
CITY OF NORTH OAKS

Regular Planning Commission Meeting
Tuesday, February 04, 2020

5 PM, Community Meeting Room
100 Village Center Drive

MEETING AGENDA

1 Call To Order

2 Roll Call 

3 Approval of Agenda

4 Next Meeting:  Thursday, February 27, 2020

5 Business Action Items
a. Concept Plan Review - Continuation

East Oaks - Island Field Concept Plan Final.docx

Island Field Concept Plan Exhibits.pdf

Site H Island Field Development Concept Plan Staff Comments 1.24.2020.pdf

East Oaks - North Black Lake Concept Plan Final.docx

North Black Lake Concept Plan Exhibits.pdf

Site K Red Forest Way Development Concept Plan Staff Comments 1.24.2020.pdf

b. Review of I-35E/ County Road J Information 
35E and County Road J Flyer_2019_Rev 12-5-19.pdf

Layout County Road J(signal at centerville).pdf

Layout County Road J.pdf

6 Adjourn
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/522423/East_Oaks_-_Island_Field_Concept_Plan_Final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/522424/Island_Field_Concept_Plan_Exhibits.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/522425/Site_H_Island_Field_Development_Concept_Plan_Staff_Comments_1.24.2020.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/522429/East_Oaks_-_North_Black_Lake_Concept_Plan_Final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/522430/North_Black_Lake_Concept_Plan_Exhibits.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/522431/Site_K_Red_Forest_Way_Development_Concept_Plan_Staff_Comments_1.24.2020.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/522414/35E_and_County_Road_J_Flyer_2019_Rev_12-5-19.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/522415/Layout_County_Road_J_signal_at_centerville_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/522416/Layout_County_Road_J.pdf
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MEMORANDUM

TO: North Oaks Planning Commission

FROM: Bob Kirmis, City Planner
Larina DeWalt, City Engineer

DATE: January 30, 2020

RE: North Oaks - East Oaks Planned Unit Development
Island Field Concept Plan (Site H)

FILE NO: 321.02 - 19.09

BACKGROUND

The North Oaks Company, LLC has requested informal feedback on a concept plan for
the “Island Field” parcel located south of the “Gate Hill” site along Centerville Road.

The subject 36-acre property is identified as “Site H” in the East Oaks Planned 
Development Agreement (PDA).  The proposed development area borders wetlands to 
the north and south and an agricultural conservation easement to the west.

The submitted concept plan calls for the construction of a 46-unit condominium building
upon the site and a future a commercial building. No details related to the type of
commercial use (or uses) or related building design have been provided at this point.

According to the PDA, the City’s RCM - PUD, Residential Commercial Mixed zoning 
district provisions apply to the subject property.

The proposed condominium building and future commercial use (or uses) are proposed 
to be served by municipal sewer and water.

The purpose of this memorandum is to highlight various considerations for the Planning 
Commission concept plan review.

As a PUD concept plan, only informal feedback is requested at this time.  Thus, no 
formal action is to be taken on the plan and any comments provided by the Planning 
Commission are considered advisory and non-binding.
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Attached for reference:

Exhibit A: Site Location
Exhibit B:  Developer Narrative
Exhibit C:  Phasing Plan (dated 1/21/20)
Exhibit D:  Existing Conditions
Exhibit E:  Concept Plan
Exhibit F:  Preliminary Grading Plan
Exhibit G:  Traffic Evaluation (page 2)

ISSUES

In review of the concept plan, the following planning and engineering comments are 
offered:

PLANNING COMMENTS (Bob Kirmis)

Proposed Lots and Dwelling Units.  The Developer has submitted an updated 
phasing plan (attached as Exhibit C) which summarizes existing dwelling units by 
development site name as well as dwelling units which are proposed in the future.

Site H, as identified in the Est Oaks PDA, makes an allowance for single family, 
townhomes, multi-family structures and commercial uses upon the subject property.  
Specifically, the PDA makes an allowance for 35 dwelling units on the site, with a 
potential 30 percent density increase which results in 46 total units.

The proposed 46-unit condominium building concept plan is consistent with maximum 
dwelling unit allowance stipulated in the PDA (for Site H).

The developers have indicated that they may construct a commercial building on the 
north one-half of the site or a building with 29 additional condominium units.  If a 46-unit 
condominium building is constructed on the site, in order for an additional 29-unit 
condominium building to be built on the site on a separate parcel from the condominium 
building parcel, one of the following options exist:

1) The building would have to be built on a second, 5.73 acre “commercial” 
parcel and “counted” solely as commercial acreage (no counting of dwelling 
units within the building towards the maximum for 645 dwelling units); or 

2) The PUD would have to be amended to permit additional dwelling units above 
the existing maximum of 46 dwelling units on Site H, remaining commercial 
acreage would need to be converted to dwelling units, and the number of 
proposed dwelling units would need to be reduced in order to avoid 
exceeding the maximum number of dwelling units for the East Oaks 
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Development of 670 (645 per PDA plus commercial conversion of 5 full acres 
x 5 dwelling units/acre (25)), unless the PDA is amended to allow additional 
dwelling units within the East Oaks Development Area.

Site Access.  As shown on the concept plan, the subject site is proposed to be 
accessed from Centerville Road at a location approximately 1,200 feet south of County 
Road H2.  Such access location appears to be consistent with the Conceptual Street 
and Access Plan included in the PDA.

According to the developers, Ramsey County representatives have indicated that the 
construction of turn lanes or other improvements may be necessary to accommodate 
traffic generated by the subdivision.

Condominium Building.  According to the developers, the proposed 46-unit 
condominium building is to be three stories in height with underground parking.  A 
foundation size of approximately 30,000 square feet is anticipated.

The developer has also indicated that the exact location, height and size of the building 
will be determined by the condominium developer and approved by the City Building 
Official and North Oaks Home Owners’ Association (NOHOA).

It is unclear if future subdivision of the subject property is intended.  Regardless, it is 
recommended that site and building plans for both the condominium building (or 
buildings) and commercial building be subject to review by the Planning Commission 
and City Council prior to building permit issuance.

Staging Plan.  The developers have indicated that the condominium building may be 
built in phases.  Specifically, the developers hope to complete the installation of utilities 
in the fall of 2020, in order to enable the developer to construct the condominium 
building in 2021.

Trails.  The Trail Map (Exhibit B4 in the PDA) illustrates north and south connections to 
the subject site via a “primary trail.”

The submitted concept plan does not illustrate any trails.  The developer has however, 
indicated that they are working with NOHOA to determine exact trail locations as 
illustrated in the PDA.  In this regard, Staff recommends that trail locations illustrated on 
the forthcoming preliminary subdivision application reflect received NOHOA input and 
be mutually agreed upon by the developer and NOHOA.

Setbacks.  The East Oaks PDA imposes the following minimum setbacks requirements 
upon residential detached and attached structures located in RCM-PUD Districts (which 
includes the subject site):

Principal Building to Roadway Easements:
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Front: 15 feet
Side: 20 feet
Rear: 20 feet

Principal Building to Principal Building:

Front to front: 40 feet
Side to side: 15 feet
Rear to rear: 50 feet

Also, to be noted is that principal and accessory buildings must be set back a minimum 
of 30 feet from all wetlands.

It appears that the condominium meets the preceding setback requirements.

ENGINEERING COMMENTS (Larina DeWalt)

 A Traffic Impact Memorandum, prepared by Westwood, has been submitted and 
identifies potential impacts associated with the 46-unit condominium building and 
future mixed use/commercial area, as shown in the Island Field Concept plan.  
According to industry standard Trip Generation calculations and preliminary 
discussions with Ramsey County Engineering, it appears that the county volume 
guideline for warranting turn lanes along Centerville Road will be exceeded.  It is 
unlikely that signalization will be required, however, further analysis, including 
traffic counts and modeling, will be necessary for final determination of traffic 
control requirements.

Ramsey County may also require the alignment of site access with that of 
existing development to the east across Centerville Road.  All further analysis 
required by the County should be included with future development submittals. 
Verification of proposed design from Ramsey County should also be provided 
with future development submittals.

 Ordinary High-Water elevation as well as the 100-year high water levels for site 
surface water features are not provided as part of the concept submittal.  High 
water Elevations for adjacent wetlands and Overflow elevations should be 
provided for further verification in future development submittals.

 It appears that wetland impacts/ mitigation will be necessary for utility and road 
construction according to the concept plan.  VLAWMO (as LGU) review of 
stormwater, grading and wetland mitigation/protection plans will be required.
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 A Geotechnical evaluation with recommendations for pavement section, utilities 
and building pad elevations should be provided with future development 
submittals.

 Fire Department review of site plan access and layout for emergency services 
will be required.

 Existing survey information and proposed building pad information is insufficient 
to comment on viability of proposed or future utility service.

 A conceptual earthwork calculation/mass balance exercise for each proposed 
phase is recommended and should be included as part of future development 
submittals.

 As part of future formal consideration of project development plans, design 
details related to grading, drainage, street construction, Stormwater Management 
and utilities will be subject to further comment by City Engineer.

 Verification from White Bear Township Public Works for utility access agreement 
will be required with future development submittals.

 Concept layout/access for future commercial/mixed use should be provided for 
comment.

SUMMARY

Staff believes proposed 46-unit condominium building is consistent with the previously 
approved East Oaks master plan and the terms of the related PDA.  Question does, 
however, exist regarding the need for a PDA amendment to accommodate the 
referenced 29-unit condominium building.

As indicated, Staff recommends that, prior to building permit, site and building plans for 
both the condominium building and future commercial or condominium building be 
subject to review by the Planning Commission and City Council prior to building permit.

As a PUD concept plan, only informal input is requested from City Officials at this time.  
In this regard, no formal action is to be taken on the plans and any comments provided 
by the Planning Commission are considered advisory and non-binding.

cc: Kevin Kress, City Administrator
Mikeya Griffin, NOHOA Executive Director
Stephanie McNamara, Vadnais Lake Area Water Management Organization
Jenifer Sorensen, Department of Natural Resources
Mark Houge and Gary Eagles, North Oaks Company
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MEMORANDUM

TO: North Oaks Planning Commission

FROM: Bob Kirmis, City Planner
Larina DeWalt, City Engineer

DATE: January 30, 2020

RE: North Oaks - East Oaks Planned Unit Development
North Black Lake (Red Forest Way South) Concept Plan (Site K)

FILE NO: 321.02 - 19.09

BACKGROUND

The North Oaks Company, LLC has requested informal feedback on a concept plan for
the “North Black Lake” parcel located between Catbird Lane and the “Island Field” site.  
The subject property occupies the southern half of “Site K” in the East Oaks Planned 
Development Agreement (PDA).  The submitted concept plan calls for the creation of 34
single family residential lots upon the subject site. Presently, 41 lots exist in the 
abutting Red Forest subdivision to the north.  The additional 34 lots will result in a total 
of 75 lots with a maximum of 75 dwelling units within Site K.

According to the PDA, the City’s RSL - PUD, Residential Single-Family Low-Density
zoning district provisions apply to the subject property.  Additionally, the southern one-
third of the site lies within the Shoreland Management District of Black Lake, a 
designated “natural environment” lake.

All lots are proposed to be served by individual septic systems and wells.

The purpose of this memorandum is to highlight various considerations for the Planning 
Commission concept plan review.

As a PUD concept plan, only informal feedback is requested at this time.  Thus, no 
formal action is to be taken on the plan and any comments provided by the Planning 
Commission are considered advisory and non-binding.
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Attached for reference:

Exhibit A:  Site Location
Exhibit B:  Developer Narrative
Exhibit C:  Phasing Plan (dated 1/21/20)
Exhibit D:  Existing Conditions
Exhibit E:  Concept Plan
Exhibit F:  Preliminary Grading Plan
Exhibit G:  Traffic Evaluation

ISSUES

In review of the concept plan, the following planning and engineering comments are 
offered:

PLANNING COMMENTS (Bob Kirmis)

Proposed Lots and Dwelling Units.  The Developer has submitted an updated 
phasing plan (attached as Exhibit C) which summarizes existing dwelling units by 
development site name as well as dwelling units which are proposed in the future.

According to the East Oaks PDA, a total of 64 dwelling units are allowed upon the 
subject site (Site K) with a potential 30 percent density bonus.  In this regard, a 
maximum of 83 lots are allowed.  The concept plan illustrates a total of 34 lots.  
Including the 41 lots which presently exist upon Site K, a total of 75 lots and dwelling 
units are proposed for Site K.

The proposed uses and dwelling unit total are consistent with the PDA requirements.

To be recognized is that a decision to exercise the available density bonus upon the 
subject property may impact the intensity of development (number of dwelling units) 
upon other undeveloped sites within the East Oaks PUD.

Site Access and Subdivision Design.  As shown on the submitted concept plan, sole 
access to 31 of the 34 lots within the subdivision is proposed from a northeasterly 
extension of Black Lake Road.  The three remaining lots are proposed to be accessed 
from existing Catbird Lane.  The project narrative however, states that all 34 lots are to 
be accessed from an extension of Black Lake Road.

While the extension of Black Lake Road as primary access point is consistent with the 
“Conceptual Street and Access Plan”, Exhibit B2 of the PDA, it is important to note that 
the Street and Access Plan illustrates two access points to the subdivision.  Aside from 
Black Lake Road access, a northerly street connection to the abutting development to 
the north is also illustrated on Exhibit B2 (see diagram below).  Feedback regarding the 
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acceptability of the single access condition, or desire for a second access, should be 
provided by City Officials.

While the arrangement of uses and street configuration is considered well-conceived, 
some concern exists regarding the need for emergency vehicle access.  Lot 34, for 
example, is essentially provided sole access from an approximate 3,000-foot long dead-
end street.

To be noted is that the City’s Subdivision Ordinance does not impose a maximum cul-
de-sac length requirement.  Thus, the proposed street layout technically complies with 
Ordinance requirements.  Recognizing however, that over 90 percent of the proposed
dwellings are to be provided access from a single point (at the intersection of Black 
Lake Road and Catbird Lane), comment and recommendation from the Lake Johanna 
Fire Department should be provided related to the need for a secondary emergency 
access.

Lots.  The RSL - PUD zoning district imposes a minimum lot area requirement of 1.45
acres.  In addition, the Shoreland Ordinance imposes a minimum lot size requirement of 
43,560 square feet (1 acre).

The 34 lots within the subdivision range in size from 1.46 to 6.33 acres in size and 
exceed the minimum area requirements imposed in the RSL District.
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As shown on the submitted concept plan, two structures presently exist upon proposed 
Lot 20.  Specifically, a pole barn and a deer barn are identified.  The shed illustrated on 
the concept plan appears to be located upon the adjacent property to the east.

Proposed Lot 20 is considered a flag lot.  While flag lots presently exist in the City and 
are allowed to be created, Staff believes they should be avoided if possible.  Of 
particular concern in this case is the proximity of what appears to be a service vehicle 
driveway (within the narrow portion of the lot) to future homes upon Lots 19 and 21.

Future intentions of the Lot 20 structures, including-long term use and access locations, 
should be conveyed by the developers.

Staging Plan.  The developers have indicated that lots within the subdivision will be 
created in two phases.  The first phase is expected to be complete in 2021 while the 
second phase is expected to be complete on or before the summer of 2025.

Trails.  The Trail Map (Exhibit B4 in the PDA) illustrates a “primary trail” which appears 
to connect to the subject site from the west, at a location just south of Red Forest Way.  
A trail loop also appears to be illustrated around the north and east sides of the site.

The developer has indicated that the proposed subdivision will include trails which will 
connect to the existing trail system.  The developer has further indicated that they are 
working with NOHOA to determine exact trail locations which will connect to the concept 
plan site.  In this regard, Staff recommends that trail locations illustrated on the 
forthcoming preliminary subdivision application reflect received NOHOA input and be 
mutually agreed upon by the developer and NOHOA.

Setbacks.  Within RSL - PUD zoning districts, a minimum 30-foot structure setback 
from all property lines is imposed.

Also, to be noted is that a 150-foot setback is imposed from the ordinary high-water 
level of Black Lake (for unsewered lots).  This setback requirement is particularly 
relevant to the proposed structure and sewage treatment systems to be constructed on 
proposed Lot 10 as it borders Black Lake.

It appears that all lots have an ability to meet required structure setbacks.

Floor Area Ratio.  Within the RSL - PUD Districts, a maximum floor area ratio of 12 
percent is imposed (ratio of floor area of buildings to gross lot area).  This floor area 
ratio requirement will be imposed as a condition of preliminary subdivision approval.
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ENGINEERING COMMENTS (Larina DeWalt)

 The project narrative should be revised to consistently indicate the proposed 
access for the three residential lots off of Catbird Lane, if applicable.

 Also, the project narrative indicates Storm Sewer will be installed as part of initial 
site grading.  This is inconsistent with the indication of a typical North Oaks rural 
road section.

 A Traffic Impact Memorandum, prepared by Westwood, has been submitted and 
identifies potential impacts associated with the 34 proposed residential lots 
shown in the North Black Lake Concept plan.  According to industry standard 
Trip Generation calculations, it is indicated in the Traffic Impact Memorandum 
that the proposed development is expected to increase traffic along Black Lake 
Road, Bent Tree Lane, North Oaks Road and East Oaks Road.  It is estimated 
that during peak traffic hours, the increase in traffic will equate to approximately 
one vehicle every two minutes.  It is expected that this increase in traffic will 
follow normal commuter traffic patterns and will be limited to AM and PM peak 
hours.

Further discussion and evaluation of traffic control signage on the existing 
roadway network should be required for subsequent submittals to determine the 
potential need for additional signage or traffic/speed control measures.

 Ordinary High-Water elevation as well as the 100-year high water levels for site 
surface water features have not been provided to determine viability of building 
pad setbacks.

 It appears that no wetland impacts or necessary mitigation is proposed based on 
the concept plan, as shown.  Construction of access between Wetlands 2 & 3
without impact or mitigation will be difficult, however sufficient details have not 
been provided to offer further comment at this time.

 Due to existing survey information, it appears that significant earthwork will be 
required for individual homesites.  A conceptual earthwork calculation exercise is 
recommended as the quantities required may necessitate individual 
CUP applications for many of the homesites. 

 It should also be noted that according to the conceptual street grading and 
existing survey information, there are proposed lots with 30-60 feet of elevation 
change.  This extensive elevation change will likely either significantly decrease 
the buildable area or necessitate retaining walls and excessive slopes on 
driveways and yards.  
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 As it is proposed that each lot will be served by individual well and septic, 
suitable area determination for septic shall be made in conjunction with 
Geotechnical evaluation.

 Fire Department review of site plan access and layout for emergency services 
will be required.

 As part of future formal consideration of project development plans, design 
details related to grading, drainage, street construction, Stormwater Management
and utilities will be subject to further comment by City Engineer.

 VLAWMO (as LGU) review of stormwater, grading and wetland protection plans 
will be required.

SUMMARY

From a design standpoint, Staff believes the proposed North Black Lake concept plan is 
generally consistent with the previously approved East Oaks master plan and the terms 
of the related PDA.

Of primary issue is the proposed road reconfiguration, which varies from that shown in 
the Conceptual Street and Access Plan) which illustrates two street access locations to 
the site. In this regard, Staff requests that City Officials provide specific feedback 
regarding the acceptability of the proposed site access.

As a PUD concept plan, only informal input is requested from City Officials at this time.  
In this regard, no formal action is to be taken on the plans and any comments provided 
by the Planning Commission are considered advisory and non-binding.

cc: Kevin Kress, City Administrator
Mikeya Griffin, NOHOA Executive Director
Stephanie McNamara, Vadnais Lake Area Water Management Organization
Jenifer Sorensen, Department of Natural Resources
Mark Houge and Gary Eagles, North Oaks Company
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I-35E and 
County Road J 
Reconstruction

• Ramsey County (Lead agency)
• Minnesota Department of Transportation
• Anoka County
• Lino Lakes
• North Oaks
• White Bear Township

Existing businesses and area chambers 
of commerce also support the need for 
improvements, including:
• White Bear Area Chamber of Commerce.
• Metro North Chamber of Commerce.
• Schwing America.
• The Specialty Manufacturing Company (SMC).
• North Oaks Company.
• Presbyterian Homes.

Project Overview 
The existing I-35E and County Road J interchange – and the surrounding area – has several safety, 
congestion and access issues that impact motorists, pedestrians and bicyclists.

The project is located on the border between Ramsey and Anoka counties and includes three 
different areas targeted for improvement:

1. The I-35E and County Road J interchange.

2. County Road J from Centerville Road to Otter Lake Road.

3. Centerville Road from County Road J to Ash Street.

These three areas work in unison with each other; addressing just one area will not resolve the 
issues in the other two areas. 

Additional development is expected near the interchange in the next five years, which will increase 
traffic and worsen safety issues.

Community Partners Assuming funding is identified in 2020, design 
and environmental analysis will take place from 
2021-2023 and construction will begin in 2024.

See reverse for large scale and project details.

Next Steps

Project Area
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I-35E and 
County Road J 
Reconstruction
Project Area
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