
 
 
 
 
 
 
 
 

 
 

 

MEMO 
 
Date: May 1, 2015 
 
To: Alexandria Town Board 
 
From: Ben Oleson, Hometown Planning 
 Zoning Administrator, Alexandria Township 
 
Re: Zoning Administrator’s Report 
 
Dear Town Board Members: 
 
The Planning Commission held its regular meeting on April 27, 2015.  There was one public 
hearings for which the Planning Commission is passing on its recommendation to the Town 
Board. 
 
Note, however, that the recommendation relates to an application that will also be the subject of 
a variance hearing at your May 18, 2015 Town Board meeting. As such, the Board may wish to 
take the recommendation of the Planning Commission as information only at this point and 
table any decision until after the variance hearing. 
 
Attachments, drawings and photos related to the applications are available at: 
www.hometownplanning.com. Public comments (if any) are also at the same location. 
 
 

PUBLIC HEARING #1 

Application: Preliminary Plat and Conditional Use for “Lake Jessie Meadows Second 
Addition” Planned Unit Development.  

Applicant: Riley Brothers Properties, LLC 

 
Background Information:  

Proposal:  This application involves a re-arrangement of the existing lots from the “Lake Jessie 
Meadows” plat that was approved by Douglas County in 2005 as a planned unit development 
and a request for the existing private roadway to become a Township road. One residential lot 
would be removed and the existing community building would become a residential lot. Lots 
would be shifted slightly to allow for a public road right-of-way of at least 50 feet (min. 66 ft 
required). No increase in the number of residential lots or previously approved boat mooring 
slips is proposed. 
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The applicants are making three primary requests with the proposed replat and conditional use: 

1. Conversion of the existing community building to a residential unit (with an offsetting 
reduction in the number of dwelling units allowed elsewhere in the development); 

2. Rearrangement of the 49 existing residential lots so as to allow for greater flexibility in 
the design of homes than what was originally proposed and approved in 2005 by 
Douglas County; and 

3. Dedication of the existing private roadway as a public road (including dedication of 
Township right-of-way) so as to improve the marketability of the lots within the 
subdivision. 

A fourth request is also to be discussed as a possibility – the Township taking over maintenance 
of the stormwater management facilities (a stormwater pond and associated pipes); 

The original conditions from the 2005 approval of “Lake Jessie Meadows” were as follows: 

1. Ten mooring sites only; 

2. Drainage and storm water facilities to be designed to handle a one-hundred (100) year 
storm event and a maintenance provision for these structures is to be laid out in the 
covenants with the County being a party to it; 

3. There is to be a fifty (50) foot conservation easement along the lake extending fifty (50) 
feet landward from the ordinary high water mark on the north side of the property, the 
County is to be a party to this easement, excluding a 50 foot clearing located by the 
docking area; 

4. The property on the south side of the development is to be in a permanent conservation 
easement with the State, except for Outlot A; 

5. Plan for removal and replacement of trees in conservation easement would have to be in 
place outside the fifty (50) foot opening. 

The above requests involve several requested variances that will be heard separately by the 
Alexandria Township Board of Adjustment at their May 18, 2015 meeting. These variances will 
likely include: 

1. Allowance for the dedication of public road right-of-way to be 50 feet in width  (min. 66 
ft required); 

2. Allowance for the public roadways (already constructed as private roads with private 
sewer and water infrastructure below) to be 26 ft in width (min. 31 ft required – 
measured back of curb to back of curb); 

3. Allowance for the public roadways (already constructed as private roads) to have less of 
a gravel base and blacktop thickness than typically required for township roads; 

4. Allowance for proposed building envelopes to be located less than 32 feet from the road 
right-of-way; 

5. Allowance for an increase in the number of residential units within Tier 1 from the 
previously approved 8 units to 9 units (2005 calculations had allowed for up to 14 units 
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due to allowed inclusion of land located on the south side of Lake Jessie that had been 
part of the property at the time. That land on the south side is no longer owned by the 
applicant and has been transferred to the State of Minnesota to meet Condition #4 from 
the 2005 approval); 

6. Allowance for open space to remain as had been approved in 2005 by Douglas County, 
despite inconsistencies with current Township requirements in the calculation of open 
space. 

 Location: 
1. Property Address: Various on Jessie View Drive SE and Jessie View Lane SE 
2. Sec/Twp/Range: 27-128-37 
3. Legal Description: Lots 1 – 50, Block One, Lake Jessie Meadows.  
4. Parcel Number(s): 03-1875-000 through 03-1875-490. 

 
Town Board Direction: The Town Board can accept the recommendation of the Planning 
Commission, render a modified decision on the application, or send the request back to the 
Planning Commission for further review if additional information is needed. If the decision is 
for approval or denial, findings of fact should be cited. 
 
Planning Commission Action: The Planning Commission has recommended approval of the 
replatting of “Lake Jessie Meadows” into “Lake Jessie Meadows 2nd Addition” subdivision 
based on findings of fact listed in the next section of this report. As part of their 
recommendation for approval, they are also recommending the following conditions of an 
approval:  

1. That the Planning Commission recommends approval for the change to the shape and 
layout of the residential lots so long as there is no net increase in the number of units 
from what had been approved by the County (49 residential units). The proposed 
changes to the shapes of the residential lots, so long as there are clear limitations for how 
much each lot owner can build on their lot for impervious surfaces, does not represent a 
significant change to what was approved by the County in 2005. 

a. If the Board of Adjustment does not approve 9 residential lots in the first tier of 
the PUD (the County had originally approved 8), the Planning Commission 
recommends that the Board of Adjustment require the offsetting residential lot 
be removed from the first tier (so that a total of only 8 residential units are 
allowed in the first tier). The total development should not have more than 49 
residential units as originally approved by Douglas County. 

2. That the Planning Commission recommends a condition of approval that the landowner 
works with the Zoning Administrator to establish a clear schedule of how much 
impervious surface is allowed on each residential lot. Consideration shall be given to the 
amount of impervious that would be located on common land within the development 
(i.e. portions of driveways that are not on the individual lots, but lead up to them). 
Consideration will also have to be given to whether the road becomes public and the 
associated right-of-way width that is approved. The net result would need to be no net 
increase from what had been approved by the County unless in conformance with 
current Township ordinances regarding impervious coverage. 
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3. That the Planning Commission recommends approval for the conversion of the 
community center to a residential dwelling, provided that: 

a. The common well area of the community centers basement must not be 
accessible from the interior of the converted dwelling. A separate entrance from 
the outside must be created and any interior accesses must be permanently 
sealed. 

b. An alternative route for members of the homeowners association to the mooring 
sites must be created. Any increase in impervious coverage as a result of moving 
this access must be reviewed by the Zoning Administrator for compliance with 
the impervious restrictions in the current Township ordinance and found 
compliant. 

4. That the Planning Commission recommends the Board of Adjustment/Town Board, 
should the Township accept dedication of the roadway and associated right-of-way, 
require that traffic be one-way only around the loop with parking only on one side. Two 
way traffic with no on-street parking is recommended for the two stretches of road 
leading into the loop. The islands currently located at the entries to the development 
must be eliminated. 

5. That the Planning Commission recommends that if the Township takes over the roads 
and setback variances are granted for the residential lots to those new right of way lines, 
that there is at least enough off-street parking available on each lot (not including garage 
spaces) for two vehicles (as there is not sufficient on-street parking space given the 
current road width). Such spaces may be located in common area, but not within 
Township road right-of-way and shall not cause impervious surface limitations to be 
violated for the development as a whole or for each individual lot. 

6. That if the Township does take over the roads, it also consider taking over the long-term 
responsibility for maintenance of the storrmwater pond so as to be consistent with 
current Township policy and avoids problems of non-maintenance by the homeowners 
association in the future and the resulting negative impact on the water quality of Lake 
Jessie that could result. 

a. Prior to taking over the stormwater pond, the landowner/association shall clean 
out the pond to its original design depth and otherwise be such that it functions 
as originally designed and required by Douglas County. 

b. Sufficient easements shall be granted to the Township to access and maintain the 
ponds prior to the Township taking over maintenance responsibilities. 

7. That the Planning Commission recommends the Board of Adjustment/Town Board 
considers methods for minimizing the risk to Township taxpayers of taking over a 
substandard road and/or the stormwater facilities. These could include: 

a. Only taking over the road/stormwater facilities once a significant percentage of 
the lots are built on with homes (not just sold). 

b. Requiring some form of financial security (cash escrow, bond, etc…) to provide a 
fund for the Township to eventually rebuild the road/stormwater facilities to 
Township standards (or closer to Township standards). 
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c. Requiring that the developer rebuild the road/stormwater facilities to Township 
standards (or closer to Township standards) prior to taking them over. 

d. Some combination of the above. 

 

A number of written comments were received. Copies are attached. 

 

 
Recommended Findings: Many of the criteria and findings that the Township would make 
regarding a proposed planned unit development do not directly apply to this particular 
application. This is because the planned unit development itself was approved by Douglas 
County in 2005 and the current proposal would not change many of the factors that were 
decided in 2005. The number of units will not change, the impervious coverage and open space 
calculations will not change (outside of what changed due to the loss of land from the relocation 
of County Road 81 and the dedication of land on the south side of Lake Jessie to the DNR as 
had been required in the County’s approvals). 

In other words, very little of what was approved by Douglas County in 2005 will change except 
for the proposal to convert the community center to a residential dwelling lot, the reduction of a 
lot further back in the development to compensate for that conversion, and the slight changes in 
the shape and location of the residential lots. 

Further, many of the requests being made by the landowner are decisions that will need to be 
made by the Board of Adjustment/Town Board either because they are variances from 
ordinance requirements or decisions about whether to take over a private road.  

 

****************************************************************************** 

If you have questions or concerns on the items in this report or any other issues, please do not 
hesitate to contact us. You can reach me by email at oleson@hometownplanning.com or by 
phone at 888-439-9793. 
 
Sincerely, 
 
HOMETOWN PLANNING 

 
Ben Oleson 
Planning and Zoning Administrator 
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Page 1 of 5 - #8546 

Preliminary Plat:   LAKE JESSIE MEADOWS  

     SECOND ADDITION 

 
 
Owner/Developer:     Riley Brothers Properties, LLC 

c/o Joe Riley 
PO Box 535 
Morris, MN  56267 
(320) 287-1901 

 
Surveyor:      Brad M. Nyberg 
       Nyberg Surveying, Inc. 
       509 22nd Avenue East – Suite 101 
       Alexandria, MN 56308 
       (320) 762-4111 
 
Description:      Lots 1-50, Block One of LAKE JESSIE 
       MEADOWS. 
 
Roadway Information:    Will be dedicating the County Road No. 81  
       Right-of-Way. The proposed 50 feet Public  
       Roadway is now a private road. The  
       developer would like to make an agreement  
       with the Township to make it a public road. 
 
Sewer:      All lots are served by private sewer, which is 
       part of ALASD. 
 
Water:      All lots are serviced by a community water 
       system.  The community wells are existing  
       east of Lot 9. 
 
Zoned:      RDS, GDS & UR  
 
Total Platted Area:     28 Acres +/- 
 
School District:     206 
 
Telephone Company:    Century Link 
 
Fire District:      Alexandria 
 
Soil Type:      Dorset-Sandy Loam DpB 
       Nebish-Sandy Loam NeB2 
 
Power Company:     ALP & REA 
 
Note:       Unit 9 shown on the preliminary plat is an  
       existing community center, which the  
       developer would like to convert into a sellable  
       residential unit.  A garage would also be  
       attached to the east side of the community  
       center.  A unit from the existing plat was  
       removed in return for converting the  
       community center into a residential unit. 
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LAKE JESSIE MEADOWS SECOND ADDITION 

IMPERVIOUS AREA  

CALCULATIONS 

 
 

Tier 1 
Lot 1     2,917 S.F.  
Lot 2 2,917 S.F. 
Lot 3 2,917 S.F.  
Lot 4 2,917 S.F. 
Lot 5 2,917 S.F. 
Lot 6 2,917 S.F. 
Lot 7 2,917 S.F. 
Lot 8 2,917 S.F. 
Lot 9 (Former Community Center) 4,344 S.F. (Includes Garage) 
Proposed Driveways  3,774 S.F. +/- 
Walkway 1,321 S.F. 
 32,775 S.F. 
  / 271,693 S.F. Tier 1  
 12% Impervious 
 

Tier 2 
 Lot 10 2,917 S.F.  
 Lot 11 2,917 S.F. 
 Lot 12 2,917 S.F. 
 Lot 13 2,917 S.F. 
 Lot 23 2,917 S.F. 
 Lot 24 2,917  S.F.  
 Lot 25 2,917 S.F. 
 Lot 26 2,917 S.F. 
 Lot 27 2,917 S.F. 
 Proposed Driveways   
 & Walking Paths 9,563  S.F. 
  35,816 S.F. 
   / 182,283 S.F. Tier 2 

   19.6% Impervious 
 

Tier 3 
  Lot 30 2,917 S.F. 
  Lot 29 2,917 S.F. 
  Lot 28 2,917 S.F. 
  Lot 20 2,917 S.F.  
  Lot 21 2,917 S.F. 
  Lot 22 2,917 S.F. 
  Lot 16 2,917 S.F. 
  Lot 15 2,917 S.F. 
  Lot 14 2,917 S.F. 
  Lot 47 2,917 S.F. 
  Lot 48 2,917 S.F. 
  Lot 49 2,917 S.F 
  Proposed Driveways &  
  Walking Path 13,555 S.F. 
   48,559 S.F.  
    / 198,855 S.F. Tier 3 
   24.4% Impervious  
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 Tier 4 
  Lot 32 2,917 S.F. 
  Lot 31 2,917 S.F. 
  Lot 18 2,917 S.F. 
  Lot 19 2,917 S.F.  
  Lot 17 2,917 S.F. 
  Lot 46 2,917 S.F. 
  Lot 45 2,917 S.F.  
  Proposed Driveways & 
  Walking Path 7,197 S.F. 
  Paths 27,616 S.F. 
    / 138,335 S.F. Tier 4 
   20.0% Impervious 
 
 GDS & UR 
  Units 33-41 26,253 S.F.  
  Unit 44 2,917 S.F. 
  Unit 43 2,917 S.F. 
  Unit 42 2,917 S.F.  
  Proposed Driveways 7,244 S.F. 
   42,248 S.F.  
    / 193,106 S.F. GDS & UR 
   21.9% Impervious 
 
 

 

Totals Impervious Total S.F. Running % 

Tier 1 32,775 271,693 12.0% 

Tier 2 35,816 182,283 15.1% 

Tier 3 48,559 198,855 17.9% 

Tier 4 27,616 138,335 18.3% 
GDS & UR 42,248 193,106 19.0% 

       Totals 187,014 984,272  
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LAKE JESSIE MEADOWS SECOND ADDITION 

BASE DENSITY 

 CALCULATIONS 
 
 

Tier I 
 271,693 S.F. (Tier 1) 
 / 40,000 S.F. / Lot  
 6.79 Lots 
  X 1.25 Multiplier 
 8 Units (9 proposed) 

 
Tier 2 

 182,283 S.F. (Tier 2) 
  / 40,000 S.F. / Lot 
 4.55 Lots 
  X 1.5 Multiplier 
 6.8 Units (9 proposed) 

 
Tier 3 

 198,855 S.F. (Tier 3) 
  / 40,000 S.F. / Lot 
 4.97 Lots  
  X 2.0 Multiplier 
 9.9 Units (12 proposed) 

 
Tier 4 

 138,335 S.F. (Tier 4) 
  / 40,000 S.F. / Lot 
 3.45 Lots 
  X 2.0 Multiplier 
 6.9 Units (7 proposed) 

 
GDS & UR 

 193,106 S.F. (GDS & UR) 
  / 40,000 S.F. / Lot 
 4.83 Units 
  X 2.0 Multiplier 
 9.65 Units (12 proposed) 
 

 
 
 

Totals 
 

Allowable 
 

Proposed 
 
Tier 1 

 
8 

 
9 

 
Tier 2 

 
7 

 
9 

 
Tier 3 

 
10 

 
12 

 
Tier 4 

 
7 

 
7 

 
G.D.S. & UR 

 
10 

 
12 

 
Totals 

 
42 

 
49 

 
 

Note:  Calculations come out due to deeding Land south of Lake 
Jessie to the DNR, giving Land to Douglas County for County Road 
No. 81 and dedicating the roadway inside of the plat. 
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LAKE JESSIE MEADOWS SECOND ADDITION 

OPEN SPACE  

CALCULATIONS 
 

 
Tier I 

 230,528 S.F. Open Space 
 / 271,693 S.F. Total Tier 1 
 85% Open Space 

 
Tier 2 

 129,975 S.F. Open Space 
 / 182,283 S.F. Total Tier 2 
 71% Open Space 
 

Tier 3 
 144,478 S.F. Open Space 
 / 198,855 S.F. Total Tier 3 
 72% Open Space 
   

Tier 4 
 98,251 S.F. Open Space 
 / 138,355 S.F. Total Tier 4 
 71% Open Space 

  
GDS & UR 

 138,085 S.F. Open Space 
 / 193,106 S.F. GDS & UR 
 71% Open Space   

 
 

Totals Open Space (S.F.) Total Area (S.F.) 

Tier 1 230,528 271,693 

Tier 2 129,975 182,283 

Tier 3 144,478 198,855 

Tier 4 98,251 138,355 

G.D.S.& UR 138,085 193,106 

Totals 741,317 984,292 

 
           75% Open Space 
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Ben Oleson <oleson@hometownplanning.com>

New Form Entry: Contact Form
1 message

crossjcc@hotmail.com <noreply@weebly.com> Mon, Apr 27, 2015 at 8:49 AM
ReplyTo: crossjcc@hotmail.com
To: oleson@hometownplanning.com

You've just received a new submission to your Contact Form.

Submitted Information:

Which agenda items does your comment relate to?
Lake Jessie Meadows Second Addition Preliminary Plat and Conditional
Use Permit

Comment
A scheduling conflict is going to keep me from attending the Planning
Commission meeting tonight. 

I have concerns regarding the township taking over the roads in the Lake
Jessie Meadows Second Addition. I am struggling to understand why the
township would take on the extra liability tied to these roads. They are not
built to specifications and long term cost will land with the taxpayer. I do not
understand what advantage there is for the township. If the argument is
expanding tax base, it will expand with new homes in areas that are
attractive with lots and layouts conducive to building. It is not the taxpayers
responsibility to help a private entity in that pursuit. The result would be
additional roads to maintain, roads that are going to have higher long term
maintenance cost, and the township is absorbing someone else's liability.
Not the taxpayers responsibility. 

Thank you for your time and attention in considering feedback. 
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Jeff Cross 
N Lake Jessie Rd 

Your Email (optional)
crossjcc@hotmail.com

Your Name (optional)
Jeff Cross

Your Address (optional)
4609 N Lake Jessie Rd SE
Alexandria , MN 56308
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Ben Oleson <oleson@hometownplanning.com>

Fw: Comments For Tonight
1 message

Alexandria Township <admin@alexandriatownship.org> Tue, Apr 28, 2015 at 1:33 PM
To: Ben Oleson <oleson@hometownplanning.com>

Ben ‐ the time signature on my emails is still goofy, 'cause I had checked my email at 1 yesterday and that's when I got
Bonnie's and made a copy of it for you.  If you look at the first response I gave to Greg, it shows it was sent at 1:11 p.m.
today...and yet it is only 11:31 a.m. now.  Guess I'll have to talk to Gregg about it again. 

From: Alexandria Township
Sent: Tuesday, April 28, 2015 11:30 AM
To: Greg Westgaard
Subject: Re: Comments For Tonight

We had two comments read into the minutes.  We had half a dozen or so residents show up as well as the contractor
and his associates.  I'm working on the minutes now and hope to have them uploaded to our website by the end of the
week.  Our website is www.alexandriatownship.org.  The town board will deliberate on the planning commission's
recommendation at their next meeting on May 4th.  Thanks for contributing.  One voice really does matter.
 
Bonnie

From: Greg Westgaard
Sent: Tuesday, April 28, 2015 9:13 AM
To: Alexandria Township
Subject: RE: Comments For Tonight

That’s fine Bonnie. As I said, if it’s about numbers, I want to be counted, but nothing really more to say than
she did. How did it go, and how many comments did you have read/listen to?

 

Thanks,

 

Greg

 

From: Alexandria Township [mailto:admin@alexandriatownship.org] 
Sent: Tuesday, April 28, 2015 1:11 PM
To: Greg Westgaard
Cc: Vicki Westgaard
Subject: Re: Comments For Tonight

 

Hi Greg ‐‐ I did not receive your email in time to read it into the minutes for the public hearing
last evening, unfortunately.  I did, however, get Bonnie's email right before I left the office
yesterday afternoon and that did get read last night.   I would suggest my forwarding your email
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to our zoning administrator and asking him to include it in the staff report for the town board,
which meets May 4th.  Let me know if that is your directive. 

 

Bonnie Fulghum
Administrative Assistant
Alexandria Township
Office: 320/7595300
Fax:  320/7635320

 

 

 

From: Greg Westgaard

Sent: Monday, April 27, 2015 11:00 AM

To: admin@alexandriatownship.org

Cc: Vicki Westgaard

Subject: Comments For Tonight

 

Hello Bonnie,

 

            Bonnie Brooks is my SisterInLaw and I know I’m right at the deadline, but just wanted to go on the
record reiterating what she said. As we have stated before, we were very much against the original
plat……..for several reasons. Riley needs to start over and replat.

 

So as an adjacent land owner (900 feet on the east side) we are very much against any modifications short
of starting over at no cost to the taxpayer.

 

Thanks,

 

Our address up there is:

 

Westgaard Properties, LLC

4604 N Lake Jessie Rd

 

Thanks,
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Gregory L Westgaard

Senior Broker, IRI

Minneapolis, MN

952.851.8889 (w)

gwestgaard@investmentrarities.com
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