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DOCUMENT PURPOSE

The purpose of this document is to outline 
high-level land use planning policy for a 
portion of the Highway 10 South Small Area 
Plan currently known as Riverstone South by 
Capstone Homes. This a visionary document 
to help guide policy discussions. This is not 
the official land use plan for the area nor 
carries any legal entitlements. This document 
would be implemented through amendments 
to the City’s Comprehensive Plan and Zoning 
Code. 



PREVIOUS REVIEW

February 11, 2020 Joint Meeting
City Council and Planning Commission
Broad Overview and Riverdale Drive Funding

February 18, 2020 Public Works Committee
Riverdale Drive Funding

March 24, 2020 City Council
Riverdale Drive Funding

April 7, 2020 Small Group Neighborhood Meeting
Southern Public Safety Connection to Bowers Drive

April 14, 2020 Public Webinar
Broad Overview and Land Use Planning

April 26, 2020 Small Group Neighborhood Meeting
Riverdale Drive Connection to Highway 10 Options



REVIEW OF THIS DOCUMENT

Planning Commission Thursday, June 4, 2020 7:00 p.m.

Park and Recreation Commission Thursday, June 11, 2020 6:30 p.m.

Environmental Policy Board Monday, June 15, 2020 6:30 p.m.

City Council Tuesday, June 23, 2020 7:00 p.m.





EXISTING CONDITIONS

• Riverdale Drive/Highway 10/169
• Connexus Solar Farm (17 acres)
• Significant Ecological Resources

– Tree Cover
– Mississippi River Corridor Critical Area

• Adjacent Land Uses
– Adjacent to Residential to west (Bowers Drive)
– Adjacent to Agricultural/Future Residential to east (Riverside Farms)







FUTURE CONDITIONS

• Future Commercial/Industrial
– North side of project
– Between Highway 10 and future Riverdale Drive Extension

• Public Safety Connection to Bowers Drive
• Tree Preservation Plan
• Density Transition

– Adjacent to Residential
– Adjacent to Commercial/Industrial/Highway 10/169







FUTURE LAND USE/DEVELOPMENT OPTIONS



CONNECTION TO BOWERS DRIVE
(PUBLIC SAFETY)



CONNECTION TO BOWERS DRIVE
(PUBLIC SAFETY)
• Alternative #1

– Full Public Street (28 foot width OK)
• Alternative #2

– Heavy Duty ‘Driveway’
– Surmountable Curb on Riverstone South Side – Local Road

• Access itself does not need curb
– Signage – Public Safety Access
– 20 Foot Width
– Landscaping

• Need turning templates



RIVERDALE DRIVE ALTERNATIVE #1
DEVELOPER/OWNER PREFERENCE



RIVERDALE DRIVE ALTERNATIVE #2
REQUEST BY NEIGHBORING PROPERTY



POTENTIAL LAND USE/FUTURE DEVELOPMENT
COMPROMISE
• Enhance Density Transitioning

– More than currently required by City Code
• Enhance Tree Preservation

– More than currently required by City Code
• Transects/Zones

– Larger lots adjacent to Bowers Drive
– Medium-sized lots in middle zone
– Smaller lots to the northeast

• Intersection of Commercial/Industrial and Solar Farm
• Conservation Subdivision Design
• Similar to Riverstone Neighborhood

– North of Highway 10



Connexus
Solar

Enhance 
Tree Preservation



ENHANCED TREE PRESERVATION PLAN

• Alternative #1
– 1 Acre Nature Based Park

• Preservation of existing trees
– Additional 25 foot buffer adjacent to existing 

50 foot buffer
• 75 foot buffer total
• NOTE: Parcel C retained by Pearson 

Properties and not part of development area

• Alternative #2
– Preserve 10% of Project Site
– Combo of Park Dedication and Other Open 

Space Preservation Funding

Potential Park Location

Previous concept underlay for context only. Actual concept will look different.



OPEN SPACE PRESERVATION
FUNDING OPTIONS

• Park Dedication Credit
• Trust for Public Land
• Anoka Conservation District
• Minnesota Department of Natural Resources
• Great River Greening



IMPLEMENTATION PLAN



IMPLEMENTATION PLAN

1. Allow mix of lot sizes in exchange for the 
following:
– Enhanced tree preservation above and 

beyond minimum code requirements
2. Require a second connection to Bowers 

Drive in existing City-Owned Corridor 
1. Final design as full public roadway or 

reduced design for public safety to be 
evaluated with next steps

3. Require Riverdale Drive Extension
1. Explore 2 options for connection to 

Highway 10/169



RESOLUTION #20-065:
RIVERDALE DRIVE FUNDING

• 1/3 Cost Share of Pearson Frontage
• 1/3 Cost Share of Anoka County Frontage 

Funding Gap

Pearson 
Frontage

Anoka 
County 

Frontage
Total

City/Public* $388,000 $39,250 $427,250

Capstone $339,125 $39,250 $378,375

Pearson $339,125 $39,250 $378,375

Total $1,066,250 $117,750 $1,184,000

*Includes both City Contribution and MnDOT Grant
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