
 
 

Midwest Planning & Design LLC 
1491 shoreline Drive 

Wayzata, Minnesota 55391 
952 476 1762 
612 865 3302 

Rkrier@mchsi.com 
 

October 4, 2013     
 
 
Planning Commission 
City of Ramsey 
7550 Sunwood Dr NW,  
Ramsey, MN 55303 
 
 RE: Narrative: Sketch Plan, Minor Plat, and Variance: Diehl Acres 
 
Dear Commissioners: 
 
Midwest Planning & Design is working with Sam and Andrea Diehl regarding the 
approvals necessary for dividing their property at 6405 Green Valley Road (the 
“Property”) into two lots for the purpose of building a new home.  Sam and Andrea 
purchased the Property in June 2013 and hope to move into their new home as soon as 
possible.   
 
Requested Action: 

We are asking the Commission to move to approve the attached Sketch Plan, “Diehl 
Acres Minor Plat,” and to recommend to the City Council approval of the attached Minor 
Plat, “Diehl Acres,” and approval of the Variance to allow development in the R-1, 
MUSA without City sewer and water due to the current impossibility of compliance. 
 
Proposal: 

To subdivide the existing 9.13 acres of Lot 4, Block 1, Valley View Acres into two lots for 
the purpose of: 
 

 Lot 1 Diehl Acres: New family home and attached garage, 

 Lot 2: Diehl Acres Existing home to be remodeled, existing pole barn, existing 
sheds, orchard, garden and garage, existing cell tower. 

 
Setting: 
The Property is adjacent to Green Valley Road (CSAH 63), which provides the only 
access to the property.  A 4 to 5-foot deep ditch, County Ditch 14 (the “Ditch”), bisects 
the property from northwest to east. The Ditch flood plain ranges from 880 feet in the 
east to 886 feet in the northwest.  The Property is relatively flat to the west and south of 
the Ditch (888 feet near Green Valley Road and 884 feet near the Ditch). 
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To the north of the Ditch the property rises from 884 feet near the Ditch to an 890-foot 
knoll in the center of the northern part of the property. There is heavy tree cover along 
the Ditch and in the far west portion of the property.  Only 10 Box Elders will be 
removed through this project and 10 2.5 inch trees of a variety of species approved by 
the City are planned to be planted after construction of the new home. 
 
Green Valley Road is fairly heavily travelled at high speeds.  To the north and east are 
MUSA residential properties without municipal sewer and water.  To the west is 
agricultural land.  Across Green Valley Road is a large commercial/agricultural facility 
(greenhouses and related warehouse, parking, and retail). 
 
The following pictures are intended to provide visual reference to the Commission and 
Council: 
 

 
 
 
 

 

 
 

 
 
 
 
 
 

Looking North from CR 63 towards Ditch 14 
Property from 178th street: 
The property does not have access from this street. Property 
is separated by private property and a high voltage power line 

Looking from the property to the 
commercial property across CR 63 

 

Existing home adjacent to CR 63 to be 
remodeled 
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Property, Existing and Proposed Improvements 
Property: 
The one, 9.13 acre lot will be divided into two lots.  Both lots will continue to be 
designated and consistent with: 

 The Comprehensive Plan, Future Land Use Plan.  Property is: 
o Within the MUSA  
o Low Density Residential (LDR)  

 R-1: MUSA Zoning with Flood Plain Overlay and Cell Tower Overlay districts  

 Cell Tower Overlay district: 
o Setback to the adjoining lot line is the height of the tower (120 ft) plus 10 

feet.  
o Towers are not allowed between the street and the principle structure on 

the lot. 

 Flood Plain Overlay District/County Ditch 14: 
o County Ditch 14 bisects the property from northwest to east.  
o A 100-foot wide easement is being provided for this ditch.  
o The attached report from Loucks Associates establishes the flood plain at 

880 feet near the east property line and 886 feet near the northwest 
property line.  

o The existing home located on lot 2 and the proposed home located on lot 
1are both outside of the flood plain.  

o Existing Ditch crossing is being removed and a new, improved ditch 
crossing is proposed in the northwest part of lot: 

o A new 48 inch culvert will be installed, improving Ditch flow and reducing 
upstream flooding.  

o 153 cubic yards of fill and rip rap will be use in conjunction with the 
crossing and 157 cubic yards of material will be removed in association 
with removing an existing crossing and to provide compensating storage 
within the flood plain. 

o Where the old crossing is removed ditch bank restoration and stabilization 
will be provided.  

Proposed home site north of the Ditch 
Location of new driveway to service 
new home site 
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o The County Ditch crossing and its design will be submitted to the County 
for approval.  A permit is required from the County.  We have worked with 
the County on the easement and crossing.  

o  According to the City Staff the Ditch is not “protected waters” and the 
subject property is not within the Shoreland Overlay Zoning District.  

 Green Valley Road (CSAH63): 
o CR 63 is a major collector with an existing Average Daily Traffic (ADT) of 

1950 vehicles.1 
o Projected 2030 ADT is: 

 10100 ADT with a river crossing; and 
 13600 ADT without a river crossing. 

o In accord with County standards, the following two (2) accesses are being 
proposed to Green Valley Road (CR 63) to replace the two existing 
accesses that will be closed.  Each access will:  

 Be within 30 feet of the proposed side lot line dividing lot1 and lot 2; 
 Have 15 foot radius and no wider than 30 feet at the intersection 

with the paved part of Green Valley Road; 
 Have a15 inch culverts for the CR ditch; and  
 Have a side slope of 6:1 or less. 

o We have worked with Anoka County regarding the accesses to CR 63 and 
these plans are consistent with the County’s comments. 

 
Existing Improvements: 

 Roughly 1,500 Sq. Ft. single family 2-story home located 30 feet from the front lot 
line.  This home has been and is continuing to be remodeled and retained by the 
Diehl’s for the time being.  

 2,000 Sq. Ft pole shed. 

 936 Sq. Ft. detached garage. 

 Cell Tower: 
o Multi use 120 foot high cell tower. 
o Leased for 25 years. 

 Small shed, orchard, garden and pasture. 

 Concrete driveways. 

 Two County ditch crossings, one of which is proposed to be removed and 
replaced with an improved crossing with a larger culvert. 

 Removal of two small sheds that located in “front” of the proposed new home’ lot 
1. 

 
Proposed Improvements: 

 Approximately 2,700 Sq. Ft. new home and attached garage. 

 New home will be serviced by a new bituminous 12-foot wide driveway with 18-
foot wide drive at the Ditch crossing: 

o Designed to accommodate public safety equipment.   
o Preliminary specifications are included on the sketch plan. 

                                                             
1 City’s Comprehensive Plan 
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o The new bituminous driveway serving the new home will be at or above 
the flood plain driveway protection level.  

 Replacement driveway will be created for existing house per Anoka County’s 
specifications. 

 New County Ditch crossing: 
o With new 48 inch concert culvert designed to reduce existing up-stream 

flooding and replace current, inadequate culvert, improving Ditch flow. 
o Will accommodate emergency vehicles (see prelim. specifications). 
o Protect the Ditch’s integrity with erosion control rip rap at the crossing. 

 Removal of existing crossing with extensive Ditch improvement of flow and 
properties (see preliminary specifications). 

 
New home location access design: 

 The only logical location for a new home site is north of the Ditch.  This is 
because: 

o Heavily traveled Green Valley Road, a Major Collector not being 
conducive to residential development. 

o Access only form Green Valley Road; all other options require crossing 
private property. 

o Large commercial/agricultural facility (greenhouses and related 
warehouse, parking, and retail) south of Green Valley Road not conducive 
to residential devlopment. 

o Cell Tower’s visual impact and setback requirements curtail any 
residential development in the south and southeast portion of the 
Property. 

o County Ditch and required 100-foot wide easement for the County Ditch 
limit development in the western part of the property. 

o Existing improvements limit the use of land in the south part of the 
property. 

o Flood Plain restricts use in the northwest part of the property limit 
development. 

o Existing trees dominate the western edge of the property; use of this area 
for a new home will require the removal of trees. 
 

 The Proposed location of the new home on the knoll north of the Ditch presents 
an excellent location for the new home because: 

o Except for the 10 box elder in the driveway, building the new home will not 
require removal of any trees. 

o The home has proposed access for service and emergency vehicles that 
conform to the City Fire Marshall’s standards and meet engineering 
standards for access. 

o The new County Ditch driveway crossing will help resolve the current 
issue of upstream flooding. 

o The surrounding land uses are residential. 
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o Future public utility access will be more easily accommodated from the 
north avoiding the necessity to cross the County Ditch on this property 
with public utilities. 

o The location and views provide a quality residential environment that 
cannot be found elsewhere on the site. 

o Each home will be serviced by a bituminous 12-foot wide driveway : 
 Designed to accommodate public safety equipment.   
 Preliminary specifications are included on the sketch plan. 
 Creating a spectacular approach to the new home, and preserving 

existing tree.  
 

Concept Ghost Plat 

 

 While the Diehls prefer the existing, rural nature of the Property, the Property is 
located in the MUSA.  Because of this, we have prepared a ghost plat designed 
to show one concept for future improvement after the City provides sewer and 
water to the area. 

 With the arrival of City sewer and water, it will be possible to plat the property into 
14-15 urban lot. 

 The proposed new home would be located on one of the urban lots. 

 When plated for urban lots, the cell tower and existing home will likely be 
removed. 

 Public access to CR 63 will likely not be allowed, requiring a continuous urban 
street from the north part of the property to the western edge of the property. 

 
Variance:  
The State Statute requires the City to find that a Practical Difficulty exists that would not 
let the property be developed without a variance.  

 The proposed subdivision is within the R-1: MUSA Zone. 

 City ordinance requires municipal sewer and water for residential development 
within the MUSA. 

 City sewer and water will not be available to this area for some time.  

 A variance is necessary from this City Code requirement for the proposed 
subdivision and construction of the new home. The request meets the criteria for 
granting the variance. 

 
Should you need any additional information or explanation, please do not hesitate to 
contact me.  
Sincerely, 
 
Midwest Planning & Design, LLC 
 
 
 
Richard Krier, AICP 
President 



Traverse PC



G R E E N      V A L L E Y      R O A D     ( C O U N T Y   R O A D  NO.  63)

LOT     3

C
en

te
rli

ne
 o

f o
ld

 d
riv

ew
ay

S 89°27'48" E 341.45 S 89°33'06" E 317.71

N 89°27'46" W 345.77

S 
0°

39
'3

2"
 W

 6
00

.0
0

N 89°33'06" W 318.46

N
 1

°0
8'

34
" 

E 
60

0.
03

Gravel Driveway

Telephone
 Pedestal

Existing 
Garage

Existing Shed

Shed

Existing Pole Shed

Deck

E
xi

st
in

g 
H

ou
se

Existing 
House

Shed

36
.0

56
.4

36.4

12
.4

2.
9

15.1

13.7
16.1

40
.2

11.8

2.
8

Existing 
17" CMP 
Culvert

Existing 30" RCP Culvert

3.0

26.1

22
.6

Existing Conc. Driveway

Ex
ist

in
g 

Co
nc

. D
riv

ew
ay

Edge of Woods

Row of Trees

Existing Cell Tower

Chain Link Fence

879.8

877.9

880.9

872.5

876.9

877.6

876.4

876.8

881.6

881.7
881.7

881.6

872.4

872.5

875.0

888.5887.1

884.7
887.8

879.2

879.4
879.2

879.2

879.2

879.2

879.3
879.1
879.6

879.0

879.7

879.0

877.7

878.4

878.6

878.4

877.6

877.7 877.1

877.1

876.8

876.7

881.3

881.1

881.9

876.1
876.3

876.3

875.8

875.7
876.1

876.4
876.6

876.7

875.8

875.4

875.6

875.4

875.5

875.3

875.3

874.7 874.7 874.4

874.0 874.7
874.6

874.4

874.1
874.1

874.3
874.6

874.3

873.9
873.5

873.3 873.0 872.8

872.9 872.9
872.9

872.6

871.3
872.4

Centerline of County Ditch No. 14

Centerline of County 
Ditch No. 14

Fenced 
Garden

10

3

10

10

10 10 10 10

5

55 5

Drainage and Utility Easement per plat

Inv. 879.7

Inv. 879.1

Inv. 878.0

Inv. 877.9

88
0

890

89
0

880

892

888

888

888

886

886

886

884

884

882

882

880

CLIENT:
Samuel Diehl
4308 82nd Ave, N., 
Brooklyn Park, MN 55443

LEGAL DESCRIPTION OF PROPERTY SURVEYED:

Lot 4, Block 1, Valley View Acres, Anoka County, Minnesota

NOTES:

1) The legal description as shown hereon was obtained from Title Commitment
     Number NW1305059 issued by Stewart Title Guarnty Company on June 5, 2013.

2) Benchmark:

    Top of well on the west side of the exisiting house at 6405 Green Valley Road
    Elevation= 889.74 feet  (NAVD 1988 datum)

3)  Area: 397017 SqFt      9.1 Acres

4)  The contours shown hereon were obtained from MNDNR LIDAR data coverted
      to a cad file. This information appears to be consistent with ground elevations
      taken on site and shown hereon.
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