
           

City of Ramsey
Agenda

Park and Recreation Commission
Thursday, January 14, 2021

6:30 pm
Council Chambers, 7550 Sunwood Drive NW

This meeting is being held in accordance with Minnesota Statutes 13D.021. Due to the COVID-19 Pandemic, it is
not practical and prudent for all members of this board to attend in person. Current Minnesota law requires certain

social distancing standards that impacts the capacity of the Council Chambers. For those at highest risk, it is
advised to isolate themselves from the general public. For these reasons, it is not practical and prudent to have this

meeting exclusively in person. Members of the public are welcome to attend in person or remotely.

Remote Attendance available at www.cityoframsey.com/meetings. To maximize social distancing due to the
COVID-19 Pandemic, those that can join remotely are encouraged to do so. Those joining remotely and requesting

to speak are asked to use a webcam when speaking.

             

1. Call to Order
 

2. Citizen Input
 

3. Approve Agenda
 

4. Approve Minutes
 

1.   Approve the following meeting minutes:
1. Park and Recreation Commission meeting minutes dated November 12, 2020.

 

5. Commission Business
 

1.   2020 Summer Event Series Recap
 

2.   Consider Park Dedication Recommendations Related to Riverstone South; Case of Capstone
Homes/Riverstone Development

 

3.   Consider Land Purchase to Expand Loral I Armstrong Delaney Central Park
 

1. Commission/Staff Input
 

7. Adjournment
 

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

  



   
Park and Recreation Commission   4. 1.           
Meeting Date: 01/14/2021  
Submitted For: Mark Riverblood, Engineering/Public Works 
By: MaryJo Warner, Engineering/Public Works

Information
Title:
Approve the following meeting minutes:
1. Park and Recreation Commission meeting minutes dated November 12, 2020.

Purpose/Background:
Purpose: To review and approve meeting minutes.
Background: Attached are the meeting minutes for review.

Notification:

Observations/Alternatives:

Funding Source:
n/a

Recommendation:
To review and approve meeting minutes dated November 12, 2020.

Action:
Motion to approve meeting minutes dated November 12, 2020.

Attachments
Minutes

Form Review
Inbox Reviewed By Date
Grant Riemer Grant Riemer 01/08/2021 03:51 PM
Form Started By: MaryJo Warner Started On: 01/08/2021 01:51 PM
Final Approval Date: 01/08/2021 
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PARK AND RECREATION COMMISSION 

CITY OF RAMSEY 

ANOKA COUNTY 

STATE OF MINNESOTA 
 

 

The Ramsey Park and Recreation Commission conducted a regular meeting on November 12, 

2020, at the Ramsey Municipal Center, 7550 Sunwood Drive NW, Ramsey, Minnesota.   

 

 

Commission Members Present: Chair Shane Bennett 

Vice Chair Brandon Sis 

Commissioner Nathan Barten  

Commissioner Matthew Guck  

Commissioner Jennifer Leistico 

Commissioner Justin Loss 

    

Commission Members Absent:   

 

Also Present:   City Council Liaison Debra Musgrove 

Parks & Assistant Public Works Superintendent Mark Riverblood 

    Recreation Specialist Abby Proulx 

      
 

1. CALL TO ORDER 
 

Chair Bennett called the Park and Recreation Commission meeting to order at 6:30 p.m. 

 

2. CITIZEN INPUT 
 

None. 

 

3. APPROVE AGENDA 

 

Motion by Commissioner Sis seconded by Commissioner Leistico to approve the Park and 

Recreation Commission meeting agenda as presented. 

 

Motion carried. Voting Yes: Chair Bennett; Commissioners Sis, Leistico,  Barten, Guck and Loss.  

Voting No: None.  Absent:  None. 

 

4. APPROVE MINUTES 

 

4.01: Approve Park and Recreation Commission Meeting Minutes 

 

Motion by Commissioner Leistico, seconded by Commissioner Loss to approve the following Park 

and Recreation Commission Regular Meeting Minutes: 
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 Park and Recreation Commission Meeting Minutes dated October 8, 2020 

 

Motion carried. Voting Yes: Chair Bennett; Commissioners Leistico, Loss, Sis, Barten, and Guck.  

Voting No: None.  Absent:  None. 

 

5. COMMISSION BUSINESS 

 

5.01: Consider the 2021-2030 Parks Five-Year Capital Improvement Plan 

 

Parks & Assistant Public Works Superintendent Riverblood stated that the Commission discussed 

the CIP on an ongoing basis each year.  He stated that 2021 is similar to the past year.  He explained 

that the CIP is a planning document that attempts to identify the timing, funding and proposed cost 

estimate noting that none of the individual projects have been approved.  He stated that the 

discussion tonight will focus on the park and trail section of the CIP.  He noted that the Council 

will review and adopt the entire CIP later this year.  He noted that most of the parks items within 

the CIP are funded through the park trust fund which has been established with funds from 

developers and not from the general fund.  He provided an overview of the proposed projects 

shown for 2021, placeholder projects and newly proposed projects.  He provided background 

information on each project.   

 

Chair Bennett stated that as they look at the potentially planned projects over a period of time it is 

important to note that the attempt is to balance the resources over a multitude of things.  He 

commented that there are projects that range widely in type.  He stated that this is a plan that 

attempts to plan for future improvements in the most cost-effective manner.   

 

Councilmember Musgrove referenced the trail mentioned along Hwy 47 and asked if that is not 

meant to move forward until the development of those lots occurs or whether the City could move 

forward with some type of trail prior to that time. 

 

Parks & Assistant Public Works Superintendent Riverblood replied that he mentioned the 

development of those lots for many reasons.  He explained that development would help to increase 

support for retail and provide the easements needed for the trail.  He stated that if desired, the City 

could proceed with the project but there would be added cost.  He stated that there is a sidewalk 

along Xkimo, but people still tend to make their own foot trail along 47.   

 

Commissioner Loss asked if the trail connection along 47 would potentially bring in increased 

interest from developers. 

 

Parks & Assistant Public Works Superintendent Riverblood replied that could be a possibility.  He 

explained that if the City does not have the land, the City would need an easement or acquire that 

land through purchase.  He stated that it may make better sense to have that connection occur with 

development as the site development is unknown and therefore there could be a possibility that the 

City would pay to construct a trail segment that may be torn out and replaced in order to match 

grade with the development or to provide utility connection.  He noted that in the case of waiting 

for development to occur, the developer may also construct the trail to themselves rather than the 

City paying that cost.  He confirmed that trails are an amenity to retail and all businesses.   
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Chair Bennett commented that this is a good list with the vast majority of projects that have been 

on the plan for some time.  

 

Commissioner Sis referenced the expansion of the Dog Park at Alpine and asked if that is part of 

this plan. 

 

Parks & Assistant Public Works Superintendent Riverblood replied that is included in the CIP for 

2020.  He stated that the Commission discussed that topic, met at the park in October and there 

was consensus to move forward on that project.  He noted that information will be reviewed for 

action in the next case.   

 

Motion by Commissioner Sis, seconded by Commissioner Loss to recommend approval of the 

2021-2030 Parks Capital Improvement Plan to the City Council. 

 

Motion carried. Voting Yes: Chair Bennett; Commissioners Sis, Barten, Guck, Leistico, and Loss.  

Voting No: None.  Absent:  None. 

 

5.02: Recommend Proposed Improvements to Alpine Park’s Off-Leash Area – a 2020 

Parks Capital Improvement  

 

Parks & Assistant Public Works Superintendent Riverblood stated that some of the background 

for this case was discussed in the discussion for the last agenda item.  He stated that the dog park 

has a lot of users and the request to expand the off-leash area makes sense.  He displayed a sketch 

showing the proposed expansion area and noted that it would increase the size by one third.  He 

reviewed the proposed materials and a cost estimate.  He asked if the Commission would like to 

move forward on the project at this time or wait until 2021, with an estimated cost of $20,000. 

 

Chair Bennett commented that the Commission met at the park recently to hear the request from 

the resident.  He stated that even though this is just space between ballfields, it is one of the most 

loved parks in the community.  He stated that he often hears requests to make the park larger and 

believed that this would be a good option to provide a cost-effective expansion to the dog park. 

 

Commissioner Leistico stated that she supports this project.  She believed that this would be good 

representation of what people in the community want, as a resident had enough interest in the park 

to gather input from other users in order to present a realistic proposal. 

 

Chair Bennett agreed that this would be creative use of space and existing fencing. 

 

Parks & Assistant Public Works Superintendent Riverblood commented that the Commission 

should also consider another off-leash area in the future.  He acknowledged that it can often be 

difficult to find the right site for this type of recreational activity, as not everyone loves dog to the 

same degree.  He stated that the entire dog area is bare soil because of all the use by the dogs.   

 

Councilmember Musgrove commented that she takes her dog to the park often and her dog is often 

curious about the area proposed for the expansion.  She also liked the fact that this project was 

proposed by residents.  She asked for details on the lighting of parks. 
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Parks & Assistant Public Works Superintendent Riverblood stated that City Code states that parks 

are closed at 10 p.m.  He commented that he believes that there will eventually be a transition to 

24-hour parks because of the changing trends of when people are working and when they are taking 

walks or using things like the dog park.   

 

Chair Bennett commented that as he was on his way to the meeting tonight, he saw two people 

walking their dogs in The Draw area and fortunately there is lighting to assist with walking in the 

evening hours.  He believed that lighting would be worth exploring.  He stated that while dusk 

occurs much later in the evening during the summer, the winter hours bring darkness much earlier.   

 

Councilmember Musgrove recognized that more people are using the parks earlier in the morning 

or after 10 p.m.  She stated that she better understands the need for lighting and that residents 

would find that helpful in the winter months. 

 

Parks & Assistant Public Works Superintendent Riverblood commented that lighting was 

previously the top request for the dog park, noting a light that was installed during an earlier 

project. 

 

Motion by Commissioner Leistico, seconded by Commissioner Guck to recommend City Council 

authorize $20,000 for the expansion of Alpine Park’s off-leash area to include aspects of solar 

lighting. 

 

Motion carried. Voting Yes: Chair Bennett; Commissioners Leistico, Sis, Barten, Guck, and Loss.  

Voting No: None.  Absent:  None. 

 

5.03: Note Draft Center Street Area Framework and Policy Plan 

 

Parks & Assistant Public Works Superintendent Riverblood presented the draft Center Street area 

framework and policy plan.  He stated that the detail is intended to update the existing framework 

and plan that was adopted in 2012.  He stated that input would be gathered from all the Boards and 

Commissions prior to presentation to the City Council.  He provided background on the creation 

of the plan and public input process for the downtown “COR” area.  He stated that it was clear 

through that public input process that pedestrian connection and connection from the downtown 

area, over the rail and highway, to the Mississippi Park were the most desired elements by residents 

along with a green corridor and water feature.  He explained how the plans evolved over time and 

how the plans can be reactive to different types of development.  He displayed a sketch from the 

2012 Center Street area framework and policy plan and explained that additional detail is needed 

in order to provide developers with the necessary information.  He reviewed the details of the 

proposed draft framework and plan including the pump house, pump house plaza, different 

streetscape project elements, irrigation, and future development site frontage.   

 

Chair Bennett recalled that there was a great deal of discussion related to Municipal Plaza and 

appreciated the creativity, sustainability elements, and stormwater reuse for irrigation.  He stated 

that he also understands the need to revise the original plan to better plan for the Center Street 

projects.   
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Parks & Assistant Public Works Superintendent Riverblood reviewed the different Board and 

Commission review that will occur, noting that the EDA and Planning Commission will be asked 

to recommend approval of the draft plan.  He explained the additional level of detail that those 

groups will be presented and provide. 

 

Chair Bennett stated that he likes the concept of improving the look of the pump house and the 

desire to make that more residential in appearance because of the surrounding residential 

properties.  He noted that area also continues to be popular in terms of recreation and events and 

therefore the bathrooms would be helpful as well. 

 

Commissioner Sis commented that it is fantastic to see the level of planning that has gone into the 

downtown area and how the plan has changed with the different economic conditions. 

 

Commissioner Loss stated that this is the first time he has seen a lot of these plans and appreciated 

that the City did not rush into the method of accepting any development and instead putting more 

thought into the desired outcome.   

 

Parks & Assistant Public Works Superintendent Riverblood stated that the intent would be to have 

standards in place which ensures that development projects will meet the expectations.   

 

Commissioner Loss asked if there is a timeline for the build out of Municipal Plaza. 

 

Parks & Assistant Public Works Superintendent Riverblood stated that he will be asking the City 

Council for authorization for RFQ to complete the design build plans for the pump house perhaps 

as soon as January with improvements to occur in 2021.  He stated that he would also like to work 

on the interface near the Affinity building in 2021.  He stated that Center Street may be 

reconstructed in a future year, so some improvements would be tied to that project.  He noted that 

some elements will be developer and/or opportunity driven.  He noted that staff will continue to 

explore grant opportunities as well.  

 

6. COMMISSION/STAFF INPUT 
 

None. 

 

7. ADJOURNMENT 
 

Motion by Commissioner Leistico, seconded by Commissioner Loss to adjourn the meeting. 

 

Motion carried. Voting Yes: Chair Bennett; Commissioners Sis, Barten, Guck, Leistico, and Loss.  

Voting No: None.  Absent:  None. 

  

 

The Park and Recreation Commission meeting adjourned at 8:05 p.m. 

 

Respectfully submitted, 
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________________________________ 

Mark Riverblood 

Parks & Assistant Public Works Superintendent 

 

Drafted by Amanda Staple 

TimeSaver Off Site Secretarial, Inc. 
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Meeting Date: 01/14/2021  
Submitted For: Mark Riverblood, Engineering/Public Works 
By: MaryJo Warner, Engineering/Public Works

Information
Title:
2020 Summer Event Series Recap

Purpose/Background:
This Summer's Concert Series at The Draw was not surprisingly impacted by Covid-19, which included a
deliberate delay in concerts commencing, and when underway by limited seating and voluntary pre-registrations,
Nonetheless, the season was deemed a success with residents grateful to have programming, with so many outdoor
entertainment events canceled in the State this past year.

Recreation Specialist Abby Proulx will highlight the 2020 concert experience at the meeting,and provide a forecast
for the 2021 season.

Notification:

Observations/Alternatives:

Funding Source:
Funding for the concerts in 2020 was an investment in the community by the City of Ramsey's Lawful Gambling
Fund.

Recommendation:

Action:
No Action required/Based upon discussion.

Attachments
Patron Appreciation Ltr

Form Review
Inbox Reviewed By Date
Mark Riverblood Mark Riverblood 01/06/2021 02:14 PM
Grant Riemer Grant Riemer 01/06/2021 03:03 PM
Form Started By: MaryJo Warner Started On: 01/04/2021 01:34 PM
Final Approval Date: 01/06/2021 
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Meeting Date: 01/14/2021  
By: Tim Gladhill, Community Development

Information
Title:
Consider Park Dedication Recommendations Related to Riverstone South; Case of Capstone Homes/Riverstone
Development

Purpose/Background:
The purpose of this case is to consider Park Dedication Recommendations for Riverstone South, a proposed 243 lot
single-family subdivision. This Preliminary Plat Submittal represents conformance to the planning framework
approved by the Planning Commission (as well as Park and Recreation Commission) and City Council as well as
the Sketch Plan recently submitted and reviewed by the Planning Commission. 

Notification:
Notification is not required for this particular case.

Observations/Alternatives:
This step is the result of a 12 month planning and collaboration process between the City, Developer, Property
Owner and adjacent neighborhood. The Preliminary Plat has been prepared consistent with previous City direction.
This case has been prepared at a summary level. Materials from the City Council direction at the Sketch Plan Phase
are attached for more detailed background. 

The City has some additional discretion in this project. 
Project Requires Comprehensive Plan Amendment and Zoning Amendment (highest level of discretion the
City can have in land use decisions)

1.

The Project is requesting that the City contribute dollars to the Riverdale Drive Extension2.

The Developer is proposing to dedicate 1 acre of land for and a $350,000 cash contribution for a neighborhood
park to serve this neighborhood as well other adjacent neighborhoods in the area. Staff believes it is important to
have proximate recreational opportunities for a neighborhood of this size. Parks/Assistant Public Works
Superintendent will provide a general overview of a potential design approach to this future park. Additionally, at
the Park and Recreation Commission's review in June of 2020, the Commission noted the importance of ensuring
appropriate trail connections through the plat and to the East for future access to destinations in that direction. The
Developer is showing a trail along the arterial street of Riverstone South (Pearson Boulevard or Parkway),
consistent with the City's policy of requiring trails along all arterial streets as a basic, Developer funded
infrastructure. 

Funding Source:
City Code provides the City the option to secure 10% of land or a cash contribution established by annual
ordinance (or some sort of combination thereof) to satisfy required Park Dedication requirements authorized by
State Statute. 

Separately, the Developer has proposed 7 acres of open space preservation for a portion of the natural forest and
would be purchased by the City with a third-party funding source geared towards open space preservation. 

Recommendation:



Staff recommends that Park Dedication be satisfied through dedication of 1 acre of land along with a $350,000 cash
contribution for the park's development. Additionally, the Preliminary Plat should reflect that any trail width be 10'
foot in keeping with the city's standard.

Further, that a small pedestrian access should be located along Street A to connect the neighborhood's residents
with the 7+ acre Tree Preservation site. This could consist of an easement or an Home Owners Association parcel
and would not need any improvements (trail or sidewalk), but should be demarcated with a sign or boundary
markers. 

Trail Fees for Riverstone South would be due based upon the Rates and Charges in affect at the time of platting, per
residential lot created.

Action:
Motion to recommend that the City Council accept the proposal to satisfy Park Dedication through dedication of 1
acre of land along with a $350,000 cash contribution; together with a pedestrian access point to the Tree
Preservation area, and the payment of Trail Fees of $1,000 per residential lot platted in 2021. 

Attachments
Site Location Map
Plan Set (clean)
Density Exhibit
Sketch Plan
Phasing Plan
Approved Planning Framework

Form Review
Inbox Reviewed By Date
Tim Gladhill (Originator) Tim Gladhill 01/07/2021 09:36 AM
Mark Riverblood Mark Riverblood 01/07/2021 11:08 AM
Tim Gladhill (Originator) Tim Gladhill 01/07/2021 11:51 AM
Form Started By: Tim Gladhill Started On: 01/06/2021 01:38 PM
Final Approval Date: 01/07/2021 
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UNDISTURBED SUBSOIL

( SEE LANDSCAPE NOTES 
FOR TYPE OF MULCH )

REMOVE BURLAP & ROPE
FROM TOP 1/3 OF BALL

IF SHRUB IS B & B, THEN

BACKFILL MIX

4 INCHES MULCH

EXISTING GRADE

GUY WIRE WITH WEBBING
FLAGGING- ONE PER WIRE

PLANTING SOIL MIXTURE (SEE SPEC.)

MINIMUM 1/2 WIDTH OF ROOT BALL

4"-6" SHREDDED BARK
MULCH

UNDISTURBED OR STABILIZED
SUBSOIL

NOTE:  GUY ASSEMBLY  OPTIONAL BUT
CONTRACTOR ASSUMES FULL
RESPONSIBILITY FOR MAINTAINING TREE
IN A PLUMB POSITION FOR THE
DURATION OF THE GUARANTEE PERIOD

GUY ASSEMBLY- 16"
POLYPROPYLENE OR POLYETHYLENE
(40 MIL) 1-1/2" WIDE STRAP (TYP)
DOUBLE STRAND 10 GA. WIRE, 2-7"
ROLLED STEEL POSTS (MnDOT 3401)
@ 180° O.C. (SEE STAKING DIAGRAM)

COORDINATE
STAKING TO INSURE
UNIFORM
ORIENTATION OF GUY
LINES AND STAKES

2. TRIM OUT DEAD WOOD AND WEAK AND/OR
DEFORMED TWIGS. DO NOT CUT A LEADER. DO
NOT PAINT CUTS.

4. PLACE PLANT IN PLANTING HOLE WITH
BURLAP AND WIRE BASKET, (IF USED), INTACT.
BACKFILL WITHIN APPROXIMATELY 12" OF THE
TOP OF ROOTBALL, WATER PLANT.  REMOVE
TOP 1/3
OF THE BASKET OR THE TOP TWO
HORIZONTAL RINGS, WHICHEVER IS GREATER.
REMOVE ALL BURLAP AND NAILS FROM TOP
1/3 OF THE BALL.  REMOVE ALL TWINE.

3. SET PLANT ON UNDISTURBED NATIVE SOIL
OR THOROUGHLY COMPACTED BACKFILL SOIL.
INSTALL PLANT SO THE ROOT FLARE IS AT OR
UP TO 2" ABOVE THE FINISHED GRADE.

6. WATER TO SETTLE PLANTS AND FILL
VOIDS.

5. PLUMB AND BACKFILL WITH
BACKFILL SOIL.

7. WATER WITHIN TWO HOURS OF
INSTALLATION.  WATERING MUST BE
SUFFICIENT TO THOROUGHLY SATURATE
ROOT BALL AND PLANTING HOLE.

8. PLACE MULCH WITHIN 48 HOURS OF
THE SECOND WATERING UNLESS SOIL
MOISTURE IS EXCESSIVE.

1. SCARIFY BOTTOM AND SIDES OF HOLE
PRIOR TO PLANTING

PLAN

TREE WRAP

BACKFILL MIX

PAINTED FLUORESCENT ORANGE

WHITE FLAGGING (TYP.)

DOUBLE STRAND 12 GAUGE WIRE

8" 2-PLY NYLON STRAPS

8' STEEL TEE POST-

4 INCHES HARDWOOD MULCH

FROM TOP 1/3 OF THE BALL
REMOVE BURLAP & ROPE

UNDISTURBED SUBSOIL

4 INCH DEEP SAUCER

NOTE:  SEE PLANTING NOTES FOR THE TYPE OF MULCH MATERIAL TO USE.
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TREES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

RM 37 Acer rubrum `Northwood` Northwoods Red Maple 2" Cal. B&B

RM+ 21 Acer rubrum `Northwood` Northwoods Red Maple 3" Cal. B&B

FM 45 Acer x freemanii `Sienna` Sienna Glen Maple 2" Cal. B&B

FM+ 10 Acer x freemanii `Sienna` Sienna Glen Maple 2.5" Cal. B&B

RB 14 Betula nigra
Clump Form, 2" Cal Equivalent

River Birch Multi-Trunk 8` Ht. B&B

HB 25 Celtis occidentalis Common Hackberry 2" Cal. B&B

HL 22 Gleditsia triacanthos inermis `Harve` Northern Acclaim Thornless Honey Locust 2" Cal. B&B

KC 14 Gymnocladus dioica `Espresso` Kentucky Coffeetree 2" Cal. B&B

WO 35 Quercus bicolor Swamp White Oak 2" Cal. B&B

BL 59 Tilia americana `Boulevard` Boulevard Linden 2" Cal. B&B

AE 60 Ulmus americana `Princeton` American Elm 2" Cal. B&B

CONIFEROUS TREES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

BF 22 Abies balsamea Balsam Fir 6` Ht. B&B

RC 3 Juniperus virginiana Eastern Red Cedar 5 gal. Cont.

BH 9 Picea glauca densata Black Hills Spruce 6` Ht. B&B

WP 6 Pinus strobus White Pine 6` Ht. B&B

CH 17 Tsuga canadensis Canadian Hemlock 6` Ht. B&B

ORNAMENTAL TREES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

SB 6 Amelanchier x grandiflora `Autumn Brilliance`
Clump Form, 1.5" Cal Equivalent

Autumn Brilliance Serviceberry 7` Ht. B&B

CA 7 Malus x `Prairifire`
Red Flowers

Prairifire Crabapple 1.5" Cal. B&B

GROUND COVERS CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

SOD 135,011 sf Turf Sod Bluegrass Kentucky Bluegrass sod

TI 2,202,069 sf Type I - Low Maint. Turf Seed
Refer to notes for acceptable seeding
methods
Seeding Rate 330 lb/ac

MnDOT Seed Mix 25-131 seed

TII 85,297 sf Type II - High Maint. Turf Seed
Refer to notes for acceptable seeding
methods
Seeding Rate 180 lb/ac

MnDOT Seed Mix 25-151 seed

TIII 174,580 sf Type III - Stormwater Pond Pollinator Seed Mix
Refer to notes for acceptable seeding
methods.
Seeding Rate 47.5 lb/ac

BWSR Stormwater Pond Pollinator NE seed

TIV 95,767 sf Type IV - Native Seed Mix
Refer to notes for acceptable seeding
methods. Seeding Rate 50.0 lb/ac

MnDOT Seed Mix 35-241 seed
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HIGHWAY 10 SOUTH SMALL AREA PLAN
RIVERSTONE SOUTH PLANNING FRAMEWORK
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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



   
Park and Recreation Commission   5. 3.           
Meeting Date: 01/14/2021  
By: Mark Riverblood, Engineering/Public

Works

Information
Title:
Consider Land Purchase to Expand Loral I Armstrong Delaney Central Park

Purpose/Background:
Purpose
The purpose of this case is to contemplate the potential purchase of approximately 11 acres of raw land east of
Loral I Armstrong Central Park for expansion. The present owner, St. Katherine Drexel Church has indicated they
desire to sell this land for approximately $517,000, and that there is also interest from residential developer(s). Staff
would like the Commission to issue a determination as to if the City should proceed to a Purchase Agreement at this
time, or if it may be in the community's interest to consider a trail connection to Central Park and proceed with other
capital improvements with a similar investment in another part of the park system (among many alternatives
available).

Background
Following the donation of land for the existing 45-acre park more than 3 decades ago, the city's Land Use [Zoning]
Map showed the approximate 35 acres to east as zoned 'public' [park use] or 'quasi public'. Thereafter around 2000,
the zoning was changed to residential, and at present it is R-1 MUSA zoning for single-family lots. A decade or so
ago, the landowner of the 35 acres (the same church named above) expressed a willingness to sell the Western
portion of this land to the City for park purposes. That did not move forward. Subsequently, a Capital Improvement
Project page was added to the City's CIP as a placeholder to forecast this potential opportunity to expand the park
reemerging.

Also during the last decade, the demand for boys and girls softball fields has 'flattened' somewhat in comparison to
a growing number youth in the community (soccer and lacrosse is still trending up). And a few years ago the City
acquired all the remaining land north of Alpine Drive and east of Lake Itasca for the as yet developed Lake Itasca
Community Park (to logically include some athletic fields). Thus, the landscape has literally and figuratively
changed a bit relative to athletic field use, and perhaps also the geographic location of where future athletic fields
(soccer, football, lacrosse, or ballfields) may be best located. Similarly, there seems to be more requests for the City
to light existing baseball fields at Alpine Park, versus adding softball/baseball fields at any particular location
within the community. (Staff has a call in to the President of the Anoka Ramsey Athletic Association to obtain a
'real-time' assessment of the near and future youth athletic field needs, to garner more information for the
Commission in considering this case.) 

Another variable here relative to the question as to if the City should consider the purchase of 11 acres to the east of
the park is: If the land would not be acquired by the City, a developer may propose any number of residential
development scenarios, including potentially a request for greater residential densities, than the present R-1 MUSA
zoning for single-family lots. In a traditional residential scenario, the City may impose various development fees,
including Park Dedication (land or cash), and also beyond the minimum Park Dedication prescribed in the adopted
Rates and Charges, it may be noted. Meaning, if the City does not acquire the western portion of the vacant land for
park purposes today, a logical response to a subdivision request may look like the Dedication of Park Land for a
multi-use athletic field to the northwest of the vacant land at the border of the existing park (a portion or more of the
same 11 acres this case discusses). This 'new' park area could also count toward density transitioning if required, for
the theoretical subdivision.



Notification:
Note: At this time there is no proposed plat for the land this topic discusses, this case is to respond to the offer to
the City to purchase approximately 11 acres, no special notifications are required.

Observations/Alternatives:
Observations:
At its essence this case is a yes/no to the question as to if the City should attempt to proceed to a Purchase
Agreement for 11 acres to add to one, of five existing community parks. However, there are many different ways to
evaluate or factor the potential investment of over half a million dollars to acquire the raw land. The following are a
few highlights of these myriad considerations—staff will attempt to organize these concepts in more detail for the
meeting.

Alternatives/Questions for consideration:

~ Is the proposed $517,000 a 'good value' for the City's future park system?
Capital improvements; grading, turf, irrigation, trail connections, trees, etc. amounting to another quarter million
potentially, would be needed to realize this investment in a useable way as additional athletic field(s). However, at
present, there is no more irrigation capacity to irrigate any more acreage at this park. Either city water would need
to be available, or a new water well (with power supply, pump and controls would be needed); a new well with
power may be $300,000 or more.

~ Is a similar value realized by specifying that any new residential land use to the east of the park, would require
Park Dedication (land) to result in additional field space to be added? 
The same capital improvements are needed for the athletic field, but under this scenario, municipal water is brought
to the site. Cash savings may be 3/4 million for one or more athletic fields.

~ Is additional athletic field space needed 'now'?

~ Might capital expenditures in a new athletic field(s) be more valuable at Lake Itasca Community Park, given
there is no significant developed park space near there, and it has double the density of children in proximity?
In this scenario, a trail to connect Central Park to Variolite Street would still be recommended.

~ Might the best way forward (for both the church and the City) be to 'ghost plat' all the property the church does
not need for their building (before a Purchase Agreement is developed), to ensure that the land is developed to it
highest and best use?

Funding Source:
Funding for any potential land acquisition (or capital improvements) this case discusses would be from the Park
Trust Fund.

Recommendation:
Staff recommends the Commission embark upon a robust discussion on the question this case proposes, and by
consensus or motion, provide staff a clear next step in responding to the church's proposal, or for City Council
action.

Action:
Based upon discussion.

Attachments
samples of CIP projects



numbers of children in proximity
approximate area of 11 acres
earlier concepts
old appraisal

Form Review
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Grant Riemer Grant Riemer 01/08/2021 03:52 PM
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Final Approval Date: 01/08/2021 



 

 

 

 

 

 

 

 



 

 

 

 

 

 

 



 



 

 

 

Numbers of families in proximity to two community parks 

631 homes X (estimated) 2 children = 1,262 

Undeveloped Community Park 

304 homes X (estimated) 2 children = 608 

Developed Community Park  

 

 



 

Approximate area of 11 acres 
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City of Ramsey
7550 Sunwood Dr NW, Ramsey, MN 55303

July 10, 2015

David C. Hughes

APPRAISAL OF REAL PROPERTY
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• Appraiser Disclosure Statement: 
      
1. The scope of this appraisal is to develop an opinion of value of the lot only of a previously improved site, described in the body of this
report. The intended user of this appraisal is The City of Ramsey, 7550 Sunwood Dr NW, Ramsey, MN 55303. I have not been
previously engaged in professional services for the property which is the subject of this report in the last three years. I have experience
in appraising in this market area. I am aware of, and have access to, the necessary and appropriate public and private data sources for
the area in which the property is located.
      
2. The intended use or function of the appraisal prepared is to provide an opinion of market value on the real property, the subject of the
appraisal. This appraisal has been prepared for the exclusive benefit of my client. It may not be used or relied upon by any other party.
Any party who uses or relies upon information in this report does so at his or her own risk. Any information contained herein will only be
released with specific authorization from my client. Additional copies of this report can only be executed with authorization from my
client. 
      
3. The value estimate is based upon the assumption that the subject property described in the appraisal is not negatively affected by the
existence of hazardous substances or detrimental environmental conditions. The appraiser is not an expert in the identification of
hazardous substances or detrimental environmental conditions. The appraisers routine inspection of the subject property did not develop
any significant conclusions regarding hazardous substances or detrimental environmental conditions which would affect the property
negatively unless otherwise stated in this report.  
      
4. The signature(s) included with this report are digitally generated and should be considered legally binding and have the same force and
effect as original ink signatures. All residential reports from Certified Appraisal Service. Inc are originals from printers or computer files
which are locked when signed so they cannot be tampered with. Digital signatures are applied to make it possible to transmit an entire
report electronically. No other person can alter the appraisal with the exception of the original signing appraiser.  
      
5. An appraisal is different than a home inspection. An appraisal is required to estimate market value. It is the buyers responsibility to be
informed.
      
6. Statistical reporting is based on information from the Regional Multiple Listing Service of Minnesota, county on-line data, drive-by
observations and in some instances direct contact with listing agents. The Appraiser relied on the information from these reliable
sources and if found to be incorrect, may affect your market value.   
      
7. If I relied on significant professional assistance from any individuals in the performance of the appraisal or the preparation of the
appraisal report, I have named such individual(s) and disclosed the specific tasks performed by them in the reconciliation section of this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make a change to
any item in the report, therefore, if an unauthorized change is made to the appraisal report, I will take no responsibility for it. 
      
8. The appraisal was prepared in accordance with the requirements of Title XI of the Financial Institutions Reform, Recovery and
Enforcement Act of 1989, as amended (12 U.S.C 331 et seq.) and any implementing regulations.

Appraiser Disclosure Statement
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File No.
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7925161ST
15JUL10D

n/a 0502.24 34 C2
7925 161st Ave NW

Ramsey Anoka MN 55303

n/a n/a n/a
exempt n/a n/a

City of Ramsey 445 East Lake Street, , MN 55391
vacant David C. Hughes Estimate the fair market value of an undifferentiated 15 

acres of an unimproved site; PID 16-32-25-24-0002 located in the city of Ramsey in Anoka County.

82 2 1 10
5

residential public park
5

30,000 655,000 160
00 70 18

Subject is located in Ramsey, an area 
consisting of  single family homes of various styles, sizes, ages and values. Schools are in the Elk River and the Anoka-Hennepin School Districts. 
Ramsey has limited employment opportunities. Recreation (primarily outdoor) and police and fire protection are adequate. No adverse noise factor, typical 
nature and residential views.

undifferentiated 15.
R1 - Single Family Residential

site is currently un-improved, proposed park improvement

bituminous

level
large acreage site
irregular
nature/res

adequate runoff to low areas

The subject site does not appear to be in a FEMA 
designated flood zone.  No adverse easements, encroachments or any other adverse conditions were noted by the appraiser. 

7925 161st Ave NW
Ramsey

n/a
$/Sq. Ft.

inspect/county

n/a
Ramsey
15 ac, rural

wooded light
topography level
utilities none
appeal good

n/a
0

20xxx  Nowthen Blvd
Nowthen, MN 55303, Anoka Cnty
5.64 miles N

70,000
6,979/ac

County/RealtorMLS

01/2015
Nowthen 0
10.3 ac, rural +39,480
light
level
none
good
Conventional
17,500 0

39,480

Net 56.4 % 109,480

xxxx Nowthen Blvd
Nowthen, MN 55303, Anoka Cnty
6.08 miles N

73,000
11,231/ac

County/RealtorMLS

05/2015, dom 32
Nowthen 0
6.5 a., rural +71,400
medium -5,000
level
none 
good
CD
0

66,400

Net 91.0 % 139,400

xxxx Nowthen Blvd
Nowthen, MN 55303, Anoka Cnty
5.97 miles N

76,000
10,660/ac

County/RealtorMLS

05/2015, dom 32
Nowthen 0
7.13 a., rural +66,180
light
level
none 
good
Cash
0

66,180

Net 87.1 % 142,180
See additional comments.

The subject has not been sold within the last three years.  No other previous sales were noted within the last one year 
for any of the comparable sales used in this report. 

The income and cost approaches to value were not used due to the lack of sufficient data with which to form a meaningful value 
estimate. The direct sales comparison approach is deemed to offer the most reliable indication of value. The final value is rounded.

July 10, 2015 118,000

David C. Hughes

Hughes Appraisal Services

LAND APPRAISAL REPORT
File No.

ID
EN

TI
FI

C
A

TI
O

N

Borrower Census Tract Map Reference

Property Address

City County State Zip Code

Legal Description

Sale Price $ Date of Sale Loan Term yrs. Property Rights Appraised Fee Leasehold De Minimis PUD

Actual Real Estate Taxes $ (yr) Loan charges to be paid by seller $ Other sales concessions

Lender/Client Address

Occupant Appraiser Instructions to Appraiser

N
EI

G
H

B
O

R
H

O
O

D

Location Urban Suburban Rural

Built Up Over 75% 25% to 75% Under 25%

Growth Rate Fully Dev. Rapid Steady Slow

Property Values Increasing Stable Declining

Demand/Supply Shortage In Balance Oversupply

Marketing Time Under 3 Mos. 4-6 Mos. Over 6 Mos.

Present Land Use % 1 Family % 2-4 Family % Apts. % Condo % Commercial

% Industrial % Vacant %

Change in Present Land Use Not Likely Likely (*) Taking Place (*)

(*) From To

Predominant Occupancy Owner Tenant % Vacant

Single Family Price Range $ to $ Predominant Value $

Single Family Age yrs. to yrs. Predominant Age yrs.

Good Avg. Fair Poor

Employment Stability

Convenience to Employment

Convenience to Shopping

Convenience to Schools

Adequacy of Public Transportation

Recreational Facilities

Adequacy of Utilities

Property Compatibility

Protection from Detrimental Conditions

Police and Fire Protection

General Appearance of Properties

Appeal to Market

Comments including those factors, favorable or unfavorable, affecting marketability (e.g. public parks, schools, view, noise):

S
IT

E

Dimensions = Sq. Ft. or Acres Corner Lot

Zoning classification Present Improvements do do not conform to zoning regulations

Highest and best use Present use Other (specify)

Public

Elec.

Gas

Water

San. Sewer

Underground Elect. & Tel.

Other (Describe) OFF SITE IMPROVEMENTS

Street Access Public Private

Surface

Maintenance Public Private

Storm Sewer Curb/Gutter

Sidewalk Street Lights

Topo

Size

Shape

View

Drainage

Is the property located in a HUD Identified Special Flood Hazard Area? No Yes

Comments (favorable or unfavorable including any apparent adverse easements, encroachments, or other adverse conditions):

M
A

R
K

ET
  D

A
TA

  A
N

A
LY

S
IS

The undersigned has recited three recent sales of properties most similar and proximate to subject and has considered these in the market analysis. The description includes a dollar
adjustment reflecting market reaction to those items of significant variation between the subject and comparable properties. If a significant item in the comparable property is superior
to or more favorable than the subject property, a minus (-) adjustment is made thus reducing the indicated value of subject; if a significant item in the comparable is inferior to or less
favorable than the subject property, a plus (+) adjustment is made thus increasing the indicated value of the subject.

ITEM SUBJECT PROPERTY COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3

Address

Proximity to Subject

Sales Price $ $ $ $

Price $ $ $ $

Data Source

Date of Sale and DESCRIPTION DESCRIPTION DESCRIPTION DESCRIPTION+(   )$ Adjust. +(   )$ Adjust. +(   )$ Adjust.– – –
Time Adjustment

Location

Site/View

Sales or Financing
Concessions

Net Adj. (Total) + + +$

$

Indicated Value
of Subject

– – –$

$

$

$

R
EC

O
N

C
IL

IA
TI

O
N

Comments on Market Data:

Comments and Conditions of Appraisal:

Final Reconciliation:

I ESTIMATE THE MARKET VALUE, AS DEFINED, OF SUBJECT PROPERTY AS OF to be $

Appraiser(s) Review Appraiser (if applicable)

Did Did Not Physically Inspect Property

[Y2K]
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7925 161st Ave NW
Ramsey

n/a
$/Sq. Ft.

inspect/county

n/a
Ramsey
15 ac, rural

wooded light
topography level
utilities none
appeal good

n/a
0

243xx St. Francis Blvd
St. Francis, MN 55070, Anoka Cnty
11.08 miles NE

85,000
4,821/ac

County/RealtorMLS

07/2014 dom 46
St. Francis
16.34 ac, rural -11,256
heavy -10,000
level
none
good
Conventional
0

-21,256

Net 25.0 % 63,744

15641 Potassium St NW
Ramsey, MN 55303
2.33 miles E

85,500
8,550/ac

County/RealtorMLS

01/2015 dom 105
Ramsey
10 ac, rural +42,750
light
level
none
average +5,000
Conventional
0

47,750

Net 55.8 % 133,250 Net %

• Land: Market Data Comments

Confidential information related to pricing, motivations, negotiations, concessions, fees, etc, are not typically made known to those not a part of the 
agreement or closing. Even when provided an interview that confirms parts of a transaction, the values herein are based on the assumption that the data 
reported to the sources used is correct and reflects the specific marketable features.

The subject inspection found the subject site being appraised to be an unimproved 15 acres of buildable land located within the proposed highlighted 
area boundaries and adjacent to the existing City of Ramsey Central Park. A visual inspection was performed as part of the scope of work for this 
assignment. The immediate neighborhood includes neighboring sites with existing single family residences. The local MLS on-line records is the 
resource used in providing similar site comparables. Some comparables are located across man made or natural boundaries and made necessary due 
to fewer sales in the pool of readily available data. Markets are similar no location adjustments are made.

Site adjustments are not necessarily made per size alone but also for the quality of the physical characteristics. The comparables researched produced 
and average cost of $8,448/ac. For purposes of this appraisal $8400/ac adjustment value is used.  Vegetation, (wooded areas), of the subject and 
comparables are estimates derived from mls data and county GIS aerial photos. Adjustments for wooded acres are made at $5,000/estimate 
differences. Topography deviations are deemed equal, no adjustments for topography are made. Utilities are researched per comparable site. No 
comparable site data include utilities on site. No adjustments for utilities are deemed necessary. Adjustments for appeal are made based upon site 
access. Comparables located on paved county or paved municipal streets have similar appeal to market. Adjustments are made for non-paved roads at 
$5,000. 

The adjustments are mixed and the subject is bracketed. Comps two and three are the most recent. Comp four is the least adjusted. Comp five is the 
most proximate. Equal weight is placed on all comparables. The final value is below the market area predominate value due to; the subject site is 
undeveloped. The final value is rounded.

Note: The final opion of value is $118,000.    
$118000 / 15 acres = $7867 per acre.
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ITEM SUBJECT PROPERTY COMPARABLE NO.    COMPARABLE NO.    COMPARABLE NO.    

Address

Proximity to Subject

Sales Price $ $ $ $

Price $ $ $ $

Data Source

Date of sale and DESCRIPTION DESCRIPTION DESCRIPTION DESCRIPTION+(   )$ Adjust. +(   )$ Adjust. +(   )$ Adjust.– – –

Time Adjustment

Location

Site/View

Sales or Financing

Concessions

Net Adj. (Total) + + +– – –

Indicated Value

of Subject

$ $ $

$ $ $
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Hughes Appraisal Services

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market under all conditions

requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected by undue stimulus. Implicit in this

definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are

typically motivated; (2) both parties are well informed or well advised, and each acting in what he considers his own best interest; (3) a reasonable time is allowed

for exposure in the open market; (4) payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and (5) the price

represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions* granted by anyone associated with

the sale.

* Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are necessary

for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are readily identifiable

since the seller pays these costs in virtually all sales transactions. Special or creative financing adjustments can be made to the

comparable property by comparisons to financing terms offered by a third party institutional lender that is not already involved in the

property or transaction. Any adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concession

but the dollar amount of any adjustment should approximate the market's reaction to the financing or concessions based on the

appraiser's judgement.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS: The appraiser's certification that appears in the appraisal report is subject to the following

conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The appraiser assumes that

the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised on the basis of it being under responsible

ownership.

2. The appraiser has provided a sketch in the appraisal report to show approximate dimensions of the improvements and the sketch is included only to assist

the reader of the report in visualizing the property and understanding the appraiser's determination of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other data sources) and has noted

in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes

no guarantees, express or implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific arrangements to do

so have been made beforehand.

5. The appraiser has estimated the value of the land in the cost approach at its highest and best use and the improvements at their contributory value. These

separate valuations of the land and improvements must not be used in conjunction with any other appraisal and are invalid if they are so used.

6. The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of hazardous wastes, toxic

substances, etc.) observed during the inspection of the subject property or that he or she became aware of during the normal research involved in performing

the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden or unapparent conditions of the property or

adverse environmental conditions (including the presence of hazardous wastes, toxic substances, etc.) that would make the property more or less valuable, and

has assumed that there are no such conditions and makes no guarantees or warranties, express or implied, regarding the condition of the property. The

appraiser will not be responsible for any such conditions that do exist or for any engineering or testing that might be required to discover whether such

conditions exist. Because the appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an

environmental assessment of the property.

7. The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she considers to be

reliable and believes them to be true and correct. The appraiser does not assume responsibility for the accuracy of such items that were furnished by other

parties.

8. The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional Appraisal Practice.

9. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory completion, repairs, or

alterations on the assumption that completion of the improvements will be performed in a workmanlike manner.

10. The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the appraisal report

(including conclusions about the property value, the appraiser's identity and professional designations, and references to any professional appraisal

organizations or the firm with which the appraiser is associated) to anyone other than the borrower; the mortgagee or its successors and assigns; the mortgage

insurer; consultants; professional appraisal organizations; any state or federally approved financial institution; or any department, agency, or instrumentality

of the United States or any state or the District of Columbia; except that the lender/client may distribute the property description section of the report only to data

collection or reporting service(s) without having to obtain the appraiser's prior written consent. The appraiser's written consent and approval must also

be obtained before the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.

Freddie Mac Form 439 6-93 Fannie Mae Form 1004B 6-93Page 1 of 2
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7925 161st Ave NW, Ramsey, MN 55303

David C. Hughes
07/15/2015

20111284

MN
08/31/2016

APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have researched the subject market area and have selected a minimum of three recent sales of properties most similar and proximate to the subject property

for consideration in the sales comparison analysis and have made a dollar adjustment when appropriate to reflect the market reaction to those items of significant

variation. If a significant item in a comparable property is superior to, or more favorable than, the subject property, I have made a negative adjustment to reduce

the adjusted sales price of the comparable and, if a significant item in a comparable property is inferior to, or less favorable than the subject property, I have made

a positive adjustment to increase the adjusted sales price of the comparable.

2. I have taken into consideration the factors that have an impact on value in my development of the estimate of market value in the appraisal report. I have not

knowingly withheld any significant information from the appraisal report and I believe, to the best of my knowledge, that all statements and information in the

appraisal report are true and correct.

3. I stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject only to the contingent

and limiting conditions specified in this form.

4. I have no present or prospective interest in the property that is the subject to this report, and I have no present or prospective personal interest or bias with

respect to the participants in the transaction. I did not base, either partially or completely, my analysis and/or the estimate of market value in the appraisal report

on the race, color, religion, sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the present

owners or occupants of the properties in the vicinity of the subject property.

5. I have no present or contemplated future interest in the subject property, and neither my current or future employment nor my compensation for performing this

appraisal is contingent on the appraised value of the property.

6. I was not required to report a predetermined value or direction in value that favors the cause of the client or any related party, the amount of the value estimate,

the attainment of a specific result, or the occurrence of a subsequent event in order to receive my compensation and/or employment for performing the appraisal. I

did not base the appraisal report on a requested minimum valuation, a specific valuation, or the need to approve a specific mortgage loan.

7. I performed this appraisal in conformity with the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by the Appraisal

Standards Board of The Appraisal Foundation and that were in place as of the effective date of this appraisal, with the exception of the departure provision of those

Standards, which does not apply. I acknowledge that an estimate of a reasonable time for exposure in the open market is a condition in the definition of market value

and the estimate I developed is consistent with the marketing time noted in the neighborhood section of this report, unless I have otherwise stated in the

reconciliation section.

8. I have personally inspected the interior and exterior areas of the subject property and the exterior of all properties listed as comparables in the appraisal report.

I further certify that I have noted any apparent or known adverse conditions in the subject improvements, on the subject site, or on any site within the immediate

vicinity of the subject property of which I am aware and have made adjustments for these adverse conditions in my analysis of the property value to the extent that

I had market evidence to support them.  I have also commented about  the effect of the adverse conditions on the marketability of the subject property.

9. I personally prepared all conclusions and opinions about the real estate that were set forth in the appraisal report. If I relied on significant professional

assistance from any individual or individuals in the performance of the appraisal or the preparation of the appraisal report, I have named such individual(s) and

disclosed the specific tasks performed by them in the reconciliation section of this appraisal report. I certify that any individual so named is qualified to perform

the tasks. I have not authorized anyone to make a change to any item in the report; therefore, if an unauthorized change is made to the appraisal report, I will take

no responsibility for it.

SUPERVISORY APPRAISER'S CERTIFICATION: If a supervisory appraiser signed the appraisal report, he or she certifies and agrees that:

I directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal report, agree with the statements and conclusions of the appraiser,

agree to be bound by the appraiser's certifications numbered 4 through 7 above, and am taking full responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED:

APPRAISER: SUPERVISORY APPRAISER (only if required):

Signature: Signature:

Name: Name:

Date Signed: Date Signed:

State Certification #: State Certification #:

or State License #: or State License #:

State: State:

Expiration Date of Certification or License: Expiration Date of Certification or License:

Did Did Not Inspect Property
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Subject Photos

n/a
7925 161st Ave NW
Ramsey Anoka MN 55303
City of Ramsey

Street View Looking East West Boundary Looking North

Overview of Site Looking East West Boundary Looking South

Overview of Site Looking West Northeast Boundary Looking Southeast

Borrower

Lender/Client

Property Address

City County State Zip Code
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Location Map
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7925 161st Ave NW
Ramsey Anoka MN 55303
City of Ramsey

Borrower

Lender/Client

Property Address

City County State Zip Code
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Aerial Map

n/a
7925 161st Ave NW
Ramsey Anoka MN 55303
City of Ramsey

Proposed Site Area - The 15 acres of Buildable Land Located within The Highlighted Area.
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Lender/Client

Property Address

City County State Zip Code
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Comparable Sales Map

n/a
7925 161st Ave NW
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City of Ramsey

Borrower

Lender/Client

Property Address

City County State Zip Code



Comparable 1
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Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



Comparable 3
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Local Market Addendum
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Engagement Letter
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