
           

City of Ramsey
Agenda

Special Planning Commission
Monday, June 12, 2017

7:30 pm
Council Chambers, 7550 Sunwood Drive NW

             

1. Call to Order
 

2. Citizen Input
 

3. Approve Agenda
 

4. Approve Minutes
 

5. Public Hearing/Commission Business
 

1.   Review Sketch Plan for Cole Addition Sketch Plan (Project No. 17-132); Case of Bryon and Lynn Cole
 

2.   Consider Sketch Plan Review for Northfork Meadows Located Near Puma Street and Alpine Drive;
Case of Paxmar (Project #17-126)

 

6. Commission/Staff Input
 

7. Adjournment
 

Our Mission: To work together to responsibly grow our community, and to provide quality, cost-effective, and efficient government
services

  



   
Special Planning Commission   5. 1.           
Meeting Date: 06/12/2017  
Submitted For: Alec Henderson, Community Development 
By: Alec Henderson, Community Development

Information
Title:
Review Sketch Plan for Cole Addition Sketch Plan (Project No. 17-132); Case of Bryon and Lynn Cole

Purpose/Background:
The purpose of this file is to review the official Sketch Plan, prepared by Landform and dated May 23, 2017, for
the purpose of an eight (8) lot subdivision located northwest of the intersection of 168th Avenue NW and Garnet
Street NW. The Sketch Plan submitted includes seven (7) sheets. The Sketch Plan Review process affords the
Planning Commission the opportunity to provide early direction on the layout of the proposed plat, before the
Developer prepares detailed Preliminary Plat plans. A key decision will occur at Preliminary Plat, in which the
layout will be approved, subject to approving final construction plans and Final Plat documents. At that time, the
City will review items including, but not limited to, Grading Plan, Utility Plan, Landscape Plan, and Street Light
Plan.

Notification:
Staff attempted to notify the owners of property within 700 feet of the proposed development about the proposed
Sketch Plan review.

Observations/Alternatives:
Sketch Plan Review is the first of several steps in reviewing a Major Plat, which includes Sketch Plan Review,
Preliminary Plat, and Final Plat. This case is being reviewed per City Code Section 117-111 entitled R-1
Residential District and Chapter 117, Article III entitled Subdivisions.

Comprehensive Plan:
The Property is currently guided as Low Density Residential in the Comprehensive Plan. The intent of the LDR
land use designation is to allow for the construction of single-family dwellings with access to municipal sewer and
water. The eight (8) lots in the Sketch Plan are proposed to be served by municipal sewer and water. The adjacent
properties to the south and east, which weren platted as Now and Then Estates, are also guided as LDR as a result
of a previous Comprehensive Plan Amendment.

Zoning: 
The Property is currently zoned as R-1 Residential (MUSA). This allows for the development of single family,
detached dwellings with a density of Three (3) units per one (1) acre. As proposed, the Sketch Plan describes
platted property that is R-1 Residential (MUSA). The proposed density of the Sketch Plan is 3 units per acre and it
appears to meet the minimum lot size and width standards of the R-1 Residential (MUSA) district.

Dimensional/Bulk Standards:
When preparing the Preliminary Plat, the Developer must demonstrate compliance with the bulk standards of the
R-1 Residential (MUSA) district. It appears that the Sketch Plan does comply with the standards specified for this
zoning district. Specifics are outlined in the Staff Review File.

Wetlands:
There do not appear to be any wetlands on the Property.

Density Transitioning:



Density Transitioning:
As proposed, the development is not subject to the density transitioning standards. However, it is worth noting that
there is an existing line of mature evergreen trees along the entire length of the eastern boundary of the Property.

Streets and Access:
Six of the eight lots will gain access from an extension of the 168th Lane NW cul-de-sac. The existing home and
the proposed Lot 4, Block 1 will be accessed from 168th Avenue Northwest. It appears that the proposed extension
of 168th Lane NW terminates in a temporary cul-de-sac. Staff would note that this cul-de-sac will need to be
constructed to meet the minimum street design standards and shall have the necessary right-of-way dedicated as
well.

Sidewalks:
The Sketch Plan does not include any indication of a sidewalk along the proposed extension of 168th Lane. There is
an existing sidewalk on the north side of 168th Lane that ends at the intersection with Kamacite Street. There is an
existing lot east of this intersection, but outside the boundaries of the Sketch Plan, with no sidewalk. If sidewalk
were required along the north side of the street, it would have to extend beyond the boundary of the Property to
connect with Kamacite Street.

Utilities and Municipal Services:
The applicant proposes connecting the new lots to city services, but has not specified whether the existing home
will be connected. The assumption is that Lot 5, Block 2 would connect to city services as the Sketch Plan does
indicate that the private utilities would be abandoned.

Grading and Drainage:
The project will be subject to review by the Lower Rum River Watershed Management Organization (LRRWMO)
regarding both wetlands and stomrwater. A LRRWMO permit will be required.

The Applicant proposes to vacate a fairly large, existing drainage easement (130 feet by 115 feet in area). The
Grading and Drainage Plans will need to clearly resolve how the stormwater would be addressed so that it does not
negatively impact adjacent properties or move outside designated easements. Landform has since proposed
improvements to ensure proper drainage in a memo. This memo will be reviewed by the Engineering Staff as part
of the Preliminary Plat process.

Landscaping: 
The plan narrative indicates that the amount of significant tree Diameter at Breast Height (DBH) inches removed
will exceed the allowable threshold by twenty-two (22) inches. However, the narrative also notes that twenty-eight
(28) inches will be planted to satisfy the replacement standards, which can include the base landscaping
requirements of two (2) trees per lot. Deciduous trees shall be at lease one inch in diameter and coniferous trees
shall be at lease five feet in height. Each lot is subject to City's topsoil requirement.

Miscellaneous:
It appears that Temporary Construction Easements will need to be obtained from the two (2) adjacent property
owners west of the Property to address the removal of the existing, temporary cul-de-sac.

Funding Source:
All costs associated with processing the Application are the responsibility of the Applicant. There are no City funds
proposed to be utilized for the construction of this project.

Recommendation:
City Staff is recommending that the Planning Commission approve the Sketch Plan and direct the Developer to
proceed to preparing a Preliminary Plat, with the considerations listed in the staff report.

Action:
Provide the Applicant with feedback, and recommend any changes to the Sketch Plan prior to submission of



Provide the Applicant with feedback, and recommend any changes to the Sketch Plan prior to submission of
Preliminary Plat. No formal action is required.

Attachments
Site Location
Cole Addition Sketch Plan
Sketch Plan Narrative
Storm Water Memo-Landform
Staff Review Letter

Form Review
Inbox Reviewed By Date
Tim Gladhill Tim Gladhill 06/09/2017 02:39 PM
Form Started By: Alec Henderson Started On: 06/02/2017 10:22 AM
Final Approval Date: 06/09/2017 
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Lynn and Bryon Cole 
Ramsey, MN  

 

APPLICATION FOR SKETCH PLAN 
FOR THE COLE ADDITION  

 
May 25, 2017 

 
 
 

 
 
 
 



ZZZ15326 -  Cole Addition Subdivision  May 25, 2017 
Project Narrative  2 

INTRODUCTION 

On behalf of Bryon and Lynn Cole, Landform is pleased to submit this application for sketch plan review 

to subdivide three existing lots into eight lots, including one for the existing single family home. The 

property is northwest of the intersection of 168th Avenue Northwest and Garnet Street Northwest. (PID #s 

10-32-25-32-0005, 10-32-25-32-0006 and 10-32-25-31-0002). All three parcels are owned by Bryon and 

Lynn Cole, who have a tentative agreement with a builder to purchase all lots and proceed with 

construction this summer. We are excited about the proposed improvements to the site, and request your 

immediate review. 

 
SKETCH PLAN 
Section 117-588 of the Subdivision Ordinance requires a sketch plan review at Planning Commission for 

major plats. The property is 2.7 acres and includes a single-family home and two accessory buildings. 

The two western parcels are existing Outlots created in the Brookfield First Addition Plat. All parcels are 

guided Low Density Residential in the 2030 Comprehensive Plan and zoned R-1 MUSA (Residential, 

Metropolitan Urban Service Area). The proposed improvements include the extension of 168th Lane 

Northwest to allow access to six of the seven the newly created lots. The plan includes removal of the 

existing temporary cul-de-sac and construction of a new temporary cul-de-sac until the lot to the east is 

developed. The seventh new lot will be served off of 168th Avenue Northwest alongside the existing 

home.  

 

In 2007, the continuation of the Brookfield plat was contemplated on the Cole’s property.  An agreement 

between the developer at the time, and the Coles was made to configure the alignment of 168th Lane and 

supporting utilities, such that they would be conducive to the development now proposed.  The storm 

sewer design to the west was also modified to include the runoff generated on Cole’s property once 

developed. The outlots in their current configuration were specifically sized to optimize the porposed 

development shown.  Subsequent to that agreement, the Coles purchased the outlots, and are now fee 

owners of that property in anticipation of this application. It is the applicants’ belief that the concept 

proposed was well thought through and coordinated since 2007, and respectfully request a timely review 

of the sketch plan, preliminary, and final plat applications such that the Coles can proceed with their 

development, ten years in the making. 
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Project Narrative  3 

 
Lot Standards and Setbacks 
The site plan for the proposed subdivision complies with the bulk standards of the R-1, MUSA Zoning 

District. The proposed site plan meets the 30-foot front and rear setbacks and the 10-foot side yard 

setback for living spaces and the 6-foot side yard setback for garages. The plan shows 10-foot front and 

rear easements and 5-foot side yard easements. All lots meet the minimum lot area of 10,800 square feet 

and the 80-foot lot width requirement in the R-1 MUSA Zoning District. Each newly created lot complies 

with the 35 percent maximum building coverage limitation. 

 
Access 
The proposed subdivision is bordered by 168th Avenue Northwest along the existing south property line 

and existing residential developments along all other property lines. The plan is proposing access to six of 

the new lots by the extension of 168th Lane Northwest.  The existing home and Lot 4, Block 2 will be 

accessed from 168th Avenue Northwest.  

 
Tree Preservation 

Section 117-327 of the City Code requires a tree preservation plan prior to any development. Residential 

developments are required to maintain 40 percent of the inches of existing significant tree Diameter at 

Breast Height (DBH). The site includes 861 inches of existing inches of trees.  The plans indicate 157 

inches to be exempt from the removal threshold calculation as permitted by Section 117-327 (g) 2 of the 

City Code, which allows significant trees removed for water quality treatment ponds, public trails and 

sidewalks and arterial and collector streets, or that are considered invasive species to be exempt from the 

removal threshold calculation. 

 

The plan indicates removal of 601 of the 861 inches of tree inches. Of the 601 inches removed, 157 

inches are exempt.  The final tree preservation plan shows removal of 63 percent inches of trees.  The 

plan proposes reforestation, as permitted by Section 117-327 (g) (1) of the Zoning Ordinance to account 

for the 22 inches of trees exceeding the maximum removal requirements. The 22 excess inches removed 

required 28 inches of trees to be planted (replacement at a rate of 1.25 inch for each inch of tree 

removed).  The landscaping plan includes 32 inches of new tree that will account for the 28 inches of tree 

required for restitution as permitted by Section 117-327 (j) (11) d. of the Zoning Ordinance. 

 

Park Dedication and Trails 
The applicant is requesting to provide a cash payment in lieu of land dedication as permitted by Section 

117-614 (j) 6 of the Subdivision Ordinance. The 2030 Comprehensive Plan does not show any proposed 

trails planned for this site.   
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Landscaping 

The site plan shows two overstory trees per dwelling unit as required by Section 117-111 of the City 

Code. 

 

Parking and Loading Requirements 

The plan includes driveways and garages to provide parking for future residents. The R-1 Zoning District 

does not state any standards for parking and loading requirements for single-family homes.  

 

SUMMARY 

We are looking forward to hearing your feedback on the proposed sketch plan for the property located at 

6951 168th Avenue Northwest in Ramsey, Minnesota. We respectfully request our sketch plan be heard by 

the Planning Commission prior to the scheduled July 13th Planning Commission meeting. 

 

The applicant expects to make full application for Preliminary and Final Plat on June 1, with the hope of 

being heard by Planning Commission and Council at their July Meetings.  This schedule allows us to meet 

the schedule anticipated by the buyer and get underway this summer. 

 

Thank you for your consideration and we look forward to any questions or comments you may have through 

your review. 

 

CONTACT INFORMATION 

This document was prepared by:  

Reid Schulz, Project Lead 

Landform 

105 South Fifth Street, Suite 513 

Minneapolis, MN 55401 

 

Any additional questions regarding this application can be directed to Reid Schulz at rshulz@landform.net 

or 612.638.0261. 

mailto:rshulz@landform.net
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MEMORANDUM  
105 South Fifth Avenue 
Suite 513 
Minneapolis, MN 55401 

Tel: 612-252-9070 
Fax: 612-252-9077 
www. land fo rm .ne t  

 

DATE June 8, 2017 

TO Bruce Westby, City Engineer 

CC Tim Gladhill, Community Development Director, Bryon Cole, 

FROM Reid Schulz 

RE Cole Addition 

 
 
Mr. Westby, 
 
As part of the “Cole Addition” subdivision, we are requesting to vacate the drainage and utility 
easement on our subject property. It is our understanding that this easement is for the sole purpose 
to convey drainage to the neighboring property where a wetland/storage basin exists. As part of our 
proposed stormwater management plan, we are proposing to direct more water to the west through 
the public right of way, where City storm sewer infrastructure exists and reduce the rate and volume 
of water directed to the east on the adjacent property.  
 
To ensure the high-water elevations of the wetland are not increased with our development, we 
modelled the existing conditions and the proposed conditions for the subwatershed area to this 
wetland. Enclosed please find the drainage maps and report. In summary, the HWL of the wetland in 
the proposed condition are less than the existing condition for the 2-yr, 10-yr and 100-yr events as 
modelled in hydrocad.  
 
We appreciate the City reviewing this information and supporting the vacation of the existing 
easement. Please feel free to contact me with any questions or concerns.     
 
Sincerely, 
 

 
 
Reid Schulz 
Project Lead 
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Area Listing (all nodes)

Area

(acres)

CN Description

(subcatchment-numbers)

0.995 49 50-75% Grass cover, Fair, HSG A  (1S)

6.759 69 50-75% Grass cover, Fair, HSG B  (1S, 2S)

0.390 39 >75% Grass cover, Good, HSG A  (3S, 4S)

0.497 61 >75% Grass cover, Good, HSG B  (3S, 4S)

0.328 98 Paved parking, HSG B  (1S, 2S, 3S, 4S)

8.970 66 TOTAL AREA
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Soil Listing (all nodes)

Area

(acres)

Soil

Group

Subcatchment

Numbers

1.385 HSG A 1S, 3S, 4S

7.584 HSG B 1S, 2S, 3S, 4S

0.000 HSG C

0.000 HSG D

0.000 Other

8.970 TOTAL AREA
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Ground Covers (all nodes)

HSG-A

(acres)

HSG-B

(acres)

HSG-C

(acres)

HSG-D

(acres)

Other

(acres)

Total

(acres)

Ground

Cover

Subcatchment

Numbers

0.995 6.759 0.000 0.000 0.000 7.754 50-75% Grass cover, Fair 1S, 2S

0.390 0.497 0.000 0.000 0.000 0.887 >75% Grass cover, Good 3S, 4S

0.000 0.328 0.000 0.000 0.000 0.328 Paved parking 1S, 2S, 

3S, 4S

1.385 7.584 0.000 0.000 0.000 8.970 TOTAL AREA
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Time span=0.00-72.00 hrs, dt=0.01 hrs, 7201 points
Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv.

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=218,186 sf   1.58% Impervious   Runoff Depth=0.48"Subcatchment 1S: TO WETLAND
   Tc=10.0 min   CN=65/98   Runoff=2.92 cfs  0.200 af

Runoff Area=124,016 sf   0.78% Impervious   Runoff Depth=0.61"Subcatchment 2S: TO WETLAND
   Tc=10.0 min   CN=69/98   Runoff=2.39 cfs  0.145 af

Runoff Area=16,415 sf   22.84% Impervious   Runoff Depth=0.68"Subcatchment 3S: TO INFILTRATION A
   Flow Length=120'   Slope=0.0230 '/'   Tc=11.4 min   CN=52/98   Runoff=0.29 cfs  0.021 af

Runoff Area=32,101 sf   19.05% Impervious   Runoff Depth=0.57"Subcatchment 4S: TO INFILTRATION B
   Flow Length=100'   Slope=0.0400 '/'   Tc=7.9 min   CN=51/98   Runoff=0.53 cfs  0.035 af

Peak Elev=882.36'  Storage=4,412 cf   Inflow=2.92 cfs  0.200 afPond 1P: WETLAND
   Discarded=0.13 cfs  0.200 af   Primary=0.00 cfs  0.000 af   Outflow=0.13 cfs  0.200 af

Peak Elev=882.22'  Storage=3,557 cf   Inflow=2.39 cfs  0.148 afPond 2P: WETLAND
   Discarded=0.09 cfs  0.148 af   Primary=0.00 cfs  0.000 af   Outflow=0.09 cfs  0.148 af

Peak Elev=884.21'  Storage=567 cf   Inflow=0.29 cfs  0.021 afPond 3P: INFILTRATION BASIN A
   Discarded=0.00 cfs  0.016 af   Primary=0.02 cfs  0.003 af   Outflow=0.02 cfs  0.019 af

Peak Elev=884.99'  Storage=1,255 cf   Inflow=0.53 cfs  0.035 afPond 4P: INFILTRATION BASIN B
   Discarded=0.01 cfs  0.023 af   Primary=0.00 cfs  0.000 af   Outflow=0.01 cfs  0.023 af

Total Runoff Area = 8.970 ac   Runoff Volume = 0.401 af   Average Runoff Depth = 0.54"
96.34% Pervious = 8.642 ac     3.66% Impervious = 0.328 ac



Type II 24-hr  2-yr Rainfall=2.86"ZZZ15326 Existing Proposed Drainage - Wetland
  Printed  6/8/2017Prepared by Microsoft

Page 6HydroCAD® 10.00-14  s/n 01542  © 2015 HydroCAD Software Solutions LLC

Summary for Subcatchment 1S: TO WETLAND

Runoff = 2.92 cfs @ 12.04 hrs,  Volume= 0.200 af,  Depth= 0.48"

Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv., Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type II 24-hr  2-yr Rainfall=2.86"

Area (sf) CN Description
3,453 98 Paved parking, HSG B

43,348 49 50-75% Grass cover, Fair, HSG A
171,385 69 50-75% Grass cover, Fair, HSG B
218,186 65 Weighted Average
214,733 65 98.42% Pervious Area

3,453 98 1.58% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Subcatchment 1S: TO WETLAND

Runoff

Hydrograph

Time  (hours)
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Type II 24-hr
2-yr Rainfall=2.86"

Runoff Area=218,186 sf
Runoff Volume=0.200 af

Runoff Depth=0.48"
Tc=10.0 min

CN=65/98

2.92 cfs
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Summary for Subcatchment 2S: TO WETLAND

Runoff = 2.39 cfs @ 12.03 hrs,  Volume= 0.145 af,  Depth= 0.61"

Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv., Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type II 24-hr  2-yr Rainfall=2.86"

Area (sf) CN Description
970 98 Paved parking, HSG B

123,046 69 50-75% Grass cover, Fair, HSG B
124,016 69 Weighted Average
123,046 69 99.22% Pervious Area

970 98 0.78% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Subcatchment 2S: TO WETLAND

Runoff

Hydrograph

Time  (hours)
727068666462605856545250484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

2

1

0

Type II 24-hr
2-yr Rainfall=2.86"

Runoff Area=124,016 sf
Runoff Volume=0.145 af

Runoff Depth=0.61"
Tc=10.0 min

CN=69/98

2.39 cfs
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Summary for Subcatchment 3S: TO INFILTRATION A

Runoff = 0.29 cfs @ 12.02 hrs,  Volume= 0.021 af,  Depth= 0.68"

Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv., Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type II 24-hr  2-yr Rainfall=2.86"

Area (sf) CN Description
3,750 98 Paved parking, HSG B
7,665 61 >75% Grass cover, Good, HSG B
5,000 39 >75% Grass cover, Good, HSG A

16,415 63 Weighted Average
12,665 52 77.16% Pervious Area
3,750 98 22.84% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.4 120 0.0230 0.18 Sheet Flow, 

Grass: Short   n= 0.150   P2= 2.85"

Subcatchment 3S: TO INFILTRATION A

Runoff

Hydrograph

Time  (hours)
727068666462605856545250484644424038363432302826242220181614121086420
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Type II 24-hr
2-yr Rainfall=2.86"

Runoff Area=16,415 sf
Runoff Volume=0.021 af

Runoff Depth=0.68"
Flow Length=120'

Slope=0.0230 '/'
Tc=11.4 min

CN=52/98

0.29 cfs
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Summary for Subcatchment 4S: TO INFILTRATION B

Runoff = 0.53 cfs @ 11.99 hrs,  Volume= 0.035 af,  Depth= 0.57"

Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv., Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type II 24-hr  2-yr Rainfall=2.86"

Area (sf) CN Description
6,115 98 Paved parking, HSG B

12,000 39 >75% Grass cover, Good, HSG A
13,986 61 >75% Grass cover, Good, HSG B
32,101 60 Weighted Average
25,986 51 80.95% Pervious Area
6,115 98 19.05% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

7.9 100 0.0400 0.21 Sheet Flow, 
Grass: Short   n= 0.150   P2= 2.85"

Subcatchment 4S: TO INFILTRATION B

Runoff

Hydrograph

Time  (hours)
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Type II 24-hr
2-yr Rainfall=2.86"

Runoff Area=32,101 sf
Runoff Volume=0.035 af

Runoff Depth=0.57"
Flow Length=100'

Slope=0.0400 '/'
Tc=7.9 min

CN=51/98

0.53 cfs
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Summary for Pond 1P: WETLAND

Inflow Area = 5.009 ac, 1.58% Impervious,  Inflow Depth = 0.48"    for  2-yr event
Inflow = 2.92 cfs @ 12.04 hrs,  Volume= 0.200 af
Outflow = 0.13 cfs @ 16.46 hrs,  Volume= 0.200 af,  Atten= 96%,  Lag= 265.1 min
Discarded = 0.13 cfs @ 16.46 hrs,  Volume= 0.200 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Peak Elev= 882.36' @ 16.46 hrs   Surf.Area= 6,779 sf   Storage= 4,412 cf

Plug-Flow detention time= 633.8 min calculated for 0.200 af (100% of inflow)
Center-of-Mass det. time= 634.0 min ( 1,530.2 - 896.2 )

Volume Invert Avail.Storage Storage Description
#1 880.00' 40,401 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

880.00 372 0 0
882.00 2,380 2,752 2,752
883.00 14,516 8,448 11,200
884.00 43,886 29,201 40,401

Device Routing     Invert Outlet Devices
#1 Discarded 880.00' 0.800 in/hr Exfiltration over Surface area   
#2 Primary 883.50' Custom Weir/Orifice, Cv= 2.62 (C= 3.28)   

Head (feet)  0.00  0.50   
Width (feet)  0.00  20.00   

Discarded OutFlow  Max=0.13 cfs @ 16.46 hrs  HW=882.36'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.13 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=880.00'   (Free Discharge)
2=Custom Weir/Orifice  ( Controls 0.00 cfs)
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Pond 1P: WETLAND

Inflow
Outflow
Discarded
Primary

Hydrograph

Time  (hours)
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Inflow Area=5.009 ac
Peak Elev=882.36'

Storage=4,412 cf

2.92 cfs

0.13 cfs

0.13 cfs

0.00 cfs
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Summary for Pond 2P: WETLAND

Inflow Area = 3.961 ac, 6.28% Impervious,  Inflow Depth = 0.45"    for  2-yr event
Inflow = 2.39 cfs @ 12.03 hrs,  Volume= 0.148 af
Outflow = 0.09 cfs @ 16.26 hrs,  Volume= 0.148 af,  Atten= 96%,  Lag= 253.5 min
Discarded = 0.09 cfs @ 16.26 hrs,  Volume= 0.148 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Peak Elev= 882.22' @ 16.26 hrs   Surf.Area= 4,896 sf   Storage= 3,557 cf

Plug-Flow detention time= 696.7 min calculated for 0.148 af (100% of inflow)
Center-of-Mass det. time= 696.9 min ( 1,582.8 - 885.9 )

Volume Invert Avail.Storage Storage Description
#1 880.00' 32,485 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

880.00 372 0 0
882.00 2,380 2,752 2,752
883.00 13,756 8,068 10,820
884.00 29,573 21,665 32,485

Device Routing     Invert Outlet Devices
#1 Discarded 880.00' 0.800 in/hr Exfiltration over Surface area   
#2 Primary 883.50' Custom Weir/Orifice, Cv= 2.62 (C= 3.28)   

Head (feet)  0.00  0.50   
Width (feet)  0.00  20.00   

Discarded OutFlow  Max=0.09 cfs @ 16.26 hrs  HW=882.22'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.09 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=880.00'   (Free Discharge)
2=Custom Weir/Orifice  ( Controls 0.00 cfs)
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Pond 2P: WETLAND

Inflow
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Inflow Area=3.961 ac
Peak Elev=882.22'

Storage=3,557 cf

2.39 cfs
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Summary for Pond 3P: INFILTRATION BASIN A

Inflow Area = 0.377 ac, 22.84% Impervious,  Inflow Depth = 0.68"    for  2-yr event
Inflow = 0.29 cfs @ 12.02 hrs,  Volume= 0.021 af
Outflow = 0.02 cfs @ 12.96 hrs,  Volume= 0.019 af,  Atten= 93%,  Lag= 56.4 min
Discarded = 0.00 cfs @ 12.76 hrs,  Volume= 0.016 af
Primary = 0.02 cfs @ 12.96 hrs,  Volume= 0.003 af

Routing by Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3
Peak Elev= 884.21' @ 12.96 hrs   Surf.Area= 803 sf   Storage= 567 cf

Plug-Flow detention time= 1,162.8 min calculated for 0.019 af (90% of inflow)
Center-of-Mass det. time= 1,109.0 min ( 1,900.2 - 791.2 )

Volume Invert Avail.Storage Storage Description
#1 883.00' 3,253 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

883.00 155 0 0
884.00 675 415 415
885.00 1,300 988 1,403
886.00 2,400 1,850 3,253

Device Routing     Invert Outlet Devices
#1 Primary 884.20' Custom Weir/Orifice, Cv= 2.62 (C= 3.28)   

Head (feet)  0.00  0.80   
Width (feet)  6.00  10.00   

#2 Discarded 883.00' 0.300 in/hr Exfiltration over Surface area from 883.00' - 884.20'   
Excluded Surface area = 155 sf   

Discarded OutFlow  Max=0.00 cfs @ 12.76 hrs  HW=884.20'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.00 cfs)

Primary OutFlow  Max=0.01 cfs @ 12.96 hrs  HW=884.21'   (Free Discharge)
1=Custom Weir/Orifice  (Weir Controls 0.01 cfs @ 0.23 fps)
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Pond 3P: INFILTRATION BASIN A
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Inflow Area=0.377 ac
Peak Elev=884.21'

Storage=567 cf

0.29 cfs

0.02 cfs

0.00 cfs0.02 cfs
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Summary for Pond 4P: INFILTRATION BASIN B

Inflow Area = 0.737 ac, 19.05% Impervious,  Inflow Depth = 0.57"    for  2-yr event
Inflow = 0.53 cfs @ 11.99 hrs,  Volume= 0.035 af
Outflow = 0.01 cfs @ 24.08 hrs,  Volume= 0.023 af,  Atten= 99%,  Lag= 725.4 min
Discarded = 0.01 cfs @ 24.08 hrs,  Volume= 0.023 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Peak Elev= 884.99' @ 24.08 hrs   Surf.Area= 2,242 sf   Storage= 1,255 cf

Plug-Flow detention time= 1,604.4 min calculated for 0.023 af (66% of inflow)
Center-of-Mass det. time= 1,480.2 min ( 2,271.6 - 791.4 )

Volume Invert Avail.Storage Storage Description
#1 884.30' 8,301 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

884.30 1,375 0 0
885.00 2,250 1,269 1,269
885.50 3,040 1,323 2,591
886.00 3,500 1,635 4,226
887.00 4,650 4,075 8,301

Device Routing     Invert Outlet Devices
#1 Primary 885.50' Custom Weir/Orifice, Cv= 2.62 (C= 3.28)   

Head (feet)  0.00  0.50   
Width (feet)  3.00  6.00   

#2 Discarded 884.30' 0.300 in/hr Exfiltration over Surface area from 884.30' - 885.50'   
Excluded Surface area = 1,375 sf   

Discarded OutFlow  Max=0.01 cfs @ 24.08 hrs  HW=884.99'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.01 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=884.30'   (Free Discharge)
1=Custom Weir/Orifice  ( Controls 0.00 cfs)
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Pond 4P: INFILTRATION BASIN B
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Inflow Area=0.737 ac
Peak Elev=884.99'
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Time span=0.00-72.00 hrs, dt=0.01 hrs, 7201 points
Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv.

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=218,186 sf   1.58% Impervious   Runoff Depth=1.23"Subcatchment 1S: TO WETLAND
   Tc=10.0 min   CN=65/98   Runoff=9.01 cfs  0.512 af

Runoff Area=124,016 sf   0.78% Impervious   Runoff Depth=1.46"Subcatchment 2S: TO WETLAND
   Tc=10.0 min   CN=69/98   Runoff=6.27 cfs  0.346 af

Runoff Area=16,415 sf   22.84% Impervious   Runoff Depth=1.31"Subcatchment 3S: TO INFILTRATION A
   Flow Length=120'   Slope=0.0230 '/'   Tc=11.4 min   CN=52/98   Runoff=0.56 cfs  0.041 af

Runoff Area=32,101 sf   19.05% Impervious   Runoff Depth=1.14"Subcatchment 4S: TO INFILTRATION B
   Flow Length=100'   Slope=0.0400 '/'   Tc=7.9 min   CN=51/98   Runoff=1.06 cfs  0.070 af

Peak Elev=883.08'  Storage=12,429 cf   Inflow=9.01 cfs  0.512 afPond 1P: WETLAND
   Discarded=0.31 cfs  0.512 af   Primary=0.00 cfs  0.000 af   Outflow=0.31 cfs  0.512 af

Peak Elev=882.87'  Storage=9,124 cf   Inflow=6.41 cfs  0.369 afPond 2P: WETLAND
   Discarded=0.23 cfs  0.369 af   Primary=0.00 cfs  0.000 af   Outflow=0.23 cfs  0.369 af

Peak Elev=884.28'  Storage=629 cf   Inflow=0.56 cfs  0.041 afPond 3P: INFILTRATION BASIN A
   Discarded=0.00 cfs  0.016 af   Primary=0.47 cfs  0.023 af   Outflow=0.48 cfs  0.039 af

Peak Elev=885.49'  Storage=2,554 cf   Inflow=1.06 cfs  0.070 afPond 4P: INFILTRATION BASIN B
   Discarded=0.01 cfs  0.044 af   Primary=0.00 cfs  0.000 af   Outflow=0.01 cfs  0.044 af

Total Runoff Area = 8.970 ac   Runoff Volume = 0.969 af   Average Runoff Depth = 1.30"
96.34% Pervious = 8.642 ac     3.66% Impervious = 0.328 ac
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Summary for Subcatchment 1S: TO WETLAND

Runoff = 9.01 cfs @ 12.03 hrs,  Volume= 0.512 af,  Depth= 1.23"

Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv., Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type II 24-hr  10-yr Rainfall=4.26"

Area (sf) CN Description
3,453 98 Paved parking, HSG B

43,348 49 50-75% Grass cover, Fair, HSG A
171,385 69 50-75% Grass cover, Fair, HSG B
218,186 65 Weighted Average
214,733 65 98.42% Pervious Area

3,453 98 1.58% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Subcatchment 1S: TO WETLAND

Runoff

Hydrograph

Time  (hours)
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Type II 24-hr
10-yr Rainfall=4.26"

Runoff Area=218,186 sf
Runoff Volume=0.512 af

Runoff Depth=1.23"
Tc=10.0 min

CN=65/98

9.01 cfs
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Summary for Subcatchment 2S: TO WETLAND

Runoff = 6.27 cfs @ 12.03 hrs,  Volume= 0.346 af,  Depth= 1.46"

Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv., Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type II 24-hr  10-yr Rainfall=4.26"

Area (sf) CN Description
970 98 Paved parking, HSG B

123,046 69 50-75% Grass cover, Fair, HSG B
124,016 69 Weighted Average
123,046 69 99.22% Pervious Area

970 98 0.78% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Subcatchment 2S: TO WETLAND

Runoff

Hydrograph

Time  (hours)
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Type II 24-hr
10-yr Rainfall=4.26"

Runoff Area=124,016 sf
Runoff Volume=0.346 af

Runoff Depth=1.46"
Tc=10.0 min

CN=69/98

6.27 cfs
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Summary for Subcatchment 3S: TO INFILTRATION A

Runoff = 0.56 cfs @ 12.04 hrs,  Volume= 0.041 af,  Depth= 1.31"

Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv., Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type II 24-hr  10-yr Rainfall=4.26"

Area (sf) CN Description
3,750 98 Paved parking, HSG B
7,665 61 >75% Grass cover, Good, HSG B
5,000 39 >75% Grass cover, Good, HSG A

16,415 63 Weighted Average
12,665 52 77.16% Pervious Area
3,750 98 22.84% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.4 120 0.0230 0.18 Sheet Flow, 

Grass: Short   n= 0.150   P2= 2.85"

Subcatchment 3S: TO INFILTRATION A

Runoff

Hydrograph

Time  (hours)
727068666462605856545250484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

0.6

0.55

0.5

0.45

0.4

0.35

0.3

0.25

0.2

0.15

0.1

0.05

0

Type II 24-hr
10-yr Rainfall=4.26"

Runoff Area=16,415 sf
Runoff Volume=0.041 af

Runoff Depth=1.31"
Flow Length=120'

Slope=0.0230 '/'
Tc=11.4 min

CN=52/98

0.56 cfs
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Summary for Subcatchment 4S: TO INFILTRATION B

Runoff = 1.06 cfs @ 12.00 hrs,  Volume= 0.070 af,  Depth= 1.14"

Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv., Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type II 24-hr  10-yr Rainfall=4.26"

Area (sf) CN Description
6,115 98 Paved parking, HSG B

12,000 39 >75% Grass cover, Good, HSG A
13,986 61 >75% Grass cover, Good, HSG B
32,101 60 Weighted Average
25,986 51 80.95% Pervious Area
6,115 98 19.05% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

7.9 100 0.0400 0.21 Sheet Flow, 
Grass: Short   n= 0.150   P2= 2.85"

Subcatchment 4S: TO INFILTRATION B

Runoff

Hydrograph

Time  (hours)
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Type II 24-hr
10-yr Rainfall=4.26"

Runoff Area=32,101 sf
Runoff Volume=0.070 af

Runoff Depth=1.14"
Flow Length=100'

Slope=0.0400 '/'
Tc=7.9 min

CN=51/98

1.06 cfs
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Summary for Pond 1P: WETLAND

Inflow Area = 5.009 ac, 1.58% Impervious,  Inflow Depth = 1.23"    for  10-yr event
Inflow = 9.01 cfs @ 12.03 hrs,  Volume= 0.512 af
Outflow = 0.31 cfs @ 15.72 hrs,  Volume= 0.512 af,  Atten= 97%,  Lag= 221.3 min
Discarded = 0.31 cfs @ 15.72 hrs,  Volume= 0.512 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Peak Elev= 883.08' @ 15.72 hrs   Surf.Area= 16,820 sf   Storage= 12,429 cf

Plug-Flow detention time= 654.8 min calculated for 0.512 af (100% of inflow)
Center-of-Mass det. time= 655.1 min ( 1,520.8 - 865.7 )

Volume Invert Avail.Storage Storage Description
#1 880.00' 40,401 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

880.00 372 0 0
882.00 2,380 2,752 2,752
883.00 14,516 8,448 11,200
884.00 43,886 29,201 40,401

Device Routing     Invert Outlet Devices
#1 Discarded 880.00' 0.800 in/hr Exfiltration over Surface area   
#2 Primary 883.50' Custom Weir/Orifice, Cv= 2.62 (C= 3.28)   

Head (feet)  0.00  0.50   
Width (feet)  0.00  20.00   

Discarded OutFlow  Max=0.31 cfs @ 15.72 hrs  HW=883.08'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.31 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=880.00'   (Free Discharge)
2=Custom Weir/Orifice  ( Controls 0.00 cfs)
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Pond 1P: WETLAND

Inflow
Outflow
Discarded
Primary

Hydrograph

Time  (hours)
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Inflow Area=5.009 ac
Peak Elev=883.08'
Storage=12,429 cf

9.01 cfs

0.31 cfs

0.31 cfs

0.00 cfs
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Summary for Pond 2P: WETLAND

Inflow Area = 3.961 ac, 6.28% Impervious,  Inflow Depth = 1.12"    for  10-yr event
Inflow = 6.41 cfs @ 12.04 hrs,  Volume= 0.369 af
Outflow = 0.23 cfs @ 15.48 hrs,  Volume= 0.369 af,  Atten= 96%,  Lag= 206.5 min
Discarded = 0.23 cfs @ 15.48 hrs,  Volume= 0.369 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Peak Elev= 882.87' @ 15.48 hrs   Surf.Area= 12,273 sf   Storage= 9,124 cf

Plug-Flow detention time= 650.2 min calculated for 0.369 af (100% of inflow)
Center-of-Mass det. time= 650.5 min ( 1,508.5 - 858.0 )

Volume Invert Avail.Storage Storage Description
#1 880.00' 32,485 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

880.00 372 0 0
882.00 2,380 2,752 2,752
883.00 13,756 8,068 10,820
884.00 29,573 21,665 32,485

Device Routing     Invert Outlet Devices
#1 Discarded 880.00' 0.800 in/hr Exfiltration over Surface area   
#2 Primary 883.50' Custom Weir/Orifice, Cv= 2.62 (C= 3.28)   

Head (feet)  0.00  0.50   
Width (feet)  0.00  20.00   

Discarded OutFlow  Max=0.23 cfs @ 15.48 hrs  HW=882.87'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.23 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=880.00'   (Free Discharge)
2=Custom Weir/Orifice  ( Controls 0.00 cfs)



Type II 24-hr  10-yr Rainfall=4.26"ZZZ15326 Existing Proposed Drainage - Wetland
  Printed  6/8/2017Prepared by Microsoft

Page 26HydroCAD® 10.00-14  s/n 01542  © 2015 HydroCAD Software Solutions LLC

Pond 2P: WETLAND

Inflow
Outflow
Discarded
Primary

Hydrograph

Time  (hours)
727068666462605856545250484644424038363432302826242220181614121086420

F
lo

w
  

(c
fs

)

7

6

5

4

3

2

1

0

Inflow Area=3.961 ac
Peak Elev=882.87'

Storage=9,124 cf

6.41 cfs

0.23 cfs

0.23 cfs

0.00 cfs
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Summary for Pond 3P: INFILTRATION BASIN A

Inflow Area = 0.377 ac, 22.84% Impervious,  Inflow Depth = 1.31"    for  10-yr event
Inflow = 0.56 cfs @ 12.04 hrs,  Volume= 0.041 af
Outflow = 0.48 cfs @ 12.10 hrs,  Volume= 0.039 af,  Atten= 15%,  Lag= 3.4 min
Discarded = 0.00 cfs @ 12.02 hrs,  Volume= 0.016 af
Primary = 0.47 cfs @ 12.10 hrs,  Volume= 0.023 af

Routing by Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3
Peak Elev= 884.28' @ 12.10 hrs   Surf.Area= 851 sf   Storage= 629 cf

Plug-Flow detention time= 596.1 min calculated for 0.039 af (95% of inflow)
Center-of-Mass det. time= 565.9 min ( 1,370.5 - 804.6 )

Volume Invert Avail.Storage Storage Description
#1 883.00' 3,253 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

883.00 155 0 0
884.00 675 415 415
885.00 1,300 988 1,403
886.00 2,400 1,850 3,253

Device Routing     Invert Outlet Devices
#1 Primary 884.20' Custom Weir/Orifice, Cv= 2.62 (C= 3.28)   

Head (feet)  0.00  0.80   
Width (feet)  6.00  10.00   

#2 Discarded 883.00' 0.300 in/hr Exfiltration over Surface area from 883.00' - 884.20'   
Excluded Surface area = 155 sf   

Discarded OutFlow  Max=0.00 cfs @ 12.02 hrs  HW=884.21'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.00 cfs)

Primary OutFlow  Max=0.46 cfs @ 12.10 hrs  HW=884.28'   (Free Discharge)
1=Custom Weir/Orifice  (Weir Controls 0.46 cfs @ 0.93 fps)
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Pond 3P: INFILTRATION BASIN A

Inflow
Outflow
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Inflow Area=0.377 ac
Peak Elev=884.28'

Storage=629 cf

0.56 cfs

0.48 cfs

0.00 cfs

0.47 cfs
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Summary for Pond 4P: INFILTRATION BASIN B

Inflow Area = 0.737 ac, 19.05% Impervious,  Inflow Depth = 1.14"    for  10-yr event
Inflow = 1.06 cfs @ 12.00 hrs,  Volume= 0.070 af
Outflow = 0.01 cfs @ 24.09 hrs,  Volume= 0.044 af,  Atten= 99%,  Lag= 725.2 min
Discarded = 0.01 cfs @ 24.09 hrs,  Volume= 0.044 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Peak Elev= 885.49' @ 24.09 hrs   Surf.Area= 3,021 sf   Storage= 2,554 cf

Plug-Flow detention time= 1,616.0 min calculated for 0.044 af (63% of inflow)
Center-of-Mass det. time= 1,481.4 min ( 2,290.2 - 808.8 )

Volume Invert Avail.Storage Storage Description
#1 884.30' 8,301 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

884.30 1,375 0 0
885.00 2,250 1,269 1,269
885.50 3,040 1,323 2,591
886.00 3,500 1,635 4,226
887.00 4,650 4,075 8,301

Device Routing     Invert Outlet Devices
#1 Primary 885.50' Custom Weir/Orifice, Cv= 2.62 (C= 3.28)   

Head (feet)  0.00  0.50   
Width (feet)  3.00  6.00   

#2 Discarded 884.30' 0.300 in/hr Exfiltration over Surface area from 884.30' - 885.50'   
Excluded Surface area = 1,375 sf   

Discarded OutFlow  Max=0.01 cfs @ 24.09 hrs  HW=885.49'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.01 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=884.30'   (Free Discharge)
1=Custom Weir/Orifice  ( Controls 0.00 cfs)
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Pond 4P: INFILTRATION BASIN B

Inflow
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Inflow Area=0.737 ac
Peak Elev=885.49'

Storage=2,554 cf

1.06 cfs
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0.01 cfs

0.00 cfs
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Time span=0.00-72.00 hrs, dt=0.01 hrs, 7201 points
Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv.

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=218,186 sf   1.58% Impervious   Runoff Depth=3.21"Subcatchment 1S: TO WETLAND
   Tc=10.0 min   CN=65/98   Runoff=24.63 cfs  1.339 af

Runoff Area=124,016 sf   0.78% Impervious   Runoff Depth=3.59"Subcatchment 2S: TO WETLAND
   Tc=10.0 min   CN=69/98   Runoff=15.71 cfs  0.851 af

Runoff Area=16,415 sf   22.84% Impervious   Runoff Depth=3.01"Subcatchment 3S: TO INFILTRATION A
   Flow Length=120'   Slope=0.0230 '/'   Tc=11.4 min   CN=52/98   Runoff=1.48 cfs  0.095 af

Runoff Area=32,101 sf   19.05% Impervious   Runoff Depth=2.75"Subcatchment 4S: TO INFILTRATION B
   Flow Length=100'   Slope=0.0400 '/'   Tc=7.9 min   CN=51/98   Runoff=3.01 cfs  0.169 af

Peak Elev=883.73'  Storage=29,634 cf   Inflow=24.63 cfs  1.339 afPond 1P: WETLAND
   Discarded=0.67 cfs  1.055 af   Primary=1.35 cfs  0.281 af   Outflow=2.01 cfs  1.336 af

Peak Elev=883.68'  Storage=23,947 cf   Inflow=17.16 cfs  1.023 afPond 2P: WETLAND
   Discarded=0.46 cfs  0.842 af   Primary=0.78 cfs  0.178 af   Outflow=1.23 cfs  1.020 af

Peak Elev=884.37'  Storage=707 cf   Inflow=1.48 cfs  0.095 afPond 3P: INFILTRATION BASIN A
   Discarded=0.00 cfs  0.017 af   Primary=1.45 cfs  0.076 af   Outflow=1.45 cfs  0.092 af

Peak Elev=885.69'  Storage=3,197 cf   Inflow=3.01 cfs  0.169 afPond 4P: INFILTRATION BASIN B
   Discarded=0.01 cfs  0.046 af   Primary=0.97 cfs  0.096 af   Outflow=0.98 cfs  0.142 af

Total Runoff Area = 8.970 ac   Runoff Volume = 2.453 af   Average Runoff Depth = 3.28"
96.34% Pervious = 8.642 ac     3.66% Impervious = 0.328 ac
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Summary for Subcatchment 1S: TO WETLAND

Runoff = 24.63 cfs @ 12.02 hrs,  Volume= 1.339 af,  Depth= 3.21"

Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv., Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type II 24-hr  100-yr Rainfall=7.06"

Area (sf) CN Description
3,453 98 Paved parking, HSG B

43,348 49 50-75% Grass cover, Fair, HSG A
171,385 69 50-75% Grass cover, Fair, HSG B
218,186 65 Weighted Average
214,733 65 98.42% Pervious Area

3,453 98 1.58% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Subcatchment 1S: TO WETLAND

Runoff

Hydrograph

Time  (hours)
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Type II 24-hr
100-yr Rainfall=7.06"

Runoff Area=218,186 sf
Runoff Volume=1.339 af

Runoff Depth=3.21"
Tc=10.0 min

CN=65/98

24.63 cfs
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Summary for Subcatchment 2S: TO WETLAND

Runoff = 15.71 cfs @ 12.02 hrs,  Volume= 0.851 af,  Depth= 3.59"

Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv., Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type II 24-hr  100-yr Rainfall=7.06"

Area (sf) CN Description
970 98 Paved parking, HSG B

123,046 69 50-75% Grass cover, Fair, HSG B
124,016 69 Weighted Average
123,046 69 99.22% Pervious Area

970 98 0.78% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
10.0 Direct Entry, 

Subcatchment 2S: TO WETLAND

Runoff

Hydrograph

Time  (hours)
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Type II 24-hr
100-yr Rainfall=7.06"

Runoff Area=124,016 sf
Runoff Volume=0.851 af

Runoff Depth=3.59"
Tc=10.0 min

CN=69/98

15.71 cfs
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Summary for Subcatchment 3S: TO INFILTRATION A

Runoff = 1.48 cfs @ 12.04 hrs,  Volume= 0.095 af,  Depth= 3.01"

Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv., Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type II 24-hr  100-yr Rainfall=7.06"

Area (sf) CN Description
3,750 98 Paved parking, HSG B
7,665 61 >75% Grass cover, Good, HSG B
5,000 39 >75% Grass cover, Good, HSG A

16,415 63 Weighted Average
12,665 52 77.16% Pervious Area
3,750 98 22.84% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.4 120 0.0230 0.18 Sheet Flow, 

Grass: Short   n= 0.150   P2= 2.85"

Subcatchment 3S: TO INFILTRATION A

Runoff

Hydrograph

Time  (hours)
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Type II 24-hr
100-yr Rainfall=7.06"

Runoff Area=16,415 sf
Runoff Volume=0.095 af

Runoff Depth=3.01"
Flow Length=120'

Slope=0.0230 '/'
Tc=11.4 min

CN=52/98

1.48 cfs
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Summary for Subcatchment 4S: TO INFILTRATION B

Runoff = 3.01 cfs @ 12.00 hrs,  Volume= 0.169 af,  Depth= 2.75"

Runoff by SCS TR-20 method, UH=SCS, Split Pervious/Imperv., Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type II 24-hr  100-yr Rainfall=7.06"

Area (sf) CN Description
6,115 98 Paved parking, HSG B

12,000 39 >75% Grass cover, Good, HSG A
13,986 61 >75% Grass cover, Good, HSG B
32,101 60 Weighted Average
25,986 51 80.95% Pervious Area
6,115 98 19.05% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

7.9 100 0.0400 0.21 Sheet Flow, 
Grass: Short   n= 0.150   P2= 2.85"

Subcatchment 4S: TO INFILTRATION B

Runoff

Hydrograph

Time  (hours)
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Type II 24-hr
100-yr Rainfall=7.06"

Runoff Area=32,101 sf
Runoff Volume=0.169 af

Runoff Depth=2.75"
Flow Length=100'

Slope=0.0400 '/'
Tc=7.9 min

CN=51/98

3.01 cfs
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Summary for Pond 1P: WETLAND

Inflow Area = 5.009 ac, 1.58% Impervious,  Inflow Depth = 3.21"    for  100-yr event
Inflow = 24.63 cfs @ 12.02 hrs,  Volume= 1.339 af
Outflow = 2.01 cfs @ 12.77 hrs,  Volume= 1.336 af,  Atten= 92%,  Lag= 44.7 min
Discarded = 0.67 cfs @ 12.77 hrs,  Volume= 1.055 af
Primary = 1.35 cfs @ 12.77 hrs,  Volume= 0.281 af

Routing by Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Peak Elev= 883.73' @ 12.77 hrs   Surf.Area= 35,965 sf   Storage= 29,634 cf

Plug-Flow detention time= 529.7 min calculated for 1.336 af (100% of inflow)
Center-of-Mass det. time= 528.8 min ( 1,367.4 - 838.6 )

Volume Invert Avail.Storage Storage Description
#1 880.00' 40,401 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

880.00 372 0 0
882.00 2,380 2,752 2,752
883.00 14,516 8,448 11,200
884.00 43,886 29,201 40,401

Device Routing     Invert Outlet Devices
#1 Discarded 880.00' 0.800 in/hr Exfiltration over Surface area   
#2 Primary 883.50' Custom Weir/Orifice, Cv= 2.62 (C= 3.28)   

Head (feet)  0.00  0.50   
Width (feet)  0.00  20.00   

Discarded OutFlow  Max=0.67 cfs @ 12.77 hrs  HW=883.73'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.67 cfs)

Primary OutFlow  Max=1.33 cfs @ 12.77 hrs  HW=883.73'   (Free Discharge)
2=Custom Weir/Orifice  (Weir Controls 1.33 cfs @ 1.26 fps)
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Pond 1P: WETLAND

Inflow
Outflow
Discarded
Primary

Hydrograph

Time  (hours)
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Inflow Area=5.009 ac
Peak Elev=883.73'
Storage=29,634 cf

24.63 cfs

2.01 cfs

0.67 cfs
1.35 cfs
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Summary for Pond 2P: WETLAND

Inflow Area = 3.961 ac, 6.28% Impervious,  Inflow Depth = 3.10"    for  100-yr event
Inflow = 17.16 cfs @ 12.03 hrs,  Volume= 1.023 af
Outflow = 1.23 cfs @ 13.17 hrs,  Volume= 1.020 af,  Atten= 93%,  Lag= 68.4 min
Discarded = 0.46 cfs @ 13.17 hrs,  Volume= 0.842 af
Primary = 0.78 cfs @ 13.17 hrs,  Volume= 0.178 af

Routing by Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Peak Elev= 883.68' @ 13.17 hrs   Surf.Area= 24,586 sf   Storage= 23,947 cf

Plug-Flow detention time= 624.2 min calculated for 1.020 af (100% of inflow)
Center-of-Mass det. time= 622.9 min ( 1,462.1 - 839.2 )

Volume Invert Avail.Storage Storage Description
#1 880.00' 32,485 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

880.00 372 0 0
882.00 2,380 2,752 2,752
883.00 13,756 8,068 10,820
884.00 29,573 21,665 32,485

Device Routing     Invert Outlet Devices
#1 Discarded 880.00' 0.800 in/hr Exfiltration over Surface area   
#2 Primary 883.50' Custom Weir/Orifice, Cv= 2.62 (C= 3.28)   

Head (feet)  0.00  0.50   
Width (feet)  0.00  20.00   

Discarded OutFlow  Max=0.46 cfs @ 13.17 hrs  HW=883.68'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.46 cfs)

Primary OutFlow  Max=0.77 cfs @ 13.17 hrs  HW=883.68'   (Free Discharge)
2=Custom Weir/Orifice  (Weir Controls 0.77 cfs @ 1.13 fps)
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Pond 2P: WETLAND
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Inflow Area=3.961 ac
Peak Elev=883.68'
Storage=23,947 cf

17.16 cfs

1.23 cfs

0.46 cfs
0.78 cfs
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Summary for Pond 3P: INFILTRATION BASIN A

Inflow Area = 0.377 ac, 22.84% Impervious,  Inflow Depth = 3.01"    for  100-yr event
Inflow = 1.48 cfs @ 12.04 hrs,  Volume= 0.095 af
Outflow = 1.45 cfs @ 12.05 hrs,  Volume= 0.092 af,  Atten= 2%,  Lag= 1.1 min
Discarded = 0.00 cfs @ 11.77 hrs,  Volume= 0.017 af
Primary = 1.45 cfs @ 12.05 hrs,  Volume= 0.076 af

Routing by Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3
Peak Elev= 884.37' @ 12.05 hrs   Surf.Area= 906 sf   Storage= 707 cf

Plug-Flow detention time= 265.4 min calculated for 0.092 af (98% of inflow)
Center-of-Mass det. time= 252.1 min ( 1,059.4 - 807.4 )

Volume Invert Avail.Storage Storage Description
#1 883.00' 3,253 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

883.00 155 0 0
884.00 675 415 415
885.00 1,300 988 1,403
886.00 2,400 1,850 3,253

Device Routing     Invert Outlet Devices
#1 Primary 884.20' Custom Weir/Orifice, Cv= 2.62 (C= 3.28)   

Head (feet)  0.00  0.80   
Width (feet)  6.00  10.00   

#2 Discarded 883.00' 0.300 in/hr Exfiltration over Surface area from 883.00' - 884.20'   
Excluded Surface area = 155 sf   

Discarded OutFlow  Max=0.00 cfs @ 11.77 hrs  HW=884.21'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.00 cfs)

Primary OutFlow  Max=1.44 cfs @ 12.05 hrs  HW=884.37'   (Free Discharge)
1=Custom Weir/Orifice  (Weir Controls 1.44 cfs @ 1.33 fps)
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Pond 3P: INFILTRATION BASIN A
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Inflow Area=0.377 ac
Peak Elev=884.37'

Storage=707 cf

1.48 cfs

1.45 cfs

0.00 cfs
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Summary for Pond 4P: INFILTRATION BASIN B

Inflow Area = 0.737 ac, 19.05% Impervious,  Inflow Depth = 2.75"    for  100-yr event
Inflow = 3.01 cfs @ 12.00 hrs,  Volume= 0.169 af
Outflow = 0.98 cfs @ 12.14 hrs,  Volume= 0.142 af,  Atten= 67%,  Lag= 8.5 min
Discarded = 0.01 cfs @ 12.02 hrs,  Volume= 0.046 af
Primary = 0.97 cfs @ 12.14 hrs,  Volume= 0.096 af

Routing by Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Peak Elev= 885.69' @ 12.14 hrs   Surf.Area= 3,218 sf   Storage= 3,197 cf

Plug-Flow detention time= 603.1 min calculated for 0.142 af (84% of inflow)
Center-of-Mass det. time= 526.0 min ( 1,337.7 - 811.7 )

Volume Invert Avail.Storage Storage Description
#1 884.30' 8,301 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

884.30 1,375 0 0
885.00 2,250 1,269 1,269
885.50 3,040 1,323 2,591
886.00 3,500 1,635 4,226
887.00 4,650 4,075 8,301

Device Routing     Invert Outlet Devices
#1 Primary 885.50' Custom Weir/Orifice, Cv= 2.62 (C= 3.28)   

Head (feet)  0.00  0.50   
Width (feet)  3.00  6.00   

#2 Discarded 884.30' 0.300 in/hr Exfiltration over Surface area from 884.30' - 885.50'   
Excluded Surface area = 1,375 sf   

Discarded OutFlow  Max=0.01 cfs @ 12.02 hrs  HW=885.52'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.01 cfs)

Primary OutFlow  Max=0.97 cfs @ 12.14 hrs  HW=885.69'   (Free Discharge)
1=Custom Weir/Orifice  (Weir Controls 0.97 cfs @ 1.39 fps)
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Pond 4P: INFILTRATION BASIN B
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CITY OF RAMSEY LAND USE APPLICATION 
TECHNICAL REVIEW FILE 

 

DATE 6/9/17 PROJECT ADDRESS  10-32-25-31-0002, 10-32-25-32-0006, 

10-32-25-32-0005 

PROJECT. TITLE COLE ADDITION, SKETCH PLAN REVIEW 

ESCROW #  

DEPARTMENT: Community Development: Planning Division (Zoning Code) 

TECHNICAL REVIEWER: 
Name: Alec Henderson, Planning Intern 
Phone:  (763) 576-4314 
Email:  AHenderson@ci.ramsey.mn.us 

 
Sketch Plan Review 

 
We offer the following comments regarding the Sketch Plan submittal for Cole Addition as it relates to the 
City’s Zoning Code. The Sketch plan submittal consists of seven (7) sheets, prepared by LANDFORM dated 
May 23, 2017. 
 
Planning Staff provides the following comments that require revision for the Preliminary Plat: 
 
Revisions of Sketch Plan Needed for Preliminary Plat 

1. Needs legend on each sheet of used symbols.  
Sheet C0.1 

1. Correct sheet label to match sheet index 
Sheet C2.1 

1. Legend needed 
2. Sidewalk should be provided along the north side of 168th Lane to the new cul-de-sac bulb.  The City 

is willing to discuss cost for the portion of sidewalk outside the boundary of the Property (between 
Kamacite Street the existing concrete sidewalk). 

3. Cul-de-sac to be built to minimum design standards. 
Sheet C3.1 

1. Need to show tree save fencing and should differentiate line type from silt fence. 
2. North east EOF- no easement, can’t run water through there.  

Sheet C4.1  
1. Is existing home connected to utilities? Show stubs. 

 
Staff provides the following comments for general review of applications: 
 
General.  The Sketch Plan proposes to re-plat the following legally described land into eight (8) lots: 
 

PID #s: 10-32-25-320005, 10-32-25-32-0006 and 10-32-25-31-0002). 
 

The proposed subdivision is bordered by 168th Avenue NW along the existing south property line and 
existing residential developments along all other property lines. The plan is proposing access to six (6) of 
the new lots by the extension of 168th Lane NW. The existing home and Lot 4, Block 2 will retain access 
on 168th Avenue NW. 

 

file://///ra-fs01/GROUPS$/ComDev/Landuse%20Applications/2016/16-102%20Woodlands%204th%20Addition/Tech%20Review/AHenderson@ci.ramsey.mn.us


 
The Sketch Plan is being reviewed under the R-1 Residential (MUSA) standards. 
 
Lot Sizes.  The minimum lot size in the R-1 Residential (MUSA) District is 10,800 square feet with a minimum 
lot width of 80 feet (90 feet for corner lots), measured at the building setback line.  City ordinance now also 
requires that each lot have an area sixty (60) feet wide by one hundred (100) feet deep not encumbered by 
wetland, wetland setback area, floodway, or other unbuildable areas.  Note that lot width is measured at the 
property line abutting a street at the minimum setback line of the applicable zoning district.   
 
 
Setbacks and Dimensional Standards. 

MUSA 

Required Proposed 

Front yard: 30 feet 30 feet 

Side yard uninhabitable:  6 feet 6 feet 

Side yard habitable: 10 feet 10 feet 

Side yard corner lot: 30 feet N/A  

Rear yard: 30 feet 30 feet 

Minimum lot width*: 80 feet/corner lot 90 feet 80 feet 

Lot depth**: 100 feet with a minimum width of 60 
feet 

Not shown 

Wetland/Stormwater Pond: 16.5 feet Not shown 
*Note: Minimum Lot Width is measured at front yard setback line, property must abut built street. 

** Lot depth required is 100 feet for a width of 60 feet that is not encumbered by wetland, wetland setback area, floodway, or other unbuildable 

areas. 

 
Density:  The R-1 Residential regulations for the MUSA area allows a net density of up to 3 units per acre 
(excluding wetlands and major road rights-of-way).  The proposed density is calculated to be 3 units per acre.  
 
Floodplains. There are no floodplains in the project area. 
                                                                        
Wetlands:  There do not appear to be any wetlands on the Property. 
 
Landscaping:  Each lot is required to have two (2) front yard trees installed.  The plan currently does not 
show new proposed trees, but the plan narrative indicates that 27.25 inches of newly planted trees are required 
due to the number of significant tree inches being removed (exceeds threshold). Deciduous trees shall be at 
least one (1) inch in diameter and coniferous trees shall be at least five (5) feet in height.  Each lot is subject to 
the City’s topsoil requirement.  

 
The Tree Inventory and Protection Plan show the total number of (DBH) inches removed and total number 
of (DHB) inches saved.  
 
There are no oaks present in the tree inventory.  
 
Density Transitioning: As proposed, the development is not subject to the density transitioning standards 
based on the zoning of the adjacent properties. 
 
Streets and Access: The proposed Sketch Plan shows the extension of 168th Lane NW into a temporary cul-
de-sac. The cul-de-sac shall be built to comply with the minimum design standards in City Code. The proposed 
subdivision is bordered by 168th Avenue NW along the existing south property line and existing residential 
developments along all other property lines. The plan is proposing access to six (6) of the new lots by the 
extension of 168th Lane NW, which would comply with allowable cul-de-sac length. Lots 4 and 5, Block 2 will 
be accessed from 168th Avenue Northwest. 



Sidewalks:  Sidewalk will be required along the north side of 168th Lane NW to the new cul-de-sac bulb.  A 
portion of this sidewalk would extend beyond the boundaries of the Plat to connect back to Kamacite St NW.  
The City is open to discussing cost allocations for that portion of sidewalk.   
 
Utilities and Municipal Services: All new lots will be serviced with municipal utilities.  The plans must show 
the existing utility stubs for the existing house and clearly show that the existing home will connect to municipal 
utilities as part of this project.  
 
Grading and Drainage Plans:  A permit from the LRRWMO will be required. There is a significant drainage 
easement over a portion of the Property that is proposed to be vacated.  While a memorandum has been 
prepared outlining how this drainage will be accounted for, Staff has not had sufficient time to review that data 
in great detail.  Addressing this drainage issue will need to be resolved for this project to move forward. 
  
The lower floor of each home must follow LRRWMO rules. Lowest floor must be at least three (3) feet above 
the water table, two (2) feet above the 100-year event, and one (1) foot above emergency overflow. Distance 
from ground water must be verified. See engineering review for more detailed grading and drainage comments.  
 
Development Fees: Development Fees will be due with the Plat including, but not limited to, Park Dedication, 
Trail Development, Storm water Management, Trunk Water and Trunk Sanitary Sewer, and Lateral Benefit 
Charges for Sewer and Water (only applicable for Lots 4-5, Block 2). These fees are collected at the time the 
Final Plat is recorded and at the rate in effect when the final plat is recorded.   
 
Development Agreement: An executed Development Agreement will be required prior to releasing the plat 
for recording. An engineer’s estimate for public improvements will be required with the submitted final plat 
 
Miscellaneous: Temporary construction easements will be needed from the property owners of the lots where 
the existing cul-de-sac will be removed.  See engineering review for more detailed comments.  
 



   
Special Planning Commission   5. 2.           
Meeting Date: 06/12/2017  
Submitted For: Tim Gladhill, Community Development 
By: Eric Maass, Community Development

Information
Title:
Consider Sketch Plan Review for Northfork Meadows Located Near Puma Street and Alpine Drive; Case of
Paxmar (Project #17-126)

Purpose/Background:
The purpose of this case is to review a sketch plan for a 149 lot subdivision (56 detached single-family lots with 65
foot wide lots, and 93 detached townhome lots).

A Sketch Plan affords the Planning Commission the opportunity to review a project before it enters the official
Preliminary Plat stage. The Preliminary Plat (future step) is the most important step in the review process and gives
the project 'entitlement' to the project.

Please note that the request requires a Comprehensive Plan Amendment. The City can approve said amendment,
but is not obligated to approve said amendment. The City has discretion on how to move forward with the request. 

Notification:

Staff attempted to notify all Property Owners within 700 feet of the Subject Property of the Sketch Plan Review.

Observations/Alternatives:
There are a number of layers to the review of this project. Please see the attached review letter for specific review.
Topics include, but are not limited to, the following: 

Comprehensive Plan Amendment
Compliance with Zoning and Subdivision Code

In this case, Sketch Plan Review is a critical path for this project given that a Comprehensive Plan Amendment is
required. There is known opposition to the project. The project also appears to have a level of support as well. There
is not strong consensus in either direction. Staff needs Planning Commission direction in order to respond to the
request. At this time, Staff can only layout pros and cons to the project.

Pros 

Additional residential units/tax base/demographics for retail growth.
Completion of Puma Street concurrently to existing project (Riverstone Addition/Bunker Lake Industrial
Park).
Potential for a quality residential project. Potential to be similar to adjacent project that has existing support
from community.
Manages growth of community into strategic locations (concentrate development near The COR, preserve
rural residential areas in other areas identified in the Comprehensive Plan).
Perceived diversification of builders for sustained growth.

Cons 

Weaker density transitioning than previously planned.
Not consistent with Comprehensive Plan that was confirmed after public engagement process in 2013,
refreshed in 2016.
Known/assumed opposition from neighboring property owners.
Extends risk to City related to cost-share of Puma Street construction.



Perceived saturation of product type in small geographic area.

Funding Source:
All costs associated with processing the Application are the responsibility of the Developer. 

Recommendation:
Staff does not have enough policy direction at this time to make a formal recommendation. Staff will need policy
direction pertaining to the Comprehensive Plan Amendment before being able to respond further to the request.

Staff would recommend that the proposed development be modified to increase depth and width of lots on western
border with existing residential if the Planning Commission does direct the Developer to move forward with
Preliminary Plat. 

Action:
No action required. Provide feedback on the overall project prior to Preliminary Plat review, specifically to the
Comprehensive Plan Amendment increasing density from Low Density Residential to Medium Density Residential.

Attachments
Site Location Map
Northfork Meadows Sketch Plan
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CITY OF RAMSEY LAND USE APPLICATION 

TECHNICAL REVIEW FILE 

 

DATE 6/8/17 PROJECT ADDRESS  SOUTH OF ALPINE DRIVE AND 

EAST OF PUMA STREET 

PROJECT. TITLE NORTHFORK MEADOWS (SKETCH PLAN) 

PROJECT # 17-126 

DEPARTMENT: Community Development – Planning Division 

TECHNICAL REVIEWER: 
Name:  Eric Maass, Planning Consultant 

Phone:  763-433-4306 

Email:  EMaass@wsbeng.com 

 

We offer the following comments regarding your land use application. This sketch plan phase is a 

conceptual review that focuses on layout and general development standards, but not detailed grading, 

stormwater, and utility review.  

Comprehensive Plan 
 

Action Item:  Comprehensive Plan Amendment required to change areas of Low Density Residential to 

Medium Density Residential 

  

As currently proposed the concept would not meet the requirements of the existing land use designation 

of “Low Density Residential”.  It would fall more in line with the “Medium Density Residential” land use 

designation.  The Comprehensive Plan defines Medium Density Residential as areas that are within the 

MUSA and intended to receive medium density housing including lower density multi-family housing 

and higher density single-family housing.  Average density will be 6 units per acre [Zoning Code allows 

for range of 3 – 6 units per acre]. 

 

The fact that the project requires an amendment to the Comprehensive Plan and Planned Unit 

Development affords the City certain discretion in approving/not approving the project.  

Permitted Uses 
 

Action Item: Zoning Amendment required to be consistent with Comprehensive Plan 

Amendment noted above.  

 

The sketch plan as presented generally fits under the standards of the R-2 Residential District 

(this district implements the Medium Density Residential (MDR) designation of the 

Comprehensive Plan. The intent of the R-2 Residential District is to accommodate multiple 

dwellings at a density of three to seven dwelling units per acre and multiple-dwelling complexes 

within the 2020 MUSA. All lots created by subdivision located within the 2020 MUSA shall be 

serviced by sanitary sewer and municipal water. However, there are multiple residential types 
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within the proposed project that make it difficult to apply one single zoning district to the 

project. Please note that one of the City’s goal is to provide a variety of housing options for 

people at all life stages and income levels to encourage existing and future residents to stay in 

Ramsey throughout their lives and to achieve a balanced housing supply. One strategy identified 

in the Comprehensive Plan to achieve this is to continue to develop more affordable single 

family housing such as small-lot single family homes. The two (2) different types of housing 

proposed within the project include: 

 

1. 65-foot-wide detached single family lots 

2. Detached townhome lots 
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Traditional Single-Family/Small-Lot 
Single Family Lots (65 foot width) 
 

Detached single-family lots are 

traditionally guided by the R-1 

Residential District. However, the 

minimum lot width is 80 feet. The City 

has on multiple occasions allowed this 

style of development through the PUD 

process. Most recently, this was utilized 

for the Villages of Sunfish Lake 

Development (mid-2000s). These 

proposed 65 foot wide single family units 

do not meet the specific definition of 

detached townhomes in the R-2 

Residential District.  If a public benefit 

can be identified, a Planned Unit 

Development (PUD) zoning may be an 

appropriate tool 

Layout 
 

The following design standards are 

required for the various housing types 

proposed within the development. Please 

note that due to the variety of housing 

types, it is difficult to apply a single-set of 

layout standards to the project.  

 

Single Family Detached (R-1) 
 

Miscellaneous Standards  Single Family Lots  

Lot size  10,800 square feet 

Maximum density (net)  3.0  

Lot width  80 feet / corner lot 90 feet 

Front yard setback  30 feet 

Side yard setback (uninhabitable) 6 feet 

Side yards setback (habitable) 10 feet 

Rear yard setback 30 feet 

Maximum lot coverage  35%  

Maximum building height (measured from 

mean ground level to mean gable)  

35 feet  

Accessory structure setback (measured 

from the development boundary line)  

30 feet  
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The known deficiencies are identified by yellow highlighting. The Applicant indicated on the 

sketch plan a net density of the overall proposed development to be 5.22 lots per acre. 

 

Detached Townhome Units (R-2 Residential) 
  

Miscellaneous Standards  Attached and Detached Townhomes  

Lot size  None  

Minimum density (net)  3.0  

Maximum density (net)  7.0  

Lot width  None  

Building setback from public street ROW  25 feet  

Building setback from private street ROW  25 feet 

Building setback from exterior 

development boundary line 

30 feet (25 feet detached) 

Minimum separation between buildings, 

including any appurtenances thereto (i.e., 

patios, decks) 

20 feet (15 feet detached) 

Maximum lot coverage for all principal 

and accessory buildings (excludes 

impervious or prepared surface)  

35%  

Maximum building height (measured from 

mean ground level to mean ground gable)  

35 feet  

Accessory structure setbacks:  
 

 Front  30 feet or same as principal structure, 

whichever is greater  

 Rear  5 feet  

 Side  6 feet  

 Side corner  30 feet  

Open space required  40% general open space 10% of which must 

be identifiable community space 

  

The known deficiencies are identified by yellow highlighting. The Applicant indicated side yard 

setbacks of 6 feet, which when combined with an adjoining lot would only show 12 feet of 

separation.  

Street Widths and Design 
 

The sketch plan proposes both public and private streets within the development.  The public 

streets are shown to have a right-of-way width of 60 feet (actual road width unknown) and the 

private streets are shown at a total width of 28 feet.  The proposed street widths for private roads 

meet the requirements of the R-2 zoning district with parking permitted on one side of the street.  

It is unclear if the public roads meet city standards as the road widths were not explicitly 

identified.   
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Paxmar Recommendations for City Support of Northfork Meadows Addition 

The following talking points were provided by the Developer of Northfork Meadows (Paxmar) as 

suggestions for supporting a change to the Comprehensive Plan Amendment from Low Density 

Residential to Medium Density Residential. 

Please note that City Staff does not necessary support nor endorse each of these items. City Staff is 

avoiding responding to each of these talking points to avoid a loop of ‘point/counter-point’.  

Reasons city should consider approval: 
 

1. Have a developer who is willing to pay almost 60% up front for overall projected costs of Puma 
extension (total estimated costs puma street extension $1.4 million- developer portion 
$800,000). [Staff note: this cost-share agreement has not been reviewed by the City Council. It 
would still obligate the City to certain future expenses.] 

2. Plan increases density, which will increase long-term tax revenue. 
3. Not feasible to develop under straight [Low Density Residential/R-1 Residential District]. 
4. Plan fits to area- Not a lot of amenities to area and is basic flat field located next to business 

park to south, multi- family to west, busy street to north and single family to east.  
5. Would increase rooftops to attract commercial/business users in new business park and existing 

COR. 
6. Give community more choices on housing stock for area and not limit to [one] builder. 
7. Decrease city exposure of failure to [recoup] fees by allowing multiple builders/product being 

built. 
8. Finishes entire area with least amount of prolonged roads under construction. 
9. Shows strong support to business leaders that city’s growth is important- lots of housing options 

for workforce. 
10. Would give city a surge of cash with lots of [fees], [Sewer Availability Charge (SAC) and [Water 

Availability Charge (WAC)] fees being paid. [Staff note: the goal for the City is not to maximize 
collection of fees. Fees are being collected to offset impacts of development and to pay for 
infrastructure needed to serve the proposed development. Staff would recommend that this not 
be a finding to support the request.] 

 
 

















Tim 

 

We as the city of Ramsey put a lot of work and money into 

developing the Comp Plan and we feel it needs to remain as it is 

and would not like to see it amended. 

 

We as a [border land-owner] would not like to see the mid 

density that is desired on the Hageman Holdings NW acres on 

Puma and Alpine instead of the low density that the Comp Plan 

calls for. 

  

I, Al, personally, when on the City Council, did a lot of work 

years ago on the Comprehensive Plan so I have a vested interest 

in the plan and would not want to see it amended. 

 

We as a family 100% support land owners right to develop their 

own land, but we believe development needs to comply with 

what fits the area.   

 

Alan Pearson & Family 
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