
CITY OF NORTH OAKS

Regular Planning Commission Meeting  
6 PM, Tuesday, April 14, 2020

VIA TELEPHONE OR OTHER ELECTRONIC MEANS ONLY
PURSUANT TO MINN. STAT. § 13D.021

** Meeting has been changed to a Webinar.  New Dial-in access is below**
TO ATTEND BY TELEPHONE: DIAL 1-312-626-6799, Webinar ID: 836 

004 639
Or iPhone one-tap : US:  +13126266799,,836004639#

TO ATTEND ON-LINE  https://zoom.us/j/836004639?
pwd=REtkYlBWZDhiN21KdWJNNG1YK0lyQT09

Password: 208546

MEETING AGENDA

1 Call To Order

2 Roll Call 

3 Approval of Agenda

4 Business Action Items
Public Hearing: Preliminary Plan/Preliminary Plat (Subdivision) Application: Nord Parcel 
Nord - Preliminary Plan Review Checklist.pdf

Nord - Preliminary Subdivision - Final.pdf

Nord Prelim Subd_Exhibits.pdf

NOHOA - Nord Preliminary Plan Comments 4-7-20.pdf

NOHOA_NOC Trails - NORD 4-10-20.pdf

4b. Discussion/Action: Preliminary Plan/Preliminary Plat (Subdivision) Application: Nord Parcel

5 Adjourn
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/569718/Nord_-_Preliminary_Plan_Review_Checklist.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/569719/Nord_-_Preliminary_Subdivision_-_Final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/569724/Nord_Prelim_Subd_Exhibits.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/569779/NOHOA_-_Nord_Preliminary_Plan_Comments_4-7-20.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/569780/NOHOA_NOC_Trails_-_NORD_4-10-20.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/569876/Forestry_Assessment_Nord.Anderson.pdf
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PRELIMINARY PLAN REVIEW CHECKLIST NORD

Preliminary Plan* Requirement Source 

Ordinance 93/ 

Chapter 152 

(Subdivision 

Ordinance) 

Ordinance 94/ 

Chapter 151 

(Zoning 

Ordinance) 

Address all of the standards and 

requirements of the Zoning Ordinance  

(94)(Chapter 151) 

x 

Address all of the standards and 

requirements of the Subdivision Ordinance 

(93) (Chapter 152)

x 

Address all of the standards and 

requirements of the PDA 

x 

Proof that the preliminary plan is 

consistent with the approved Master 

Development Plan** 

x 

Proof that the preliminary plan is 

consistent with the PDA 

x 

Factors for Consideration When 

Reviewing Preliminary Plan 

Consistency with approved Master 

Development Plan 

x 

Consistency with Agreed Upon PDA x 

Impacts on existing and anticipated traffic x 

Parking (n/a) x 

Pedestrian and vehicular movements x 

Ingress and egress x 

Building location, height, and size  (n/a) x 

Architectural and engineering features 

(n/a) 

x 

Landscaping x 

Lighting (n/a) x 

Provisions for utilities x 

Site grading and drainage x 

Green space x 

Loading and unloading areas (n/a) x 

Signage x 

Monuments x 

Screening x 

Lot coverage x 

Other related matters x 

Uses in conformity with underlying zoning 

district 

x 
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PRELIMINARY PLAN REVIEW CHECKLIST NORD

Compliance with additional PUD zoning 

standards: 

 Overall density is consistent with

Comprehensive Plan

 Overall density is consistent with

the approved PDA, subject to any

approved density transfer

provisions

 Compliance with any PDA-

imposed performance standards

(including performance standards

found in amended Appendix 1

related to setbacks, etc.)

 Complies with Gross Density

requirements for RSL/RSM zoning

District

Preliminary plan is in conformance with 

the City’s Comprehensive Plan 

x 

PDA Requirements: 

 The Development Site will be

developed in accord with the PUD

controls***

 The Final Plan shall conform in

material respects  to the PDA,

East Oaks Project master

Development Plan, and Preliminary

Plan. (5.3)

*=Preliminary Plan is defined in the Subdivision Ordinance as follows: 

Preliminary Plan:  A map or drawing at a scale of 100 feet to an inch delineating showing correctly the 

boundaries of the subdivision; boundaries, layout and size to the nearest tenth of an acre of the lots therein; 

streets, parks, playgrounds, and other such land locations; north point and scale; existing topographical 

features, including contours and other physical aspects such as drainageways, wetlands, and tree areas, 

and the proposed changes to such features. Also included shall be a separate map of the City showing the 

location of the proposed subdivision within the City. (Ord. 93, Sec. 5.21/152.005) 

**=The Master Development Plan is defined in City Code Section 151.005 as follows: “Plans as required in § 

151.056(B)(1)(a).” the “East Oaks Project Master Development Plan” is defined in the PDA as “all those plans, 

drawings, and surveys identified on the attached Exhibit B, and hereby incorporated by reference and made a part 

of and including this Planned Development Agreement.” 
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PRELIMINARY PLAN REVIEW CHECKLIST NORD

***= “PUD Controls” are defined as the PDA, the PUD Ordinance, East Oaks Project Master Development Plan, 

Final Plan, Subdivision Ordinance, and Zoning Ordinance.  

Note:  Per Section 5.1 of the PDA, “the procedure and substance, including financial assurance, of approval for 

each Development Site shall be subject to compliance with this Planned Development Agreement, the Subdivision 

Ordinance, the Zoning Ordinance, and the Development Contract for the Development Site.” 
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N O R T H W E S T  A S S O C I A T E D  C O N S U L T A N T S ,  I N C .
 __________________________________________________________________ 

41 50  O l so n  M emor i a l  H i ghw a y ,   S t e .  320 ,   Go l den  Va l l ey ,  M N  55422  

T e l ep ho n e :  7 63 . 9 57 . 1 1 00                 W e bs i t e :  w w w . n a c p l a n n i n g . c o m  

PLANNING REPORT 

TO: North Oaks Planning Commission 

FROM: Bob Kirmis, City Planner 

Larina DeWalt, City Engineer 

Bridget Nason, City Attorney 

DATE: April 14, 2020 

RE: North Oaks - East Oaks Planned Unit Development 
Nord Preliminary Plan (Subdivision) 

FILE NO: 321.02 - 20.01 

Date Application Determined Complete: February 24, 2020 

Planning Commission Meeting Date: April 14, 2020 

City Council Meeting Date:  TBD 

120-day Review Date: June 23, 2020 

BACKGROUND 

In December of 2019, the North Oaks Company (hereinafter “North Oaks Company,” 

“NOC,” or “Applicant”) submitted a concept plan for the subdivision of real property 

located primarily within the East Oaks Development Area and commonly referred to as 

Site C or the Nord Parcel, including a total of approximately 3.95 acres located outside of 

the East Oaks Development Area (the “excluded parcels”).  The concept plan depicted 

the subdivision of the Nord Parcel into twelve (12) residential lots.  At the January 30, 

2020 and February 4, 2020 meetings of the North Oaks Planning Commission (the 

“Planning Commission”), the Planning Commission provided informal feedback to the 

North Oaks Company regarding the concept plan submittal for the Nord Parcel. 

In February of 2020, the North Oaks Company submitted a formal application for 

preliminary plan/preliminary plat/subdivision approval for the Nord Parcel.  At this time, 

the North Oaks Company is seeking approval for its application for preliminary plan and 

preliminary plat (subdivision) approval of the Nord Parcel.  The subject 55-acre property 

is identified as “Site C” in the East Oaks Planned Development Agreement (PDA).  Like 
5
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the previously reviewed concept plan, the preliminary plan (subdivision) calls for the 

creation of 12 lots upon the site, resulting in an average lot size of 4.6 acres (gross). 

According to the 1999 East Oaks Planned Development Agreement (“Planned 

Development Agreement,” “East Oaks PDA,” or “PDA”), as subsequently amended, the 

portion of the proposed subdivision which is located within the East Oaks Development 

Area is zoned  RSM - PUD, Residential Single-Family Medium Density.  The portion of 

the proposed development property located outside of the East Oaks Development Area 

(the “excluded parcels”) are zoned RSL - Residential Single Family Low Density. 

Additionally, the eastern one-third of the site lies within the Shoreland Management 

District of Deep Lake, a designated “recreational development” lake. 

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

Attached for reference: 

Exhibit A:  Site Location 
Exhibit B: Applicant Narrative 
Exhibit C: Project Summary 
Exhibit D: Concept Plan Feedback Summary (CC memo dated 2/13/20) 
Exhibit E: Existing Conditions 
Exhibit F: Preliminary Plan (Subdivision) 
Exhibit G: Septic Site Location Plans 
Exhibit H: Preliminary Plat / Easement Plan 
Exhibit I: Preliminary Grading Plan 
Exhibit J: Preliminary Utility Plan 
Exhibit K: Preliminary Landscape / Sign Plan 
Exhibit L: VLAWMO Comments 
Exhibit M: City Forester Comments 

ISSUES AND ANALYSIS 

In review of the preliminary plan (subdivision), the following planning and engineering 
comments are offered: 

PLANNING COMMENTS (Bob Kirmis) 

Concept Plan Review.  At the January 30, 2020 and February 4, 2020 meetings of the 

Planning Commission, the Planning Commission provided informal feedback to the North 

Oaks Company LLC regarding a concept plan submittal for the “Nord” parcel.  The intent 

of the concept plan review process was to provide informal feedback on various aspects 

of the plan which may be considered by the applicant as part of the plan refinement 

process.  To be noted is that feedback which was provided on the concept plan is 
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considered advisory and non-binding.  A summary of concept plan feedback provided by 

the Planning Commission is provided in the attached City Council memorandum dated 

February 13, 2020 (Exhibit D). 

Scope of Preliminary Plan (Subdivision) Review.  The intent of the of the preliminary 

plan (subdivision) review is two-fold.  In this regard, the following determinations should 

be made. 

Consistency with the East Oaks PDA 

The preliminary plan/preliminary plat must be consistent with the approved master 

development plan and the East Oaks PDA, and likewise comply with all other 

applicable zoning ordinance and subdivision regulations.  Section 2.1 of the East 

Oaks PDA lists the following as some of the purposes of the PDA: 

A. Modify the existing Zoning Ordinance and other City standards in order to
provide for greater creativity and flexibility in environmental design that is
provided for under the strict application of the existing Zoning Ordinance and
standards while at the same time preserving the health, safety, order,
convenience, prosperity, and general welfare of the City and its inhabitants.

B. Encourage the preservation and enhancement of desirable site characteristics
and significant wildlife habitat, both terrestrial and aquatic.

C. Encourage a more creative and efficient use of the land.

D. Encourage a development pattern in harmony with the City's objectives for land
use, overall residential density, environmental protection, habitat conservation,
active and passive recreation, and diversity of residential and commercial
opportunities to meet the changing needs associated with new demographic
trends and a gradually aging population.

As noted above, the preliminary plan/preliminary plat is required to be consistent 

with the approved master development plan and the East Oaks PDA, and Section 

2.2 of the PDA further provides that preliminary plans “consistent with [the] PDA 

shall be approved by the Council.” 

Compliance with regulations used to implement the East Oaks PDA 

The preliminary plan/preliminary plat must also comply with the various development 

regulations imposed by the City’s Zoning Ordinance, Subdivision Ordinance and 

where applicable other City Code provisions. 
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If the Planning Commission is  inclined to direct subdivision design changes which 

are not specifically required by the PDA or applicable ordinances, it is important to 

establish a justifiable basis to for such changes and to seek the agreement of the 

applicant to make such changes.  In this regard, tangible findings should be 

established. 

State statues provide that “a municipality must approve a preliminary plat that 

meets the applicable standards and criteria contained in the municipality's zoning 

and subdivision regulations unless the municipality adopts written findings based 

on a record from the public proceedings why the application shall not be 

approved.” Minn. Stat. § 462.358, subd. 3b. 

Effect of Preliminary Plan (Subdivision) Approval.  In consideration of the preliminary 

plan (subdivision) application, the Planning Commission should keep in mind that 

approval of the preliminary plan/preliminary plat, with or without conditions, essentially 

represents approval the final subdivision design.  State statutes further provide that 

“following preliminary approval, the applicant may request final approval by the 

municipality, and upon such request the municipality shall certify final approval within 60 

days if the applicant has complied with all conditions and requirements of applicable 

regulations and all conditions and requirements upon which the preliminary approval is 

expressly conditioned either through performance or the execution of appropriate 

agreements assuring performance.” Minn. Stat. § 462.358, subd. 3b. 

While City Council consideration of a final plan/final plat will follow, it should be recognized 

as an implementation step following approval of a preliminary plan/preliminary plat. 

Planned Development Agreement (PDA).  The use and intensity of development upon 

the subject site is governed by the East Oaks PDA.  The PDA is basically considered a 

“zoning contract” which supersedes the strict requirements of the City’s Zoning and 

Subdivision Ordinances. 

The PDA stipulates that a total of 10 single family dwelling units are allowed upon the 
Nord site (Site C) with a potential 30 percent density bonus.  In this regard, a maximum 
of 13 lots containing single family dwellings are allowed.  The preliminary plan 
(subdivision) illustrates a total of 12 lots and dwelling units and is consistent with PDA 
requirements (specifically Exhibit B1 which directs future land use types and intensity). 

The original East Oaks Master Plan (1999) calls for a total of 645 dwelling units within the 

East Oaks Development area.  It has been determined by approval of Resolution Number 

1378 by majority vote of the City Council that a total of 174 dwelling units remain 

(additional units are however, allowed via the conversion of 5.73 remaining commercial 

acres to residential units).  If the Nord subdivision is approved, 162 dwelling units would 
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remain within the East Oaks Development Area (not counting potential commercial 

acreage conversions). 

 

Comprehensive Plan.  Land within the Nord Parcel, including the two parcels not 

included within the East Oaks Development Area, is guided for “Low Density Residential” 

use by the City’s existing 2030 and draft 2040 Comprehensive Plans (Land Use Plans).  

Such land use category allows for detached single family housing. 

 

The Comprehensive Plan notes that, within the “Low Density Residential” land use 

category, a heavy emphasis should be placed upon the preservation and protection of 

the natural environment. 

 

The Plan further notes that low density residential uses may be served by sanitary sewer 

facilities while others may be designed for on-site treatment of sewage. 

 

Zoning.  The Nord Parcel is zoned RSM - PUD, Residential Multiple Family Medium 

Density PUD, which makes an allowance for single family residential uses.  To be noted 

however, is that the City’s current zoning map (dated 10/25/10) illustrates an RMM - PUD, 

Residential Multiple Family Medium Density zoning designation upon the Nord Parcel.  

Staff research has revealed that such designation is incorrect and that the current zoning 

of the development property identified as the Nord Parcel is actually zoned RSM-PUD. 

 

The eastern one-third of the site lies within the Shoreland District of Deep Lake, a 

designated “recreational development” lake.  Specifically, proposed Lots 1, 2 and a small 

portion of Lot 3 lie within the District. 

 

Excluded Parcels.  As part of concept plan review, two parcels of land, namely parcels 

V-284 and B-292 located along the south property line of the subject site, which lie within 

the boundaries of the proposed preliminary plan/preliminary plat (subdivision) are not 

included within the East Oaks Development Area subject to the East Oaks PDA.  The 

City’s most recent zoning map incorrectly illustrates a R, Recreation zoning designation 

upon parcel V-284.  However, staff research has revealed that such designation is 

incorrect and that the current zoning of both the excluded parcels is RSL, Residential 

Single Family - Low Density. 

 

In review of City Ordinances and the PDA, Staff has not found any provisions which 

prohibit the combination of the two excluded parcels with the Nord site for development 

of the site as proposed in the preliminary plan/preliminary plat application. 

 

While Staff supports the integration of the excluded parcels within the proposed 

subdivision, it is important to recognize that the lot combinations would result in the 

creation of lots which hold two differing zoning designations (Lots 2-7).  This condition is 

considered less than ideal from a planning standpoint.  To address these concerns, staff 

9



6 

recommends amending the PDA to include the excluded parcels within the East Oaks 

Development Area and to rezone the excluded parcels to RSM-PUD.  Alternatively, as 

part of the City’s forthcoming Zoning Ordinance update, the two excluded parcels could 

be rezoned to RSM. 

Site and Lot Access 

Consistency with Conceptual Street and Access Plan.  Unlike the preliminary plan for 
development of the Nord Parcel submitted in 2019, which included a cul-de-sac street 
extension from North Deep Lake Road, the submitted preliminary plan/preliminary plat 
(subdivision) illustrates a cul-de-sac street extension from the west via Sherwood 
Road.  This proposed conceptual access location is consistent with the Conceptual 
Street and Access Plan - Exhibit B-2 of the East Oaks PDA. 

Shared Driveway.  Ten of the 12 proposed lots are proposed to be accessed via the 
Sherwood Road cul-de-sac.  The applicant proposes to “reconfigure” the lots which 
presently exist along North Deep Lake Road and an existing farm access off of North 
Deep Lake Road, resulting in the access to Lots 1 and 2 via a shared driveway from 
North Deep Lake Road.  While the PDA conceptually directs the configuration of the 
street within the subdivision, it does not include any language which explicitly prohibits 
private driveway access to North Deep Lake Road.  As a condition of preliminary 
plan/preliminary (subdivision) approval, the City Council should determine if such 
proposed access “conforms in material respects” and is “consistent with” the 
Conceptual Road and Access Plan found in the PDA.  Additionally, it is recommended 
that if found consistent, as part of the PDA amendment, Appendix 1 be amended to 
permit shared driveways within the RSM zoning district with no setback requirement 
from side lot lines. 

Finally, in consideration of the proposed shared driveway access to Lots 1 and 2, the 
Lake Johanna Fire Department has recommended the following: 

1. Signage be provided to clearly identify the shared driveway.

2. No parking be allowed on the shared portion of the driveway as necessary to
maintain Fire Department vehicle/equipment accessibility.

Flag Lot.  As part of concept plan review, Staff suggested that consideration be given 
to extending the proposed cul-de sac eastward to eliminate the proposed flag lot (Lot 
4) and eliminate the proposed shared driveway condition.  According to the applicant,
an eastward extension of the proposed cul-de-sac (to access Lot 2) would likely result
in negative environmental impacts, specifically additional tree removal and wetland
mitigation.  Additionally, the applicant has indicated that an eastward extension of the
cul-de-sac would impact areas intended to be devoted to septic system drainfield
sites.
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The Lake Johanna Fire Department has indicated that the proposed flag lot (Lot 4) 

does not pose any “significant issues.”  The Department has however, recommended 

that a “proper” turnaround (or hammerhead) be provided within the flag lot.  In this 

regard, it is specifically recommended that the buildable area of Lot 4 (the flag lot) 

include a turnaround area (or hammerhead) and that the design of such turnaround 

area be subject to review and approval by the Lake Johanna Fire Department and City 

Engineer. 

Lots 

Configuration.  The arrangement of lots illustrated on the preliminary plan (subdivision) 

is identical to that illustrated upon the previously reviewed concept plan.  Lots 1 and 

2 are proposed to receive access via an existing shared driveway along North Deep 

Lake Road while Lots 3 through 12 are proposed to be accessed via a cul-de-sac 

which intersects with Sherwood Road. 

Lot Area.  The RSM District imposes a minimum lot area requirement of 1.1 acre. 

Proposed lots range from 1.91 to 9.92 acres in size and exceed the minimum lot area 

requirement imposed in the RSM District as well as the 1.25 acre lot minimum for the 

RSL District. 

As previously indicated, Lots 1, 2 and 3 lie within the Shoreland Management District 

of Deep Lake, a designated “recreational development” lake.  In this regard, such lots 

must not be less than 43,560 square feet (1 acre) in area.  All three lots exceed this 

requirement. 

Lot Width.  Neither the RSM nor the RSL Districts impose a minimum lot width 

requirement. 

The Shoreland Management District provisions do, however, impose a minimum 150 

lot width requirement (measured at the midpoint of the building line).  Lots 1, 2 and 3, 

which lie within the Shoreland Management District, all exceed 150 feet in width. 

Flag Lot.  As part of the Planning Commission’s consideration of the concept plan, 
attention was drawn to proposed Lot 3 which is considered a “flag lot.”  Flag lots are 
commonly discouraged or prohibited by communities to ensure a degree of lot width 
consistency (within subdivisions) and avoid confusion / obstacles related to 
emergency vehicle access.  As previously indicated, flag lots presently exist in the City 
of North Oaks and are allowed under the City’s existing land use regulations. 

In consideration of this matter, the applicant has stated that an eastward extension of 
the proposed cul-de-sac (to eliminate the flag lot) would likely result in negative 
environmental impacts, specifically additional tree removal and wetland mitigation. 
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Further, the applicant has indicated that an eastward extension of the cul-de-sac 
would impact areas intended to be devoted to septic system drainfield sites. 

Unless a finding can be made that the proposed cul-de-sac raises public safety 
concerns, Staff considers the flag lot to be in conformance with the East Oaks PDA 
and applicable City ordinances. 

Setbacks.  The following minimum setbacks apply to principal structures upon the subject 

site: 

PDA Requirements: 

Principal Building to Roadway Easements: 

Front-loaded garage: 20 feet 

Home or side-loaded garage: 10 feet 

Principal Building to Adjacent Structures: 

Attached garage to attached garage: 12 feet 

Attached garage to house:  20 feet 

House to house: 24 feet 

Wetlands:  30 feet 

RSM District Requirements: 

Lot Lines:  30 feet 

Shoreland Management Requirements: 

Structures to Ordinary High-Water Level (of Deep Lake):  75 feet 

The submitted easement plan demonstrates an ability for principal structures to meet the 

aforementioned setback requirements. 

Floor Area Ratio.  Within the RSM – PUD and RSL Districts, a maximum floor area ratio 

of 12 percent is imposed (ratio of floor area of buildings to gross lot area).  It is 

recommended that this floor area ratio requirement be imposed as a condition of 

preliminary plan (subdivision) approval. 

Park Dedication.  The proposed preliminary plan (subdivision) does not include any 

parkland dedication.  Park dedication requirements for the development sites located 

12



9 

within the East Oaks Development area were previously satisfied by the developer via 

the following: 

1. Open space easements
2. Conservation easements to the Minnesota Land Trust
3. Rough grading of park and trail areas and the construction of trails as

depicted on the trail plan
4. Primary trail easements to NOHOA
5. Conveyance of open space as depicted on the Park and Open Space Plan

to NOHOA

Trails.  The Trail Map included in the East Oaks PDA (Exhibit B4) does not appear to 

illustrate a new trail segment through the subject site identified as a “Primary Trail” or a 

“Restricted Trail.” 

As shown on the submitted preliminary plan (subdivision), a trail is proposed between 
Lots 6 and 7 which would connect to an existing trail to the south.  The trail appears to 
provide a logical connection to the existing trail system.  A second trail segment is 
proposed through the southern portion of Lot 2 and near the southern boundary of Lot 1 
on the originally submitted plan.  Since the original submission of the preliminary 
plan/preliminary plat, Staff is aware that the North Oaks Company and NOHOA have 
been working to reach agreement on a revised trail plan.  Per the North Oaks Company, 
it has agreed with NOHOA on the creation of a new trail located within the Nord Parcel, 
with the new trail location shown on the document to be provided by the North Oaks 
Company. 

As noted as part of the previous concept plan review, Staff recommends that trail locations 

illustrated on the preliminary subdivision application reflect received NOHOA input and 

be mutually agreed upon by the developer and NOHOA. 

The final trail plans should be developed in concert with NOHOA Staff as they will be 

responsible for acceptance and maintenance of the trails. 

Tree Preservation.  While both the City’s Comprehensive Plan and the East Oaks PDA 

clearly highlight the preservation of natural resources as a primary community objective, 

City ordinances do not impose specific tree preservation requirements on new residential 

subdivisions.   

As part of concept plan review for the Nord site, the Planning Commission expressed a 

desire to ensure the preservation of significant trees.  Specifically, it was suggested that 

the City Forester review the received development plans, conduct an in-person inspection 

of the site and provide a report to the Planning Commission. 
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In response, the applicant expressed an intent to work with the City Forester regarding 

potential impacts in areas of the subject site where initial grading activities are anticipated 

(primarily the proposed roadway corridor).  The City Forester’s comments are attached 

hereto as Exhibit M. 

 

Signage.  Included with the preliminary plan (subdivision) application materials is a 

preliminary entrance monument sign plan (attached as Exhibit K).  According to the PDA, 

monuments to identify development sites are permitted if they conform to the following 

standards: 

 

1. Not exceed 8 feet in height as measured from the finished grade. 
2. Not extend into adjacent road easement. 
3. Not obstruct the view of oncoming traffic. 
4. Include landscaping around the base consisting of shrubs, flowers, and ornamental 

trees, notwithstanding the provisions of Section 151.034 of the Ordinance. 
5. No exposed neon lighting on sign. 
6. Designed to be compatible with adjacent building architecture. 
7. The sign face shall not exceed 80 square feet for each side of the sign. 
 

The PDA also indicates that, notwithstanding the foregoing standards, deviations from 

the standards regarding the final location of a monument may be approved by the City. 

 

While the proposed monument sign appears to meet the preceding PDA requirements, 

additional detail (sign and setback dimensions) is necessary to make a final 

determination.  As a condition of final subdivision approval, it is recommended that the 

proposed monument sign meet the preceding PDA requirements. 

 

PDA Amendment.  It is recommended that the East Oaks PDA be formally amended as 

previously discussed. 

 

ENGINEERING COMMENTS (Larina DeWalt) 
 

Engineering comments below are based on a cursory review of preliminary plans.  A 

comprehensive plan review will be completed with final construction plans. 

 

Street System 

 

1. The proposed street design will adhere to City standards provided comments 
herein are addressed with the final construction plans. 

 

2. The preliminary plan identifies a 24-foot wide bituminous paved surface with a 2-
foot-wide gravel shoulder and a 2-foot-deep ditch section on each side of the 
street.  A cul-de-sac is proposed at the end of the street.  The following comments 
are offered related to the proposed street system: 
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a. Verification from Ramsey County confirming location of proposed street access
should be provided with final construction plans.  Confirmation should address
location compliance with County recommendations for sight distance and
adherence to minimum distances from vertical and horizontal curves on
Sherwood Road.

b. The Lake Johanna Fire Department has previously indicated that streets which
are 32-feet-wide or less need to be posted “No Parking Fire Lane” on one side
of the road.  Staff recommends that the applicant contact the Fire Marshall to
review and discuss the proposed site design to determine which side of the
street should be identified as the fire lane.

c. The applicant’s engineer shall submit a pavement design with the final
construction plans, in accordance with Geotechnical recommendations.  The
design shall be completed in accordance with the MnDOT Flexible Pavement
Design as outlined in the Road Design Manual.  The street section shall be
designed for a minimum 7-ton design and a 20-year design life.

d. Proposed bituminous shall be placed in two lifts.  The final lift shall be placed
one construction season after the utilities have been installed within the street
limits

e. A revised Traffic Impact Memorandum, prepared by Westwood, was submitted
and identifies potential impacts associated with the 12 proposed residential lots
shown in the Nord 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 a turn
lane along Sherwood Road, or signalization at the intersection will not be
exceeded.  It is assumed that only a side street stop condition will be required.
Confirmation from Ramsey County will be provided with application review and
approval of Street Access Permit.

f. The two residential lots proposed to be accessed via a shared drive off Deep
Lake Road will have minimal impact on traffic in the existing roadway system.
Details of shared driveway condition and any potential required grading design
for lot access shall be reviewed as part of final construction plans and individual
home building permit application reviews.

g. Details of tie in at Sherwood road shall be included with final construction plans.

Sanitary Sewer 

• The proposed residential units are to be served by individual septic treatment
systems (ISTS).  All lots appear to comply with requirements for primary and
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secondary ISTS locations within suitable soil areas.  Final locations and design for 
ISTS will be reviewed as part of each individual Building Permit Application review. 

Water Supply 

• The proposed residential units are to be served by a private well for each unit.
Private well locations shall be reviewed as part of each individual Building Permit
Application review.

Surface Water Management and Site Grading Design 

1. The proposed storm water management and drainage system and site grading
design shall conform to the requirements of the City of North Oaks Surface Water
Management Plan, dated February 2018.  This includes volume control, rate
control and water quality requirements to mitigate new impervious areas.  A storm
water management report, outlining the design analysis for the site, including
exhibits and calculations shall be submitted for review and approval with the final
construction plans.

2. Details of stormwater basin design, including typical cross sections and details for
outlet structures shall be included in the final construction plans.

3. Staff recommends that the 100-year high water elevation for all site surface water
features, including wetlands, be determined and shown on the final grading plan.
These high-water elevations should be reviewed as a part of the building permit
review process for the adjoining lots.

4. Identify the emergency overflow locations and elevations (EOF) on the final
grading plan for wetlands, based on actual field topographic survey information.
These EOF elevations should be reviewed as a part of the building permit review
process for each adjoining lot.

5. Riprap will not be required at the inlet end of proposed culverts, unless the velocity
of the flow at the inlet requires this type of erosion protection.

6. Proposed turf or vegetation in drainage swales adjacent to roadway shall be
reviewed and approved by NOHOA.

7. A copy of Report of Geotechnical Exploration for Nord Development Road and
Utilities, dated February 21, 2020, prepared by American Engineering Testing, Inc.
has been provided.  Report indicates  soil boring locations, including ground water
conditions at locations which align with proposed road and utilities.  The applicant’s
Geotechnical Engineer shall provide a recommended separation from the
basement floor to the estimated groundwater surface elevation for each proposed
lot as well as be updated with final construction plans to include infiltration rates
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and design recommendations for the proposed infiltration basin based on 
applicable borings. 

8. A drain tile system shall be provided on the street subgrade surface at the street
low points, per Geotechnical report, if poorly draining subgrade soil type exists.
The drain tile shall extend to the ditch section to drain.  If installed, rodent screens
shall be provided at the outlet.

9. The preliminary grading plan illustrates proposed longitudinal slopes of
approximately 1 percent in the street ditch section in a few locations. In areas
where the ditch will be maintained by the homeowner, a drain tile system is
recommended to be installed in ditch sections with proposed slopes less than 2
percent, if the existing soil condition is not free draining.

10. A 2-foot separation shall be shown from the edge of the shoulder to the finished
grade around the perimeter of the cul-de-sac on the final construction plan.  The
2-foot separation shall be provided at 8 feet from the edge of the shoulder.

11. A 10-foot maintenance bench shall encompass the stormwater ponds and shall be
shown on the final grading construction plan.

12. A grading plan for each “custom” lot shall be submitted with each building permit
application.  Proposed grades around the perimeter of the proposed homes shall
meet the requirements of the state building code.  Staff recommends that a
minimum driveway slope of 3 percent, and a maximum of 10 percent.  Details of
proposed driveway sections over drainage ditch with proposed culverts shall be
included in plans for building permit review to ensure grading and drainage plan is
maintained.

13. Final grading plan should include high point elevations, grade breaks, typical
slopes and drainage arrows.

14. Final construction plans shall include locations and details for all proposed site
sedimentation and erosion control BMPs, including plans for temporary stormwater
management BMPs and protection of permanent BMPs during construction.

15. The proposed storm sewer and site grading final design and construction plans
shall be reviewed and approved by the City Engineer and VLAWMO.

Small Utilities 

1. All small utilities including, but not limited to gas, telephone, electric shall be placed
underground in accordance with the provisions of all applicable City ordinances.

2. All utilities to be located in the floodplain shall be flood proofed in accordance with
the building code or elevated above the flood protection elevation.
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Wetlands 

1. Wetland impacts, mitigation, and conformance to WCA requirements shall be
reviewed by VLAWMO as the LGU.

2. VLAWMO shall also determine the required width of buffer strips along the
perimeter of wetlands, and the proposed ponds.  The final construction plans shall
identify the buffer limits and any LGU requirements for buffer protection.

3. City has requested Applicant to submit a transaction history of wetland impacts,
restoration and banked credits for all East Oaks developments to date.
Transaction history should also include proposed impacts with associated method
of mitigation for remaining East Oaks PUD sites.

4. Any additional wetland delineation requirements shall be confirmed with VLAWMO
as the LGU.

Signage 

1. Local street signage, including necessary stop condition signage, meeting City of
North Oaks standards shall be posted at proposed intersection.

2. It is recommended that reflectors be installed at end of cul-de-sac until Lots 3 and
4 are developed.

3. The final construction plans shall identify proposed street signage, including buffer
strip signage if required by VLAWMO.

4. Fire lane signage shall be provided in accordance with the requirements of the
Lake Johanna Fire Department.

Easements 

1. Easements for roadways, drainage swales, utilities, ponds, wetlands, etc. shall be
dedicated on the final RLS as shown in the preliminary plan/preliminary plat and
shall be determined to be sufficient for all necessary site drainage, utility and
roadway access and maintenance.

2. A 25-foot road easement shall be dedicated along the northerly side of North Deep
Lake Road on the affected properties as shown on proposed easement plan.

3. The proposed easements for utilities shall be a minimum of 20 feet and be centered
on the utility.
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4. A 20-foot drainage easement shall be provided along the center of the drainage 
swale between wetlands 4 and 5; and between wetlands 5 and 5A.  A drainage 
and utility easement shall be added between wetlands 5A and 5B. 
 

5. Conservation easements shall be provided to cover the buffer strip areas, if 
required by VLAWMO.  The easement documents shall conform to the 
requirements of VLAWMO. 
 

6. Ramsey County should be contacted to confirm roadway easement is sufficient or 
if the County would like Sherwood Road right-of-way dedicated as part of the 
subdivision. 

 

Permits 

 

• Copies of all required and approved permits (MPCA, VLAWMO, Ramsey County 
etc.) shall be provided to the City Engineer upon receipt from each agency. 

 

Other Engineering Comments 

 

1. Final proposed location for potential trail along North Deep Lake Road shall 
conform to MnDOT recommendations for clear zone requirements for applicable 
speed limit. 
 

2. All final construction plans shall include applicable plan legends to facilitate 
comprehensive plan review. 
 

3. Diligence in plan review prior to submittal of final construction plans to resolve 
Preliminary plan typos and inconsistencies. 
 

4. Please remove all gender specific pronoun references on the preliminary 
engineering plans. 
 

5. Ensure all primary plan features are adequately dimensioned and proposed 
dimensions are consistent with application narrative. 
 

6. Existing conditions plan shall include field verification dates for topographic survey. 
 

7. Proposed trail connection across Lots 1 & 2 from the Existing Trail Easement 
appears to cross/conflict with proposed shared access driveway for Lots 1 & 2.  
Details of this crossing/conflict should be included in final construction plans. 

 

 

 

 

 

19



16 

CONCLUSION 

The Planning Commission is being asked to review and provide recommendation to the 

City Council on the preliminary plan/preliminary plat (subdivision) applications for 

subdivision of the Nord site along with two adjacent, excluded parcels. 

If the Planning Commission finds that the submitted plans are consistent with the 

approved East Oaks PUD Master Development Plan and East Oaks PDA and 

demonstrate an ability to meet applicable requirements of the City’s Zoning, Subdivision 

and Shoreland Ordinances, the Commission should recommend approval of the plans, 

subject to any recommended conditions, to the City Council. 

If the Planning Commission finds that the submitted plans are not consistent with the 

approved East Oaks PUD Master Development Plan and East Oaks PDA and do not 

meet applicable requirements of the City’s Zoning, Subdivision and Shoreland 

Ordinances, the Commission may recommend denial of the request with findings of fact 

as to the specific reasons for such recommendation. 

PLANNING COMMISSION OPTIONS 

In consideration of the preliminary subdivision application, the Planning Commission has 

the following options: 

A) Recommend approval, with conditions, based on the applicant's submission, the
contents of this report, public testimony and other evidence available to the Planning
Commission.

▪ This option should be utilized if the Planning Commission finds the proposal
adheres to all City Code requirements and previously approved East Oaks PDA
and Master Development Plan provisions.

▪ Approval at this time means that, upon City Council approval, the applicant can
proceed to final plans with assurances that final subdivision approval will be
granted provided all conditions are met.

B) Recommend denial based on the applicant's submission, the contents of City Staff
reports, received public testimony and other evidence available to the Planning
Commission.

▪ This option should only be utilized if the Planning Commission can specifically
identify one or more provisions of the City Code or East Oaks PDA that are not
being met by the preliminary plan (subdivision) proposal.
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C) Continue the matter to request for further information from staff or the applicant or to
continue the public hearing.  Additional requested information should be specifically
identified by the Planning Commission.

STAFF RECOMMENDATION 

Based on the preceding review, it is the opinion of Staff that the submitted preliminary 
plan/preliminary plat (subdivision) application is consistent with the  East Oaks PDA and 
the Master Development Plan and will, with conditions, comply with regulations used to 
implement the PDA. 

Therefore, Staff recommends of approval of the proposed Nord preliminary 
plan/preliminary plat (subdivision) application subject to the fulfillment of the following 
conditions: 

1. The following conditions shall be satisfied related to the proposed shared driveway
to Lots 1 and 2:

A. Signage be provided to clearly identify the shared driveway.  The type, size
and location of such signage shall be subject to City approval.

B. No parking be allowed on the shared portion of the driveway as necessary
to maintain Fire Department vehicle/equipment accessibility.

2. The buildable area of Lot 4 (the flag lot) include a turnaround area (or
hammerhead).  The design of such turnaround area shall be subject to review and
approval by the Lake Johanna Fire Department and City Engineer.

3. Floor area ratios within the subdivision shall not exceed 12 percent (ratio of floor
area of buildings to gross lot area).

4. The following minimum setbacks shall be satisfied:

Principal Building to Roadway Easements: 

Front-loaded garage: 20 feet 

Home or side-loaded garage: 10 feet 

Principal Building to Adjacent Structures: 

Attached garage to attached garage: 12 feet 

Attached garage to house:  20 feet 

House to house: 24 feet 

21



18 

Wetlands: 30 feet 

Lot Lines: 30 feet 

Structures to Ordinary High-Water Level (of Deep Lake):  75 feet 

5. The plans be amended to reflect the proposed final trail developed in concert with
NOHOA.

6. The proposed monument sign shall satisfy the following conditions:

A. Not exceed 8 feet in height as measured from the finished grade.
B. Not extend into adjacent road easement.
C. Not obstruct the view of oncoming traffic.
D. Include landscaping around the base consisting of shrubs, flowers, and

ornamental trees, notwithstanding the provisions of Section 151.034 of
the Ordinance.

E. No exposed neon lighting on sign.
F. Designed to be compatible with adjacent building architecture.
G. The sign face shall not exceed 80 square feet for each side of the sign.

7. The East Oaks PDA be formally amended to accomplish the following:

A. Address the excluded parcel issue.  In this regard, the East Oaks PDA be
amended such that the legal description for the Nord site (Site C)
incorporate the two excluded parcels (parcels V-284 and B-292).

B. Address the performance standards for the proposed shared driveway for
Lots 1 and 2.

8. The applicant recognizes that, as part of the City’s forthcoming Zoning Ordinance
update, the rezoning of the two excluded parcels (parcels V-284 and B-292) to
RSM will be considered by the City.

9. The developer shall enter into a subdivision development agreement with the City
(the form of which shall be acceptable to the City) and post all necessary securities
required by it and pay all required fees and costs including all City planning,
engineering, and legal fees.

10. Verification from Ramsey County confirming location of proposed street access
shall be provided with final construction plans.  Confirmation shall address location
compliance with County recommendations for sight distance and adherence to
minimum distances from vertical and horizontal curves on Sherwood Road.

11. Fire lane signage shall be provided, as necessary, in accordance with the
requirements of the Lake Johanna Fire Department.
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12. Local street signage, including necessary stop condition signage, meeting City of 
North Oaks standards shall be posted at proposed intersection. 

 

13. The final construction plans shall identify proposed street signage, including buffer 
strip signage, if required by VLAWMO. 
 

14. The applicant’s engineer shall submit a pavement design with the final construction 
plans, in accordance with Geotechnical recommendations.  The design shall be 
completed in accordance with the MnDOT Flexible Pavement Design as outlined 
in the Road Design Manual.  The street section shall be designed for a minimum 
7-ton design and a 20-year design life. 
 

15. Details of cross-section and tie-in at Sherwood road shall be included with final 
construction plans. 

 

16. Individual Building Permit Application review shall include the following:  Final 
locations and designs for ISTS; private well locations; 100-year high water 
elevations and Stormwater emergency overflow (EOF) locations and elevations; 
and detailed grading plans meeting state building code. 

 

17. The proposed storm water management and drainage system and site grading 
design shall conform to the requirements of the City of North Oaks Surface Water 
Management Plan, dated February 2018.  This includes volume control, rate 
control and water quality requirements to mitigate new impervious areas.  A storm 
water management report, outlining the design analysis for the site, including 
exhibits and calculations shall be submitted for review and approval with the final 
construction plans. 

 

18. Details of stormwater basin design, including typical cross sections and details for 
outlet structures shall be included in the final construction plans. 
 

19. 100-year high water elevations for all site surface water features, including 
wetlands, shall be determined and shown on the final grading plan. 
 

20. Emergency overflow locations and elevations (EOF), for all site surface water 
features, including wetlands shall be shown on the final grading plan based on 
actual field topographic survey information and stormwater management plan 
design. 
 

21. Riprap shall not be required at the inlet end of proposed culverts, unless the 
velocity of the flow at the inlet requires this type of erosion protection. 
 

22. The Report of Geotechnical Exploration shall be updated with final construction 
plans to include infiltration rates and design recommendations for the proposed 
infiltration basin. Applicant’s Geotechnical Engineer shall provide a recommended 
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separation from the basement floor to the estimated groundwater surface elevation 
for each proposed lot. 

23. A drain tile system shall be provided on the street subgrade surface at the street
low points, per Geotechnical report, if poorly draining subgrade soil type exists.
The drain tile shall extend to the ditch section to drain.  If installed, rodent screens
shall be provided at the outlet.

24. In areas where the proposed ditch section will be maintained by the homeowner,
a drain tile system shall be installed where proposed slopes are less than 2
percent, if the existing soil condition is not free draining, or per Geotechnical
recommendations.

25. A 2-foot separation shall be shown from the edge of the shoulder to the finished
grade around the perimeter of the cul-de-sac on the final construction plan.  The
2-foot separation shall be provided at 8 feet from the edge of the shoulder.

26. A 10-foot maintenance bench shall encompass all stormwater basins and shall be
shown on the final grading construction plan.

27. All applicable recommendations of the City Forester shall be satisfied.

28. Final grading plan shall include high point elevations, grade breaks, typical slopes
and drainage arrows.

29. Final construction plans shall include locations and details for all proposed site
sedimentation and erosion control BMPs, including plans for temporary stormwater
management BMPs and protection of permanent BMPs during construction.

30. The proposed storm sewer and site grading final design and construction plans
shall be reviewed and approved by the City Engineer, and VLAWMO.

31. All small utilities including, but not limited to gas, telephone, electric shall be placed
underground in accordance with the provisions of all applicable City ordinances.

32. All utilities to be located in the floodplain shall be flood proofed in accordance with
the building code or elevated above the flood protection elevation.

33. Wetland impacts, mitigation, and conformance to WCA requirements shall be
reviewed by VLAWMO as the LGU.

34. VLAWMO shall determine the required width of buffer strips along the perimeter of
wetlands, and the proposed ponds.  The final construction plans shall identify the
buffer limits and any LGU requirements for buffer protection.
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35. The applicant shall submit a transaction history of wetland impacts, restoration and 
banked credits for all East Oaks developments to date for City review and 
determination of consistency with control documents.  Transaction history shall 
include proposed impacts, as detailed on final construction plans for current 
application, with associated method of mitigation.  Transaction history shall also 
include assumed impacts for all remaining East Oaks PUD sites. 
 

36. Final construction plans shall include statement of trail design narrative which will 
detail no planned grading impacts for proposed trail locations.  If boardwalk 
segments are proposed, these locations shall be detailed with specifications on 
final construction documents. 
 

37. Any additional wetland delineation requirements shall be confirmed with VLAWMO 
as the LGU and provided as part of final construction plans. 

 

38. Easements sufficient for all necessary site drainage, utility and roadway access 
and maintenance for roadways, drainage swales, utilities, ponds, wetlands, etc. 
shall be included as part of final construction documents and be dedicated with the 
final RLS. 

 

39. A 25-foot road easement shall be dedicated along the northerly side of North Deep 
Lake Road as a part of the RLS process as shown on proposed easement plan. 
 

40. The proposed easements for utilities shall be a minimum of 20 feet and be centered 
on the utility. 
 

41. A 20-foot drainage easement shall be provided along the center of the drainage 
swale between wetlands 4 and 5; and between wetlands 5 and 5A.  A drainage 
and utility easement shall be added between wetlands 5A and 5B. 
 

42. Conservation easements shall be provided to cover the buffer strip areas, if 
required by VLAWMO.  The easement documents shall conform to the 
requirements of VLAWMO. 
 

43. Ramsey County shall be contacted to confirm that the proposed roadway 
easement is sufficient or if the County would like Sherwood Road right-of-way 
dedicated as part of the subdivision.  Written correspondence shall be provided to 
the City. 

 

44. Copies of all required and approved permits, including but not limited to MPCA, 
VLAWMO, Ramsey County, shall be provided to the City Engineer upon receipt 
from each agency. 

 

45. Final proposed location for potential trail along North Deep Lake Road shall 
conform to MnDOT recommendations for clear zone requirements for applicable 
speed limit. 
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46. Construction details and grading cross-section for the interconnection of proposed
trail with the shared access of Lots 1 & 2 shall be included in final construction
plans.

47. Consideration of any comments received from the Vadnais Lake Area Water
Management Organization.

48. Consideration of any comments received from the Department of Natural
Resources.

49. Comments of other City Staff.

cc: North Oaks Mayor and City Council 

Kevin Kress, City Administrator 

Mikeya Griffin, NOHOA Executive Director North Oaks Company 

Jenifer Sorensen, Department of Natural Resources 

Stephanie McNamara, Vadnais Lake Area Water Management Organization 

Mark Houge and Gary Eagles, North Oaks Company 
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• NATURE •  HERITAGE • COMMUNITY		•

100 Village Center Drive, Suite 240 | North Oaks, MN 55127 | PHONE 651.792.7765 | nohoa.org	

April	7,	2020	

Mr.	Gregg	Nelson,	Mayor	
Council	Persons:	Rick	Kingston,	Martin	Long,	Kara	Ries,	and	Katy	Ross	
City	of	North	Oaks	
100	Village	Center	Drive,	Suite	230	
North	Oaks,	MN	55127	

RE:	 East	Oaks	PDA	–	Nord	Preliminary	Plans	

Dear	Mayor	Nelson,	

The	North	Oaks	Home	Owners’	Association	(NOHOA)	has	reviewed	the	preliminary	plans	
submitted	by	the	North	Oaks	Company	for	the	Nord	development	site.	NOHOA	has	particularly	
placed	a	technical	focus	on	those	components	for	which	NOHOA	will	ultimately	be	responsible	
for	maintaining,	such	as	roads	and	trails.	The	following	summarizes	NOHOA’s	
recommendations,	additional	requested	information,	and	suggested	plan	modifications	for	the	
development	to	be	accepted	into	the	Association.		NOHOA	respectfully	requests	that	the	City	
incorporate	these	into	any	recommendations	or	approvals.		

1. The	applicant	should	be	advised	that	NOHOA	policy	does	not	allow	for	shared	driveways
except	through	board	approval.	At	the	time	of	construction,	Lots	1	and	2	will	need	to
receive	board	approval	if	a	shared	driveway	is	going	to	be	used.

2. The	following	are	NOHOA’s	recommendations	relative	to	the	North	Oaks	Company
updated	trail	route	provided	on	the	exhibit	dated	March	26,	2020:

a. NOHOA	prefers	that	the	new	route	through	Lots	1	and	2	be	constructed	as
indicated	on	the	attached	exhibit,	avoiding	any	wetland	impacts.

b. NOHOA	prefers	the	alignment	through	the	west	side	of	NOHOA	open	space	to
connect	to	the	existing	trail	easement.
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April	7,	2020	
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c. As	offered,	NOHOA	expects	the	North	Oak	Company	to	work	with	NOHOA	and
the	property	owners	to	construct	a	trail	through	the	existing	easement	located
across	the	existing	properties	along	North	Deep	Lake	Road.	Assistance	shall	also
be	provided	by	the	North	Oaks	Company	to	establish	new	easements	closer	to
the	wetland	when	possible.

3. NOHOA’s	willingness	to	accept	the	revised	trail	plan	as	proposed	by	the	North	Oaks
Company	does	not	waive	NOHOA’s	right	to	require	compliance	with	the	terms	of	the
1999	PDA	as	to	all	future	developments.

4. A	center	island	is	indicated	on	the	plans	at	the	entrance.		No	landscape	maintenance	will
be	completed	by	NOHOA	within	the	development.		NOHOA	would	prefer	no	center
island.

5. Trail	maintenance	and	construction	fall	under	the	purview	of	NOHOA.		As	such	the
following	is	requested:

a. Wetland	boundaries	should	be	flagged	in	the	field	and	the	proposed	trail
alignment	staked	to	allow	for	field	verification	of	impacts.	This	should	occur	for
the	trail	along	the	lot	line	between	Lot	7	and	6	and	across	Lots	1	and	2.

b. Trail	construction	details	should	be	provided	to	NOHOA	for	review	and
comment.

c. Any	necessary	boardwalk	and	culvert	installation	locations	should	be	noted	on
the	plans.

d. Trail	widths	should	be	cleared	and	graded	appropriately	to	a	width	of	12-feet	to
allow	for	future	maintenance	activities.

6. To	allow	for	appropriate	future	road	maintenance,	NOHOA	requests	that	the	Company
provides	soil	boring	information	and	a	geotechnical	report	that	details	the	required
pavement	section	for	a	7-ton	pavement	design.

7. Plan	and	profile	information	for	the	road	should	be	provided	to	NOHOA	for	review	and
comment	as	to	any	maintenance	concerns	as	part	of	the	final	plan	approval	process.

8. Copies	of	the	stormwater	plans,	drainage	calculations	and	Minnesota	Routine
Assessment	Method	(MnRAM)	report	are	requested.		Approval	from	VLAWMO	will	be
required	for	the	improvements	prior	to	acceptance.		NOHOA	reserves	the	right	to
comment	on	plans	as	they	are	revised	to	avoid	wetland	impacts.

9. The	preliminary	plans	note	that	the	road	will	discharge	to	a	filtration	basin.	As	the
Construction	details	should	be	provided	and	a	soil	boring	with	groundwater	elevations
and	infiltration	rates	should	be	provided.		A	10-foot	bench	should	be	graded	around	the
basin	for	maintenance	access.
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10. Documentation	should	be	provided	as	to	approval	by	Ramsey	County	of	the	road	access.

The	recommendations	and	comments	set	forth	above	are	specific	to	the	set	of	plans	deemed	
complete	by	the	City	on	February	27th.	NOHOA	reserves	the	right	to	review	and	make	
additional	recommendations	and	comments	as	plans	are	subsequently	revised	and	additional	
information	received.		

In	addition,	it	is	expected	that	development	of	the	Nord	site	will	comply	with	all	conditions	set	
forth	by	local,	state,	and	federal	agencies.	Prior	to	acceptance	into	NOHOA,	the	Nord	
development	will	be	reviewed	for	compliance	with	all	such	requirements	and	the	developer	will	
be	required	to	address	any	issues	identified.		

Furthermore,	NOHOA	requests	that	no	development	declarations	be	recorded	or	given	to	
purchasers	until	NOHOA	has	approved	them.	NOHOA	will	not	be	bound	by	any	declarations	
that	were	not	reviewed	and	approved	by	NOHOA	prior	to	being	recorded.		

If	you	have	any	questions	or	would	like	to	discuss	any	of	these	comments	further,	please	feel	
free	to	contact	NOHOA.	

Thank	you,	

(Signed	copy	on	file)	

Katherine	Emmons	
President	

Cc:		 Kevin	Kress,	City	Administrator	
Mark	Houge,	President,	North	Oaks	Company	
North	Oaks	Planning	Commission	
NOHOA	Board	of	Directors	
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