, May 24, 2021 2:38 PM
To: Planning - General Mailbox <planning@bismarcknd.gov>
Subject: 1804 and Washington storage unit proposal
***External Email - Use caution clicking links or opening attachments***
I live in the subdivision that this will impact. I strongly oppose letting this land be used for storage
units. This land is in a prime location and should be reserved for much more valuable endeavors.
Not to mention that some clientele that these units can attract may not be the type of people we
want roaming the neighborhood.
Get Outlook for Android

From:
To:
Subject:
Date:

Planning - General Mailbox
Hilary Balzum; Daniel Nairn; Jenny Wollmuth; Kim Lee; William Hutchings
FW: Northridge Estates Commercial Park
Wednesday, May 26, 2021 8:34:42 AM

From: Rick Olson <
>
Sent: Tuesday, May 25, 2021 6:28 PM
To: Planning - General Mailbox <planning@bismarcknd.gov>
Subject: Northridge Estates Commercial Park
***External Email - Use caution clicking links or opening attachments***
5/24/2021

To Planning Board
I am writing this letter because I am a resident of Northridge Estates
(311 Crestridge Lane).
I do not believe that the Planning Committee should give approval of the
storage unit that is trying to move into our neighborhood.
1. I feel that it will only decrease the value of our property, as in most
of these styles of facilities they start out clean and well-kept only to
turn into a local scrap yard, items being stored outside and debris
blowing about the development.
2. It is a known fact that these kinds of facilities breed theft and
drug activity, and I do not want this in my neighborhood!

Rick and Tammy Olson
Concerned residents.

From:
To:
Subject:
Date:

Planning - General Mailbox
Hilary Balzum; Daniel Nairn; Jenny Wollmuth; Kim Lee; William Hutchings
FW: Storage units
Wednesday, May 26, 2021 8:37:10 AM

-----Original Message----From: Kathy Howe <
>
Sent: Tuesday, May 25, 2021 5:37 PM
To: Planning - General Mailbox <planning@bismarcknd.gov>
Subject: Storage units
***External Email - Use caution clicking links or opening attachments***
We live at 7725 Ridgeland Dr and we r opposed to the building of storage units on Highway 1804 near our
development. The land as we understand it is zoned commercial and no commercial land in the past has Ever been
changed to Industrial . This land is surrounded by residential homes and this is the main reason it should not be
zoned industrial. Scott and Kathy Howe. 5-25-2021
Sent from my iPhone

From:
To:
Subject:
Date:

Planning - General Mailbox
Hilary Balzum; Daniel Nairn; Jenny Wollmuth; Kim Lee; William Hutchings
FW: Five Star Storage
Wednesday, May 26, 2021 9:25:36 AM

From: John <
>
Sent: Tuesday, May 25, 2021 9:49 PM
To: Planning - General Mailbox <planning@bismarcknd.gov>
Subject: Five Star Storage
***External Email - Use caution clicking links or opening attachments***
Dear Commissioners:
Regarding:
Five Star Storage is requesting approval of a zoning change from the CA – Commercial zoning district to
a PUD – Planned Unit Development zoning district for Lots2-4, Block 1, Northridge Estates Commercial
Park, less the portion taken for right-of-way.
I am concerned with the change in zoning listed above. I am a current resident of the Northridge Estate
subdivision located in northwest Bismarck, east of North Washington Street.
I am strongly against the zoning change from CA – Commercial to a PUD – Planned Unit Development
for this property. The current City of Bismarck strategy for North Washington Street is a nice commercial
corridor that was established many years ago starting north of 43rd street. As you travel north on
Washington north of 43rd, you pass by a commercial building near the Boulder Ridge area, then past
Liberty School, Horizon Market, the future Missouri Slope Long Term Care facility, Bismarck Surgical
Associates and Area 57. All these buildings are well built and have good curb appeal.
The drive north on Washington Street shows what the City of Bismarck has to offer. The nice residential
neighborhoods, upscale commercial and office buildings, and modern elementary schools. You have to
ask yourself, what will you see at the end of your drive when you come upon a self-storage facility.
The existing Beltway Self-storage facility on the east side of Highway 83 started as a premier selfstorage. Within a few short years, all you see is lots of campers and old junky cars. The cars are not
limited to the outside storage area, they are sitting in front of individual storage units. These cars are very
unsightly when driving on 71st Ave.
Across the State of North Dakota and the United States, facilities like the proposed are a magnet for drug
activity and other crimes. The Northridge Estates development is a quiet and safe development with very
few people traveling through to site see. The added traffic to the storage facility will increase the number
of people site seeing and potentially increase the number of break-ins and other crimes within the area.
Self-storage buildings are a necessary part of our society, and I am not opposed to the project. I am
again strongly opposed to the location of this facility; it needs to be relocated to an established area that
is zoned as industrial. I ask you to do your part to keep the City of Bismarck moving in the right direction
by maintaining and upholding the zoning ordinances that are currently in place. The drive through the city
should be visually enjoyable and not a mish mash of building types and businesses.

Sincerely,

John Klein
312 Crestridge Lane
Bismarck, ND 58503

From:
To:
Subject:
Date:

Planning - General Mailbox
Hilary Balzum; Daniel Nairn; Jenny Wollmuth; Kim Lee; William Hutchings
FW: Proposed storage units
Monday, May 24, 2021 3:52:04 PM

From: Jeni Grunseth, Trademark Realty <
Sent: Monday, May 24, 2021 2:31 PM
To: Planning - General Mailbox <planning@bismarcknd.gov>
Subject: Proposed storage units

>

***External Email - Use caution clicking links or opening attachments***

Good afternoon,
It is my understanding that you will be voting on a proposed
zoning change from Commercial to Industrial on the corner of
North Washington and 1804. I would like to express my concern
not only for my property value, (I live at 7626 Northwood Drive)
but on the zoning change itself. That is setting such a very
dangerous precedent for all future projects. Where is the buffer
between Industrial and residential? Do we really want to open
that up? That whole section is essentially new, why have such a
mix? That goes against all zoning policies. In that case, why even
have zoning? In my opinion this would be a horrible mistake.
Again, not only for individual property value but for zoning as a
whole.
Thank you.

IMPORTANT NOTICE: Never trust wiring instructions sent via email. Cyber criminals
are hacking email accounts and sending emails with fake wiring instructions. These
emails are convincing and sophisticated.Always independently confirm wiring
instructions in person or via a telephone call to a trusted and verified phone number.
Never wire money without double-checking that the wiring instructions are correct.

May 26, 2021

STAFF REPORT

City of Bismarck
Community Development Department
Planning Division
TRAKiT Project ID: ZC2021-005

Application for: Zoning Change
Project Summary
Title:

Lots 2-4, Block 1, Northridge Estates Commercial Park, less the
portion taken for right-of-way – Planned Unit Development

Status:

Planning & Zoning Commission – Public Hearing

Owner(s):

Steve Mariner and Art Mariner (owners)
Five Star Storage (applicant)

Project Contact: Jacob Hendricks and Charles Hendricks – Five Star Storage
Location:

North of Bismarck, along the east side of North Washington
Street and the north side of ND Highway 1804

Project Size:

6.2 acres

Request:

Rezone property to allow development of a self-storage
complex

Site Information
Existing Conditions

Proposed Conditions

Number of Lots:

3 parcels

Number of Lots:

1 parcel

Land Use:

Undeveloped

Land Use:

Storage buildings

Designated GMP
Future Land Use:

Conventional Rural Residential
Commercial

Designated GMP
Future Land Use:

Conventional Rural Residential
Commercial

Zoning:

CA – Commercial

Zoning:

PUD – Planned Unit Development

Uses Allowed:

CA – Neighborhood commercial

Uses Allowed:

PUD – Uses specified in PUD

Max Density
Allowed:

CA – 30 units / acre

Max Density
Allowed:

PUD – Density specified in PUD

Property History
Zoned:

02/2003

Platted:

12/2010

Annexed:

N/A

Staff Analysis
Five Star Storage is requesting approval of a zoning
change from the CA – Commercial zoning district to a
PUD – Planned Unit Development zoning district for Lots

2-4, Block 1, Northridge Estates Commercial Park, less
the portion taken for right-of-way.
(continued)

Community Development Department Staff Report

Background
The Planning and Zoning Commission considered this
request at their meeting of April 28, 2021 and called
for a public hearing.
The public has been duly notified of this request. A
notice was published in the Bismarck Tribune on May
14th and May 21st, and 40 letters were mailed to the
owners of nearby properties on May 14th.
Adjacent uses include a religious institution and office
use to the north, rural residential to the north and east,
and undeveloped land zoned A – Agriculture to the
south across ND Highway 1804 and west across North
Washington Street.
Proposed Project

May 26, 2021

residential development as identified, in the Future
Land Use Plan, the proposed development would be
subject to additional conditions. The development and
maintenance conditions, outlined in the PUD ordinance,
are proposed to help ensure compatibility with current
and future adjacent land uses.
Conditions and Restrictions
Because the area would remain outside of city limits,
municipal water and sewer service would not be
available. Rural water does not provide sufficient
pressure for fire suppression. The applicant has
proposed a water tank within the two-story climatecontrolled facility to serve any potential fire
suppression needs. The cold storage buildings would not
require fire suppression.
The draft PUD ordinance is attached to this staff report.
The proposed conditions are summarized as follows:

The requested zoning change would allow development
of a self-storage complex featuring a two-story
climate-controlled building with a 750 square feet
office and 12 single-story cold storage buildings
consisting of multiple units.

•

Uses allowed would be limited to indoor storage
and the associated office

•

This property is currently zoned CA – Commercial. The
property was initially zoned to preserve this location as
a future urban commercial node at the intersection of
two major roadways – North Washington Street and
ND Highway 1804. Since the time the property was
zoned, staff has consistently told potential developers
that commercial development at this location would be
difficult until municipal utility services were available.

Building setbacks would be based on the proposed
site plan. These setbacks are either consistent or
greater than setbacks for commercial zoning
districts

•

Hazardous material storage would be prohibited

•

Design standards would be in place to ensure high
quality materials and design

•

At the time of platting, landscape easements along the
north and east sides of the property were established
and plant material was planted to ensure that, by the
time of development, that material would have matured
to create a dense planting screen between the area
and the adjacent rural residential uses.

Landscaping would be required including the
requirement to meet landscaped buffer yard
planting requirements outlined in Section 14-03-11
(Landscaping) of the City Code of Ordinances

•

Lighting would be designed to minimize light
pollution onto adjacent properties by use of
downcast lighting and low voltage accent lighting

Self-storage facilities are a permitted use in industrial
zoning districts and they are not permitted in
commercial zoning districts. In some commercial areas,
storage facilities have been permitted within a specific
PUD – Planned Unit Development zoning district with
restrictions and additional design standards. Due to the
proximity to adjacent rural residential uses and the
anticipation of future commercial and high density

Other Considerations
The proposed development would be within three
existing separate parcels or lots. Prior to development
these would need to be combined. In addition, an
access easement was provided along the north side of
these lots at the time of platting to provide access from
North Washington Street to each lot. According to the
site plan submitted with the application, portions of the
(continued)

Community Development Department Staff Report

platted access would need to be released to avoid
conflicts with the proposed buildings and site features.

May 26, 2021

adequately designed for the type of traffic
that would be generated;

Hay Creek Township has recommended denial of this
zoning change. Reasons stated for their
recommendation of denial are listed in the resolution
attached to this staff report.

10. Adequate buffer areas have been provided
between the planned development and
adjacent land uses, if needed, to mitigate any
adverse impact of the planned unit
development on adjacent properties.

Required Findings of Fact (relating to land use)

11. The proposed zoning change is consistent with
the general intent and purpose of the zoning
ordinance;

1. The proposed zoning change generally
conforms to the Future Land Use Plan in the
2014 Growth Management Plan, as amended;
2. The proposed zoning change is not necessarily
compatible with adjacent land uses and zoning,
however additional landscape and design
standards will alleviate most incompatibilities;
3. The City of Bismarck and/or other agencies
would be able to provide necessary public
services, facilities and programs to serve any
development allowed by the new zoning
classification at the time the property is
developed;
4. The Hay Creek Township Board of Supervisors
has recommended denial of the proposed
zoning change;
5. The proposed zoning change is justified by a
change in conditions since the previous zoning
classification was established or by an error in
the zoning map;

12. The proposed zoning change is consistent with
the master plan, other adopted plans, policies
and accepted planning practice; and
13. The proposed zoning change would not
adversely affect the public health, safety, and
general welfare.
Staff Recommendation
Based on the above findings, staff recommends
approval of the zoning change from the CA –
Commercial zoning district to the PUD – Planned Unit
Development zoning district for Lots 2-4, Block 1,
Northridge Estates Commercial Park, less the portion
taken for right-of-way, as outlined in the attached
draft PUD ordinance.
Attachments
1. Draft PUD Ordinance

6. The zoning change is in the public interest and
is not solely for the benefit of a single property
owner;

2. Location Map

7. The character and nature of the proposed
planned unit development contains a planned
and coordinated land use or mix of land uses
that are compatible and harmonious with the
area in which it is located;

4. Zoning and Plan Reference Map

8. The proposed planned unit development would
preserve the natural features of the site
insomuch as possible, including the preservation
of trees and natural drainage ways;

8. Proposed Building Renderings

3. Aerial Map
5. Proposed Zoning Map
6. Written Statement
7. Proposed Site Plan/Landscape Plan
9. Cross-Section Exhibit
10. Township Resolution

9. The internal roadway circulation system within
the planned unit development has been

(continued)
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Staff report prepared by: Will Hutchings, Planner
701-355-1850 | whutchings@bismarcknd.gov

Five Star Storage Written Statement in Support of Planned Unit Development (PUD)
Five Star Storage is pleased to present its application for a PUD at the property referenced in the attached
application. The property is currently owned by Apple Creek, LLP, and is legally described as follows:

Five Star Storage was created in 2003 to invest in and operate safe, secure, convenient, and high-quality
self-storage facilities throughout North Dakota, Minnesota and in other markets and communities where
there is need for our facilities and services. Five Star’s executive team consists of Charles Hendricks, Jacob
Hendricks, Benjamin Hendricks, and William Schneider, who collectively have more than 60 years of
professional property management and development experience.
Our company’s self-storage facilities offer rental of storage space to consumers and businesses on a
month-by-month basis. The tenant provides his or her own locking device and has sole access to the unit.
Five Star owns and/or operates a total of 20 self-storage facilities across North Dakota and Minnesota.
Five Star currently owns two self-storage properties in Bismarck, one is located at 3320 Hamilton Street
(which serves as our main Bismarck and Western North Dakota office) and the other is a newly acquired
satellite facility located at 4613 Centurion Drive.
Five Star is proposing a new state-of-the-art self-storage facility, not currently found in Bismarck, in this
new Planned Unit Development. The facility will consist of a mix of multi-story temperature controlled
self-storage and traditional drive-up self-storage units. The facility will include an on-site office and
manager. Five Star prides itself on developing and operating facilities that meet three core criteria—
safety and security, convenience, and quality. Based on current demand, North Bismarck needs such a
facility, and the project we are proposing on the subject parcel meets that criteria as follows.

Safety and Security. Five Star is proposing a fully enclosed self-storage facility that is secured by a
perimeter fence and buildings and controlled access gate. Additionally, the facility will utilize strategically
placed down angle lighting to help provide added security without unduly disrupting the surrounding
community. Most of the lighting will be contained to the property itself and will assist customers accessing
their units in the evening. The property will have numerous cloud-based security cameras fed not only to
the main office, but also accessible by facility management remotely. Further, the facility will have
restricted night hours to prevent unnecessary traffic in the evening when it is more likely for unwanted
activity to occur. Five Star’s secured facilities have a track record of very low illegal activity, particularly
compared to traditionally unsecured storage properties in the surrounding community.
The buildings and landscaping surrounding the perimeter will provide a visual barrier to the interior of the
property. Five Star also intends to include a 50-foot buffer between its use and the adjacent residential
areas that includes landscape materials required by Section 14-03-11(10), which will be included in a
landscape plan to be submitted in advance of the public hearing on this application. One of the renderings
included in the application materials shows a view of this buffer yard as if you were standing on the
residential properties adjacent to the subject parcel.
Self-storage is a very low traffic use—based on data we obtained from our entrance gate software for our
other two locations in Bismarck, we can safely assume that around 20 to 30 vehicles on average will visit
the site each day, and the national average for a facility of this size is around 40 to 45 vehicles per day.
The proposed use will undoubtedly generate much less traffic than many other potential uses for the
property under its current CA zoning which include gas stations, office buildings, strip malls, hotels, or
apartments. Access to the facility will use an existing low traffic driveway and will not add any direct
traffic to the new roundabout at the intersection of Washington and 71 st Avenue/Highway 1804. Finally,
the facility will be staffed by at least one manager in the on-site office during normal business hours, so
any issues with safety or security will be promptly uncovered and addressed. Simply put, security is and
will remain paramount for our property and the surrounding neighbors.
Convenience. Five Star Storage develops, owns, and operates self-storage facilities that are truly defined
as “community assets.” We pride ourselves on providing high-quality self-storage in locations convenient
to home. In doing so, we carefully select development locations close to residential areas which provide
easy access for our customers, rather than those which are difficult and less appealing to reach. In doing
so, we also naturally increase the safety of our facilities by avoiding dark industrial or remote areas, which
improves not only the customer experience, but the community around us. Long gone are the days of
self-storage lined with razor wire in poorly lit industrial parks. Instead, Five Star is proposing a facility that
is perfectly located in a growing area of Bismarck that will provide an essential service to its residents.

Further, developing a state-of-the-art high-quality self-storage facility near residential areas will likely
improve the aesthetics of the neighborhood in general. Area residents who become Five Star customers
will many times declutter their garages by moving items into storage, thus providing more space to park
vehicles, boats, and other personal property inside, rather than in driveways, yards or on the street. Or
better yet, many of our customers will move that unsightly boat or vehicle that had sat in the driveway
for months into one of our larger self-storage units. Simply put, the self-storage facility proposed by Five
Star Storage will benefit surrounding community and provide a convenient storage location for Bismarck
residents as the neighborhood continues to grow and progress. This is consistent and conforms with
Bismarck’s comprehensive plan, which earmarks the property for commercial development and the
general area for substantial residential growth in the future.
Quality. Everyone knows there is a stark difference between the Ritz Carlton and a Super 8 Motel. Not
everyone understands the difference between a Five Star Storage facility and your run-of-the-mill storage
building. Five Star prides itself on educating municipalities, customers, and the general public on the stark
difference between the two.
As evidenced by the enclosed renderings, Five Star is proposing a facility constructed with high quality
materials, providing a premium storage experience for our customers, as well as a visually pleasing
property for our neighbors around us. We plan to add landscaping buffers and preserve natural features
including trees and drainage areas, architectural enhancements, and make other aesthetic upgrades to
the site which will set us apart from every other storage facility in the community. Our facility will be
harmonious with the adjacent land areas—much more so than many other potential uses. Five Star owns
and operates storage facilities in many residential areas and prides itself on providing the highest quality
storage service around. Our online reviews speak for themselves—over the last 12 months at our facilities
in Bismarck alone, we have received over 40 positive reviews and our average rating is 4.9 stars out of 5.0.
Five Star believes that a PUD is the perfect zoning mechanism to enable this much needed project for
North Bismarck. There is no better high need, low impact and low traffic use for this parcel and creating
a special district to ensure the use remains as such is more advantageous than a general rezone. The City
of Bismarck and its residents will be well-served for many years to come by adding such a facility to a fastgrowing part of town.
Thank you for your consideration.
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