ALEXANDRIA TOWNSHIP

BOARD OF ADJUSTMENT

MEETING PACKET FOR
May 18, 2015

PRELIMINARY AGENDA
Alexandria Township Board of Adjustment
May 18, 2015
6:00 p.m. – Township Conference Room

Call to Order
Adopt Agenda
Public Hearing
1. Variance Request for Lake Jessie Meadows Second Addition, Riley Bros.
Properties, LLC, applicant. Property is located at Section 27, Township 128 N,
Range 37 W, Lots 1 – 50, Block One, Lake Jessie Meadows. Property ID: 031875-000 through 03-1875-490. The variances requested relate to a request to
allow for the dedication of a public road right of way of 50 ft (min. 66 ft
required), for the dedication of an existing private road as a public road not
meeting minimum width or other construction standards, for dedication of
existing stormwater facilities to the Township not meeting current standards, for
existing and proposed building envelopes within the planned unit development to
be located less than 32 feet from the proposed road right-of-way, allowance for
nine residential units within the first tier of the development (max. 8 allowed),
and allowance for certain portions of the property to count as open space despite
not meeting current Township standards. All aspects of the development had been
previously approved in 2005 by Douglas County consistent with their ordinances
at the time.

Adjournment

**NOTE: This is a preliminary agenda, subject to change at any time.

STAFF REPORT
Application: Variances to allow for the dedication of a public road right-of-way of 50 ft
(min. 66 ft required), for the dedication of an existing private road as a
public road not meeting minimum width or other construction standards,
for dedication of existing stormwater facilities to the Township not
meeting current standards, for existing and proposed building envelopes
within the planned unit development to be located less than 32 feet from
the proposed road right-of-way, allowance for nine residential units
within the first tier of the development (max. 8 allowed), and allowance
for certain portions of the property to count as open space despite not
meeting current Township standards. All aspects of the development
had been previously approved in 2005 by Douglas County consistent
with their ordinances at the time.
Applicant:

Riley Brothers LLC

Agenda Item: 4(a)
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 rightof-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, although the proposal
would add one dwelling unit in the first tier of the development beyond what would be
allowed based on current density calculations (a PUD development process requires that
the property be divided up into multiple “tiers” going back from the lakeshore and
density, impervious coverage, open space, etc… are all limited per tier).
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 above requests involve several requested variances that must be decided upon
separately by the Alexandria Township Board of Adjustment. These variances 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);
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3. Allowance for the public roadways (already constructed as private roads) to
have less of a gravel base (6” vs 8” required) and possibly blacktop thickness (3”
required) than typically required for township roads1;
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 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;
7. If the two existing stormwater ponds and associated stormwater facilities were to
be taken over by the Township, allowance for certain inconsistencies with
current Township standards for stormwater ponds to remain.2
The applicants are making two other requests related to the variance requests for which
the Township Planning Commission has already held a public hearing on April 27, 2015.
They have provided recommendations to the Town Board, which were detailed in a
separate report to the Town Board. The Town Board has those recommendations before
it at its regular May 18, 2015 meeting (these will be dealt with after the Board of
Adjustment addresses the variance requests).
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
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
1

The applicant indicates that the existing road has a two 1.5” layers/courses of blacktop as required by the
Township road standards. Verification of the existing road construction practices could be required by the
Township if it desired.
2
As with the roads, the exact list of inconsistencies is unknown without in-field verification.
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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.

 Location:
o
o
o
o

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

 Zoning: Urban Residential (UR) and Residential Shoreland (RS)
 Lot size: About 22.6 acres
 Septic System Status: There are existing private sewer lines running throughout the

development that connect to each of the 49 residential lots (and the community
center) that were approved in 2005. The system is privately constructed and
maintained, but discharges into the ALASD system.

Applicable Statutes/ Ordinances: The following portions of the Alexandria Township
Zoning and Subdivision ordinances are relevant to the requested variance (other
ordinances and policies may apply):
ALEXANDRIA TOWNSHIP COMPREHENSIVE PLAN
Goals & Policies - Land Use
Agriculture


Alexandria Township will follow a policy of phased, orderly growth patterns
that discourages costly and scattered development in productive agricultural
areas and that allows for the efficient expansion of roads, sewer, and other public
infrastructure.

Housing Development
 Alexandria Township will ensure that new residential developments are
designed, constructed, and maintained to provide adequate stormwater controls
that protect public safety and prevent damage to public and private property.
The Township will explore the feasibility and effectiveness of both neighborhood
and regional stormwater controls.


Alexandria Township will ensure that all new roads constructed to serve
residential housing – including roads within Planned Unit Developments – are of
adequate width to ensure space for on-street parking and still maintain space for
the safe passage of pedestrians, vehicles, and emergency service equipment.
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Goals & Policies - Infrastructure & Public Services


Alexandria Township will develop in an orderly manner that maximizes the use
of existing infrastructure and services and provides new infrastructure and
services in an efficient, well-planned manner.

SUBDIVISION ORDINANCE
Section 1. General Provisions
1.10

Variances.
1.

2.

Section 5.

Board of Adjustment and Appeals. The Alexandria Township Board of
Adjustment and Appeals shall have the exclusive power to order the
granting of variances from the terms of this Ordinance, including
restrictions placed on nonconformities. Variances shall only be permitted
when they are in harmony with the general purposes and intent of this
ordinance, in cases when there are practical difficulties or particular
hardships. With the application for a variance, the applicant has the
burden of describing the hardship which exists that justifies the variance.
Hardship in the granting means:
a.

The property in question cannot be put to a reasonable use if used
under the conditions allowed by this Ordinance.

b.

The plight of the landowner is due to circumstances unique to
his/her property not created by the landowner.

c.

The variance is proved necessary in order to secure for the
applicant a right or rights that are enjoyed by other owner or
owners in the same area.

d.

The variance, if granted, will not alter the essential character of the
locality.

e.

No variance shall be granted simply because there are no
objections or because those who do not object outnumber those
who do, nor for any other reason than a proved hardship.
Economic considerations alone shall not constitute a hardship if a
reasonable use for the property exists under the terms of this
ordinance.

f.

No variance may be granted that would allow any use that is
prohibited in the zoning district in which the subject property is
located.

Conditions. The Board of Adjustment and Appeals may impose
conditions in granting a variance to insure compliance and to protect
adjacent properties and the public interest.
Subdivision Design Standards

Alexandria Township Board of Adjustment
May 18, 2015

4(a)-4

5.1

General. The following principles, standards and requirements will be applied
by the Township in evaluating proposed subdivisions. These are the minimum
principles, standards and requirements for the promotion and protection of the
public health, safety, morals, and general welfare and shall not preclude the
Township from requiring stricter standards or requirements when the conditions
merit:
2.
6.

7.

5.7

Grading, Drainage and Stormwater Facilities. All subdivisions shall comply
with the requirements of the Alexandria Township Storm Water Management
Ordinance (Ordinance #121)3. In addition, the Planning Commission shall not
recommend approval of any subdivision that does not make adequate provision
for storm and flood water runoff channels or basins in accordance with the
following:
1.

2.

3

Comprehensive plan. Proposed subdivisions shall be designed in
recognition of the general policies included in the Alexandria Township
Comprehensive Plan.
Self-Imposed Restrictions. If the developer places restrictions on any of
the land contained in the subdivision greater than those required by the
Zoning Ordinance or these regulations, such restrictions or reference to
those restrictions shall be recorded in the Developer’s Agreement.
Adequate Public Facilities. No preliminary plat shall be approved
unless the Township Board determines that public facilities will be
adequate to support and service the area of the proposed subdivision.
Public facilities shall include roads, electric utilities, telecommunications,
stormwater, sanitary sewer (when located in any sanitary sewer district),
gas or other energy service, or other public services necessary to serve the
development as determined by the Township Board.

Technical Reference Documents. The Township officially designates the
“Erosion Control Handbook” prepared by the Minnesota Department of
Transportation” “Minnesota Construction Site Erosion Control and
Sedimentation Control Planning Handbook” prepared the Minnesota
Board of Water and Soil Resources and “Protecting Water Quality in
Urban Areas” prepared by the Minnesota Pollution Control Agency as
the technical references for this section. These reference documents will
be used to ensure the proper design, construction and maintenance of the
stormwater management facilities of a proposed project.
System Design. The stormwater drainage system shall be separate and
independent of any sanitary sewer system. Storm sewers, where
required, shall be designed by the Rational Method, or other methods as
approved by the Township, and a copy of design computations shall be
submitted along with plans. Surface water drainage patterns shall be
shown for each and every lot and block.

Amended 6/4/2007 – Resolution #07-07. Amended 12/15/2008 – Resolution #08-18
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5.8

Highways, Streets, and Alleys.
Proposed streets shall provide a safe,
convenient, and functional system for vehicular, pedestrian, and bicycle
circulation; shall be properly related to the comprehensive plan; and shall be
appropriate for the particular traffic characteristics of each proposed
development.
1.

General Requirements.
a.
Classification. All streets shall be classified by the Township as
either a principle arterial, minor arterial, major collector, minor
collector, or local street in accordance with the Township
Comprehensive Plan.
b.
Arrangement and Topography.
iv.
The design of all streets shall be considered in their
relation to runoff of storm waters.
v.
A Public Road (Street) right-of-way must be dedicated and
be adjoining to and serve all new lots within the proposed
subdivision, except as otherwise allowed in the Zoning
Ordinance, and must connect to an existing public road4.
c.
Access Spacing Guidelines. Access to streets shall comply with
the Township’s access spacing guidelines.

2.

Design Standards.
a.
General. These standards are meant to provide for streets of
suitable location, width, and improvement to accommodate
prospective traffic and afford satisfactory access for police, fire
fighting, snow removal, sanitation, and road maintenance services
and equipment, and to coordinate streets so as to create a
convenient system and avoid undue hardships to adjoining
properties.
b.
Rights-of-Way Widths. The minimum widths for each type of
public street right-of-way shall be as follows:
Type of Street
Rights-of-Way Width
Local
66 feet
Additional rights-of-way or easements and roadway widths may
be required by the Township to promote public safety and
convenience when special conditions require it or to provide
parking space in areas of intensive use. Right-of-way widths in
excess of the standards designated in these regulations shall be
required whenever, due to topography, additional width is
necessary to provide adequate earth slopes. Such slopes shall not
be in excess of three-to-one unless approved by the Township
Engineer.

4

Amended 7/2/2007
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c.

d.
f.

j.

Street Width and Grades. The construction for all dedicated
roads within a subdivision shall meet the standards established by
the Township Board.
These standards are filed with the
Township Engineer.
Reverse Curves. Tangents of at least one hundred (100) feet in
length may be required between reverse curves on collector streets
and fifty (50) feet on lesser streets.
Street Intersections. Insofar as practical, streets shall intersect at
right angles, and no intersection shall be at an angle of less than 60
degrees or greater than 120 degrees. It must be evidenced that
safe and efficient traffic flow is encouraged.
Private Streets. Private streets shall not be approved nor shall
public improvements be approved for any previously existing
private street, except when specifically allowed in the Zoning
Ordinance5.

5.9

Street Signs6. Street name signs shall be placed at all street intersections within
or abutting a subdivision or planned unit development and shall conform to the
standard of design accepted for all street name signs. Stop and/or Yield signs
shall be placed at all streets intersecting with highways, arterial streets and
collector streets, and as determined by the Township Engineer. The costs
associated with purchasing and installing street signs shall be borne by the
subdivider.

5.11

Utilities. All new utility facilities, including but not limited to gas, electric
power, telephone, and CATV cables should be located underground throughout
the subdivision. All utility facilities existing and proposed throughout the
subdivision shall be shown on the preliminary plat or the construction plans as
determined by the Township. Underground service connections to the street
property line of each platted lot should be installed when approved by the
utility.
1.
Easements. Utility easements at least ten (10) feet wide on each lot (for a
total of 20 feet) shall be provided for utilities, where necessary. They
shall be provided along rear lot lines (except along shorelines) or within
alley rights-of-way. They shall have continuity of alignment from block
to block. At deflection points, easements for pole line anchors shall be
provided where necessary.

MINNESOTA STATUTES

5
6

Amended 7/2/2007
Amended 5/21/2012 (Resolution #12-03)
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462.358 (2013) OFFICIAL CONTROLS: SUBDIVISION REGULATION;
DEDICATION.
Subd. 6.Variances.
Subdivision regulations may provide for a procedure for varying the regulations as they
apply to specific properties where an unusual hardship on the land exists, but variances
may be granted only upon the specific grounds set forth in the regulations. Unusual
hardship includes, but is not limited to, inadequate access to direct sunlight for solar
energy systems.
Staff Findings: We propose the following findings for consideration by the Board of
Adjustment (findings are broken out for each type of variance being requested):
Variances Relating to Public Ownership of Road/Stormwater Facilities:
1. Can the property in question be put to a reasonable use if used under the
conditions allowed by this Ordinance?
Needs discussion. Without the variance, the applicant would continue to have
use of the propert(ies) as had been approved by Douglas County in 2005 – as a
49-unit residential planned unit development with private roads. The applicant’s
inherent argument relating to their request for public ownership of the roads and
possibly stormwater facilities is that the private nature of those facilities now
makes the property very difficult to market – as evidenced by the fact that only
two of the 49 residential units have been sold since 2005. This is obviously
difficult to know for sure, as other factors may be making the property difficult
to market – the shape of the lots, the general housing market, the design of the
development as a planned unit development with shared ownership of the
lakeshore, etc…
2. Is the plight of the landowner due to circumstances unique to the property not
created by the landowner?
Yes. The owner did not create the existing planned unit development and thus
had no control over its development with private road and stormwater facilities.
The existing location of underground sewer and water facilities makes it
impossible to do any kind of major rearrangement of the roadways or
stormwater without significant expense.
3. Is the variance necessary to secure a right or rights enjoyed by other owner(s) in
the same area?
Needs discussion. Since the Township began administering zoning in 2007, Staff
is not aware of the Township taking over any other private roads. There are
other PUDs in the Township – some of which have public streets and some of
which have private streets. Staff isn’t aware of any of those with private streets
having made requests to have them taken over by the Township – although it is
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possible that if they are for the Lake Jessie Meadows development there could be
similar requests in the future.
4. Will the variance, if granted, alter the essential character of the locality?
No. If the road and stormwater infrastructure were to be taken over by the
Township, it would not have any significant change on the residential character
of the area.
5. Are economic considerations the only reason the applicant cannot meet the strict
requirements of the ordinance?
Needs discussion. The cost of bringing the road and storwmater facilities up to
Township standards would certainly involve significant cost. However, there
appear to be other factors involved – such as the disturbance to existing utility,
sewer and water infrastructure throughout the development
6. Will the variance allow a use that is prohibited in the zoning district in which the
subject property is located?
No. The use of the property will remain residential, which is a permitted use in
the Urban Residential and Residential Shoreland zoning districts.
Variances Relating to Right-of-Way Width:
1. Can the property in question be put to a reasonable use if used under the
conditions allowed by this Ordinance?
Yes. Without the variance, the applicant would be required to have a 66 foot
right-of-way. Providing such a right-of-way could be done without impinging on
any of the existing or proposed building envelopes and the development could
continue to be used as intended.
2. Is the plight of the landowner due to circumstances unique to the property not
created by the landowner?
Yes. The owner did not create the existing planned unit development and thus
had no control over its development or the layout of building envelopes in
relation to the roadway.
3. Is the variance necessary to secure a right or rights enjoyed by other owner(s) in
the same area?
No. Staff is unaware of any other recent developments (that have been approved
or taken over by the Township in recent years) that would have a less than 66foot road right-of-way within the Township.
4. Will the variance, if granted, alter the essential character of the locality?
No. If the road right-of-way were 50 ft, it would not be expected to have a
significant impact on the residential character of the area.
5. Are economic considerations the only reason the applicant cannot meet the strict
requirements of the ordinance?
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No. There would be minimal direct cost to the landowner in providing a 66-foot
right-of-way. Other factors do come into play however, such as the existing and
proposed layout of building envelopes and the existing location of underground
utility, water and sewer infrastructure.
6. Will the variance allow a use that is prohibited in the zoning district in which the
subject property is located?
No. The width of the right-of-way would not change the residential use of the
property, which is a permitted use in the Urban Residential and Residential
Shoreland districts.
Variances Relating to Building Envelope Setback to Right-of-Way:
1. Can the property in question be put to a reasonable use if used under the
conditions allowed by this Ordinance?
Needs Discussion. Without the variance, the applicant would be required to
explore how they could layout the lots as originally platted in a way that they
would meet the required 32 ft setbacks. It appears possible for at least a good
share of the lots to meet the required setbacks, but given the various utility
easements, setbacks to the County Road, lake setbacks, location of existing sewer
and water stubs and other factors it would be difficult to know what would be
reasonable without having them go through the effort of showing a revised
layout and seeing what the impact would be on the number and location and
buildable area of each building envelope.
2. Is the plight of the landowner due to circumstances unique to the property not
created by the landowner?
Yes. The owner did not create the existing planned unit development and thus
had no control over its development or the layout of building envelopes in
relation to the roadway.
3. Is the variance necessary to secure a right or rights enjoyed by other owner(s) in
the same area?
No. Staff is unaware of any other recent developments (that have been approved
or taken over by the Township in recent years) that would have a less than 32foot road setback to new dwellings.
4. Will the variance, if granted, alter the essential character of the locality?
No. The location of homes in relation to the existing roadway would not change
significantly the character of the area as it was already expected that homes
would be close to the road.
5. Are economic considerations the only reason the applicant cannot meet the strict
requirements of the ordinance?
No. Other factors do come into play, such as the existing location of
underground utility, water and sewer infrastructure.
Alexandria Township Board of Adjustment
May 18, 2015

4(a)-10

6. Will the variance allow a use that is prohibited in the zoning district in which the
subject property is located?
No. The setbacks between the road and the building envelopes would not change
the residential use of the property, which is a permitted use in the Urban
Residential and Residential Shoreland districts.
Variances Relating to Open Space:
1. Can the property in question be put to a reasonable use if used under the
conditions allowed by this Ordinance?
No. Without the variance, the applicant would be required to completely
redesign the development, which would require unreasonable modifications of
the existing underground utilities, sewer and water infrastructure and roadways.
The existing layout was approved by Douglas County in 2005.
2. Is the plight of the landowner due to circumstances unique to the property not
created by the landowner?
Yes. The owner did not create the existing planned unit development and thus
had no control over its development or the layout of building envelopes in
relation to the roadway.
3. Is the variance necessary to secure a right or rights enjoyed by other owner(s) in
the same area?
Yes. There are other existing PUDs in the Township that were approved by
Douglas County under their open space regulations at the time. Since Alexandria
Township has begun administering zoning, no PUDs have been approved except
in conformance to current Township regulations.
4. Will the variance, if granted, alter the essential character of the locality?
No. The location of homes in relation to the existing roadway would not change
significantly the character of the area as it was already approved with the
existing layout.
5. Are economic considerations the only reason the applicant cannot meet the strict
requirements of the ordinance?
No. Other factors do come into play, such as the existing location of
underground utility, water and sewer infrastructure.
6. Will the variance allow a use that is prohibited in the zoning district in which the
subject property is located?
No. The configuration of open space on the lot would not change the residential
use of the property, which is a permitted use in the Urban Residential and
Residential Shoreland districts.
Variances Relating to the Number of Allowed First-Tier Units:
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1. Can the property in question be put to a reasonable use if used under the
conditions allowed by this Ordinance?
Yes. Without the variance, the applicant would be able to keep the Community
Center as a Community Center and retain the already approved 8 first-tier units
or to eliminate a first-tier unit elsewhere (none of the first tier lots have been built
on except the community center).
2. Is the plight of the landowner due to circumstances unique to the property not
created by the landowner?
Yes. The original development would have allowed for 14 first-tier units because
the County allowed for land located across the lake (and under the same
ownership at the time) to be used in the calculation. However, the final approval
of the development by the County in 2005 allowed for only 8 first-tier units and
the land across the lake has since been donated to the Minnesota DNR.
3. Is the variance necessary to secure a right or rights enjoyed by other owner(s) in
the same area?
No. Staff is not aware of any other lakeshore PUDs in the Township that have
been allowed more first-tier units than would have been allowed under County
or Township regulations in effect at the time.
4. Will the variance, if granted, alter the essential character of the locality?
Needs discussion. Nine homes in the first tier would change the character of the
area by allowing for more dwellings than allowed. However, it would not
change the appearance of the development from the lake from what would
otherwise be if all of the existing (2005-approved) lots were developed as
intended.
5. Are economic considerations the only reason the applicant cannot meet the strict
requirements of the ordinance?
No. Other factors do come into play, such as the existing location of
underground utility, water and sewer infrastructure.
6. Will the variance allow a use that is prohibited in the zoning district in which the
subject property is located?
No. The variance would allow for a residential use, which is permitted in the
Urban Residential and Shoreland Residetial zoning districts.
Board of Adjustment Direction: The Board of Adjustment can approve the request,
deny the request, or table the request if additional information is needed. If the decision
is for approval or denial, findings of fact should be cited.
Staff Comments:
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1. Staff would urge caution regarding taking over a sub-standard roadway unless
the Township can be assured that it can meet its goals of providing adequate
access for emergency service vehicles, road maintenance activities and on-street
parking and that the road would still be reasonably expected to have a long life
due to the unique soil conditions of the natural ground underneath the road.
2. The Township does not require a 31-foot road top for all Township roads – just
urban section roads with curb and gutter. Rural section roads have min. required
road widths of 26 ft (for 5-ton rural design) and 28 feet (for 7-ton rural design).
3. The only Township road standard which allows for a 6 inch gravel base (instead
of 8 inches) is a 5-ton rural design.
4. Staff would urge caution regarding accepting a road with less than a 66 ft road
right-of-way unless it is assured that there will be adequate room to make future
improvements or expansions of the road surface, store snow from plowing and
provide access for utilities, stormwater facilities, etc…
5. The intent of the 32 foot setback from right-of-way is not necessarily related to
public safety, as any vehicles leaving the road surface are generally expected to
stay within the 66 foot right-of-way. The intent is generally more about
providing a greater feeling of open space and possible to allow for the future
expansion of the right-of-way should higher traffic volumes be occurring (which
is not likely in this case since it is a local street). Many communities (mostly cities
in urban settings) – allow for lesser front yard setbacks.
6. Douglas County Land & Resource has provided a comment indicating that the
County Board of Adjustment would not likely grant a variance to allow for 9
residential units in the first tier, as has been requested.
7. The Planning Commission held a public hearing on April 27, 2015 and provided
the following comments regarding the variances requests before the Board of
Adjustment:
a. 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.
b. 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.
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c. 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.
i. 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.
ii. Sufficient easements shall be granted to the Township to access
and maintain the ponds prior to the Township taking over
maintenance responsibilities.
d. 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:
i. Only taking over the road/stormwater facilities once a significant
percentage of the lots are built on with homes (not just sold).
ii. 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).
iii. Requiring that the developer rebuild the road/stormwater
facilities to Township standards (or closer to Township standards)
prior to taking them over.
iv. Some combination of the above.
Staff Recommendation: Based on the criteria by which the ordinance requires review of
variance requests to the Subdivision Ordinance, Staff would recommend the following:
1. Staff would recommend that the variance request to allow for 9 residential
homes in the first tier (max. 8 allowed) be denied as the findings of fact listed
above do not support an approval.
2. Staff would recommend that the variance request to allow for open space to be
configured as approved by Douglas County in 2005 to be approved as the
findings of fact listed above support approval and it would be impractical to
require major changes to the layout of the development.
3. Staff would recommend the Township take over the road and stormwater
facilities only if it has assurances (financial and otherwise) that the roads will not
require major repairs or upgrades at Township-taxpayer expense soon after they
are taken over. This would likely require findings that:
Alexandria Township Board of Adjustment
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a. The as-built nature of the gravel base and paved surfacing is at least 6
inches and 3 inches respectively, based on in-field confirmation/borings.
b. The natural soils under the road are such that the existing road design is
likely to hold up well under normal traffic conditions, including traffic
associated with the construction of homes, and be equivalent to the
Township’s normal 7-ton standard.
c. That on-street parking is limited to one side of the road and/or that offstreet parking spaces are provided on common ground.
d. That the Township is not opposed to “off-street” parking that is within
individual driveways, but located within Township right-of-way, in the
case of this development.
e. That the Township will have adequate financial security in place for
repair of roads when it does take over the road. This should include
consideration of how many more lots are left to be built on (and the
associated wear and tear on the road that would likely occur).
f.

That the Township is reasonably assured that the development will be
successful in regards to having homes built so that it is not taking over a
road that will not have associated tax base to cover the maintenance costs.

4. Staff would recommend that if the Township does take over the road, it deny the
request for a 50-foot road right-of-way and require a full 66-foot right of way as
the findings of fact listed above support a denial and there appears to be no
major impediment to doing so.

Alexandria Township Board of Adjustment
May 18, 2015
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Range: 37
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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
Lot 2
2,917
Lot 3
2,917
Lot 4
2,917
Lot 5
2,917
Lot 6
2,917
Lot 7
2,917
Lot 8
2,917
Lot 9 (Former Community Center) 4,344
Proposed Driveways
3,774
Walkway
1,321
32,775
/ 271,693
12%

S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F. (Includes Garage)
S.F. +/S.F.
S.F.
S.F. Tier 1
Impervious

Lot 10
Lot 11
Lot 12
Lot 13
Lot 23
Lot 24
Lot 25
Lot 26
Lot 27
Proposed Driveways
& Walking Paths

S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F.

Tier 2
2,917
2,917
2,917
2,917
2,917
2,917
2,917
2,917
2,917
9,563
35,816
/ 182,283
19.6%

S.F.
S.F.
S.F. Tier 2
Impervious

Tier 3
Lot 30
Lot 29
Lot 28
Lot 20
Lot 21
Lot 22
Lot 16
Lot 15
Lot 14
Lot 47
Lot 48
Lot 49
Proposed Driveways &
Walking Path

2,917
2,917
2,917
2,917
2,917
2,917
2,917
2,917
2,917
2,917
2,917
2,917
13,555
48,559
/ 198,855
24.4%
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S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F
S.F.
S.F.
S.F. Tier 3
Impervious

Tier 4
Lot 32
Lot 31
Lot 18
Lot 19
Lot 17
Lot 46
Lot 45
Proposed Driveways &
Walking Path
Paths

2,917
2,917
2,917
2,917
2,917
2,917
2,917

GDS & UR
Units 33-41
Unit 44
Unit 43
Unit 42
Proposed Driveways

Totals
Tier 1
Tier 2
Tier 3
Tier 4
GDS & UR

Totals

Impervious
32,775
35,816
48,559
27,616
42,248
187,014

S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F.

7,197
27,616
/ 138,335
20.0%

S.F.
S.F.
S.F. Tier 4
Impervious

26,253
2,917
2,917
2,917
7,244
42,248
/ 193,106
21.9%

S.F.
S.F.
S.F.
S.F.
S.F.
S.F.
S.F. GDS & UR
Impervious

Total S.F.
271,693
182,283
198,855
138,335
193,106
984,272
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Running %
12.0%
15.1%
17.9%
18.3%
19.0%

LAKE JESSIE MEADOWS SECOND ADDITION
BASE DENSITY
CALCULATIONS
Tier I
271,693
/ 40,000
6.79
X 1.25
8

S.F. (Tier 1)
S.F. / Lot
Lots
Multiplier
Units (9 proposed)

182,283
/ 40,000
4.55
X 1.5
6.8

S.F. (Tier 2)
S.F. / Lot
Lots
Multiplier
Units (9 proposed)

198,855
/ 40,000
4.97
X 2.0
9.9

S.F. (Tier 3)
S.F. / Lot
Lots
Multiplier
Units (12 proposed)

138,335
/ 40,000
3.45
X 2.0
6.9

S.F. (Tier 4)
S.F. / Lot
Lots
Multiplier
Units (7 proposed)

193,106
/ 40,000
4.83
X 2.0
9.65

S.F. (GDS & UR)
S.F. / Lot
Units
Multiplier
Units (12 proposed)

Tier 2

Tier 3

Tier 4

GDS & UR

Totals

Allowable

Proposed

Tier 1

8

9

Tier 2

7

9

Tier 3

10

12

Tier 4

7

7

10

12

42

49

G.D.S. & UR
Totals

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
Tier 1
Tier 2
Tier 3
Tier 4
G.D.S.& UR

Totals

Open Space (S.F.)
230,528
129,975
144,478
98,251
138,085
741,317

Total Area (S.F.)
271,693
182,283
198,855
138,355
193,106
984,292
75% Open Space
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(Revised 10/2007)

ALEXANDRIA TOWNSHIP ROAD AND STREET CONSTRUCTION
STANDARDS
GENERAL REQUIREMENTS
The Developer/Contractor shall furnish the Town Board with a copy of all wetland
encroachment mitigation agreements processed for the proposed project.
A complete erosion control plan shall be submitted to the Town Board for review and
approval prior to any construction planned in or adjacent to wetlands or waterways.
A complete drainage plan shall be submitted to the Town Board for review and approval
prior to any grading construction. The plan shall include storm sewer design if
applicable, size, type and location of all culverts to be installed, on site water storage
areas and final point(s) of water discharge from the area being developed.
The Developer/Contractor shall furnish the Town Board with a proposed construction
schedule, list of subcontractors, material suppliers and shall furnish notice at least 48
hours prior to beginning actual construction and subsequent phases of construction.
The current edition of the Minnesota Department of Transportation “Standard
Specifications for Construction” are included by reference. Insofar as practical, all
materials furnished and construction methods used shall meet applicable Standards
contained therein.
GRADING CONSTRUCTION
Stumps and debris may be disposed of by burning or burial within the right-of-way limits.
Stumps and debris shall not be buried within the roadbed, foreslopes or ditch bottoms or
be disposed of by pushing onto land adjacent to the platted roads.
No material from the upper one foot of the natural soils shall be used in the upper two
feet of the roadbed. All topsoil shall be salvaged and a minimum of three inches of
topsoil shall be spread on all new slopes and areas disturbed during grading operations.
No rocks having a diameter of 6 inches or larger shall be placed within the upper foot of
the roadbed.
All embankments shall be constructed in relatively uniform layers approximately parallel
to the final grade, and extending over the full width of the embankment. Layers in the
upper two feet of the embankment shall be not more than eight inches in thickness
(loose measurement) and those below the upper two feet shall be not more than 12
inches in thickness (loose measurement). Compaction shall be obtained by the Quality
Compaction (Visual Inspection) method or Specified Density method.

(Revised 10/2007)
All completed grades shall have a minimum gradient of 0.5% and a maximum gradient
of 8.0% except under unusual conditions where a maximum gradient of 10.0% may be
allowed.
All roadbed embankments across lowland areas shall be constructed to a height of at
least three feet above natural ground elevation.
All entrances constructed to provide access to adjacent lots shall have a minimum
finished top width of 20 feet. Side slope ratios shall be 1:4 (vertical : horizontal) or
flatter.
All new slopes and disturbed areas shall be seeded after the topsoil has been replaced.
The seed mixture shall meet the current requirements of MnDOT Standard
Specifications for Construction.

All centerline culverts shall have aprons and a minimum diameter of 18 inches and shall
be reinforced concrete. All entrance culverts shall have aprons and a minimum
diameter of 12 inches. All culvert sizes shall be approved by the Town Board prior to
installation. The use of used metal culverts and aprons shall not be allowed. Used
concrete culverts and aprons may be used with prior approval. The joints of all concrete
pipes and aprons shall be tied and wrapped. Each line of culvert installed shall be
made of only one type and design of material. All culverts shall have a minimum of 12
inches of cover, excluding aggregate base and surfacing materials, and shall have
adequate length to achieve 1:4 slopes or flatter.
All concrete culverts shall meet the requirements of the MnDOT Standard Specifications
for Construction. All metal culverts shall be galvanized corrugated steel and shall meet
the following thickness (gage) requirements:
12” Diameter, 16 Gage
15” Diameter, 16 Gage
18” Diameter, 16 Gage

24” Diameter, 14 Gage
30” Diameter, 14 Gage
36” Diameter, 12 Gage
48” Diameter, 12 Gage

All bridge plans and construction shall be approved by the County Engineer. Minimum
capacity shall be HS-25 loading. Minimum width shall be 28 feet, curb to curb.
URBAN DESIGN WITH CONCRETE CURB AND GUTTER
The use of an urban design section which includes concrete curb and gutter in lieu of a
rural grading section in residential areas is encouraged. This type of road design
should be considered in consultation with the Town Board during preparation of the
Preliminary Plat. All concrete curb and gutter construction shall conform with applicable
provisions of 2531 of the MnDOT Standard Specifications for Construction, and the
following:
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Design B, D or S Curb and Gutter as shown on MnDOT Standard Plates No.
7100 and 7102 shall be used.
Minimum gutter width shall be 18 inches.
The concrete supplier shall provide mix design data, entrained air test results and
compressive strength test results upon request of the Township.
A minimum of 2 inches of Class 5 Aggregate Base shall be in place on the
roadbed under the curb and gutter section prior to any curb and gutter
construction.
SURFACING CONSTRUCTION
All gravel materials used for aggregate base and aggregate surfacing shall meet the
requirements of 3138 of the MnDOT Standard Specifications for Construction Class 5
Aggregate Base. A copy of all receipts for purchased gravel materials placed shall be
furnished to verify quantities as required. Compaction shall be obtained by the Quality
Compaction Method.
Salvaged bituminous mixture used in lieu of aggregate base shall be crushed
sufficiently to achieve 100% passing a 1-1/2” screen. The gravel equivalent (G.E.) for
salvaged bituminous material shall be 1.0.
Plant-Mixed Bituminous Pavement shall be constructed in accordance with all
applicable provisions of 2350 or 2360 of the MnDOT Standard Specifications for
Construction, except as follows:
Each course placed shall be at least 1-1/2 inches in thickness.
Minimum total thickness of the bituminous surface shall be three inches, placed
in two layers.
Recycled or reclaimed bituminous materials shall not be used in the Wearing
Course.
The bituminous mixture supplier shall furnish Job Mix Formula data, grade of
asphalt cement being used and aggregate gradation test results upon request of
the Township.

INTERSECTION ILLUMINATION
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All new roads and streets proposed as part of a development shall be reviewed for
inclusion of provisions for illumination of intersections and other potentially hazardous
locations to provide safe night-time visibility. Road alignment and all new intersections
with existing public roads and streets and intersections proposed within the
development shall be subject to this review process. Illumination may be required to
provide visual perception of the road alignment and intersecting roadway ahead,
adequate to reveal the layout of the roadway and the intersection. Although commonly
referred to as security lights, the purpose of any recommended lighting shall be to
enhance highway and pedestrian safety.
The review shall be conducted by representatives of the public road authority and the
township, with recommendations made available during the Preliminary Plat review
process. Any lighting recommended as a result of the review shall be installed by the
developer without cost to the township.
The location of all luminaires shall be approved by the road authority and/or the
township. As a minimum, 250 watt High Pressure Sodium luminaires shall be provided.
All electrical installations shall meet applicable codes and shall be subject to approval
by the electrical power source utility.
The public road authority or township shall assume responsibility for operation and
maintenance costs of illumination installed under these provisions.
CLASS OF ROAD CONSTRUCTION
All new roads constructed as part of a development which includes existing or new
installation of A.L.A.S.D. sanitary sewer lines shall be constructed to Class A Rural or
Class A Urban Standards, including bituminous surfacing, prior to Final Plat approval.
ADDITIONAL REQUIREMENT PRIOR TO FINAL PLAT APPROVAL
If new roads surfaced as a part of the above requirement do not connect directly to an
existing bituminous surfaced road, and the connecting road is a designated township
road having a gravel surface, then the Developer shall pay for one-half of the cost of
surfacing the connecting gravel road plus all engineering and legal fees associated with
the surfacing. This surfacing construction shall meet the requirements of Class A Rural
Standards and includes subgrade preparation, manhole adjustment, aggregate base,
bituminous surfacing and aggregate shoulders.
The Township shall prepare a cost estimate for the required surfacing, including
engineering and legal fees, and a proposed construction time schedule, said
construction to be performed by the Township or its contractor. The Developer shall
place on file with the Township a bond or other approved surety in the amount of onehalf the estimated construction cost plus all estimated engineering and legal fees. This
bond or surety shall remain in effect until construction is completed and final payment
has been made.
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All improvements, including grading, drainage and widening, required to be made to the
existing township road prior to aggregate base and surfacing construction, shall be done
by the Township at township expense.
In addition to the preceding provisions, road construction within platted areas shall
conform to one or more of the following classes of roads and typical grading and
surfacing sections as determined at the time of Preliminary Plat approval:
CLARIFICATION TO TYPICAL GRADING SECTIONS
The indicated minimum ditch depth of two feet is a grading construction dimension.
Aggregate base and bituminous surfacing thicknesses shall be in addition to the
required minimum two feet of graded ditch depth.
Adopted January 23, 2002
Alexandria Township Board
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