444 Cedar Street, Suite 1500
Saint Paul, MN 55101

651.292.4400
tkda.com
Memorandum
To: Stillwater Town Board Reference: Goldstrand Minor Subdivision
Application
Copies To: Kathy Schmoeckel, Clerk
Soren Mattick, Attorney Project No.: 17724.000 Goldstrand
Subdivision
Paul Johnson “Applicant”
From: Merritt Clapp-Smith, Routing:
Planner
Date: February 7, 2020
SUBJECT: Minor subdivision request to split a 42-acre parcel into two single-family

lots —a 12-acre lot with an existing home and a 30-acre lot for a future
residential use.

MEETING DATE: February 13, 2020

LOCATION: 10824 Myeron Road North
(PID 08.030.20.23.0001)

LEGAL DESCRIPTION: S1/2-NW1/4 EXCEPT THE E 660FT OF SD S1/2-NW1/4 & EXC THE SO 880FT OF THE
W 882FT OF SD S1/2 NW1/4 SUBJ TO MYERON RD N ALG THE N LINE THEREOF
SUBJ TO EASEMENTS EXCEPT:THAT PART OF WEST 110 FEET OF SW1/4-NW1/4 SD
1/4-1/4 LYING NORTHERLY OF THE SOUTH 880FT OF SD1/4-1/4 MEASURED AT A
RIGHT ANGLE TO THE WEST AND SOUTH LINES OF SAID SW1/4-NW1/4 SUBJ TO
HWY EASEMENT SECTION 08 TOWNSHIP 030 RANGE 020

PROPERTY OWNERS: Judith and Bruce Goldstrand

ZONING: Agricultural District; Shoreland Overlay District on western edge next to
Loon Lake.

60-DAY PERIOD: March 8, 2020

ITEMS REVIEWED: Application and plans received January 8, 2020.

An employee owned company promoting affirmative action and equal opportunity
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PROPERTY INFORMATION

Parcel description and land use: The property is a vacant 42-acre parcel, surrounded by large lot
residential properties and agricultural uses.

08.080820.2220004 § R
x T a——— AYEY (DG, ) AR
~ Mlﬂfv‘gmﬁllmuﬁ RS

J
} Neaes0.2028000
| 0008
\

Natural Features and Conditions: The parcel is predominantly open fields and agriculture, with
wooded areas, and a northwest edge that abuts Loon Lake. The parcel has rolling topography, with
steep slopes nearing Loon Lake and around the existing residence.
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DESCRIPTION OF THE REQUEST

The Applicant requests to subdivide the existing single-family property into two (2) single-family
lots, with the larger parcel to be sold as a new single-family lot. No public streets or infrastructure
are proposed. The subdivision qualifies as a Minor Subdivision under the Stillwater Township code.

The minor subdivision would result in:

A. Parcel A -12 acres on the western side with the existing residence and driveway.
B. Parcel B—30 acres which could be developed as a future single-family lot.
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ITEMS SUBMITTED WITH THE APPLICATION

1.

2.
3.
4

Preliminary Plat survey (PJ Land Surveying)

Legal Descriptions for the proposed Parcel A and Parcel C

A wetland delineation report from Bopray Environmental

A Notice of Decision from Jay Riggs at the Washington Conservation District, confirming the
findings of the wetland delineation
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EVALUATION OF THE MINOR SUBDIVISION REQUEST
The Stillwater Township Subdivision Ordinance states that the Town Board shall approve the
preliminary plat if it meets the following findings:

(1) It complies with the Township’s Comprehensive Plan, Development Code, Capital Improvements

Program, and other policies and regulations.

This finding is met. The subdivision is consistent with Comprehensive Plan policies and Land Use
goals to “Support a rural residential lifestyle” and to “Provide a safe and healthy residential
setting”. The subdivision is consistent with the land use intent of the Agricultural district for
agriculture and single-family uses, and the proposed two lots meet development code standards.

Development Code Item

Agricultural Zoning District
Requirement

Proposed Subdivision

Density

4 dwelling units per 40 acres

2 dwelling units per 42 acres

Minimum Lot Size
(under lot averaging
provision)

2.0 acres

Parcel A =12 acres
Parcel B =30 acres

Minimum buildable area
(lot area less setbacks,
easements and slopes
greater than 25%)

At least one (1) contiguous
acre of accessible land

Parcel A = already developed
Parcel B = 32 acres with no
wetlands, level areas for
building, and no easements

Minimum frontage on a
public road

300 feet (ft) for parcels
greater than 4 acres in size

Parcel A =300 feet
Parcel B = Approx. 540 feet

Maximum lot coverage

25%

Future plans for Parcel B will
comply easily due to large
lot size.

Minimum Building Setbacks

Front = 40’; Side = 20’;
Rear =50’

Future plans for Parcel B will
comply easily due to large
lot size.

Maximum Building Height

35’

Future building plans must
comply.

(2)

The subdivision is consistent with other Township policies and regulations and does not conflict

with any item identified in the Capital Improvement Plan.

The physical characteristics of the site, including but not limited to topography, vegetation,

susceptibility to erosion and siltation, susceptibility to flooding, water storage, and retention, are

such that the site is suitable for the type or intensity of development or use contemplated.

This finding is met. Parcel A with the existing single-family residence is already developed.

Proposed Parcel B has numerous open fields, areas with level ground, and no wetlands. Finding

one or more building site options on Parcel B that address environmental sensitivities is




Goldstrand Minor Subdivision - Staff Report Stillwater Town Board
Page 5 February 13, 2020

completely feasible. Future development of Parcel B will require submission of plans and approval
of permits for a well, septic, grading, erosion control, and stormwater management.

(3) The design of the subdivision or the proposed improvements will not cause substantial and
irreversible environmental damage.

This finding is met. A wetland delineation was conducted by Bobray Environmental and found no
wetlands in Parcel B. A Notice of Decision from the Washington Conservation District concurred

with the findings. Soil tests will be required for future development of Parcel B to identify suitable
areas for septic.

(4) The design of the subdivision or the type of improvements will not be detrimental to the health,
safety, or general welfare of the public.

This finding is met. The proposed 30-acre lot to be created complies with the density standards
for the Township, and a future, single-family home on the parcel will not generate traffic, noise,
odors, or activity at levels high enough to detrimentally impact the health, safety or welfare of the
public.

(5) The design of the subdivision or the type of improvement will not conflict with easements on
record or with easements established by judgment of a court.

This finding is met. There are two easements on the property and both are within the boundaries
of proposed Parcel A. There is an Xcel Natural Gas Line easement running along a northern
portion of property, and there is a 33 foot driveway easement running from Myeron Road North
into the property along the eastern edge of proposed Parcel A. The easement provides driveway
access to proposed Parcel A and to the neighboring property to the south of Parcel A. If the
subdivision is approved, then the two easements on Parcel A shall be filed with the County when
the property is recorded. There are no easements on the proposed Parcel B property.

(6) That the subdivision is not premature as determined by the standards of the Subdivision
Ordinance, Section 5.2.

This finding is met. The subdivision meets the conditions to proceed — it is consistent with the
Comprehensive plan; it is consistent with the Capital Improvements Plan; it is served by adequate
streets; it can provide good drainage; it will not pollute nearby water bodies; and it meets
environmental requirements. No soil tests for septic suitability have been conducted on proposed
Parcel B, but given the adequacy of soils on adjacent parcels to the north, east, south and west,
and the size of the parcel, there is no concern of a suitable septic area being found.

Engineer’s Comments
The Township Engineer had not commented at the time of this staff report. Any forthcoming
recommendations will be shared with the Town Board for consideration.

1
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IN SUM - The above findings support granting approval of the subdivision.

PARKLAND DEDICATION

The Township requires Park Dedication for every newly created lot in the Township, under
Subdivision Ordinance Section 12.0 Park Dedication Requirements. The dedication may be made in
land or fee in-lieu of land, at the discretion of the Town Board. In this case, the proposed subdivision
size and location do not align with any Township goals or plans for new parkland. Therefore,
dedication in fee is recommended. According to the Township Fee Schedule Fee, the park dedication
fee is $2,500 per newly created lot. The proposed subdivision creates one (1) new lot, with an
associated parkland dedication fee of $2,500.

TOWNSHIP REQUIREMENTS FOR PRELIMINARY AND FINAL PLATS
A number of items typically addressed in larger subdivisions do not apply in this case or will be
applied when specific development plans for each lot are proposed.

Items that do not apply:
e Homeowners’ Association documents — there will not be a Homeowners’ Association
e Plans and cost estimates for public improvements — there will be no public improvements

Items to be addressed later, as site and building plans for Parcel B are prepared:
(1) Landscaping plan
(2) Grading and Erosion control plan
(3) Stormwater pollution prevention plan
(4) Sewage Treatment System permit
(5) Driveway permit
(6) Building permits

ACTION REQUESTED:
The Town Board can:
1. Approve
2. Approve with conditions
3. Deny with findings
4. Table the request

PLANNING STAFF RECOMMENDATION
The Planner recommends that the Town Board approve the Preliminary Plat for 10824 Myeron Road
North (PID 08.030.20.23.0001), subject to the following conditions:

1. The lot split plans shall be in substantial compliance with the plans submitted to the Township
on January 8, 2020

1
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2. The Applicant shall satisfy all requests provided in comments by the Township Engineer.

3. There are two easements on the property, within the boundaries of Parcel A. They shall be
recorded as easements of Parcel A when filed with the County.

4. As Parcel B proceeds to development, plans and applications for proposed site work and
construction shall be submitted and approved, as required by local and state regulations.
These plans shall include but are not limited to:

a. Grading and Erosion control

b. Stormwater pollution prevention

c. Soil testing for septic and septic plans submitted to Washington County for approval.
d. Landscaping

e. Driveways

f.  Buildings

5. The Applicant shall pay a Parkland Dedication fee of $2,500, based on the Township
requirement for $2,500 in dedication fee per newly created lot.

6. The applicant shall record the plat with Washington County within one year of the date when
the minor subdivision is approved.

7. The Applicant shall pay all fees and escrows associated with this application.



