
           

City of Ramsey
Agenda

Joint City Council and Planning Commission
Work Session

Tuesday, February 11, 2020
5:30 pm

Lake Itasca Room, 7550 Sunwood Drive NW
             

1. Call to Order
 

2. Topics for Discussion
 

1.   Receive Update on Riverstone Preliminary Plat (Master Plan) and Discuss Puma Street Reconstruction
Options

 

2.   Discuss Policy Direction on Pearson South/Riverstone South Subdivision; Case of Capstone Homes
 

3.   REVISED: Discuss Policy Direction on Outlot C, Northfork Development Proposal; Case of BK Land
Development

 

4.   Note Additional Policy Projects and Development Proposals of Interest
 

3. Topics for Future Discussion
 

1.   Review Future Topics/Calendar
 

4. Mayor/Council/Staff Input
 

5. Adjournment
 

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

  



   
CC Work Session   2. 1.           
Meeting Date: 02/11/2020  

Information
Title:
Receive Update on Riverstone Preliminary Plat (Master Plan) and Discuss Puma Street Reconstruction Options

Purpose/Background:
The purpose of this case is to receive an update on the overall development plan for the Riverstone neighborhood
developed by Capstone Homes. 

Changes to housing type in NE quadrant (reduction in density and total number of units/removal of planned
attached units)
Purpose and Need for Puma Street Reconstruction

Primary Policy Question - Focus of This Discussion 

Does the City feel reconstruction of Puma Street is necessary? 
If yes to above, is a City Contribution to the cost of this collector road serving multiple residential
neighborhoods and business districts appropriate?

This is intended to be a very high-level policy discussion. The purpose of this case is not intended to be an
exhaustive nor detailed development review. The more detailed analysis will come with future steps. The Planning
Commission is asked to weigh in on the need for improvements based on past traffic studies and public input. The
City Council is asked to weigh in on the same plus the concept of a City contribution to the costs of this
improvement.

Attached to this case is a copy of the case presented to the Planning Commission at their February 6 Planning
Commission Meeting. This will serve as the background for the update to the master plan. This is intended as an
update only at this time. The City has already approved the Preliminary Plat for Riverstone, giving the Developer
certain entitlements to proceed with this project. The proposed revisions are a reduction in development intensity.

A majority of this case is intended to be a high-level policy discussion on the purpose and need to reconstruction
Puma Street and highlight potential funding sources. Staff believes that upgrades to Puma Street are warranted and
necessary based on past traffic studies and public input. In recent years, at least two major initiatives (Bunker Lake
Industrial Park Infrastructure Study and Riverstone Environmental Assessment Worksheet [EAW]) resulted in
traffic studies confirming the need to improve capacity on Puma Street and intersection improvements along Alpine
Drive. These studies are not attached to this case but available upon request.

Additionally, the primary concern raised by the Public with multiple development proposals along Alpine Drive in
this area has been traffic safety and capacity concerns.

As noted above, the intent of this case is to seek broad policy direction on the need for improvements to Puma
Street and subsequently the desire of the City to contribute to the costs of this improvement. The following
information is provided as background only. It is not the intent of this case to dive into this level of detail. Staff will
be forwarding a case to the February 18 Public Works Committee to begin a more detailed review of this topic.

Potential funding sources for the potential City contribution include, but are not necessarily limited to the
following: 

City's Public Improvement Revolving (PIR) Fund (generated from local property tax revenue)1.
Anoka County Housing and Redevelopment Authority (ACHRA)2.
State of Minnesota Municipal State Aid (MSA) Account3.

It is noted that on previous phases of the Bunker Lake Boulevard/Puma Street project, the City contributed 60% of



It is noted that on previous phases of the Bunker Lake Boulevard/Puma Street project, the City contributed 60% of
the costs of these improvements. Originally, this policy was established to forward a development proposal for a
private school that never materialized. Subsequently, the same policy of contributing 60% of the cost was utilized
with the most recent extension to advance the Bunker Lake Industrial Park. These improvements helped leverage
private investment resulting in nearly 500,000 square feet of industrial space. However, in this case, the abutting
properties are all residential. With that in mind, Staff does not believe a 60% contribution is appropriate in this
instance. Due to it's collector status, Staff does believe some contribution to the project is appropriate (currently
recommended at 33% as a starting point for discussion).

Timeframe:
20 minutes

Funding Source:
Case Preparation

All costs associated with processing the Application are the responsibility of the Applicant/Developer.

Internal/Private Development Costs

All development costs internal to the site are the responsibility of the Developer.

Puma Street

As a basis for beginning discussions, the City Council is asked to consider a contribution to this project in
recognition as a Collector Street serving multiple neighborhoods and business districts. The proposed contribution
would split the roadway costs an even three ways between the City (collector street), Capstone (Developer on west
side of Puma Street) and Paxmar (Developer on east side of Puma Street). Total roadway costs are estimated to be
$720,000, resulting in a cost share of approximately $253,333 per party. Water and Sanitary Sewer Pipes would be
paid by the City's Trunk Utility Accounts. This roadway is classified as a Municipal State Aid (MSA) Street.

Note: it is anticipated that the Developers' contributions would be assessed back to the benefiting property
following the Minnesota Statutes Chapter 429 Assessment Process.

Responsible Party(ies):
Deputy City Administrator (Puma Street Cost Share)
Senior Planner (Riverstone Preliminary Plat)

Outcome:
Staff desires high-level policy direction pertaining to Puma Street need and funding.

Attachments
Copy of February 5 Planning Commission Case
Design Proposal

Form Review
Inbox Reviewed By Date
Kurt Ulrich Kurt Ulrich 02/06/2020 11:23 AM
Form Started By: Tim Gladhill Started On: 12/30/2019 05:15 PM
Final Approval Date: 02/06/2020 



   
Regular Planning Commission   6. 1.           
Meeting Date: 02/06/2020  
By: Chloe McGuire Brigl, Community

Development

Information
Title:
PUBLIC HEARING: Review Resolution #20-028 Revised Preliminary Plat for Riverstone (Project 17-106,
19-149); Case of Capstone Homes, Inc.

Purpose/Background:
The purpose of this case is to review proposed revisions to Riverstone Addition, a 267 lot residential subdivision
(originally 293 lots) generally south of Alpine Drive NW and west of Puma/Okapi Street NW. Riverstone has
completed three phases, generally completing the southern half of the site and Pearson Park. The proposed
revisions are generally on the northern half of the plat. Please see the attached plan sheet that highlights the
proposed changes on the preliminary plat.

Notification:
Notifications of this proposal were sent via Standard US Mail to Property Owners within 350 feet of the Subject
Property, as reflected by Anoka County Property Records. A notice was also published in the Anoka Union Herald,
the City's Official newspaper. 

The City also held a workshop on the proposed changes on December 5, 2019, before the regularly scheduled
Planning Commission meeting.

Observations/Alternatives:
Summary
Riverstone Addition is a Planned Unit Development (PUD) that was originally approved in 2017. The original
approval included both attached and detached townhomes.

The developer has proposed several changes to the approved preliminary plat, which does require formal action on
the amended preliminary plat.

Proposed Changes
Lot Changes: 

Removal of townhome/quad units from approved unit type (change to PUD bulk standards) 
Changes from quad (4-plex) units to detached townhome units in the NE corner (reduction)
Requires comprehensive plan amendment to medium density residential (from HDR)
Proposed Density of NE Corner: 5.14 lots per acre (within allowed density of PUD)

Utility Changes: 

Sanitary sewer and water depth changed to serve parcel directly to west between Block 6 and 8
Sanitary sewer changes across Blocks 1, 2, 4, 6 & 7
Watermain stubbed west to serve parcel directly to west through block 7

Please note that the utility changes were requested to serve the parcel to the west (currently under application for
Sketch Plan from BK Land Development)

Discussion Topic
At the January 14, 2020 City Council meeting, the City Council reviewed a sketch plan proposal and rezoning
application for the property directly west of the Subject Property. The City Council requested that both developers

Copy of 2
/6/20 Planning Commiss

ion Case



application for the property directly west of the Subject Property. The City Council requested that both developers
include a roadway connection between the two developments. The Applicant has responded to this City Council
request, please see the attached letter from the Applicant.

Staff would like to hear Planning Commission feedback on the informal request from City Council to look into this
roadway connection. Staff is open to the discussion. At this time, Staff's recommendation is to approve the attached
preliminary plat without the roadway connection based on the small requested changes to Riverstone Addition, the
inclusion of the utility connection to the adjacent western lot, and the down-zoning of the northeast corner which
was supported by neighbors at the workshop.

City Code Sections 

Preliminary Plat: Section 117-588
Planned Unit Development: 117-227

Alternatives
Alternative 1: Recommend the City Council adopt Resolution #20-028 approving the attached preliminary plat
with minor contingencies. Staff supports this alternative.

Alternative 2: Recommend the City Council adopt Resolution #20-028 with major contingencies, which may
include a road connection or other recommendation from the Planning Commission. Staff does not support this
alternative, based on the inclusion of the utility connection to the western parcel and the down-zoning of the
northeastern corner.

Alternative 3: Recommend denial. Capstone does have approval for the existing preliminary plat which includes
quad units in the northeast corner. Staff is supportive of the changes Capstone is proposing, which include a
down-zoning of the northeastern corner. 

Funding Source:
The Applicant is responsible for all costs associated with review.

Recommendation:
Staff recommends the City Council adopt Resolution #20-028 approving the attached preliminary plat with minor
contingencies.

Action:
Motion to recommend the City Council adopt Resolution #20-028.

Attachments
Plan Sheets
Planning Review
Site Location Map
Comprehensive Plan Amendment Letter
Connection Letter from Capstone
Highlighted Changes on Preliminary Plat
Resolution #20-028

Form Review
Inbox Reviewed By Date
Chris Anderson Chris Anderson 01/27/2020 08:56 AM
Tim Gladhill Tim Gladhill 01/31/2020 09:36 AM

Copy of 2
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Form Started By: Chloe McGuire Brigl Started On: 01/22/2020 08:26 AM
Final Approval Date: 01/31/2020 
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COVER SHEET
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 VICINITY MAP 

SITE
ramsey, Minnesota

Know what's below.
before you dig.Call

R

RIVERSTONE

ADB

RIVERSTONE DEVELOPMENT, LLC.

14015 Sunfish Lake B, Suite 400

Ramsey, MN 55303

of

3890 Pheasant Ridge Drive NE,

Suite 100

Blaine, MN 55449

Phone:  (763) 489-7900

Fax:  (763) 489-7959

www.carlsonmccain.com

RIVERSTONE

Ramsey, MN

f:\jobs\6421 - 6440\6435 - ramsey site\cad c3d\engineering\preliminary\6435_cover.dwgSave Date: 01/17/20

Print Name:

Signature:

Date: License #:

Drawn:

Designed:

Date:

I hereby certify that this plan, specification

or report was prepared by me or under my

direct supervision and that I am a duly

Licensed Professional Engineer under

the laws of the State of Minnesota

Brian J. Krystofiak, P.E.

3/08/17 25063

BJK
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Revisions:

1.  5/24/17 Per City Comments

2.  6/23/17 Per City Comments

3.  4/13/18 Revise Street names, B12L15-28 & B13L1-13 & add NE Trail

4.  6/13/18 Per City Comments

5.  12/4/19 Revise Layout Per Owner

6.  1/13/20 Per City Comments

BENCHMARK
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RIVERSTONE DEVELOPMENT, LLC

14015 Sunfish Lake B, Suite 400
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3890 Pheasant Ridge Drive NE,
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Phone:  (763) 489-7900
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www.carlsonmccain.com
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Ramsey, Minnesota

f:\jobs\6421 - 6440\6435 - ramsey site\cad c3d\survey\6435_excon.dwgSave Date: 06/29/17

DRAWN BY:

ISSUE DATE:

FILE NO:

environmental

engineering

surveying

·
·
·

EXISTING CONDITIONS

Thomas R. Balluff, L.S.
I hereby certify that this plan, specification

or report was prepared by me or under my

direct supervision and that I am a duly

Licensed Land Surveyor under

the laws of the State of Minnesota

Print Name:

Signature:

Date: License #:3/8/2017 40361

3/8/2017

JAB

1308

16

2

Revisions:

1. 5/24/2017-Per City Comments

2. 6/23/2017-Per City Comments
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PRELIMINARY PLAT INDEX

1308

JAB
Thomas R. Balluff, L.S.

I hereby certify that this plan, specification

or report was prepared by me or under my

direct supervision and that I am a duly

Licensed Land Surveyor under

the laws of the State of Minnesota

Print Name:

Signature:

Date: License #:03/08/2017 40361

LEGEND

RIVERSTONE DEVELOPMENT, LLC

14015 Sunfish Lake B, Suite 400

Ramsey, MN, 55303

RIVERSTONE

Ramsey, MN

BENCHMARK
 SITE DATA 

RIVERSTONE

LEGAL DESCRIPTION

03/08/2017

16

3

Revisions:

1. 5/24/2017-Per City Comments

2. 6/23/2017-Per City Comments

3. 3/26/2018-Layout Change

4. 4/13/2018-Revise Street Names

5. 12/04/2019-Revise Layout per Owner
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Thomas R. Balluff, L.S.

I hereby certify that this plan, specification

or report was prepared by me or under my

direct supervision and that I am a duly

Licensed Land Surveyor under

the laws of the State of Minnesota

Print Name:

Signature:

Date: License #:03/08/2017 40361

LEGEND

RIVERSTONE DEVELOPMENT, LLC

14015 Sunfish Lake B, Suite 400

Ramsey, MN, 55303

RIVERSTONE

Ramsey, MN
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Revisions:

1. 5/24/2017-Per City Comments

2. 6/23/2017-Per City Comments

3. 3/26/2018-Layout Change

4. 4/13/2018-Revise Street Names

5. 12/04/2019-Revise Layout per Owner
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Thomas R. Balluff, L.S.
I hereby certify that this plan, specification

or report was prepared by me or under my

direct supervision and that I am a duly

Licensed Land Surveyor under

the laws of the State of Minnesota

Print Name:

Signature:

Date: License #:

PRELIMINARY PLAT

Thomas R. Balluff, L.S.

RIVERSTONE DEVELOPMENT, LLC

14015 Sunfish Lake B, Suite 400

Ramsey, MN, 55303

RIVERSTONE

Ramsey, MN
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Revisions:

1. 5/24/2017-Per City Comments

2. 6/23/2017-Per City Comments

3. 3/26/2018-Layout Change

4. 4/13/2018-Revise Street Names

5. 12/04/2019-Revise Layout per Owner
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Thomas R. Balluff, L.S.
I hereby certify that this plan, specification

or report was prepared by me or under my

direct supervision and that I am a duly

Licensed Land Surveyor under

the laws of the State of Minnesota

Print Name:

Signature:

Date: License #: 40361
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1. 5/24/2017-Per City Comments

2. 6/23/2017-Per City Comments

3. 3/26/2018-Layout Change

4. 4/13/2018-Revise Street Names
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     IRRIGATION NOTES:

1. Landscape Contractor shall be responsible for providing shop drawings illustrating
irrigation plans and specifications as part of the scope of work when bidding.  These
shall be approved by the landscape architect prior to order.

2. Verify existing/proposed system location.

3. unless otherwise noted, all sod/seed and planting areas indicated on the plan shall be
100% irrigated.  the irrigation shall include the public right of way between the
property line and back of curb where new landscape improvements are proposed.

4. it shall be the landscape contractors responsibility to insure that all sodded/seeded
and planted areas are irrigated properly, including those areas directly around
and abutting building foundation.

5. the landscape contractor shall provide the owner with a watering/lawn irrigation
schedule appropriate to the project site conditions and to plant material growth
requirements

Shrubs to sit on subgrade

mulch 4" shredded hardwood
landscape fabric, see spec.

planting soil, see spec.
4" p.v.c edging

refer to plan for
groundcover

Shrubs to sit on subgrade

subgrade

NOTE: HAND LOOSEN ROOTS OF

CONTAINERIZED MATERIAL (TYP).

SCARIFY BOTTOM AND SIDES OF
HOLE PRIOR TO PLANTING.

3
L2

SHRUB 

PLANTING NOTES:

1. No planting to be installed until grading and construction has been completed in the
immediate area.

2. All plant material locations must be reviewed and approved by the landscape
architect prior to any and all digging.

3. If the landscape contractor perceives and deficiencies in the plant selections, soil
conditions, or any other site condition which might negatively affect plant material
establishment, survival or guarantee, they shall bring these deficiencies to the
attention of the landscape architect prior to installation.

4. Adjustments in the location of proposed plant material may be needed in the field.
Should an adjustment be advised, the landscape architect must be notified.

5. All plants to be installed per planting details.

6. One shrub per type and size in each planting bed and every tree should be clearly
identified (common or latin nomenclature) with a plastic tag which shall not be
removed prior to owner acceptance.

7. Where sod/seed abuts paved surfaces, finished grade of seed/sod shall be held 1”
below surface elevation of trail, slab, curb, etc.

8. Sod shall be laid parallel to the contours and shall have staggered joints.  On
slopes steeper than 3 : 1 or in drainage swales, the sod shall be staked to the
ground.

9. Seed all areas disturbed due to grading other than those to receive sod.

10. Repair all damage to property from planting operators at no cost to the owner.

GENERAL NOTES:

1. LANDSCAPE CONTRACTOR TO VERIFY ALL UTILITY LOCATIONS ON THE PROPERTY WITH THE
GENERAL CONTRACTOR AND BY GOPHER STATE ONE CALL PRIOR TO STAKING PLANT LOCATIONS.

2. COORDINATE THE PHASES OF CONSTRUCTION AND PLANTING INSTALLATION WITH OTHER
CONTRACTORS WORKING ON THE SITE.

3. WHERE EXISTING TREES AND/OR SIGNIFICANT SHRUB MASSINGS ARE FOUND ON THE SITE WHETHER
SHOWN ON THE DRAWINGS OR NOT, THEY SHALL BE PROTECTED AND SAVED UNLESS NOTED TO BE
REMOVED AND/OR ARE WITHIN THE GRADING LIMITS.  ANY QUESTION REGARDING WHETHER PLANT
MATERIAL SHOULD OR SHOULD NOT REMAIN SHOULD BE BROUGHT TO THE ATTENTION OF THE
LANDSCAPE ARCHITECT PRIOR TO REMOVAL.

4. ALL EXISTING TREES TO REMAIN SHALL BE FERTILIZED AND PRUNED TO REMOVE DEAD WOOD AND
DAMAGED OR RUBBING BRANCHES.

5. BB TREES AND SHRUBS ARE BALLED AND BURLAPPED.

6. NO PLANT MATERIAL SUBSTITUTIONS WILL BE ACCEPTED UNLESS APPROVAL IS REQUESTED OF THE
LANDSCAPE ARCHITECT BY THE LANDSCAPE CONTRACTOR PRIOR TO SUBMISSION OF BID AND/OR
QUOTATION.

7. ALL PLANT MATERIAL SHALL COMPLY WITH THE LATEST ADDITION OF THE AMERICAN STANDARD
FOR NURSERY STOCK, AMERICAN ASSOCIATION OF NURSERYMEN.

8. THE CONTRACTOR IS RESPONSIBLE FOR ON-GOING MAINTENANCE OF ALL NEWLY INSTALLED
MATERIALS UNTIL TIME OF OWNER ACCEPTANCE.  ANY ACTS OF VANDALISM OR DAMAGE WHICH
MAY OCCUR PRIOR TO OWNER ACCEPTANCE SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR.

9. CONTRACTOR SHALL PROVIDE A WRITTEN REQUEST FOR THE OWNER ACCEPTANCE INSPECTION.

10. TWO (2) YEAR WARRANTY FOR THE LANDSCAPE MATERIALS SHALL BEGIN ON THE DATE OF WRITTEN
FINAL ACCEPTANCE BY THE LANDSCAPE ARCHITECT ONLY AFTER ALL PLANTING HAS BEEN
COMPLETED.  NO PARTIAL ACCEPTANCE WILL BE CONSIDERED.

PLANTING SPECIFICATIONS:

1. PLANTING BED PREPARATION:  ALL MASS PLANTING BEDS SHALL BE TILLED TO A MINIMUM
DEPTH OF 10". AMENDMENTS SHALL BE APPLIED AFTER CULTIVATION.

2. BACKFILL SOIL: USE SOIL EXCAVATED FROM PLANTING HOLES & PROVIDE AMENDMENTS.
REMOVE ALL DEBRIS AND ROCKS LARGER THAN 3" IN Dia.

9. FERTILIZATION: iT IS RECOMMENDED THAT Newly planted trees and shrubs should
NOT be fertilized the first year.  If necessary, begin fertilizing TREES and
shrubs the second year after establishment AT A RATIO AND RATE BASED ON A
SOIL TEST.

10. MULCH MATERIAL: AS SPECIFIED ON LANDSCAPE PLANS.  MASS MULCH ALL PLANTING
BEDS TO 3" DEPTH OVER FIBER MAT WEED BARRIER.  ALL PERRENIAL PLANTING BEDS
TO RECEIVE 3" DEEP SHREDDED HARDWOOD MULCH WITH NO FIBER WEED MAT BARRIER.
ALL DECIDUOUS AND EVERGREEN TREES TO RECEIVE 6" DEEP SHREDDED HARDWOOD
MULCH WITH NO MULCH IN DIRECT CONTACT WITH TREE TRUNK.

11. TREE STAKING:  IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO STAKE AND/OR GUY
THE TREES ACCORDING TO THE DETAILS.  IT IS THE CONTRACTOR'S RESPONSIBILITY TO
TAKE EVERY STEP NECESSARY TO MAINTAIN THE TREES AND SHRUBS OIN AN UPRIGHT
AND PLUMB CONDITION AT ALL TIMES UNTIL THE END OF THE PLANT GUARANTEE PERIOD,
ESPECIALLY WHERE VANDALISM, SOIL OR WIND CONDITIONS ARE A PROBLEM.

12. TREE WRAPPING:  WRAPPING MATERIAL SHALL BE QUALITY, HEAVY WATERPROOF CREPE
PAPER MANUFACTURED FOR THIS PURPOSE.  WRAP ALL DECIDUOUS TREES IN THE FALL
PRIOR TO 12-1 AND REMOVE ALL WRAPPING BY 5-1.

13. RODENT PROTECTION:  PROVIDE ON ALL TREES, EXCEPT SPRUCE UNLESS OTHERWISE
NOTED.

14. PLANTING PLAN:  ALL PROPOSED PLANTS SHALL BE LOCATED CAREFULLY AS SHOWN ON
THE PLANS.  THE PLAN TAKES PRECEDENCE OVER THE NOTES.  RESPECT STATED
DIMENSIONS.  DO NOT SCALE DRAWINGS.

15. EDGING:  EDGING SHALL BE 4: P.V.C COMMERCIAL GRADE EDGING WITH THREE (3) METAL
ANCHOR STAKES PER 20 FOOT SECTION, UNLESS OTHERWISE NOTED ON THE PLAN.  ALL
MASS PLANTING BEDS SHALL HAVE EDGING PLACED BETWEEN MULCH AND ANY
ADJACENT TURF AREAS.

FLAGGING, ONE PER WIRE

NOTE: TWO (2) ALTERNATE METHODS OF TREE
STAKING ARE ILLUSTRATED.

IT IS THE CONTRACTOR'S OPTION TO STAKE
TREES, HOWEVER THE CONTRACTOR IS
RESPONSIBLE FOR MAINTAINING TREES IN A
PLUMB POSITION THROUGHOUT THE
GUARANTEE PERIOD.

SCARIFY BOTTOM AND SIDES OF HOLE
PRIOR TO PLANTING.

1
L2

DECIDUOUS TREE

ROOTBALL TO SIT ON SUBGRADE

MULCH, 6" SHREDDED HARDWOOD

PLANTING SOIL, SEE SPEC

TOPSOIL

SUBGRADE

2" X 2" X 24" WOOD ANCHOR
STAKE, SET AT ANGLE

SOD/SEED OR GROUNDCOVER

TREE WRAP TO FIRST BRANCH

16" POLYPROPYLENE OR
POLYETHYLENE (40 MIL, 1.5"
WIDE STRAP, TYP)

DOUBLE STRAND 14 gA. WIRE-
3' AT 120° INTERVALS

8'-0"
STEEL STAKE

18"

12"

level site

6'

24"

FLAGGING, ONE PER WIRE

NOTE: TWO (2) ALTERNATE METHODS OF TREE STAKING ARE ILLUSTRATED.

IT IS THE CONTRACTOR'S OPTION TO STAKE TREES, HOWEVER THE
CONTRACTOR IS RESPONSIBLE FOR MAINTAINING TREES IN A PLUMB
POSITION THROUGHOUT THE GUARANTEE PERIOD.

SCARIFY BOTTOM AND SIDES OF HOLE PRIOR TO PLANTING.

2
L2

CONIFEROUS TREE

ROOTBALL TO SIT ON SUBGRADE

MULCH, 6" SHREDDED HARDWOOD

PLANTING SOIL, SEE SPEC

TOPSOIL

SUBGRADE

2" X 2" X 24" WOOD ANCHOR
STAKE, SET AT ANGLE

SOD/SEED OR GROUNDCOVER

16" POLYPROPYLENE OR POLYETHYLENE
(40 MIL, 1.5" WIDE STRAP, TYP)

DOUBLE STRAND 14 gA. WIRE-
3' AT 120° INTERVALS

8'-0"
STEEL STAKE

18"

level site

6'

24"

level site

CITY OF RAMSEY REQUESTED NOTES:

1. CONTRACTOR SHALL GUARANTEE ALL NEW PLANT MATERIAL FOR TWO (2) FULL GROWING SEASONS AFTER
THE DATE OF WRITTEN FINAL ACCEPTANCE BY THE landscape architect. ANY PLANT MATERIAL THAT
DIES, TURNS BROWN OR DEFOLIATES DURING THE GUARANTEE PERIOD SHALL BE IMMEDIATELY REPLACED
AT NO ADDITIONAL COST TO THE OWNER AND SHALL BE COVERED BY THE SAME GUARANTEE.

2. TREES SHALL NOT BE PLANTED WITHIN THE VISION TRIANGLE AS DEFINED IN CITY CODE 117-348

3. ALL TREES IN ISLANDS/CENTER MEDIAN SHALL BE PRIVATELY MAINTAINED PER THE PER THE HOME
OWNERS ASSOCIATION DOCTRINE

4. Topsoil  meeting the city's specification shall be required per each lot.  Copies of the load
ticket shall be provided and city inspection is required prior to installation of sod.

5. No topsoil (or other fill) shall be placed within any wetland or wetland setback area.

6. Irrigation system shall be design built by the contractor and shall utilize match
precipitation heads, head to head coverage and weather compensating smart controller.

INSTALL TREE SO THE FIRST SET OF PRIMARY
ROOTS SHALL BE AT FINISHED GRADE

INSTALL TREE SO THE FIRST SET OF PRIMARY
ROOTS SHALL BE AT FINISHED GRADE

LANDSCAPE REQUIRMENTS

2 TREES PER LOT                2 X 279 = 558 TREES 

TOTAL TREES TO BE PLANTED          = 558 TREES 

LANDSCAPE schedule

5

first set of primary roots
shall be at finished grade

remove top 1/3 of wire basket
AND BURLAP

first set of primary roots
shall be at finished grade

remove top 1/3 of wire basket
AND BURLAB
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1.  

Revisions:

BENCHMARK

REMOVED/SAVED
1. SIGNIFICANT TREES;
1.1. OAK AND EVERGREEN OVER 4 DBH
1.2. ALL TREES OVER 8 DBH
2. REMOVAL THRESHOLD
2.1. AT LEAST 40% OF THE EXISTING SIGNIFICANT TREE DBH SHALL BE RETAINED ON-SITE
2.2. FOR EVERY SIGNIFICANT DBH REMOVED ABOVE THE 40%, REPLACE AT 1.25%

SIGNIFICANT TREES (OAK / EVERGREEN)
SIGNIFICANT TREES (ALL OTHERS)
TOTAL DBH ON SITE -

TOTAL (2258 TOTAL- 882 EXEMPT TREES = 1376DBH)
EXEMPT TREES
40% TO REMAIN ON-SITE
60% ALLOWABLE REMOVAL
TREES REMOVED FOR GRADING
TOTAL REPLACEMENT REQUIRED
REPLACE TREES @ 125%
REPLACEMENT TREES @ 2.5 DBH

TREE REMOVAL/REPLACEMENT SUMMARY

REPLACEMENT/CREDIT

 374 dbh
 1884 dbh
2258 dbh

1376 DBH
882 dbh
550 dbh
826 dbh
939 dbh
113 dbh
141 dbh

57 ADDITIONAL TREES
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1.  

Revisions:

BENCHMARK

TP2

TREE LEGEND

EVERGREEN TREES TO REMAIN

EVERGREEN TO BE REMOVED

DECIDUOUS TO REMAIN

DECIDUOUS TO BE REMOVED
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effective and efficient government services. 
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CITY OF RAMSEY LAND USE APPLICATION 

TECHNICAL REVIEW FILE 

 

DATE 12/30/19 PROJECT ADDRESS  RIVERSTONE DEVELOPMENT 

PROJECT. TITLE RIVERSTONE ADDITION (PRELIMINARY PLAT REVISION) 

PROJECT # 17-106 

DEPARTMENT: Community Development – Planning Division 

TECHNICAL REVIEWER: 
Name:  Tim Gladhill, Community Development Director 

Phone:  763-433-9826 

Email:  tgladhill@cityoframsey.com  

 

This preliminary plat phase is the most significant approval step in the overall process. Preliminary Plat 

gives entitlement to the project, in which the City cannot reverse overall layout. The last step in the phase, 

Final Plat, simply approves construction documents and the Final Plat Sheet for recording and legal 

subdivision. Please see last page for list of contingencies of approval. 

 

Changes from the originally approved preliminary plat include: 
Lot Changes: 

- Changes from quad units to detached townhome units in the NE corner  

o Requested change = 7.4 acres, Block 1, 2, 4, Outlots A & C; 38 total lots 

o Density of NE Corner: 5.14 lots per acre 

o Requires comprehensive plan amendment to medium density residential (from HDR) 

- Lot line changes on northwestern portion of site (Blocks 6 and 7) 

Utility Changes: 
- SSWR depth changed to serve parcel directly to west between Block 6 and 8 

- STM changes across Blocks 1, 2, 4, 6 & 7 

- WM stubbed west to serve parcel directly to west through block 7 

 

2017 PUD Approved 
 

The four (4) different types of housing proposed previously the project included: 

 

1. 65-foot-wide traditional single-family lot  (Traditional Single-Family/Small-Lot Single 

Family Lots) 

2. 50-foot-wide traditional single-family lot (Traditional Single-Family/Small-Lot Single 

Family Lots) 

3. 50-foot-wide ‘villa’ lot (association maintained lawn care and snow removal) (Detached 

Townhomes) 

4. 4-unit townhome building 
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effective and efficient government services. 
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The proposed changes to the preliminary plat entirely remove the 4-unit townhome 

buildings and 40 foot wide lots in the NE and NW sections of the plat. The PUD would now 

include: 

 

1. 65-foot-wide traditional single-family lot  (Traditional Single-Family/Small-Lot Single 

Family Lots) 

2. 50-foot-wide traditional single-family lot (Traditional Single-Family/Small-Lot Single 

Family Lots) 

3. 50-  40-foot-wide ‘villa’ lot (association maintained lawn care and snow removal) 

(Detached Townhomes) 

4. 4-unit townhome building 

 

Please note: Previous approval in 2017 required that the lots meet the 50 foot wide requirement 

set forth by City Code for medium density residential units. (Capstone had proposed 45 foot 

wide units in 2017.) According to Capstone, the demand for these narrow lots has increased. 

 

Architectural Standards 
 

Attached are proposed architectural renderings of the different models. Please note that with 

approval of the Preliminary Plat, the City is approving the following models as ‘master plans’. 

So long as the models are in substantial compliance with the approved models. The Community 

Development Department will make a final determination on ‘substantial compliance’. Models 

that are not in substantial compliance shall require the approval of the Planning Commission.  
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Please note that Staff will need updated architectural plans for any home with a 3-stall 

garage and 40-foot wide lots. 
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Street Widths and Design  
 

The proposed street widths are shown at twenty-nine (29) feet. Traditional City Streets in 

Ramsey are measured at thirty-two (32) foot widths. The Planning Commission recommends 

approval of twenty-nine (29) foot road widths with parking restricted on one (1) side of the road. 

This width was previously approved with the original preliminary plat. 

 

Pedestrian Safety 
 

2017 Action Item: Amend the plans to include pedestrian crossings at Alpine Drive as 

indicated above. 

 

2017 Action Item: Amend the plan set to modify Street B as outlined above.  

 

2017Action Item: Amend the plan set to add a trail connection along Alpine Drive from 

Street H to Puma Street. 

 

Staff needs:  

- Additional information on the pedestrian crossing mechanisms. 
 

Changes Required: 

- Trail needs to be continued along Alpine Drive (entirely of Alpine Drive). 
 

 

Development Fees 
 

Standard Development Fees are due on the plat at time of recording of the Final Plat. The fees 

will be collected at the rate in effect at time of recording of the plat for buildable lots.  

 

 Park Dedication 

 Trail Development 

 Water Trunk/Connection 

 Sanitary Sewer Trunk/Connection 

 Stormwater Management 

 

Park Dedication Credit was provided as outlined in the Resolution approving the Preliminary 

Plat.  
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Environmental Review 
 

Action Item from 2017: Amend the Preliminary Plat to extend the berm around the 

impacted lot and provide landscaping or fencing that demonstrates 

reasonable measure to mitigate the decibel exceedances.  

 

Ensure this change was made. 

 

2017 Contingencies 
 

1. Amend the lot widths for the quad/townhomes to fifty (50) feet. 

2. A pedestrian crossing at the intersection of Street H (edited: 152nd Ave) and Alpine Drive 

must be added to a plan set. The crossing must be designed more than just a painted cross 

walk and a single-light pedestrian signal. These details must be finalized prior to 

Preliminary Plat approval by the City Council.  

3. Street B (edited: Snowy Owl) shall be modified to a more pedestrian-friendly design 

given the adjacent parks and recreation space. Please propose a design based on recent 

discussions with City Staff. 

4. A Master Park Dedication and Trail Development Fee Agreement Policy Framework 

must be approved along with City Council approval of the Preliminary Plat. The final 

agreement shall be approved with the Final Plat.  

 

2019/2020 Contingencies 
 

1. City Council must approve reduction to 40 foot wide lots. 

2. Comprehensive Plan Amendment required for change from HDR (quads) to detached 

townhomes (40 foot wide lots) in NE corner. 

3. City Engineer must approve crossing at 152nd Ave and Alpine Drive. Plan sheets required 

for advanced warning crossing and detail sheets. 

4. Trail must be extended along Alpine Drive (entirety of street). 

5. Architectural renderings need to be approved by City Council for 3-stall garages and 40 

foot wide lots. 
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Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan,
Esri Japan, METI, Esri China (Hong Kong), Esri Korea, Esri (Thailand),
NGCC, (c) OpenStreetMap contributors, and the GIS User Community,
LOGIS

Print Date:
0 0.1 0.2 0.3 0.40.05

mi

Site Location Map
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CAPSTONE HOMES, INC. 
14015 SUNFISH LAKE BLVD, SUITE 400 | RAMSEY, MN 55303 

O: 763-427-3090 | F: 763-712-9060  

 
 
November 14, 2019 
 
Mr. Tim Gladhill 
Community Development Director 
City of Ramsey  
7550 Sunwood Drive NW  
Ramsey, MN 55303 
 
Mr. Gladhill: 
 
Per our conversation earlier this week to modify Riverstone’s preliminary plat to include detached 
townhomes instead of quad townhomes, we are requesting a Comprehensive Plan Amendment for 
Riverstone.   
 
Attached is a site plan exhibit of the area.  As approved, there are 48 attached townhomes.  The revised 
plan would have 38 detached townhomes. The density would change from 6.5 units per acre to 5.15 
units per acre. 
 
Thank you in advance for considering our request.  We look forward to working with the City to begin 
developing the next phase of Riverstone in 2020. 
 
Regards, 
 
 
 
Heather Lorch 
Land Manager  
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Riverstone Comprehensive Plan Change Exhibit 
11/14/19 

Currently approved:  48 attached townhomes, 6.5 units per acre. 

 
 

Proposed amendment: 38 detached townhomes, 5.15 units per acre. 
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CAPSTONE HOMES, INC. 
14015 SUNFISH LAKE BLVD, SUITE 400 | RAMSEY, MN 55303 

O: 763-427-3090 | F: 763-712-9060  

January 21, 2020 

Tim Gladhill   
Deputy City Administrator 
City of Ramsey  
7550 Sunwood Drive NW  
Ramsey, MN 55303 

RE: Road Connection to North Fork 

Dear Tim –  

Thank you for bringing to our attention last week that the City would like the developer to consider revising the 
Riverstone Preliminary Plat to include a through street to the proposed new North Fork neighborhood to the west. 

After careful consideration, we do not feel the change would benefit Riverstone or North Fork for the following 
reasons: 

• Both neighborhoods flow well without the connection.
• It would benefit very few homeowners in either neighborhood to provide access to Alpine.
• Both neighborhoods offer a unique setting, adding a connection would minimize that uniqueness.
• The Developer would be willing to provide a sidewalk connection in the location where the utilities will

be extended as highlighted below.  This will not significantly impact the current design of the
neighborhood.

• Finally, the road layout was previously approved as it stands today.  This consideration was not a
contingency of the previously approved Riverstone Preliminary Plat.

As we’ve mentioned previously, we are grateful to the City of Ramsey for its continued partnership with Capstone 
Homes to bring high quality housing to the residents for Ramsey. 

Regards, 

Heather Lorch 
Land Manager 
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Councilmember ______________ introduced the following resolution and moved for its adoption: 

 

RESOLUTION #20-028 

 

RESOLUTION APPROVING AMENDED PRELIMINARY PLAT OF RIVERSTONE ADDITION 

 

 WHEREAS, Riverstone Development LLC, hereafter referred to as “Developer”, properly applied for 

a revision to their Preliminary Plat approval of the following described property located in the City of Ramsey 

generally described as Riverstone Addition and legally described as: 

 

Lots 1-10, Block 1 (inclusive), 

Lots 1-6, Block 2 (inclusive), 

Lots 1-11, Block 3 (inclusive),  

Lots 1-22, Block 4 (inclusive),  

Lots 1-16, Block 5 (inclusive),  

Lots 1-31, Block 6 (inclusive),  

Lots 1-29, Block 7 (inclusive),  

Lots 1-6, Block 8 (inclusive), 

Lots 1-5, Block 9 (inclusive),  

Lots 1-48, Block 10 (inclusive), 

Lots 1-17, Block 11 (inclusive),  

Lots 1-24, Block 12 (inclusive),  

Lots 1-28, Block 13 (inclusive),  

Lots 1-14, Block 14 (inclusive), 

and Outlots A-H (inclusive), Riverstone Addition, Anoka County, Minnesota 

 

 (the ‘Subject Property’); 

 

WHEREAS, the City approved Riverstone Addition in 2017 via Resolution 17-06-144 with the 

following contingencies:  

 

a. Compliance with City Staff Review Letter dated June 9, 2017 [standard contingency].  

b. The Developer entering into a Development Agreement with the City [standard contingency].  

c. Metropolitan Council approving the request for a Comprehensive Plan Amendment [standard 

contingency].  

d. Revising the Preliminary Plat to add pedestrian crossings on Alpine Drive at Puma Street and Street H 

[unique contingency].  

e. Revising the Preliminary Plat to modify Street B as outlined in the Staff Review Letter [unique 

contingency].  

f. Vacating Road Easement for former Puma Street south of Bunker Lake Boulevard [standard 

contingency].  

g. Revising the Landscape Plan to increase planting to better mitigation noise decibel exceedances, 

subject to approval of the City Planner [unique contingency]; and 

 

WHEREAS, the Subject Property is zoned Planned Unit Development (PUD) and the proposed amended 

bulk standards are shown in Exhibit A; and 
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RESOLUTION #20-028 

Page 2 of 4 

 WHEREAS, the City has received an Application for a Revised Preliminary Plat for Riverstone 

Addition, which includes up to 267 detached units; and 

  

WHEREAS, the City held a public workshop on January 2, 2020 regarding the proposed changes to the 

preliminary plat and the neighbors were generally supportive of the proposed changes; and 

 

 WHEREAS, the Planning Commission reviewed the preliminary plat plan on February 6, 2020; and 

  

WHEREAS, the City Council reviewed the preliminary plat on February 25, 2020. 

 

 

NOW THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF RAMSEY, 

ANOKA COUNTY, STATE OF MINNESOTA, as follows: 

 

1. That the Ramsey City Council hereby grants preliminary plat approval of Riverstone Addition in 

accordance with relevant City Codes, subject to the following conditions: 

a. Compliance with City Staff Review Letter and ProjectDox comments. 

b. The Developer entering into a Development Agreement with the City. 

c. Metropolitan Council approving the request for a Comprehensive Plan Amendment for 

northeast project area. 

d. Revising the Preliminary Plat to add pedestrian crossings on Alpine Drive at Puma Street and 

Street H, including showing the chosen crossing signals (beacons) on the preliminary plan 

sheets. 

 

 

The motion for the adoption of the foregoing resolution was duly seconded by Councilmember ____________, 

and upon vote being taken thereon, the following voted in favor thereof: 

 

 

  

 

and the following voted against the same: 

 

 

 

and the following abstained: 

 

 

 

and the following were absent: 

 

 

 

whereupon said resolution was declared duly passed and adopted by the Ramsey City Council this 

____________ day of ____________, 2020. 

 

              

       Mayor 
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ATTEST: 

 

 

       

City Clerk 
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Exhibit A: Bulk Standards 

 
Traditional Single-Family/Small Lot Single-Family and Villa Lots 

 
Standards  Requirement  

Lot size  None  

Minimum density (net)  3.0  

Maximum density (net)  7.0  

Lot width  None  

Building setback from public street right-of-way  25 feet  

Building setback from private street measured from back of 

curb  

25 feet  

Building setback from exterior development boundary line  25 feet (detached)  

Minimum separation between buildings, including any 

appurtenances thereto (i.e., patios, decks)  

10 feet (detached)* 

Parking node setback from exterior development boundary 

line  

30 feet  

Parking node setback from structure  15 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  

Maximum number of units per structure  81 (detached)  

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

community space  

 
  

 

Note: The only changes to the bulk standards from the original PUD approval include the removal of 

townhome/quad unit bulk standards. 
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December 18, 2019 

Mr. Bruce Westby, P.E. 

City Engineer 

City of Ramsey 

7550 Sunwood Drive NW 

Ramsey, Minnesota 55303 

RE: Proposal for Engineering Services 

Puma Street Improvement Project 

Dear Mr. Westby:  

We appreciate the opportunity to present this scope of services for the Puma Street Improvement project. 

Our scope and fees were prepared based on our understanding of the project and our previous experience 

in delivering State Aid projects.  

The following proposal is based on our December 13, 2019 discussion related to the project as well as the 

Future Business Park study and the recently constructed Bunker Lake Boulevard and Puma Street 

Improvements project.  

SCOPE 

The improvements will be generally as described in our December 3, 2015 report for the Future Business 

Park. The phasing will be as generally described in our March 2017 Update Report. The improvements 

will consist of the following items as presented in the above reports, depicted on the attached figures, and 

as constructed in 2018: 

• Puma Street construction will include the Phase 2 area identified in the Business Park Study 

Update, which includes street and utility improvements from the Puma Street lift station to Alpine 

Drive. 

• A 10-foot bituminous trail will be constructed along the west side of Puma Street.  

• 10-inch sanitary sewer and 16-inch watermain will extend the entire length of the project. 

• The Alpine Drive and Puma Street intersection will be relocated to line up with Okapi Street NW.  

Project scope assumptions used in creating this fee proposal include the following: 

• A full topographic survey was previously completed.  Only verification survey is required. 

• The Developer will design the storm pond and provide an easement to the City. We will 

coordinate discharge of the street stormwater into this pond.  

• No additional turn lanes will be added to Alpine Drive at this time.  Additional development and 

traffic may warrant turn lanes in the future. 

• The Right-of-Way plat for the road realignment will be provided by the City. 



Bruce Westby, P.E.  
December 18, 2019  
Page 2 of 3  

 

  

 

• State Aid formatted plans, including plan review checklist and spread calculations are required. 

• Street lighting will be completed separately by the City. 

• Geotechnical borings will extend 5-feet below the anticipated sanitary sewer depth. 

• The anticipated plan set will include the following 34 sheets: 

o Title (1 sheet)  

o Legend (1 sheet)  

o Details & MnDOT Standard Plan Sheets (10 sheets) 

o Tables & SEQ (3 sheets) 

o Existing Conditions & Removals (1 sheet) 

o Erosion Control Plan & SWPPP (5 sheets) 

o Traffic Control Plan (1 sheet) 

o Sanitary Sewer & Water Plan & Profiles (2 sheets) 

o Street & Storm Sewer Plan & Profiles (2 sheets) 

o Storm Sewer Leads (1 sheet) 

o Intersection Detail (1 sheet) 

o Signage & Striping (1 sheet) 

o Cross-Sections (5 sheets) 

Construction costs associated with the improvements described above are estimated at approximately 

$990,000, which includes a 10 percent construction contingency.  We will create a detailed engineer’s 

estimate based on actual design quantities.  

SCHEDULE 

The proposed schedule for these improvements is as follows: 

Task          Date   

City Council Action (Authorize Plans)      January 14, 2020 

City Council Approves Plans and Orders Bids     February 25, 2020 

Public Bid Opening        March 31, 2020 

City Council Accepts Bids / Awards Contracts     April 14, 2020 

Begin Construction         May 18, 2020 

Substantial Completion        September 18, 2020 

Final Completion        October 23, 2020 

PERMITTING AND APPROVALS 

The work associated with the roadway improvements will require the following permits: 

• State Aid Approvals 

• Lower Rum River Watershed Management Organization (Stormwater and Erosion Control) 

• MPCA (NPDES – Construction Stormwater General Permit) 

• MPCA (Sanitary Sewer Extension Permit) 

• MDH (Watermain Installation Permit) 

 

tgladhill
Typewritten Text
Schedule has changed and will be updated based on discussion.
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FEES 

We have attached a fee spreadsheet depicting hours, rates, and total compensation on a per task basis. We 

are proposing to enlist Northern Technologies for geotechnical services.  

Our proposed fees for the work are as follows: 

Design Task Fees    

Design, Permitting, and Bidding    $  47,625 

Geotechnical Evaluation (NTI)    $    5,500 

Total Not-to-Exceed Fee    $  53,125 

Construction Task Fees  

Construction Staking & Administration $    8,930 

 

If there are any questions related to the scope and/or fee portion of this submittal, please call me at (651) 

968-7760. 

 

Sincerely, 

Bolton & Menk, Inc. 

 

 
 
Kevin P. Kielb, P.E. 

Project Manager 
 
 
ATTACHMENTS:  

- Improvements Exhibits 

- Detailed Fee Spreadsheet 
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PUMA STREET IMPROVEMENTS
CITY OF RAMSEY, MINNESOTA

FIGURE 1
DECEMBER 2019
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CLIENT: City of Ramsey

PROJECT: Puma Street Improvements
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Topographic Survey, Final Design and Construction Staking

1.0 Roadway Design (Includes Topo and State Aid Plan Developement) 4 45 98 10 2 159 $19,265

2.0 Trunk Utility Design (Sanitary Sewer and Water) 2 8 34 0 0 44 $5,220

4.0 Storm Water Management and Storm Sewer Design 2 24 36 0 0 62 $7,760

5.0 Reviews and Approvals 2 8 16 0 2 28 $3,410

6.0 Permitting 2 24 40 0 2 68 $8,370

7.0 Bidding Services (Questions & Addenda) 4 12 8 0 4 28 $3,600

16 121 232 10 10 389 $47,625

SUBCONSULTANT - Northern Technologies $5,500

TOTAL for Design through Bidding $53,125

Construction Services

1.0 Construction Administration (Shop Drawings, Pay Requests, As Builts) 4 16 12 0 2 34 $4,450

2.0 Construction Staking 0 4 2 32 0 38 $4,480

Fee Proposal

WORK TASK DESCRIPTION

Subtotal Bolton & Menk

BOLTON & MENK, INC.

Total 

Hours
Cost



   
CC Work Session   2. 2.           
Meeting Date: 02/11/2020  

Information
Title:
Discuss Policy Direction on Pearson South/Riverstone South Subdivision; Case of Capstone Homes

Purpose/Background:
Staff has been approached by Capstone Homes regarding a potential residential subdivision on the south side of
Highway 10 on property owned by Pearson Properties of Ramsey, LLC. Generally speaking, this project would be
a repeat of the Riverstone Neighborhood currently under construction on the north side of Highway 10/169 north of
this project site.

Staff suggests limiting conversation to the following high-level policy questions. The City is simply reacting to a
development proposal at this time. Nothing in this case should be construed as the City is considering any
particular project. No formal recommendations have been offered regarding this project at this time. This case is to
help Staff prepare a work plan to review moving forward. 

Is the land use plan appropriate for the surrounding area?
Is a secondary public road connection to Bowers Drive near the south end of the site appropriate?
Is a City Contribution to the Riverdale Drive extension appropriate?

Riverdale Drive Talking Points

The Riverdale Drive Extension is part of long-range Highway 10/169 Planning. The City has already determined
that this collector road connection is warranted and necessary. Pertaining to specifically frontage on the Pearson
Property, Staff would like to discuss a three-way cost split for this extension as this road would serve multiple
future developments, existing residential neighborhoods and existing business districts as well as providing
important safety and congestion improvements for Highway 10/169. Additionally, Staff plans applying for MnDOT
Grant Funds to aid in this connection (up to $710,000 grant). The total Riverdale Drive Extension is estimated at $2
Million. The Pearson Property segment is just over half of this frontage. The remaining frontage is owned by
Anoka County (former River Crossing Corridor, current location of Connexus Energy Solar Farm).

Timeframe:
30 minutes

Funding Source:
This case is being handled as part of normal Staff duties as part of Pre-Application review.

Responsible Party(ies):
Deputy City Administrator

Outcome:
Staff is seeking broad policy direction on the following. 

Land Use Plan/Concept Layout1.
Bowers Drive Connection2.
Riverdale Drive Cost Share3.

Attachments



Attachments
Proposed Land Use Plan
Proposed Lot Layout
Riverdale Drive Extension

Form Review
Inbox Reviewed By Date
Kurt Ulrich Kurt Ulrich 02/06/2020 11:21 AM
Form Started By: Tim Gladhill Started On: 12/30/2019 05:15 PM
Final Approval Date: 02/06/2020 









HIGHWAY 10 ACCESS PLANNING STUDY 105

IMPLEMENTATION PRIORITIES

Highway 10 Access Planning Study

Achieves:

•  Critical local system 
connection along 
south side of Hwy 10

•  Continuous local 
street along south 
side of Hwy 10

•  Supports city’s 
development goals

• Local Street Extension

Riverdale Dr Extension
(Bowers Dr to Llama St)

Priority: Development Driven
Cost: $2.0M



   
CC Work Session   2. 3.           
Meeting Date: 02/11/2020  

Information
Title:
REVISED: Discuss Policy Direction on Outlot C, Northfork Development Proposal; Case of BK Land Development

Purpose/Background:
Note: this case was updated on February 10 to add additional attachments from the Developer. 

The purpose of this case is to discuss the appropriate land use transition for development of Outlot C, Northfork.
The Planning Commission and City Council have both reviewed this concept plan. There is not yet full consensus
on support for this project, largely centered on the mix of lot sizes.

Primary Policy Question 

What is the appropriate balance of Low Density Residential (quarter-acre lots, 80 foot wide) and Detached
Medium Density Residential (50 to 65 foot wide lots - villa style)?

This is not intended to be an exhaustive site plan/plat review, but broad policy direction to help Staff review future
steps and help the Developer to decide to move forward/not move forward with official application/review.
Previous versions of the case are attached as background.

Timeframe:
30 minutes

Funding Source:
All costs associated with reviewing this Application are the responsibility of the Applicant/Developer.

Responsible Party(ies):
Deputy City Administrator (long-range land use planning)
Senior Planner (project specific review)

Outcome:
Staff requests broad policy direction on the appropriate mix of density/lot size types.

Attachments
Copy of January 14 City Council Case
Copy of January 14 City Council Minutes
ADDED - Letters of Support
ADDED - Landscape Plan
ADDED - Sample Images
ADDED - Sketch Plan with Additional Detail
ADDED - Capstone Letter Regarding Road Connection Request

Form Review
Inbox Reviewed By Date



Kurt Ulrich Kurt Ulrich 02/06/2020 11:24 AM
Form Started By: Tim Gladhill Started On: 12/30/2019 05:16 PM
Final Approval Date: 02/06/2020 



CC Regular Session 7. 2.
Meeting Date: 01/14/2020
By: Chloe McGuire Brigl, Community

Development

Information
Title:
Introduce Ordinance #20-02 Approving Zoning Amendment for Outlot C, Northfork and Review Sketch Plan
(Project No. 19-147); Case of BK Land Development

Purpose/Background:
The purpose of this case is to review an application from BK Land Development (the "Applicant") for a sketch
plan for the site generally known as PID 19-32-25-41-0004, south of Alpine Drive and west of Puma Street and the
Riverstone (Capstone) Development Project (the "Subject Property"). The Applicant has proposed 61 villa style lots
(50 foot wide, R-2 zoning) and 35 single family lots (80 foot wide lots, R-1 MUSA) for a total of 96 lots.
Approximately 18.5 acres will be dedicated to the villas, while the remaining 15 acres will be dedicated to the single
family lots. The property is currently zoned Planned Unit Development (PUD) and the proposal will require a
rezoning to R-1 Residential (MUSA) and R-2 Residential (Detached Villa).

Notification:
Notifications of this proposal (for the December 5, 2019 workshop and public hearing) were sent via Standard US
Mail to Property Owners within 700 feet of the Subject Property, as reflected by Anoka County Property Records.
Notification is not required for this step and has not been provided. 

Observations/Alternatives:
Land Use (Comprehensive Plan) and Zoning

As part of the draft 2040 Comprehensive Plan, a dual designation is proposed on this parcel. Generally speaking,
the eastern half of the property is proposed to be guided as Medium Density Residential (4-7 units per acre) and the
western half of the property is proposed to be guided as Low Density Residential (3-4 units per acre). 

This proposal requires a Zoning Amendment from Planned Unit Development (PUD) to R-1 Residential (MUSA)
and R-2 Residential (Detached Villa). Staff held a public hearing for the rezoning on December 5, 2019, as well as
a workshop prior to the meeting. Minutes from the meeting are attached. Neighbors were generally supportive of
the rezoning, and the Planning Commission recommended approval of the rezoning.

R-1 Residential (MUSA) District (Low Density Residential)

The Applicant has proposed that the western half of the property has traditional 80-foot wide detached single family
homes. The proposed lots in this area appear to meet all of the requirements of Section 117-111 (R-1 Residential
District). This residential zoning allows a density at a maximum of 3 units per acre and generally requires detached
homes; staff has calculated the density at approximately 2.3 units per acre. Staff does not anticipate any issues with
the density but has requested an official calculation.

R-1 Residential (Detached Villas) District (Medium Density Residential)

The Applicant has proposed that the eastern portion of the property have detached villas with 50-foot wide lots. The
proposed lots in this area appear to meet all of the requirements of Section 117-112 (R-2 Residential District) which
allows a density from 4 - 7 units per acre. Staff has calculated the density at approximately 4 units per acre. A
detailed calculation has been requested, though Staff does not anticipate any concerns with the density.
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This subdistrict of the R-2 Residential District was recently created to allow for detached medium density
single-family units (detached townhomes), but not attached medium density single-family residential units (attached
townhomes).

Process - Sketch Plan

Per City Code Section 117-588, the Sketch Plan is the first step of a Major Plat. This allows the Applicant to get
high level feedback on the proposal and direction before moving forward with a preliminary plat. 

Sketch Plan – Planning Commission1.
Preliminary Plat and Site Plan – Planning Commission + City Council2.
Final Plat – City Council3.

Staff generally believes that the Sketch Plan conforms to appropriate Zoning Codes (pending Zoning Amendment),
and the Planning Commission recommended the Applicant move forward with development of preliminary plat
plans contingent upon the rezoning of the Subject Property. If the project moves forward with development of a
preliminary plat, there will be an additional public hearing at a future Planning Commission meeting. Staff has
attempted to give the public numerous opportunities to weigh in on the proposal thus far, but wants to note that
there are future opportunities as well.

Alternatives

Alternative 1: Introduce Ordinance #20-02 and recommend the Applicant move forward with preparing a
preliminary plat that includes staff feedback and This project generally meets the guidance of the DRAFT 2040
Comprehensive Plan and appears to meet the base requirements of the R-1 Residential (MUSA) District and R-2
Residential (Detached Villas) District respectively. The Applicant has worked with City Staff to modify the
proposal to better fit with City goals and regulations. This direction would require Staff Approval of the incomplete
items before preparing Preliminary Plat materials. Staff is supportive of this alternative.

Alternative 2: Do not introduce Ordinance 20-02 and recommend the Applicant not move forward with preparing a
preliminary plat. This would mean that the Planning Commission is generally not supportive of the project. If
choosing this option, Staff recommends providing specific findings on why the City Council would not support this
project. Since this project does require a Zoning Amendment, the City does have broad discretion to deny the
request if desired.

Funding Source:
The Applicant is responsible for all costs related to this request. 

Recommendation:
The Planning Commission recommends Alternative 1 based on guidance within the Draft 2040 Comprehensive
Plan and comments from the public. This includes the Applicant moving forward with preliminary plat creation and
the City Council introducing Ordinance #20-02 Rezoning the Subject Property to align with the DRAAFT
Comprehensive Plan.

Action:
Motion to introduce Ordinance 20-02 approving a Zoning Amendment on the Subject Property from Planned Unit
Development (PUD) to R-1 Residential (MUSA) District and R-2 Residential (Detached Villas) District and direct
the Applicant to move forward with developing a Preliminary Plat.

Attachments
Application
Site Location Map
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Sketch Plan
Proposed Detached Single Family Architecture
Proposed Detached Villas
ProjectDox Comments (Staff Comments)
Planning and Zoning Technical Report
DRAFT December 5, 2019 Planning Commission Minutes
Ordinance #20-02
Proposed Zoning Map
2040 Future Land Use 

Form Review
Inbox Reviewed By Date
Tim Gladhill Chloe McGuire Brigl 01/03/2020 08:35 AM
Tim Gladhill Tim Gladhill 01/09/2020 02:13 PM
Kurt Ulrich Kurt Ulrich 01/09/2020 04:00 PM
Form Started By: Chloe McGuire Brigl Started On: 12/30/2019 01:26 PM
Final Approval Date: 01/09/2020 
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Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan,
Esri Japan, METI, Esri China (Hong Kong), Esri Korea, Esri (Thailand),
NGCC, (c) OpenStreetMap contributors, and the GIS User Community,
LOGIS

Print Date: November 13, 2019

Site Location Map
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±
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Legend
Site
Parcels
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Parking

Created by: Joe Feriancek
On: 11/14/2019 03:28 PM
29-foot streets, will not be able to have parking on both sides.

In general, 50-foot wide lots will make on-street parking difficult.

--------- 0 Replies ---------




Stormwater

Created by: Joe Feriancek
On: 11/14/2019 03:29 PM
Are stormwater ponds going to be within easement?, need to have space for maintenance around the ponds, especially at inlets/outlets.

--------- 0 Replies ---------




Outlot?

Created by: Joe Feriancek
On: 11/14/2019 03:33 PM
Is a future trail connection to the golf course going to go through this gap in housing to the south?

--------- 0 Replies ---------



Chloe McGuire Brigl


Chloe McGuire Brigl

setback lines
should match up


Setback

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:01 PM
Setback in the R-1 is 30 feet

--------- 0 Replies ---------




Rear Yard Setbacks

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:02 PM
Please show rear yard setbacks on corner lots/triangle lots so we can visualize the buildable area. Rear yard setback in R-1 is 30 feet

--------- 0 Replies ---------




Rear yard setback

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:03 PM
Rear yard setback in this district is 30 feet

--------- 0 Replies ---------




Rear Yard Setback R-2

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:04 PM
R-2 rear yard setback is 20 feet

--------- 0 Replies ---------




Setback line

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:04 PM
Continue setback line onto these lots

--------- 0 Replies ---------



Chloe McGuire Brigl

Propose R-1 and R-2 and provide table for R-1 zoning and R-2 zoning


Density Calculation

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:08 PM
Provide density calculation for each section (R-1 section and R-2 section)

--------- 0 Replies ---------




Provide coverage calculation

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:08 PM
Please provide a rough calculation of percentage coverage with buildings (house pads), do not need to include driveway space

--------- 0 Replies ---------




Coverage requirement

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:09 PM
Please acknowledge 35% coverage requirement in table of requirements (for both zoning designations)

--------- 0 Replies ---------





11/18/2019 02:12 PM

Page 1

DL_191118_16036_27732_1546312296_1.pdf - Changemark Notes ( 11 Notes )

1  -  Parking

Created by: Joe Feriancek
On: 11/14/2019 03:28 PM

29-foot streets, will not be able to have parking on both sides.
In general, 50-foot wide lots will make on-street parking difficult.

--------- 0 Replies ---------

2  -  Stormwater

Created by: Joe Feriancek
On: 11/14/2019 03:29 PM

Are stormwater ponds going to be within easement?, need to have space for maintenance 
around the ponds, especially at inlets/outlets.

--------- 0 Replies ---------

3  -  Outlot?

Created by: Joe Feriancek
On: 11/14/2019 03:33 PM

Is a future trail connection to the golf course going to go through this gap in housing to the south?

--------- 0 Replies ---------

4  -  Setback

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:01 PM

Setback in the R-1 is 30 feet

--------- 0 Replies ---------

5  -  Rear Yard Setbacks

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:02 PM

Please show rear yard setbacks on corner lots/triangle lots so we can visualize the buildable 
area. Rear yard setback in R-1 is 30 feet

--------- 0 Replies ---------

6  -  Rear yard setback

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:03 PM

Rear yard setback in this district is 30 feet
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--------- 0 Replies ---------

7  -  Rear Yard Setback R-2

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:04 PM

R-2 rear yard setback is 20 feet

--------- 0 Replies ---------

8  -  Setback line

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:04 PM

Continue setback line onto these lots

--------- 0 Replies ---------

9  -  Density Calculation

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:08 PM

Provide density calculation for each section (R-1 section and R-2 section)

--------- 0 Replies ---------

10  -  Provide coverage calculation

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:08 PM

Please provide a rough calculation of percentage coverage with buildings (house pads), do not 
need to include driveway space

--------- 0 Replies ---------

11  -  Coverage requirement

Created by: Chloe McGuire Brigl
On: 11/18/2019 02:09 PM

Please acknowledge 35% coverage requirement in table of requirements (for both zoning 
designations)

--------- 0 Replies ---------
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CITY OF RAMSEY LAND USE APPLICATION 
TECHNICAL REVIEW FILE 

 
Date 11/20/2019 Project Site  PID: 19-32-25-41-0004 

Address: South of Alpine, West of 
Riverstone/Puma St 

Project Title 19-147 BK Properties (formerly Villas at Northfork) 

Escrow # 117302 

Department: Community Development: Planning Division 

Technical 
Reviewer: 

Name: Chloe McGuire 
Phone:  763-433-9821 
Email:  cmcguire@cityoframsey.com 

 

Required Steps 

1. Sketch Plan – Planning Commission 
2. Site Plan – Planning Commission + City Council 
3. Final Plat – City Council 

Site Plan Review 

Notes: 

• Please see ProjectDox (electronic plan review) comments from Staff. 
• Seems to generally meet R-1 Residential (MUSA) and R-2 Residential (Detached Villas) 

requirements (note requirement for Comprehensive Plan Approval and Zoning Amendment) 
• With preliminary plat: 

o Provide proposed house pads and house type 
o Update setback lines and provide an exhibit with all setbacks shown (front, rear, and 

sides) to show buildable area on each lot 
o Provide easement in NE corner of property stemming from Riverstone property per 

Engineering Department specifications 

General: The property is currently unplatted and is unaddressed. It is approximately 33.5 acres located 
south of Alpine Drive, north of Northfork Golf Course and west of Puma Street and Riverstone. The PID 
is 19-32-25-41-0004. The site is approximately 33.5 acres. 

Comprehensive Plan: The property is currently guided as Rural Developing in the 2030 Comprehensive 
Plan. This designation would allow for larger lots on private well and septic. However, at the request of 
the current owner (AKM Farms/Paxmar), the City has proposed a dual designation of Medium Density 
Residential on the eastern half of the parcel and Low Density Residential on the western half of the parcel 
in the DRAFT 2040 Comprehensive Plan. The 2040 Comprehensive Plan is expected to receive final 
approval in early 2020.  
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Zoning: The site is currently zoned as PUD – Planned Unit Development, but will need to be rezoned as 
a split rezoning with this project to R-1 Residential (MUSA) and R-2 Residential (Detached Villa). The 
area to the north is located in the R-1 Residential (Rural Developing) District which consists of larger lots 
on private well and septic. The area to the east is guided for smaller lot detached single family 
(Riverstone Neighborhood).   

Number of Lots: The Applicant has proposed 61 villa style lots (50 foot wide, R-2 zoning) and 35 single 
family lots (80 foot wide lots, R-1 MUSA) for a total of 96 lots. Approximately 18.5 acres will be 
dedicated to the villas, while the remaining 15 will be dedicated to the single family lots. 

WESTERN HALF REVIEW – R-1 RESIDENTIAL (MUSA) 

Intent: The intent of the R-1 Residential District is to accommodate single-family dwelling units on 
suitable land in the 2040 Metropolitan Urban Service Area (MUSA) and rural developing areas of the 
city. All newly created lots, except the remnant of a lot of record not less than five acres in size and 
located within the 2040 MUSA, shall be serviced by sanitary sewer and municipal water.  

R-1 Residential (MUSA) Single Family Detached Standards 
Standard Required Proposed 

Minimum Lot Size .25 acres (10,890) >.25 acres 
Density Range 2.5 units per acre – 3 units per acre ~2.3 units per acre 

35 lots on 15 acres 
Minimum Lot Width 80 feet 

90 feet – corner lot 
80 feet 

Building Setbacks   
     Front, Side Corner 30 Feet Meets requirement. 
     Rear 30 Feet Meets requirement. 
     Side 6 Feet Meets requirement. 
Density Transitioning Required when abutting less dense 

developments. 
N/A 

Maximum Lot Coverage (All 
Buildings, Excludes Paving) 

35% N/A. Appears it will meet 
requirement. 

Minimum Building Size  Two Story with Garage –  
720 square feet 

Not noted but should meet 
requirement.  

Maximum Driveway Width at 
Street 

30 feet 
24 on cul-de-sac 

Not noted but should meet 
requirement. 

Driveway Surface Bituminous or Concrete Bituminous or Concrete 
Minimum Driveway Length 25 feet 25 feet 
Wetland Setback 16.5 feet N/A 
Maximum Height 35 Feet Not noted but should meet 

requirement. 
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EASTERN HALF REVIEW – R-2 RESIDENTIAL (DETACHED VILLA) 

Intent: The intent of the R-2 Residential (Detached Villa) District is to accommodate multiple dwellings 
at a density of four to seven dwelling units per acre and multiple-dwelling complexes within the 2040 
MUSA. All lots created by subdivision located within the 2040 MUSA shall be serviced by sanitary 
sewer and municipal water. 

R-2 Residential (Detached Villa) Standards 
Standard Required Proposed 

Minimum Lot Size .15 Acre (6,534 square feet) All >.25 acre 
Density Range 4 – 7 Units/Acre ~4 units per acre 

61 Villas 
~18.5 acres 

Minimum Lot Width 50 Feet 50 Feet 
Building Setbacks   
     Front, Side Corner 25 Feet 25 Feet 
     Rear 20 Feet 20 Feet 
     Side 5 Feet 5 Feet 

From Development Boundary 25 Feet 25 Feet 
From Private Street (Back of 
Curb) 

25 Feet 25 Feet 

Density Transitioning Required if abutting lesser density Not noted. Appears to 
meet requirements. 

Maximum Lot Coverage (All 
Buildings, Excludes Paving) 

35% Not noted. Appears to 
meet requirements. 

Minimum Building Size for 
Townhouse with Garage 

1 Bedroom – 700 sq ft 
2 Bedroom – 800 sq ft 
3 Bedroom – 960 sq ft 

Each additional bedroom – 125 sq ft 

Not noted. Appears to 
meet requirements. 

Required Parking Stalls 2 off-street, 1 must be enclosed 2 enclosed 
Maximum Driveway Width at 
Street 

20 feet Not noted. Appears to 
meet requirements. 

Driveway Surface Bituminous or Concrete Bituminous or Concrete 
Minimum Driveway Length 25 feet 25 feet 
Wetland Setback 16.5 feet N/A 
Street Width  29 feet 
Maximum Height 35 Feet <35 Feet 
Accessory Structures Not Allowed  

 

Floodplains: The property is not within the Ramsey Floodplain.  

Wetlands: There do not appear to be any wetlands onsite, though they would be required to be identified 
during the preliminary plat process via survey and delineation.  

Streets and Access: The Applicant has proposed a 29 foot wide street running through the site. The roads 
appear to have the required 60 feet of right-of-way. Ramsey Public Works and Public Safety generally 
prefer 32 foot wide streets. However, 29 foot wide streets with restricted parking on one side of the street 
is acceptable to Ramsey City Code and was allowed in the Riverstone Neighborhood. Staff has directed 
the Developer that given the number of lots, these shall be public streets.  
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Parking: As proposed, parking would only be allowed on one side of the street. Driveways should be 
paired up to maximize open area along the street. Mailboxes must be clustered.  

Lighting: The applicant should submit a lighting plan as part of site plan review with preliminary plat for 
any street lighting. 

Utilities and Municipal Services: The property is proposed to be connected to City Utilities pending 
adoption of the 2040 Comprehensive Plan and subsequent Zoning Amendment. A Grading and Utility 
Plan shall be submitted with preliminary plat.   
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Planning Commission/ December 5, 2019 

Page 1 of 9 

PLANNING COMMISSION 

 CITY OF RAMSEY 

 ANOKA COUNTY 

 STATE OF MINNESOTA 
 

The Ramsey Planning Commission conducted a regular meeting on Thursday, December 5, 2019, 

at the Ramsey Municipal Center, 7550 Sunwood Drive NW, Ramsey, Minnesota. 

 

Members Present:  Chairperson Randy Bauer 

    Commissioner Bruce Anderson 

    Commissioner Cheri Gengler 

    Commissioner Torrey Johnson 

    Commissioner Eric Peters  

    Commissioner Gary VanScoy 

    Commissioner Matt Woestehoff 
 

Members Absent:  None 

 

Also Present:   Community Development Director Timothy Gladhill 

    City Planner Chris Anderson  

    City Planner Chloe McGuire Brigl 

    Planning Consultant Eric Maass 

 

 

1. CALL TO ORDER 

 

Chairperson Bauer called the regular meeting to order at 7:00 p.m. 

 

2. CITIZEN INPUT 
 

None. 

 

3. APPROVAL OF AGENDA 

 

Motion by Commissioner VanScoy, seconded by Commissioner Johnson, to approve the agenda 

as presented. 

 

Motion Carried.  Voting Yes:  Chairperson Bauer, Commissioners VanScoy, Johnson, Anderson, 

Gengler, Peters, and Woestehoff.  Voting No:  None.  Absent:  None. 

 

4. CONSENT AGENDA 
 

4.01: Approve the November 7, 2019 Planning Commission Minutes 

4.02: Consider Request for Extension of Variance and Conditional Use Permit related to 

Indoor Horse-Riding Arenas at 17902 Saint Francis Blvd NW (Project No. 19-101); 

Case of Dale and Tammy Wills 
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Page 2 of 9 

 

Motion by Commissioner Woestehoff, seconded by Commissioner Peters, to approve the consent 

agenda as presented. 

 

Motion Carried.  Voting Yes:  Chairperson Bauer, Commissioners Woestehoff, Peters, Anderson, 

Gengler, Johnson, and VanScoy.  Voting No:  None.  Absent:  None. 

 

5. PUBLIC HEARINGS/COMMISSION BUSINESS 

 

5.01: Public Hearing: Consider Resolution 19-279 Approving an Interim Use Permit at 

16839 Saint Francis Blvd NW to Temporarily Allow Two Homes on the Subject 

Property (Project No. 19-148): Case of Chelsea and Robert Jones 
 

Public Hearing 
 

Chairperson Bauer called the public hearing to order at 7:02 p.m. 

 

Presentation 
 

City Planner McGuire Brigl presented the staff report stating staff recommends approval of 

Resolution #19-279 approving an Interim Use Permit for 16839 Saint Francis Blvd to maintain an 

existing residence during construction of a new home. 

 

Chairperson Bauer asked if the language is appropriate to ensure there is sufficient time for 

construction of the home. 

 

City Planner McGuire noted that the language could be changed to allow one year rather than six 

months or the six-month period could remain, and an extension could be granted if needed.  She 

confirmed that the six months would begin after the permit is issued, rather than six months from 

the time of approval. 

 

Citizen Input 
 

Robert and Chelsea Jones, 16839 Saint Francis Blvd NW, stated that this will make it easier for 

them to remain in the existing home while the new home is constructed rather than finding a 

temporary location to live while the home is built. 

 

Chairperson Bauer asked if the applicant would be satisfied with the six-month timeframe. 

 

Mr. Jones agreed that six months should be sufficient.   

 

Commissioner Anderson asked when the existing home was constructed. 

 

Mr. Jones commented that the home was constructed in 1910.   
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Planning Commission/ December 5, 2019 

Page 3 of 9 

Motion by Commissioner Anderson, seconded by Commissioner Johnson, to close the public 

hearing. 

 

Motion Carried.  Voting Yes:  Chairperson Bauer, Commissioners Anderson, Johnson, Gengler, 

Peters, VanScoy, and Woestehoff.  Voting No:  None.  Absent:  None. 

 

Chairperson Bauer closed the public hearing closed at 7:06 p.m. 

 

Commission Business 
 

Motion by Commissioner VanScoy, seconded by Commissioner Peters, to recommend that City 

Council adopt Resolution #19-279 Approving the Issuance of an Interim Use Permit to Chelsea 

and Robert Jones to Maintain Two Principal Buildings at 16839 St. Francis Blvd NW for a 

Temporary Period of Time. 

 

Motion Carried.  Voting Yes:  Chairperson Bauer, Commissioners VanScoy, Peters, Anderson, 

Gengler, Johnson, and Woestehoff.  Voting No:  None.  Absent:  None. 

 

5.02: Public Hearing: Consider Ordinance #19-16 Approving Zoning Amendments for 

Outlot A, Alpha Development and Outlot C, Northfork 

 

Public Hearing 
 

Chairperson Bauer called the public hearing to order at 7:07 p.m. 

 

Presentation 
 

Community Development Director Gladhill presented the staff report stating that based on the 

direction of the Draft 2040 Comprehensive Plan update, staff recommends approval of the 

Ordinance amending the Official Zoning Map.  If the Planning Commission is not comfortable 

with the amendment, it should recommend to the City Council to modify the Draft 2040 

Comprehensive Plan update before submittal to the Metropolitan Council. 

 

Citizen Input 
 

Leslie Clark, 15150 Kangaroo Street, stated that this has been a long process and she has been 

regularly active throughout the process.  She commented that this seems to be the best compromise 

thus far, although she would have preferred the entire site remain low density.  She asked that the 

developer be held to the larger lots abutting the neighboring properties as shown in the proposal.   

 

William Kingston, 15760 Andre St NW, stated that he served on the Committee for the draft 2040 

Comprehensive Plan.  He commented that the plan is not yet approved, and he would be surprised 

to see changes made to that plan.  He stated that he is very concerned with the intersection of 

Armstrong and Alpine and there would be a large increase in density and traffic, not only from 

this proposed development but also Riverstone once completed and the parcel adjacent this parcel.  

He stated that his other concern would be the upcoming improvements for Highway 10, Ramsey 
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Boulevard, and Sunfish Lake Boulevard and how that would impact the traffic on Ramsey 

Boulevard, Alpine Boulevard and Sunfish Lake Boulevard.  He stated that he would like to see the 

traffic studies that have been completed as he did not believe that the traffic levels would be 

acceptable.  He commented that if improvements are needed to specific intersections because of 

the three developments he mentioned, those improvements should be funded by those developers 

rather than the taxpayers.   

 

Nick Kunkle, 9040 162nd Lane NW, referenced Andre and noted that there is already traffic that 

cuts through on Andre to avoid sections of Highway 10.  He stated that he would be concerned 

with additional traffic attempting to avoid congestion on Highway 10 attempting to cut through 

the Northfork neighborhood.  He asked that a comprehensive traffic plan be developed to get the 

residents out of the proposed neighborhoods without impacting Northfork. 

 

Commissioner VanScoy asked if the traffic studies are available and whether they apply to these 

parcels. 

 

Community Development Director Gladhill stated that there have been several traffic studies in 

this area but believed that updated information would be provided through preliminary plat.  He 

referenced the other traffic studies that are publicly available that were completed for Riverstone 

and the industrial park. 

 

Commissioner VanScoy stated that as he understood the case, the draft 2040 Comprehensive Plan 

would be consistent with the changes proposed tonight. 

 

Community Development Director Gladhill commented that the draft 2040 Comprehensive Plan 

was changed after the Committee development due to comments received during the public 

comment period.  He confirmed that the information proposed tonight would be in line with the 

draft 2040 plan as it states now.  He noted that official action is not requested tonight, at the request 

of the developer, and the public hearing can remain open to take comments on the other parcel in 

discussion. 

 

Chairperson Bauer moved to the discussion of the other parcel and welcomed the developer to 

come forward. 

 

Zach Brown, BK Land Development, recognized that there was some concern with the density of 

the villa product.  He explained that there is a big demand for this type of product which would 

also enhance the golf course community as it would be in demand for empty nesters that would 

utilize the golf course whereas the single-family homes will most likely appeal to families with 

young children.  He commented that the mix of products would most likely ensure that the 

development would be constructed and sold quickly rather than taking years to build out. 

 

Nick Kunkle, 9041 162nd Lane, thanked staff for their kindness and attention when he and his wife 

shared their concerns regarding this development.  He stated that he is here to speak for the 

wildlife, noting that group was here first.  He recognized that development will come but noted 

that his concern is that as property is developed there should also be thought and balance between 

development and the wildlife community and greenspace for the animals.  He stated that Lake 
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Itasca has struggled to maintain water levels since the developments have begun.  He noted that 

the water levels have decreased, and the wetland levels have decreased as well.  He asked how 

water that used to feed those lake and wetlands could be redirected to those water bodies.  He 

stated there are a lot of migratory animals that cross Alpine, specifically turtles, and he struggles 

with the increased amount of traffic on the roadway that threatens the wildlife crossing the 

roadway.  He asked for a balance between increasing development and preserving the wildlife 

habitat.  He stated that Andre is becoming more dangerous to walk along and with another 400 

plus vehicles that would have the option to cut through on Andre that danger will only increase.  

He asked if there are any City provisions that would allow control over the amount of drive through 

truck traffic that cuts through Northfork to avoid the weigh scales.   

 

Chairperson Bauer stated that Mr. Kunkle mentioned the speed limit on Alpine, which is currently 

40 mph, during the worksession earlier tonight. 

 

Community Development Director Gladhill noted that there is a process to petition for a speed 

change through the Public Works Committee.  He noted that process includes a speed study and 

often following that study the results recommend a higher speed limit, which is often not the 

desired result.  He stated that perhaps traffic calming measures could be added during the future 

reconstruction of Alpine.  He noted that there would be pedestrian crossing elements added to 

Alpine during that reconstruction as well. 

 

Chairperson Bauer asked if there is anything within City Code which could restrict truck traffic. 

 

Community Development Director Gladhill stated that Andre is a public road and therefore traffic 

cannot be restricted.  He noted that weight limits can be placed on the roads and additional 

enforcement could be encouraged.   

 

Chairperson Bauer commented that the concerns on Andre are not perhaps a point of discussion 

for this case but encouraged the residents to continue to bring those concerns to City staff and/or 

the City Council for further investigation. 

 

Mr. Kunkle commented that there are places where turtles cross to access Lake Itasca and the curb 

height on Alpine is too high for the turtles.  He stated that perhaps there could be an area where 

curb is reduced to allow turtles to continue on their migratory paths. 

 

Chairperson Bauer stated that there are several areas that have the rounded curbs and perhaps that 

could be a part of the Alpine reconstruction project.   

 

William Kingston, 15760 Andre St NW, stated that he understands change.  He stated that the 

change to density for this area was completed after the Committee provided its recommended draft 

2040 plan.  He believed that it was a good compromise with the two densities on the yellow parcel.  

He stated that one of his concerns is that a proposed access to the development would occur in a 

curved downhill section of Alpine and believed that would be prone to accidents.  He stated that 

there would be a proposed trail along Alpine proposed by the developer that only goes part way 

across the Riverstone development and would not connect to Puma.  He recognized that is not a 

concern of this developer but there should be thought towards a more comprehensive trail plan 
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rather than segments.  He stated that a previous development for this parcel proposed ten to 16 

homes on larger lots with well and septic whereas this is a much higher density.  He stated that 

when you add this development, the previously discussed development, and Riverstone that is a 

lot of extra traffic.  He did not believe that the traffic studies have been updated with the two 

proposals discussed tonight and asked that those studies be updated with the higher densities.   

 

Chairperson Bauer stated that he lives in the Riverstone development and noted that there is a 

three-way stop at Puma and Bunker.  He noted that he brought concerns to the City and was told 

there was a traffic study to justify that traffic control.  He stated that in the time he has lived in 

Riverstone he has only ever met another vehicle at that intersection three times.  He commented 

that the traffic studies seem to have taken into account the additional traffic to come.  He 

commented that the developer could be asked to extend the trail to the end of their property and 

perhaps Riverstone could be asked to extend their portion of the trail as well. 

 

Community Development Director Gladhill confirmed that this developer is doing their part to 

construct the trail along the entirety of their property.  He provided additional details on the 

Capstone preliminary plat revision and believed that the extension of the trail was a condition and 

noted that would continue to be an item of discussion.   

 

Mr. Kunkle referenced the trail on the north side of Alpine.  He stated that if he was living in the 

new development and was aware that there was a great trail on the other side of Alpine, he would 

be attempting to cross Alpine, which is a busy roadway, to access that trail.  He stated that there 

should be a safety plan to allow the pedestrian traffic that wants to cross Alpine to connect to the 

trails.   

 

Chairperson Bauer confirmed that he does cross Alpine to get to the trails on the other side.   

 

Community Development Director Gladhill stated that there is room to have that discussion during 

the next agenda item. 

 

Mr. Brown stated that with the empty nester product, a lot of those residents are snowbirds and not 

home during the winter months.  He stated that most of those residents have one vehicle and do 

not add to traffic during the peak traffic times are they are retired.  He noted that the impact to 

traffic will be must lower with the mix of products compared to all single-family homes. 

 

Commissioner Woestehoff asked if there would be any work on the intersection at Alpine and 

Highway 10 during the reconstruction of Alpine. 

 

Community Development Director Gladhill explained that the reconstruction of Alpine does not 

propose any changes to that intersection, but the Highway 10 Gateway project does take that 

intersection into account.  He noted that there are multiple entities involved in that discussion and 

therefore planning for that intersection will be a part of the next phase of discussions.   

 

Motion by Commissioner Gengler, seconded by Commissioner Anderson, to close the public 

hearing. 
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Motion Carried.  Voting Yes:  Chairperson Bauer, Commissioners Gengler, Anderson, Johnson, 

Peters, VanScoy, and Woestehoff.  Voting No:  None.  Absent:  None. 

 

Chairperson Bauer closed the public hearing closed at 7:56 p.m. 

 

Commission Business 
 

Motion by Commissioner VanScoy, seconded by Commissioner Anderson, to recommend that 

City Council adopt Ordinance #19-16 Amending the Official Zoning Map for Outlot C, Northfork. 

 

Further discussion 

 

Commissioner VanScoy asked if this change to Outlot C would make the zoning consistent with 

the draft 2040 Comprehensive Plan. 

 

Community Development Director Gladhill confirmed that this change will make the zoning 

consistent with the draft 2040 Comprehensive Plan.  He confirmed that a request to rezone Outlot 

A will most likely move forward in the next few months when that developer is available.   

 

Commissioner Anderson stated that it seems that Alpine would be an ideal candidate for a 

roundabout to slow down the traffic.   

 

Motion Carried.  Voting Yes:  Chairperson Bauer, Commissioners VanScoy, Anderson, Gengler, 

Johnson, Peters, and Woestehoff.  Voting No:  None.  Absent:  None. 

 

6. COMMISSION BUSINESS 

 

6.01: Consider Sketch Plan for BK Land Development (formerly known as Villas at 

Northfork); Project No. 19-147 
 

Presentation 
 

City Planner McGuire Brigl presented the Staff Report stating that based on guidance within the 

Draft 2040 Comprehensive Plan, staff recommends that the applicant move forward with preparing 

a Preliminary Plat that includes staff feedback.  She highlighted the noted items from the open 

house prior to the meeting tonight.  She asked that the Commission provide the applicant with any 

additional feedback. 

 

Commission Business 
 

Chairperson Bauer asked that the carbon neutral suggestion related to trees be forwarded to City 

Planner Anderson to determine if there should be modification to the tree preservation ordinance. 

 

Commissioner VanScoy asked if pedestrian crossing could be added to the list. 
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City Planner McGuire Brigl confirmed that is on the list.  She noted that the public safety item was 

related to whether additional manpower would be added to the police force for the added 

population. 

 

Zach Brown, BK Land Development, stated that he appreciates the feedback that has been received 

throughout the process and they have used that to amend the plan to this version. 

 

Chairperson Bauer asked for input on the timeline for the developer. 

 

Mr. Brown stated that if all approvals are gained in a timely manner he would love to begin grading 

in the spring or as soon as they could after ground thaw. 

 

Commissioner VanScoy referenced the north/south trail and asked if that goes through the entire 

property or whether there is a gap. 

 

Luke Konewko BK Land Development, confirmed that there was a gap in the trail.  He noted that 

they have been working with the golf course to possibly move the gap to connect to the golf course 

trail. 

 

Commissioner VanScoy asked if there would be density transitioning required between the two 

density products. 

 

City Planner McGuire commented that transitioning would not be required because the 

development is not existing. 

 

Chairperson Bauer asked if Pearson Park is part of the Riverstone Development or whether that is 

a public park. 

 

City Planner McGuire Brigl replied that is a part of the Riverstone Development but is open to the 

public. 

 

Chairperson Bauer stated that there should be thought to connecting trails to allow residents to 

access that park.  He commented that there was good input received at the open house tonight prior 

to this meeting which provides the developer with valuable input. 

 

Luke Konewko commented that they are very appreciative of the feedback they have received 

from City staff, the Commission, and the public. 

 

7. COMMISSION / STAFF INPUT 

 

7.01: Receive Staff Update  
 

The Staff Update was noted. 

 

Commissioner VanScoy commented that whoever types the minutes is doing an excellent job. 
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Community Development Director Gladhill stated that beginning in January his department will 

begin to phase in some staffing transitions, noting that City Planner McGuire Brigl will be the 

contact for the Planning Commission.   

 

8. ADJOURNMENT 
 

Motion by Commissioner VanScoy, seconded by Commissioner Anderson, to adjourn the meeting. 

 

Motion Carried.  Voting Yes:  Chairperson Bauer, Commissioners VanScoy, Anderson, Gengler, 

Johnson, Peters, and Woestehoff.  Voting No:  None.  Absent:  None. 

 

The regular meeting of the Planning Commission adjourned at 8:13 p.m. 

 

Respectfully submitted, 

 

 

_________________________________ 

Tim Gladhill 

Community Development Director 

 

ATTEST: 

 

 

__________________________________ 

JoAnn Shaw 

Community Development Assistant 

 

Drafted by Amanda Staple 

TimeSaver Off Site Secretarial, Inc. 
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ORDINANCE #20-02 

 

CITY OF RAMSEY 

ANOKA COUNTY 

STATE OF MINNESOTA 
 

AN AMENDMENT TO CHAPTER 117 WHICH IS KNOWN AS THE ZONING AND 

SUBDIVISIONS CHAPTER OF THE CITY CODE OF RAMSEY, MINNESOTA. 
 

AN ORDINANCE AMENDING SECTION 117-90 "MAP" OF CHAPTER 117 OF THE 

CITY CODE OF RAMSEY, MINNESOTA. 
 

SECTION 1. AMENDMENT 
 

The following legally described property or portions thereof, are hereby rezoned from Planned 

Unit Development (PUD) to R-1 Single Family Detached Homes (MUSA) and R-2 Medium 

Density Residential: 

That Part of Outlot C Northfork Lying in Eastern One Half of Section 19 Township 32 

Range 25 and Lying Southerly of Centerline of 153rd Ave NW, Excluding Part Platted as 

Northfork Links Addition, Excluding Road, Subject to Easement of Record, Anoka 

County, Minnesota. 

 

SECTION 2. MAP 
 

The City is hereby instructed to cause this amendment to be shown on the "City of Ramsey Zoning 

Map", which map was adopted pursuant to Section 117-90 of the Ramsey City Code. 

 

SECTION 3. EFFECTIVE DATE 
 

This ordinance becomes effective 30 days after its passage and publication, subject to City Charter 

Section 5.04. 

 

PASSED by the City Council of the City of Ramsey, Minnesota the ______ day of _______, 2020. 

 

 

              

       Mayor 

 

ATTEST: 

 

       

City Clerk 
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Introduction date: January 14, 2019 

Posting dates: 

Adoption date: 

Publication date: 

Effective date: 

  

Copy of Ja
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EXHIBIT A: Rezoning Areas 
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Northfork Zoning Amendment 

 

R-2 Residential 
Detached Villa R-1 Residential 

MUSA 

Copy of Ja
nuary
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Deputy City Administrator Gladhill reviewed the staff report and recommendation to adopt

Ordinance # 20- 01 approving a Zoning Amendment for both properties from B- 1 Business to R- 1
Residential ( MUSA).

Greg Bauer, representing the ownership group for the applicant, stated that he is present to
address any questions the Council may have.

Motion by Councilmember Riley,  seconded by Councilmember Musgrove,  to introduce

Ordinance# 20- 01 Rezoning Two Parcels at 9340 Highway 10 NW.

Motion carried.  Voting Yes:  Mayor LeTourneau, Councilmembers Riley, Musgrove, Heinrich,
Kuzma, Menth, and Specht. Voting No: None.

7. 02:   Introduce Ordinance  # 20- 02 Approving Zoning Amendment for Outlot C,

Northfork and Review Sketch Plan  ( Project No.  19- 147);  Case of BK Land

Development

Deputy City Administrator Gladhill reviewed the staff report and recommendation of the
Planning Commission to introduce Ordinance  # 20- 02 and recommend the applicant move
forward with preparing a Preliminary Plat that includes staff feedback.  This project generally
meets the guidance of the draft 2040 Comprehensive Plan and appears to meet the base
requirements of the R- 1 Residential ( MUSA) District and R-2 Residential ( Detached Villas)

District respectively.  The applicant has worked with City staff to modify the proposal to better
fit with City goals and regulations.  This direction would require staff approval of the incomplete

items before preparing Preliminary Plat materials.

Councilmember Kuzma stated that he believed that when this was previously reviewed there was
a plan that would allow water and sewer to come through this property.

Deputy City Administrator Gladhill identified the connection that would be proposed from
Capstone to this property.  He stated that both developers have stated that there is an agreement
to allow that to occur.

Councilmember Heinrich asked if the lot sizes shown in blue adjacent to the Riverstone
development would match the Riverstone development.

Deputy City Administrator Gladhill confirmed that the density in that area would be similar to
the Riverstone development with lots ranging from 50 to 65 feet.

Councilmember Riley stated that it states the property is already zoned PUD and asked for input.

Deputy City Administrator Gladhill confirmed that the property is zoned PUD as part of the
original Northfork master plan.  He stated that the underlying guidance was one to two-acre lot
sizes.

Councilmember Riley asked if the access would be addressed later in the process.
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Deputy City Administrator Gladhill explained that the sketch plan process is an opportunity to
provide input.  He explained that the original access design was not aligned with the current road
that exists, and Paxmar therefore changed that to match.  He stated that staff would ensure that

the curvature of the road ultimately works.

Councilmember Riley asked if there is a goal to provide connectivity between neighborhoods.

Deputy City Administrator Gladhill identified pedestrian connectivity that would be provided.
He stated that because of the previous comments from Northfork Inc., there was not a desire to

connect Riverstone and this property and therefore that connection was not included.  He noted

that staff could push for that option.

Councilmember Riley stated that he would like to see a road connection, if possible.  He noted

that he would also prefer to see more red lots and less blue lots.

Councilmember Menth asked for additional information on a walking path that would be
proposed. He also asked for plans to upgrade Alpine Drive.

Deputy City Administrator Gladhill highlighted the pedestrian trail that would be proposed to
run along Alpine Drive across the length of this property and connecting to Riverstone.   He

stated that there are various stages of improvements planned for Alpine Drive, reviewing some
of the proposed intersection improvements that will occur in the future.

Councilmember Menth stated that he agrees that he would prefer more red lots and less blue lots.

Councilmember Heinrich stated that given the feedback received from residents, directly and
throughout this process,  she has heard that residents would like this product to be more

reflective.  She asked if the developer would be willing to increase lot sizes to 65 feet.

Zach Brown, BK Land Development, stated that their smallest lot size in the blue is 55 feet while

they do increase to 65.  He stated that product is the one they receive the most calls on.  He

stated that they have also received requests for lot holds on this Ramsey site.  He stated that they
could increase the number of red lots, but there are vacant homes across the street. He stated that

there is a demand for this product and the golf course has requested more of the detached villas if

possible. He believed that this would be a good fit for the community and the adjacent properties
expressed support.  He stated that with land prices and home prices increasing, it is becoming
more difficult to sell the larger single- family homes.

Councilmember Menth asked the difference between a traditional home and villa.

Mr. Brown explained that a villa is one level maintenance free living.  He noted that lawn and

snow care is provided.   He explained that many people in this type of product winter in the
southern states.

Councilmember Menth asked the price range for the different products.

City Council/ January 14, 2020
Page 10 of 16



Mr. Brown provided estimated costs, noting that the villas could begin around $ 340, 000 while

single family homes may begin around $ 450, 000 to  $ 500, 000.   He provided examples of

association costs in their other developments.

Councilmember Heinrich asked the lot width for the red lots.

Mr. Brown stated that the minimum is 80, while most of the lots would be in the 90s and up to
120 feet.  He confirmed that the largest lot width on the villa side could accommodate a three- car
garage.

Councilmember Musgrove referenced a statement in the staff report related to parking on one
side of the street.  She also asked for input on the sketch plan process.

Deputy City Administrator Gladhill provided additional details on the process before the Council
tonight, noting that the Council has a large amount of discretion.

Councilmember Kuzma asked if the parking on one side would match what occurs in Riverstone.

Deputy City Administrator Gladhill confirmed that would be similar to Riverstone.    He

explained that the roadway would be proposed at 29 feet in width, which is the same as
Riverstone.  He confirmed that there are more requests for this road width that continue to come
forward.  He noted that this detail does not need to be solved tonight as the plat is not being
approved tonight.

Councilmember Menth asked for input on the road width and parking on one side.

Mr. Brown stated that in their other developments they have the same road width with parking
on one side of the street and there has not been a problem.

Councilmember Specht commented that this seems to be a nice balance of the two different
housing products.

Motion by Councilmember Specht,  seconded by Councilmember Musgrove,  to introduce
Ordinance # 20- 02 approving a Zoning Amendment on the subject property from Planned Unit
Development ( PUD) to R- 1 Residential ( MUSA) District and R-2 Residential ( Detached Villas)

District and direct the applicant to move forward with developing a Preliminary Plat.

Further discussion:  Councilmember Riley asked if this motion is defining the line between
single- family and villas.   Deputy City Administrator Gladhill stated that as drafted a district
boundary would be established between the two types to match the current proposal.
Councilmember Menth stated that he would like to see more red and less blue and asked how
that could be done tonight.  Deputy City Administrator Gladhill stated that it would be difficult
to negotiate that in tonight' s meeting.  He stated that the Council could provide specific input to
staff.   He noted an upcoming joint meeting will occur between the Council and Planning
Commission and that could be a good format.   Mr.  Brown commented that he has been
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attempting to sell homes in another development and is having difficulty selling the single-
family homes but continues to sell the villa product.  He commented that the villa product looks
like traditional single- family and those passing by cannot tell the difference.   He asked the

Council to tour some of their other sites.   Mayor LeTourneau acknowledged that it can be

difficult for some residents in Ramsey to picture the villa product as they are used to larger lots.
He acknowledged that the developer is stating that there is a high demand for the villa product.
Mr. Brown confirmed that they continue to sell out their villa product while single family homes
across the street from this site continue to remain vacant.  Councilmember Musgrove stated that

she supports this product as it is a method to provide density and fill the desire in the market
without building additional apartments in The COR.  Mr. Brown commented that the majority of
the villa lots are in the 60s for lot width and would look the same as the single- family homes in
Riverstone.  Councilmember Menth asked if approving this tonight would eliminate the ability to
discuss a possible road connectivity.   Mr. Brown stated that he would be willing to continue
discussions with Riverstone but did not believe that there would be a benefit in connecting the
communities.  Deputy City Administrator Gladhill stated that staff could discuss that option with

Capstone Homes but noted that it was quite a bit of work to provide the utility connection
between the two properties.  He stated that the request could be brought forward to Capstone.

Councilmember Musgrove asked if the connectivity could be a bike trail or path or would solely
apply to a roadway.   Councilmember Menth commented on the difficulty of navigating areas
with standalone roadways.  He used the example of Highway 10, where the neighborhoods are
standalone and therefore do not provide a cut through option for passing traffic.  He noted that

this would be similar, requiring vehicles to use Alpine.  Councilmember Specht stated that he

prefers not having the connection as it makes the neighborhood safer and eliminates cut through
traffic.  He agreed that this plan could be a good alternative to an apartment building but would
still provide a desired product in the housing market.   Mr. Brown commented that there is a

demand for the villa product and the price point as the larger lot single- family homes price out a
large portion of the market.   He stated that the development on the north side of Alpine has
remained since 2016 and there is difficultly selling.  Deputy City Administrator Gladhill stated
that the lots on the north side of Alpine are two acre lots with septic and well, and therefore not

the same as the single- family lots proposed with this development.

Motion carried.   Voting Yes:   Mayor LeTourneau, Councilmembers Specht, Musgrove, and

Kuzma. Voting No: Councilmembers Heinrich, Menth, and Riley.

Deputy City Administrator Gladhill noted that this would be contingent upon the draft
Comprehensive Plan being approved as well.

7. 03:   Professional Services Contract Amendment for the Tinklenberg Group

City Administrator Ulrich reviewed the staff report and recommendation to consider the
proposed contract amendment to adjust the fees.  The alternative direction the Council may take
includes keeping the fee at the current $ 3, 300 per month ( or another number negotiated) and

asking the consultant to adjust the expected effort proportionately.  This alternative may result in
a loss of momentum toward the accomplishment of the stated goals.  Consequently, amendment
of the contract to reflect the expected effort is recommended at this time.
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Tim Gladhill

From: Mike Tozier 
Sent: Saturday, December 02, 2017 5:18 PM
To: Tim Gladhill
Subject: Villas at Northfork/Paxmar Project Comments

Dear Tim, 

My business partner Tom Rosen and I purchased the Links at Northfork in 2002.  We purchased the golf course mainly 
because of its unique qualities, but we also saw the City of Ramsey as a growing market especially with Town Center 
(COR) coming online.  The Town Center concept provided multiple business opportunities including a high density 
residential option.  We expected the development of the COR to be a definite long‐term benefit to our business.   Fast 
forward to 2017, we all know the trials and tribulations that the City has gone through with the original Town center 
concept and what it has shaped into today.  During my 15 years as a Ramsey business owner City Officials have done a 
very good trying to direct that project in a positive manner.  The biggest issue, however, is that the growth promise of 
high density and more household wallets has never really happened in a quick and meaningful manner.  Obviously, this 
fact has been very disappointing to us. 

About a year ago or so, we were buoyed to hear about the housing project proposed adjacent to our holes #4 and 
#5.  We were even happier when the dirt started moving and you could see a whole new higher density neighborhood 
begin to develop.  Finally, part of the puzzle we had looked at back in 2002 was finally moving forward.  Albeit in a 
slightly different area then Town Center.   Then this summer we heard about the Paxmar project.   We were excited to 
learn that it would be geared toward residents 50 and older and would be upscale.   Looking at it from afar it looked like 
the best of both worlds.   We felt that both projects would benefit us and that our golf course would provide a unique 
amenity that most developers and smaller cities in the metro can rarely couple together.   

The only hiccup for us with the Paxmar project was a potential easement issue.  On Friday, I met with Kent and Alan 
Roessler to discuss their proposed project, which is adjacent to the Links at Northfork holes #2 and #3.  The meeting 
centered around land and easement options that would allow the Links at Northfork to retain our current cart path 
routing by the hole #2 green to hole # 3 tee box.     Overall, the meeting went very well with both parties agreeing to 
work together long term on a solution.  

At the end of the meeting, Kent mentioned that the City of Ramsey didn’t support their higher density plan.  He said that 
the City felt that the plan didn’t fit into the Comprehensive and Zoning Plans.  When I heard this, I was extremely 
disappointed and a little confused.  I’m not a City leader nor a developer so excuse my ignorance on the inner workings 
of Comprehensive plans and Zoning.  However, as a business owner in the area and a taxpayer in Anoka County, I’m 
shocked that the City of Ramsey would pass up the opportunity to increase the tax base with 100 high end villas vs. 16 
homes.   I was also surprised to hear that there was some Northfork residents that opposed the project.   Having owned 
the course for 15 years we know the homeowners well and we respect their judgement.  However, on this project I’m a 
little bit dismayed to hear the clamor over increased traffic, noise, property values, etc.   These are the same residents 
that complain there are no big box stores, a lack of dining options locally, etc.  Do they realize that one way to get those 
retailers to look at the City of Ramsey is to increase the density and population in the area?   The other thing that I don’t 
understand is why would the City take advantage of bringing sewer to the housing project to the East yet deny that 
continued advancement of infrastructure to the Paxmar project.  It’s puzzling. 

Let me finish by saying I appreciate the work that the City of Ramsey does.  Our golf course has a great relationship with 
the City and we want to continue to foster that.  However, on the Paxmar issue I think the City is missing a great 
opportunity for the whole area.   I encourage the City of Ramsey to reconsider.   

tgladhill
Typewritten Text
Note: Author confirmed he desired to resubmit with these comments with current proposal.
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Sincerely, 
 
Mike Tozier 
Managing Partner 
The Links at Northfork Golf and Banquet Facility 
 









































CAPSTONE HOMES, INC. 
14015 SUNFISH LAKE BLVD, SUITE 400 | RAMSEY, MN 55303 

O: 763-427-3090 | F: 763-712-9060  

January 21, 2020 

Tim Gladhill   
Deputy City Administrator 
City of Ramsey  
7550 Sunwood Drive NW  
Ramsey, MN 55303 

RE: Road Connection to North Fork 

Dear Tim –  

Thank you for bringing to our attention last week that the City would like the developer to consider revising the 
Riverstone Preliminary Plat to include a through street to the proposed new North Fork neighborhood to the west. 

After careful consideration, we do not feel the change would benefit Riverstone or North Fork for the following 
reasons: 

• Both neighborhoods flow well without the connection.
• It would benefit very few homeowners in either neighborhood to provide access to Alpine.
• Both neighborhoods offer a unique setting, adding a connection would minimize that uniqueness.
• The Developer would be willing to provide a sidewalk connection in the location where the utilities will

be extended as highlighted below.  This will not significantly impact the current design of the
neighborhood.

• Finally, the road layout was previously approved as it stands today.  This consideration was not a
contingency of the previously approved Riverstone Preliminary Plat.

As we’ve mentioned previously, we are grateful to the City of Ramsey for its continued partnership with Capstone 
Homes to bring high quality housing to the residents for Ramsey. 

Regards, 

Heather Lorch 
Land Manager 



 

 

 

 



   
CC Work Session   2. 4.           
Meeting Date: 02/11/2020  

Information
Title:
Note Additional Policy Projects and Development Proposals of Interest

Purpose/Background:
Staff notes the following policy analysis and development proposals of note that will be forwarded to future
meetings. 

Multifamily Housing Land Use Planning and Policy (at the request of City Council) - attempting to schedule
for the February 24 Work Session as time allows

1.

Trott Brook North Development proposal2.

Trott Brook North Development Proposal

The City has met with a Developer with an active purchase agreement on a large tract of land owned by Makowsky
Family Farms north of the Brookfield Neighborhood and Trott Brook near the new Brookside Elementary School.
Staff anticipates a similar discussion to the Riverstone South discussion from this evening. There currently is no
proposal to react to and Staff needs time to review additional detail before forwarding to the Planning Commission
and City Council for review.

Timeframe:
5 minutes

Funding Source:
These updates are being handled as part of normal Staff duties.

Responsible Party(ies):
Deputy City Administrator

Outcome:
This case is for update only.

Attachments
No file(s) attached.

Form Review
Inbox Reviewed By Date
Kurt Ulrich Kurt Ulrich 02/06/2020 11:18 AM
Form Started By: Tim Gladhill Started On: 02/05/2020 09:04 PM
Final Approval Date: 02/06/2020 



   
CC Work Session   3. 1.           
Meeting Date: 02/11/2020  
By: Katie Schmidt, Administrative Services

Information
Title:
Review Future Topics/Calendar

Purpose/Background:
Attached is the current list of future topics for work session discussion. Items are drawn from Council requests at
meetings, or are related to topics that have been identified in the City's strategic plan. Tentative dates have been
assigned. 

Recommendation:
N/A

Action:
For Council review - no formal action necessary.

Attachments
Draft_Future_Topics_List

Form Review
Inbox Reviewed By Date
Colleen Lasher Colleen Lasher 02/05/2020 12:14 PM
Kurt Ulrich Kurt Ulrich 02/06/2020 11:18 AM
Form Started By: Katie Schmidt Started On: 01/29/2020 12:11 PM
Final Approval Date: 02/06/2020 



 

 City Council Future Topics – Work Session(Draft)  

Proposed 
Date 

Topics for Discussion – Council Action Estimated 
Time 
Needed 

02-24-20 Discuss the City Administrator’s Annual Performance 
Evaluation – Portions Closed to the Public -- Lasher 

15 

02-24-20 Discuss Paid Parental Leave - Lasher 15 
03-10-20 Discuss Renaming Central Park 15 
03-16-20 Board and Commission Interviews 120 
2020 Discussion regarding Adding the Option to Include 

Donation Round Up to the City's Utility Billing 
15 

2020 Discuss Historic Town Hall – Ulrich 30 
2020 Discuss the General Topic of Holding Joint Meeting(s) 

with the Council and Commissions & Other Cities.  Based 
on discussion, future work sessions TBD. 

30 

TBD Discuss Legislation Regarding TIF #14 Amendments-
Ulrich/Sullivan 

30 

 Topics for Discussion – Policy  
02-24-20 Discuss Section 2-156 of the City Code re Residency 

Requirement for Boards and Commissions, including the 
EDA. 

 
and discuss board and commission stipends 

 
 

20 

2020 Discuss Balance of Planned Retail and Multifamily 
Housing and Interim Options - Gladhill 

45 

2020 Intersection Control Evaluation for Spot Improvements 
on Armstrong -- Westby  

30 

TBD Discussion Regarding Process for Sharing 
Correspondences, between Council and staff. 

 

 Topics for Discussion – Planning and Budget  
02-18-20 Discussion Regarding Local Road Funding-Special work 

session following the PWC  
 

Feb. 2020 Trail Maintenance Policy – Westby 30 
Feb. 2020 Stormwater Pond Maintenance Policy -Westby   30 
03-24-20 Discussion Regarding Seasonal Employee Pay-Lasher 15 
TBD Accounting of City Engineering Staff Time for City 

Projects - Westby 
30 
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