
Mission Statement: 

The City of Minnetrista will deliver quality services in a cost effective and innovative manner and provide 
opportunities for a high quality of life while protecting natural resources and maintaining a rural character. 

CITY OF MINNETRISTA 

CITY COUNCIL BUSINESS ITEM 

Subject: Application for a preliminary plat with the proposed name of 
North Pointe at Halsted Bay and a rezoning to Planned Unit 
Development of the properties located at 6710 Halstead Avenue, 
6750 Halstead Avenue, 6701 County Road 110W, and 36 
Address Unassigned; R-2 – Low Medium-Density Single-Family 
Residence Zoning District. 

Prepared By: Nickolas Olson, Senior City Planner 
Through: David Abel, Community Development Director 

Meeting Date: August 4, 2025 

Issue:  Jim Koch (the “Applicant”) submitted an application for a rezoning to PUD and a 
preliminary plat with the proposed name North Pointe at Halsted Bay.  The proposed plat 
includes the properties located at 6710 Halstead Avenue, 6750 Halstead Avenue, 6701 
County Road 110W, and 36 Address Unassigned; R-2 – Low Medium-Density Single-
Family Residence Zoning District (the “Properties”).  The proposed plat includes 15 single 
family detached units and 45 condominium units within Minnetrista.  The proposed plat 
also includes land within the City of Mound. 

Discussion:  It is the policy of the city to consider the subdivision of land and the 
subsequent development of subdivided land as subject to the control of the city pursuant to 
the official comprehensive municipal plan of the city and this section for the orderly, 
planned, efficient, and economical development of the city.  Land to be subdivided will be 
of such character that it can be used safely for building purposes without danger to health 
or peril from fire, flood, or other menace.  Land will not be subdivided until available 
public and private facilities and improvements exist and proper provision has been made 
for drainage, water, sewerage, and capital improvements such as schools, parks, recreation 
facilities, transportation facilities and other public improvements. 

Comprehensive Plan:  The proposed preliminary plat conforms to the density 
goals of the City’s 2040 Comprehensive Plan, which has planned the Properties for 
a minimum of 6 units/ acre.  The proposed preliminary plat has a proposed density 
of 6.14 units/acre. 

Zoning:  The Properties are currently zoned R-2 Low Medium-Density Single-
Family Residence.  As part of the application, the Applicant is requesting a rezoning 
to PUD – Planned Unit Development.  The purpose of rezoning to PUD is to 
provide greater flexibility in the development of neighborhoods in order to 
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maximize public values and achieve more creative development outcomes while 
remaining economically viable and marketable. 

Shoreland Overlay District:  The Properties are also located within the Shoreland 
Overlay District.  The rezoning to PUD should consider these standards as well 
when evaluating areas of flexibility.  The proposed plat does not contain any land 
within the first tier of the District in the City of Minnetrista.  The shoreland is 
located within the City of Mound and is subject to their review.  The proposed 
density of the develop increases as you move through the tiers and away from Lake 
Minnetonka, which is desirable within the District. 

Water & Sanitary Sewer System General:  The City Engineer’s memorandum 
contains comments regarding the water and sewer system.  It should be noted that 
the development cannot use City water for irrigation systems.  Lawn irrigation shall 
be serviced by the onsite storm water ponds. 

Streets General:  The proposed preliminary plat includes improvements to the 
existing North-South segment of Halstead Avenue, as well as the East-West portion 
to a certain degree.  There is also a proposed East-West private road between 
Cardinal Cove Drive and Halstead Avenue that will service 12 single family homes. 
Additional details regarding the proposed street plans can be found in the attached 
civil plans and comments from the City Engineer can be found in the attached 
memorandum. 

Tree Preservation:  All subdivisions resulting in five or more units, lots, parcels, 
tracts or long-term leaseholds regardless of the zoning district.  Subdivisions and 
planned unit developments affected by this section are required to protect all 
significant trees that do not need to be removed to allow the reasonable 
development of the property.  At a minimum, 70 percent of the total caliper inches 
of significant trees on the property shall be protected.  If the caliper inches of the 
trees removed is greater than the allowed 30 percent, the required replacement trees 
shall be one caliper inch for each caliper inch removed beyond the allowed 30 
percent.  In cases in which it can be demonstrated that a property cannot 
accommodate additional trees on site and replacement trees are required, the city 
council, at its sole discretion, may also allow an applicant to contribute $100.00 per 
Caliper Inch city’s Tree Replacement and Environmental Enhancement Fund. 

With the final plat application, the Applicant will need to provide a tree inventory 
and preservation plan with a tabulation of the caliper inches of trees to remain and 
to be removed.  Along with a tree inventory, a detailed landscape plan with the 
caliper inches to be planted shall also be submitted.  These will be used to determine 
what the required replacement will be and if a fee is required. 

Parks, Trails, & Open Space General:  Pursuant to Minn. Stats. § 462.358, 
subdivision 2b, the city requires all subdividers to dedicate to the city or preserve 
for public use as parks, recreational facilities, playgrounds, trails, open space or 
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areas of natural and environmental significance a reasonable portion of the 
buildable land of the subdivision.  The city council, at its discretion, may elect to 
require in lieu of land an equivalent cash payment based on the fair market value 
of the buildable land no later than the time of final subdivision approval. 

Analysis of the required park dedication, according to Section 500.47, a 
development which has at least 6 but less than 7 units per acre requires 15% of 
buildable land or equivalent market value in cash to be dedicated.  An appraisal 
would be required with a future application to determine fair market value and park 
dedication amount. 

At their April 28, 2025 meeting, the Parks Commission reviewed the proposed 
preliminary plat for the park dedication requirement.  After reviewing the Parks, 
Trails, and Open Space plan and considering the potential size and location of a 
possible park, the Parks Commission ultimately determined cash in lieu of land was 
the most appropriate in this instance and made a motion to recommend the City 
Council require a cash in lieu payment for park dedication. 

Architectural Guidelines and Homeowner’s Association:  Any new 
development of ten or more single-family detached, single-family attached in 
groups of two, or two-family detached dwelling units will have at least four 
different types of housing models (i.e. ramblers, split, colonial, victorian, 
bungalows, craftsman, contemporary and et cetera).  Each housing model will have 
at least three variations with differing characteristics which clearly and obviously 
distinguish it from the other housing models, including different floor plans, 
exterior materials, roof lines, garage placement, and/or building face.  The 
Applicant will be required to provide a set of model homes for review against the 
Cit’s architectural standards.  If the desired models do not conform, then the 
Applicant would need to request a waiver from said standards for the City Council 
to consider. 

The city council may, upon recommendation of the planning commission and/or 
city staff require the subdivider to create a viable homeowner's association, 
acceptable to the city which will be responsible for the ownership and maintenance 
of among other things: Common facilities, private roads, private sewer and water 
lines, open space, pathways, storm drainage ways, and storm drainage ponds, and 
any improvements which are not to be accepted by the city for public ownership 
and maintenance. Such maintenance will include, among other things, repair, 
replacement when necessary, snow removal, grass cutting, weed control, clean-up 
of trash and debris, mosquito control, odor control, silt removal from storm 
drainage ponds and drainage ways, and grading and surfacing of private roads. 

Neighborhood Comments:  Staff sent out notices to property owner’s within 1,000 feet 
of the proposed development area.  There were a few residents who spoke when the public 
hearing was first opened, but there was no one besides the Applicant that spoke at the last 
Planning Commission meeting and the hearing was closed.  Staff has received some written 
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comments regarding the request.  The written comments have been attached for 
consideration. 

Planning Commission Recommendation:  The Planning Commission reviewed the 
Applicant’s revised submittal at their July 28, 2025 meeting.  At the meeting, the Planning 
Commission continued the public hearing that was originally opened in April.  There was 
no one besides the Applicant and their representatives present that wished to speak during 
the hearing.  After hearing no additional testimony during the public hearing and discussing 
amongst themselves, the Planning Commission made a motion to recommend the City 
Council adopt an ordinance rezoning the properties to PUD – Planned Unit Development 
and a resolution approving the preliminary plat known as North Pointe at Halsted Bay, 
subject to the conditions outlined in the staff report.  Motion passed 4-0.  Absent: Taylor, 
Hussain, Jamieson, Gehring, and Rognli. 

Conclusion:  The City Council should review the revised submittal provided with the staff 
report.  Once they have reviewed the materials and the recommendation of the Planning 
Commission, the City Council should consider the entire record before them prior to 
making a motion.  When making a motion, findings of fact should be established which 
support the recommendation.  Along with making a motion, the City Council should 
determine if any conditions are required to ensure orderly, planned, efficient, and 
economical development of the city.  Based on its review, staff would recommend the 
following conditions: 

1. The Applicant shall satisfy all comments within the City Engineer’s review
memorandum dated July 22, 2025 prior to final plat approval;

2. The preliminary plat is subject to Minnesota State Fire code and review by the Chief
of the Mound Fire Department;

3. The Applicant shall submit a set of model homes for review of conformance with
the City’s architectural guidelines with the final plat application;

4. The Applicant shall contribute a warning siren fee of $64/unit at the time of final
plat;

5. The Applicant shall submit an appraisal at their cost for fair market value of the
Properties being developed.  A park dedication fee in the amount of 15% of the
appraised value, as agreed upon by the City Council, of the land shall be paid at the
time of final plat.  The City Council reserves the right to require their own appraisal
at the expense of the Applicant if necessary to determine fair market value;

6. A sewer area charge of $2,400/acre above the ordinary high water mark at the time
of final plat;

7. A water area charge of $13,000/acre above the ordinary high water mark at the time
of final plat;

8. The Applicant shall provide a full tree inventory for all the Properties and include
a tabulation of the trees to remain and trees to be removed in caliper inches.  A
landscaping plan shall also be provided which shows all the trees to be planted on
the Properties and a tabulation in caliper inches.   Any removal above the allowed
30% of the total caliper inches shall either be replaced on site or a fee of
$100/caliper inch shall be paid at the time of final plat approval;
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9. The Applicant shall comply with all of the rules, regulations, and permitting
requirements of Hennepin County, MCWD, and all other public agencies with
jurisdiction over the Properties;

10. All utilities for the proposed development shall be located underground;
11. Standard drainage and utility easements shall be provided around the boundaries of

all lots and wetlands;
12. Lawn and landscape irrigation systems within the development cannot be

connected to city water per Section 500.31 Subd. 4 of City Code. The lawn and
landscape irrigation needs of the development shall be served by the installation of
a separate irrigation system supply pipes connected to the storm water ponds;

13. A developer’s agreement must be executed before the final plat will go to the City
Council;

14. A stormwater tax district shall be established for all property included within the
plat;

15. A maintenance agreement and easement shall be required for all pervious paver
areas within the development;

16. The Applicant shall be responsible for public improvements associated with the
project as well as improving Halstead Avenue that runs east-west and including a
water main along the entire street;

17. The Applicant shall establish a homeowner’s association for all the property
included with the proposed plat;

18. The Applicant shall provide title evidence satisfactory to the City Attorney prior to
final plat approval;

19. Payment of all associated preliminary plat review fees shall be received by the City
prior to acceptance of a final plat application; and

20. The Applicant shall submit a completed application for final plat within one
hundred eighty (180) days of date of adoption of resolution by the City Council.

Recommended Action:  Motion to adopt an ordinance rezoning the properties to PUD 
– Planned Unit Development and a resolution approving the preliminary plat known
as North Pointe at Halsted Bay, subject to the conditions outlined in the staff report.

Attachments: 
1. Location Map
2. Applicant Narrative
3. Preliminary Plat
4. Civil Plans
5. Architectural Plans
6. City Engineer Memorandum
7. MCWD Memorandum
8. Hennepin County Memorandum
9. Public Comments
10. Res. No. 70-25 Approving Preliminary Plat of North Pointe at Halsted Bay
11. DRAFT Ordinance No. 501 Rezoning to PUD Planned Unit Development
12. Res. NO. 71-25 Authorize Publication of Ordinance 501 by Title and 

Summary
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March 28, 2025 – Updated June 27, 2025 

 

Halsted Bay Estates 

Planned Unit Development / Plat - Written Statement – PUD/ Preliminary Plat 

 

A. Contact list: 

1. Owners – See land use application.  

2. Architect – DJR Architecture, Inc.: Sheldon Berg, 651.329.4558, sberg@djr-

inc.com 

3. Civil Engineer – Stark Engineering: Wayne Stark, 320.249.2611, 

waynes@starkengineer.com 

4. Surveyor – Bogart, Peterson & Associates: Christopher Gray, 763.262.8822, 

cgray@bogart-pederson.com 

B. Site Data 

1. Address – 6710 & 6750 Halstead Avenue, 6701 CR No 110 W,  

2. Zoning – R-2 Low Medium Density Single Family Residential 

3. Parcel Size – Approximately 361,516 SF (8.3 acres) + Public Road area (+/-2.0 

acres) 

4. PID Numbers - 2211724430042, 2211724430002, 2211724430003, 

2211724430004 

5. Legal Description – See attached. 

C. General Information 

1. Subdivision Name –  

2. Proposed Lots – Block 1 – 14 Lots + Park Outlot; Block 2 – 4 Lots 

3. Public Space – Outlot A – 14,288 SF 

4. Additional ROW – An additional +/- 12,145 SF is dedicated to enlarging 

Halstead Avenue E-W.  

D. Explanation of issues resolved from Sketch Plan: The development used information 

from feedback provided to previous development proposals at this site and 

incorporated that feedback into the proposed site plan. The project proposes both 

fewer units and a greater number of single family lots than the previous project. It 

also holds condominium buildings to the north side of the site along CR 110. The 



single family lots are located adjacent to existing single family lots and lake side 

lots. 

E. Narrative of project intent:  

a. The project aims to develop the vacant land and provide a mix of for-sale 

housing styles to a long undeveloped parcel of land oF County Road 110 and 

Halstead Avenue including single family homes, condominiums and 

townhouses (on adjacent parcel in Mound).  

F. Density Narrative:  

a. The project will include 60 residential units with 15 from single family home 

sites and 45 units from three condominium buildings. This equates to 

approximately 9.77 development area and therefore 6.14 units per acre. 

G. Narrative of Neighborhood concerns:  

a. Based on the neighborhood information meeting on March 7, 2025, the main 

neighbor concerns were based on appropriate storm water measures. The 

project intends to follow best management practices to address this 

concern. The project also has much less impervious surface than the 

previous proposed project for the site allowing greater natural infiltration of 

storm water. 

H. Infrastructure Extensions 

a. The project proposes improvements to Halstead Avenue and other site 

improvements including walking paths and private roads and visitor parking.  

I. Possible Conflicts with adjacent land uses:  

a. The project is consistent with the adjacent land uses by keeping new single 

family development next to existing single family homes to the south and 

larger scale condominium buildings to the north along County Road 110.  

J. Justification for no excessive burden on infrastructure:  

a. The development is modest in size at 60 total units and building within the 

framework of existing infrastructure. The development will actually improve 

access for services with the upgrades to the adjacent city roads.  

K. Lakeshore Access: The development will access Halsted Bay via a shared amenity 

building and dock on the adjacent parcels that are a part of the project within 

Mound city limits.  

L. Parks / Open Space: Open space is provided in the areas to the south of the 

condominium buildings including a gathering space with gazebo on the west end of 

the project.  

  



M. Development Schedule:  

a. Project entitlements – by July 2025 

b. Project Sitework (infrastructure) –August 2025-September 2025 

c. Single Family Homes & Dock House - Starting August 2025 

d. Townhouse and Single-Family Homes – 2025-2026  

e. Condominiums - 2026-2027 

 

 



 
 

May 14, 2025  Revised June 27, 2025 

 

North Point on Halsted Bay 

Planned Unit Development – Areas of Flexibility Request 

Each element below contrasts the underlying zoning vs. the proposed flexibility required 

which is shown underlined. Items greater than the requirements are shown bold. 

1. Setbacks: Most building flexibility is requested due to existing property 

topography and other natural features. For example, condominium buildings 

have been located in the flatter areas where fewer mature trees exist and away 

from the natural elevation changes of the site. Single family lots generally meet 

or exceed the front and rear setbacks, but have been narrowed to allow for storm 

water provisions in the lower areas of the site which maintains and uses the 

natural features of the site 

i. Single Family Homes – Block 1, Lots 1—6, Lot 2 Lots 1-6 

1. R3 Zoning: 25 feet front, 20 feet side, 20 feet rear (non-

lakefront). 

2. Proposed: 12.5 feet front (due to widened outlots to 50 feet), 

7.5 feet side, 25 feet rear. 

ii. Single Family Homes – Block 3 – Lots 2-4 

1. R3 Zoning: 25 feet front, 20 feet side, 20 feet rear (non-

lakefront). 

2. Proposed: 15 feet front, 7.0 feet side, 25 feet rear. 

iii. Condominiums – 24 Unit:  

1. R5 Zoning: 40 feet front, 20 feet side, 20 feet rear (non-

lakefront). 

2. Proposed: 30 feet front, 15 feet East side, 20 feet West side, 60 

feet rear. 

iv. Condominiums – 12 Unit:  

1. R5 Zoning: 40 feet front, 20 feet side, 20 feet rear (non-

lakefront). 

2. Proposed: 60+ feet front, 15 feet West side,  46 feet rear. 

v. Condominiums – 9 Unit:  Meets or exceeds all setbacks  

 



 

2. Lot Coverage: The development requests flexibility on this item in the shoreland 

overlay zoning requirement – 25%. Proposed: 35% maximum.  This request is 

being considered as an opportunity to provide a variety of housing options for 

the residents from single family detached homes to townhouses (as part of the 

development in the city of Mound) and multifamily home ownership. The 

somewhat greater intensity of housing increases the overall level of lot coverage, 

but still preserves key topographic features of the property and as many trees as 

possible. The coverage is still markedly lower than the 50% lot coverage allowed 

in R5 districts or 45% in the R3 district. 

3. Maximum building height – Condominiums to meet the 3 story/45 feet 

requirement of the related R5 district using average grade. Basement level 

garages are built into the hill and not be considered a story. 

4. The development is also requesting the proposed developer planted trees and 

mitigation trees are counted toward the total Minnetrista Tree Mitigation. 

 



NORTH POINTE AT HALSTED BAY 

 

Re: Preliminary Plat of North Pointe at Halsted Bay 

-​ MCWD - Sign off on Proposed Culvert Restrictor: Country Rd 110  
-​ Hennepin County - Approval of Culvert Restrictor Proposed Use 

  

To: City of Minnetrista:  

 

      - Staff Request for Culvert Restrictor/Drainage Planning & Engineering details. 

 

      Our understanding is the City of Minnetrista engineer is seeking verification of the 
approved and proposed culvert restrictor as part of developers drainage plan with the 
MCWD & Hennepin County. Jacobson Environmental completed a wetland delineation 
and report.  MCWD reviewed the report and completed an on-site inspection.  They 
determined no board review would be required.  The project will need to submit a 
Stormwater Protection Plan (SWPP) for a grading permit which will accompany further 
construction drawings for the development.  A SWPP will be submitted to MCWD after 
the city engineer has accepted the construction plans for the project.  

We believe the City of Minnetrista can make this requirement which has been discussed 
and addressed by all parties, where signatures with approved SWPP plans are 
forthcoming soon, a condition of Final Plat.  

Thank you for your consideration. 

Sincerely, 

The North Pointe at Halsted Bay Development Team 

Under direction of DJR. 
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NORTH POINTE AT HALSTED BAY 

 

Re: Preliminary Plat of North Pointe at Halsted Bay 

-​ Dry Creek Bed - Sign off  
-​ Culvert Restrictor Proposed Use 

  

To: City of Minnetrista  

      - Staff Request for neighboring homeowners & Engineering details. 

​ My understand is the City of Minnetrista is seeking both acknowledgement and 
support from associated Halstead Avenue homeowners about a dry creek bed drainage 
area, along with a possible drainage and utility easement covering a dry creek bed, 
which feature now follows the common lot  line between two existing properties south of 
Halstead Avenue. The east side property owners are Blake and Sheri Smith (6685 
Halstead Avenue) and the west side property owner is Gary Ingle (6689 Halstead 
Avenue).  

​ We have met with both Mr. and Mrs. Smith and Mr. Ingle. Both sets of owners 
have agreed in principle to support the culvert restrictor proposed with the MCWD, 
which has initial review at the MCWD, and is a part of the process of preliminary plat 
approval.  Both homeowners support its use and function.  If the city wants us to grant 
the easement as a request by the City, we can have that document produced for 
signatures. Both owners have worked with the previous land developers with 
cooperation.  That will continue.  We assume the City will want the City Engineer to 
create, or at least approve, the form of an easement.  We will get homeowners 
signatures when completed. 

​ Our suggestion is that the City make the execution and recording of this 
easement by both lot owners a condition of the final approval of the plat. 

 

All the Best, 

North Pointe at Halstead Bay Development Team - with DJR guidance. 
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Survey Notes: 1. This survey was performed without the benefit of a title report. Limited search for restrictions or easements This survey was performed without the benefit of a title report. Limited search for restrictions or easements was made by the surveyor. We reserve the right to update this survey upon receipt of title documentation. 2. The plat of HALSTED PARK, was surveyed by W. E. Stoopers, and Recorded in Book 46 of Plats, Page 18, The plat of HALSTED PARK, was surveyed by W. E. Stoopers, and Recorded in Book 46 of Plats, Page 18, April 29, 1902, which dedicated Koehler Street as a dedicated public road. This road was subsequently vacated by the 4th District Court per Document in Book 458 of Misc. page 611, dated Jan. 10, 1946. The information received to date does not address any additional public interest, yet on there have been modifications in the current location of what is now known as Halstead Avenue, road improvement have been and the public is currently using said Avenue. 3. Driveway access to Lot 1, Block 1, Cardinal Manor, is encroaching onto property. No easement documentation Driveway access to Lot 1, Block 1, Cardinal Manor, is encroaching onto property. No easement documentation was received confirming this has been resolved.  4. Portions of the property was previously a mobile home park. During the previous years there may have been Portions of the property was previously a mobile home park. During the previous years there may have been numerous wells, septic tanks and other utilities that have become obscured. 5. Reference Duffy Engineering and Surveying data from a previous Preliminary Plat prepared in 2015, job number Reference Duffy Engineering and Surveying data from a previous Preliminary Plat prepared in 2015, job number 15-134. 6. Utilities shown from referenced Duffy survey information and utility locates from a Gopher One Call Ticket No's. Utilities shown from referenced Duffy survey information and utility locates from a Gopher One Call Ticket No's. 250710303 and 250710304 dated 3/12/2025. 7. Certificate of Title for parcel 22-117-24-43-0028 describes part of vacated Halsted Avenue "east of the Certificate of Title for parcel 22-117-24-43-0028 describes part of vacated Halsted Avenue "east of the west 1.00 foot...." further title examination is needed.  8. Hennepin County GIS shows Parcel 1 as described in Doc. No. A10552561 for parcel 22-117-24-43-0009 Hennepin County GIS shows Parcel 1 as described in Doc. No. A10552561 for parcel 22-117-24-43-0009 combined with parcel 22-117-24-43-0046. Further title examination is needed. 9. Halstead Avenue is named per City of Minnetrista. The plat of HALSTED PARK dedicated the east-west road Halstead Avenue is named per City of Minnetrista. The plat of HALSTED PARK dedicated the east-west road as Halsted Avenue and the north-south road as Koehler Street.
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FLOOR PLAN - LEVEL 1
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FLOOR PLAN - LEVELS 2-3
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TYPICAL FLOOR PLAN - LEVEL 2-3



LEVEL 1

100' - 0"

LEVEL 2

112' - 7 1/8"

LEVEL 3

125' - 2 1/4"

ROOF TRUSS BEARING

136' - 9 3/8"

T.O. PARAPET

142' - 9 3/8"

12
'-

7 
1/

8"
12

'-
7 

1/
8"

11
'-

7 
1/

8"
6'

-0
"

42
'-

9 
3/

8"

12
'-

7 
1/

8"

25
'-

2 
1/

4"

7'
-2

"

9

81

6

113

142

145

117

143 177 62 7 177 142

SF: 12'-2" x 10'-0"

DOOR: 3'-6" x 8'-0"

144

143

LEVEL 1

100' - 0"

LEVEL 2

112' - 7 1/8"

LEVEL 3

125' - 2 1/4"

ROOF TRUSS BEARING

136' - 9 3/8"

T.O. PARAPET

142' - 9 3/8"

6'
-0

"
11

'-
7 

1/
8"

12
'-

7 
1/

8"
12

'-
7 

1/
8"

42
'-

9 
3/

8"

25
'-

2 
1/

4"

12
'-

7 
1/

8"

DOOR: 3'-6" x 8'-0"

DOOR: 3'-6" x 8'-0"

111

9

DOOR: 3'-6" x 8'-0"

6

113

142

145

81

143

117

129

MATERIAL SCHEDULE

TYPE: 142 - PREFINISHED METAL PANEL

COLOR: TRADITIONAL BLACK

TEXTURE: BOX RIB 1

MANUFACTOR: PAC-CLAD OR SIMILAR

TYPE: 143 - METAL TRIM

COLOR: TRADITIONAL BLACK

TEXTURE: METALLIC

MANUFACTOR: PAC-CLAD OR SIMILAR

TYPE: 9 - NATURAL STONE

COLOR: SOFT GREY

TEXTURE: PLUM CHOPPED FLAT VENEER

MANUFACTOR: METRO BRICK OR SIMILAR

TYPE: 129 - ALUMINUM TRELLIS

COLOR: BLACK

TEXTURE: METALLIC

MANUFACTOR: TBD

TYPE: 81 - COMPOSITE WINDOW

COLOR: BLACK ALUMINUM

MANUFACTOR: TBD

TYPE: 177 - WALL SCONCE

COLOR: MATTE BLACK

MANUFACTOR: TBD

TYPE: 145 - PREFINISHED METAL PANEL

COLOR: WHITE ASH

TEXTURE: 6" CLADDING

MANUFACTOR: KNOTWOOD OR SIMILAR

TYPE: 144 - PREFINISHED METAL PANEL

COLOR: GRANITE

TEXTURE: METALLIC

MANUFACTOR: PAC-CLAD OR SIMILAR
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EXTERIOR ELEVATIONS

1/8" = 1'-0"
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KEYNOTES - EXTERIOR

Note # Note

6 STONE WALL CAP

7 STONE BAND

9 NATURAL STONE

62 SIGNAGE

81 COMPOSIT WINDOW

111 PREFINISHED ALUMINUM GUARDRAIL WITH GLASS PANELS

113 PREFINISHED ALUMINUM BALCONY

117 PREFINISHED ALUMINUM FASCIA

129 BLACK ALUMINUM TRELLIS

142 PREFINISHED METAL PANEL - BLACK

143 PREFINISHED METAL TRIM - BLACK

144 PREFINISHED METAL PANEL - GREY

145 PREFINISHED METAL PANEL - WHITE ASH

177 WALL SCONCE
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KEYNOTES - EXTERIOR

Note # Note

6 STONE WALL CAP

7 STONE BAND

9 NATURAL STONE

62 SIGNAGE

81 COMPOSIT WINDOW

111 PREFINISHED ALUMINUM GUARDRAIL WITH GLASS PANELS

113 PREFINISHED ALUMINUM BALCONY

117 PREFINISHED ALUMINUM FASCIA

129 BLACK ALUMINUM TRELLIS

142 PREFINISHED METAL PANEL - BLACK

143 PREFINISHED METAL TRIM - BLACK

144 PREFINISHED METAL PANEL - GREY

145 PREFINISHED METAL PANEL - WHITE ASH

177 WALL SCONCE
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FLOOR PLAN

1/8" = 1'-0"

TYPICAL FLOOR PLAN - LEVEL 2-3
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MATERIAL SCHEDULE

TYPE: 142 - PREFINISHED METAL PANEL

COLOR: TRADITIONAL BLACK

TEXTURE: BOX RIB 1

MANUFACTOR: PAC-CLAD OR SIMILAR

TYPE: 143 - METAL TRIM

COLOR: TRADITIONAL BLACK

TEXTURE: METALLIC

MANUFACTOR: PAC-CLAD OR SIMILAR

TYPE: 9 - NATURAL STONE

COLOR: SOFT GREY

TEXTURE: PLUM CHOPPED FLAT VENEER

MANUFACTOR: METRO BRICK OR SIMILAR

TYPE: 129 - ALUMINUM TRELLIS

COLOR: BLACK

TEXTURE: METALLIC

MANUFACTOR: TBD

TYPE: 81 - COMPOSITE WINDOW

COLOR: BLACK ALUMINUM

MANUFACTOR: TBD

TYPE: 177 - WALL SCONCE

COLOR: MATTE BLACK

MANUFACTOR: TBD

TYPE: 145 - PREFINISHED METAL PANEL

COLOR: WHITE ASH

TEXTURE: 6" CLADDING

MANUFACTOR: KNOTWOOD OR SIMILAR

TYPE: 144 - PREFINISHED METAL PANEL

COLOR: GRANITE

TEXTURE: METALLIC

MANUFACTOR: PAC-CLAD OR SIMILAR
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EXTERIOR ELEVATIONS

1/8" = 1'-0"
1

NORTH EXTERIOR ELEVATION

1/8" = 1'-0"
2

EAST EXTERIOR ELEVATION

KEYNOTES - EXTERIOR

Note # Note

6 STONE WALL CAP

7 STONE BAND

9 NATURAL STONE

62 SIGNAGE

81 COMPOSIT WINDOW

111 PREFINISHED ALUMINUM GUARDRAIL WITH GLASS PANELS

113 PREFINISHED ALUMINUM BALCONY

114 PREFINISHED ALUMINUM RAIL

117 PREFINISHED ALUMINUM FASCIA

129 ALUMINUM TRELLIS

142 PREFINISHED METAL PANEL - BLACK

143 METAL TRIM - BLACK

144 PREFINISHED METAL PANEL - GREY

145 PREFINISHED METAL PANEL - WHITE ASH

177 WALL SCONCE
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KEYNOTES - EXTERIOR

Note # Note

6 STONE WALL CAP

7 STONE BAND

9 NATURAL STONE

62 SIGNAGE

81 COMPOSIT WINDOW

111 PREFINISHED ALUMINUM GUARDRAIL WITH GLASS PANELS

113 PREFINISHED ALUMINUM BALCONY

114 PREFINISHED ALUMINUM RAIL

117 PREFINISHED ALUMINUM FASCIA

129 ALUMINUM TRELLIS

142 PREFINISHED METAL PANEL - BLACK

143 METAL TRIM - BLACK

144 PREFINISHED METAL PANEL - GREY

145 PREFINISHED METAL PANEL - WHITE ASH
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July 22, 2025 
 
 
Mr. Nickolas Olson 
City Planner 
City of Minnetrista 
7701 County Road 110 West 
Minnetrista, MN 55364 
 
Re: Halstead Bay Estates 
 Preliminary Plat Review   

ML No. 25008 
 
Dear Mr. Olson: 
 
We have completed our review of the Preliminary Plat application submittal for the proposed 
Halstead Bay Estates project. The project involves grading, parking lot paving, storm sewer and 
stormwater BMP construction, watermain and sanitary sewer construction, and appurtenant work. 
The application materials were reviewed against the City’s design requirements. The following 
items were submitted for review: 
 

• Preliminary Plat for Estate Property Development for Halsted Bay Estates, Dated 
6/30/2025 

• Civil Plans for Halsted Bay Estates, dated 6/27/2025 

• Stormwater Report for Halsted Bay Estates, dated June 2025 

• Architectural Plans for Halsted Bay Estates Development, dated 6/30/2025 

• Geotechnical Report, dated 1/22/2016 

• Tree Preservation Plan for Halsted Bay Estates, not dated 
 
Comments from the previous reviews are included in italics, noting whether the comment has 
been addressed, has not been addressed, or no longer applies. We request that the developer 
provides a response letter with the next submittal to ensure that comments have been addressed. 

 
Preliminary Plat 
 
1. City code requires the private road to be in an outlot that’s 50’ wide- currently it’s shown at 

~25’. This comment has been addressed.  
 

2. The final plat must include a drainage and utility easement that extends minimum of 10’ on 
each side of a public utility. Based on the current layout this comment applies to Lots 2 and 
3 Block 1 (sanitary sewer) and Lot 7 Block 2 (storm sewer). 

 
This comment is modified as follows: The final plat must include a drainage and 
utility easement that extends minimum of 10’ on each side of a public utility. Based 
on the current layout this comment applies to Lot 7, Block 1 (storm sewer). Show the 
drainage and utility easements on the utility plan in order to confirm that adequate 
easements are proposed for the utilities in Blocks 2 and 3. 
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Grading Plan 
 
1. The proposed low-floor elevations need to be shown to determine if there’s a conflict with 

the high-water elevations and emergency overflow elevations. This is of particular concern 
for Lots 4 -6, Block 2 and Lots 2 -4, Block 3. This comment has been addressed. 

2. Note the NWL and HWL of the stormwater basins on the plan. If these correspond to the 
“top” and “bot.” elevations shown on the plan, then the elevations shown for “Stormwater 
Basin B” are incorrect. This comment has been addressed. 

3. The existing contours on Lot 6 Block 2 are not shown correctly: the 952 contour extends to 
the north and bisects the 953, 954 and 955 contours. This comment has not been 
addressed. 

4. The proposed 954 and 956 contour tie into the same existing contour on Lot 6, Block 2. 
This comment has been addressed 

5. The proposed 952 contour at “Stormwater Basin B” ties into itself and there’s no tie into the 
existing 952 contour on Lot 6, Block 2. This comment has been addressed. 

6. Proposed retaining walls should be shown on the plans. Several lots will require retaining 
walls which will cross property lines and in my experience, residents are best served if 
these walls are owned and maintained by an HOA. This comment no longer applies. 

7. Label more of the proposed contours. 

8. It would be easier to read the grading plan if the existing grading was changed to 2’ contour 
intervals.   

9. A thorough QA/QC on the grading plan is needed to ensure that the proposed grades tie 
into existing. For example: 

a. The proposed 967’ and 968’ contours north of the proposed 24-unit building tie into 
each other. 

b. Near the northwest corner of the proposed 24-unit building, the existing 968’ contour 
crosses the proposed 970’ contour. 

c. The existing 966’ contour crosses the proposed 968’ contour. 

d. The existing 976’ contour crosses the proposed 978’ contour at Stormwater Basin D. 
Based on the current configuration of Stormwater Basin D correcting this will require 
regrading the hill down towards the 9 unit building. 

e. The existing 950’ contour crosses the proposed 950’ contour on Lot 2 Block 3. 

f. The existing 954’ through 966’ contours northeast of the proposed 12 unit building don’t 
tie into a proposed contour. 

10. Provide detail on how drainage will be directed away from: 

a. The proposed 9 and 12 unit buildings. 

b. The low opening on Lot 1 Block 2  

c. The homes between: 

i. Lots 2 and 3 Block 1 
ii. Lots 4 and 5 Block 1 
iii. Lots 5 and 6 Block 1 
iv. Lots 6 and 7 Block 1 
v. Lots 1 and 2 Block 2 
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vi. Lots 2 and 3 Block 2 
vii. Lots 3 and 4 Block 2 
viii. Lots 4 and 5 Block 2 
ix. Lots 5 and 6 Block 2 

11. Install drain tile stubs to lots that drain from the back to the front. 

12. Install storm sewer in the rear yards of Lots 2 through 6 Block 2 and install inlets between 
Lots 2 and 3 and Lots 4 and 5.  
 

Sanitary Sewer and Watermain 
 
The following comments shall be incorporated in the final plan and profile utility plans: 

1. The watermain connection at CR 110 will require a 10” to 8” reducer. 

2. In lieu of a 90⁰ bend in the watermain at CR 110 and Halstead, install two, 45⁰ bends. 

3. The watermain connection at Cardinal Cove Drive will require the installation of an 8” x 8” x 
8” tee and two, 8” gate valves. 

4. Where hydrants are installed, label all fittings: 8” x 6” tee, 6” lead, hydrant assembly. 

5. Ensure that hydrants are installed at the high point(s) of the water system. Watermain 
elevations may need to be adjusted. 

6. The watermain layout includes an interconnect with Mound. A meter is required at the 
interconnect and the agreement between Minnetrista and Mound needs to be amended. 

7. According to the City’s GIS information the existing water service stub to the proposed 24-
unit condominium building is 1” diameter, therefore the 6” C-900 service would require a 
wet tap. 

8. The sanitary sewer services for the proposed 24-unit condominium building and Lot 1, 
Block 2 should connect to the sewer pipe, not the manhole. 

9. Identify potential conflicts between the proposed storm sewer and the sewer and water 
services to the lots. 

10. Sewer and water on the south side of the proposed 12 unit building should be moved to the 
north so that they do not lie within the sideslopes of Basin C. 

11. Watermain shall be extended within the entirety of the east-west portion of Halstead 
Avenue.  

12. Install water services to the existing properties on the south side of Halstead Avenue. 
 

13. Clarify details of removal/abandonment of existing sanitary sewer facilities from lots 
 
Stormwater Management and Storm Sewer 
 
1. The City requires rate control for the 1-, 10-, and 100-year storm events. Calculations were 

submitted for the 2-year event, but not the 1-year event. Additionally, rate control is 
required at each discharge point; please provide a table for each discharge point (to west, 
to dry creek bed, to lake). This comment has not been fully addressed.  HydroCAD 
results for the 1-year event were included in 5/22/2025 resubmittal, but a rate control 
table, including all outflows, was not.  
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The table below details the discharge rates at each location. Include a similar table if 
future submittals are needed in which the discharge rates change. This comment 
has been addressed. 

Discharge 
Point 

1-year (cfs) 10-year (cfs) 100-year (cfs) 

Existing Proposed Existing Proposed Existing Proposed 

To West 
(1E/N/A) 

0.05 0 0.56 0 2.17 0 

To Dry Creek 
Bed (6R/7R) 

7.99 7.30 17.87 11.48 36.69 36.17 

To Lake 
(5E/S5) 

0.80 0.75 3.59 3.05 12.51 8.11 

 

2. Update the proposed pervious curve numbers/land uses in the HydroCAD model. No 
landscaping or restoration plan was provided, but “Open space, grass cover > 75%” is likely 
a better fit. This comment has been addressed. The model has been updated to 
reflect a more accurate proposed condition pervious curve number. 

3. Verify impervious areas are consistent between the narrative, plans, and Stormwater 
Report. For example: 

a. The narrative states 3.7 acres (161,258 sf) of proposed impervious, however the 
HydroCAD model only includes 128,588 sf of impervious. 

b. Drainage Area S3.1 has 9,966 sf of impervious modeled in HydroCAD, but building 
area on plans is 14,875 sf. 

This comment has not been addressed. The narrative states an impervious surface 
area of 4.52 acres. The post development site drainage summary describes an 
impervious area of approximately 5.0 acres.  

This comment has been addressed. 

4. Include offsite drainage areas that drain though the site. For example: drainage area to the 
existing 18” CMP under CR 110 that will connect to proposed MH #13. Offsite area has 
been included (6E/S6), however the pervious area is all modeled as woods or 
woods/grass combination, but a significant portion of the drainage area is row 
crops. Update HydroCAD to accurately model this increased runoff.  

This comment has been addressed. 

a. The lowest invert of Existing Basin A (Pond Node BA) should be 964.15, not 
954.15.  

This comment has been addressed. 

b. In proposed conditions, this Existing Basin (Pond Node BE) has a 12” 
vertical orifice at a 966.5 elevation. This increases the HWL on private 
property in all storm events, which is unacceptable. 

The developer has submitted a document indicating that the private 
landowners are amenable to the orifice. Please provide a document that is 
signed by the landowners and notes that the proposed conditions will 
result in an increase in water levels for the 100-year event (table below for 
reference). Provide documentation with the final plat submittal that MCWD 
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and Hennepin County (due to road overtopping) approve this restriction. If 
approved, this area should be in a drainage and utility easement.  

 
HWL 

1-year 10-year 100-year 

Existing (Node BA) 966.62 969.58 970.30 

Proposed (Node BE) 969.03 969.86 970.56 

 

5. The water quality volume provided can only be claimed for the area below the outlet in the 
infiltration basins. Provide HydroCAD stage-storage tables for each basin to verify water 
quality volumes. This comment has not been addressed. 

6. All new and reconstructed impervious areas should be routed to a BMP. Water quality 
volume provided can only be claimed for the area of impervious draining to that BMP.  

a. Pond B could claim water quality volume for the area below its outlet (between 950.0 
and 951.8 per Comment #4), approximately 7,000 cf. However, only 9,966 sf of 
impervious area is routed to it in the HydroCAD model. Therefore, the allowable water 
quality volume would be 9,966 sf * 1 in / (12 in / 1 ft) = 830 cf. This comment has not 
been fully addressed. Additionally, modeled subbasin from Block 2 (Subbasin 
S3) shows the entire subbasin routed to “Stormwater Basin B” (Pond Node BB). 
Grading plan shows portions of impervious flow from Block 2 would be routed 
directly to Halstead Avenue, without proposed lot contours being shown. 

This comment has been partially addressed. However, it appears that drainage 
from Lots 5-6, Block 2 still flows to Halstead Ave and CBMH#1 and ultimately the 
Dry Creek Bed without any treatment. 

7. Infiltration basins must drawdown in 48 hours. Per the Minnehaha Creek Watershed 
District, drawdown times should be calculated as follows. Provide verification that the 
drawdown time is met for each basin. 

𝐷𝑟𝑎𝑤𝑑𝑜𝑤𝑛 =
𝑡𝑟𝑒𝑎𝑡𝑚𝑒𝑛𝑡  𝑣𝑜𝑙𝑢𝑚𝑒

𝑎𝑟𝑒𝑎 𝑜𝑓 𝑏𝑎𝑠𝑖𝑛 𝑏𝑜𝑡𝑡𝑜𝑚
∗

1

𝑖𝑛𝑓𝑖𝑙𝑡𝑟𝑎𝑡𝑖𝑜𝑛 𝑟𝑎𝑡𝑒
 

Draw down times were stated in the comment response memo, but HydroCAD stage-
storage tables are required to verify drawdown times. 

8. Submit storm sewer design calculations. Currently, storm sewer sizing, velocity, and inlet 
design flow cannot be verified. This comment has not been addressed. The City requires 
that calculations be submitted with preliminary plans.  

a. Include manhole sizes; the oblique (~32-degree angle) between two 18-inch storm 
sewer pipes at STMH #3 requires a 96-inch diameter manhole to accommodate the 
pipes.  

i. Oblique storm sewer angle (~60 degrees) at CBMH #13 requires 72-inch 
diameter structure 

ii. Oblique storm sewer angle (~36 degrees) at CBMH #1 with 21-inch and 
18-inch storm sewer pipes cannot be constructed with precast structure, 
due to required leg width. 

b. Include sump elevations on plans. This comment has not been addressed.  
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9. Provide details for the outlet control structures. See the City Standard Plates (STO-12 and 
STO-13). The proposed structures may differ slightly given infiltration basins are proposed 
rather than ponds, but adhere to standards as much as possible.  

a. MH #5 (OCS from Pond A) and MH #9 (OCS from Pond C): Minimum of 5’ diameter 
due to weir wall with 6” orifice. Model top of weir wall in addition to orifice. Increase top 
grate size to 60”. 

b. MH #4 (OCS from Pond B): Minimum 4’ diameter; increase grate size in HydroCAD to 
48”. 

This comment response memo indicates that these will be submitted with final 
plans. This is acceptable, however, please note the size requirements indicated 
above as they differ from what was stated in the comment response memo.  

10.  What is the minimum opening of the proposed 9-unit condo building? Ensure it is at least 3 
ft above the 100-year HWL of Pond C (976.95). This comment has not been fully 
addressed. The minimum opening of proposed 9-unit building is currently shown as 
973.00 the “Stormwater Basin D” 100-yr HWL is 975.85. See also comment #20. 

The minimum opening adjacent to the Stormwater Basin is stated as 980.0. This 
meets freeboard requirements.  

11. Is MH #13 a manhole or catch basin; does it receive overland drainage? 

a. Verify the drainage area for Pond A. The storm sewer routing differs between the Civil 
Plans and the HydroCAD drainage area map. If the Civil Plans are accurate, the Pond 
A drainage area should not include the runoff that drains to MH#12 (or MH #13 if it’s a 
drop inlet). This comment has not been addressed. Previously labeled MH #13 has 
been renumbered to MH #19. 

This comment has not been fully addressed. MH#19 is an inlet, however the 
drainage area to it should be modeled separately from the drainage area to the 
culvert under CR 110 with the 15” orifice restriction.   

12. BMPs are labeled as stormwater ponds on the plans while they are designed as infiltration 
basins. This comment has been addressed. 

13. Redesign Pond A and/or its inlet. Currently, the 10-year HWL will back up approximately 87 
feet in the storm pipe (toward Pond C). The 100-year HWL will back up farther and CBMHs 
#11-12 will be surcharged (water elevation exceeds rim elevations). This comment has 
been reasonably addressed. The 10-year HWL will back up approximately 60 feet in 
the pipe, however CBMHs will no longer surcharge in the 100-year event.   

14. A maintenance agreement with existing Lot 13 of Halsted Park is required for the proposed 
drainage outfall improvements. This comment is modified as follows: maintenance 
agreements with existing Lots 12 and 13 of Halsted Park are required for the 
proposed drainage outfall improvements. 

15. Submit the soil borings referenced on page five of the Stormwater Report. This comment 
has not been fully addressed. Soil boring logs and geotechnical report were included 
on the 5/9/2025 submittal but not the 5/22/2025 submittal. The boring and Geotech 
report is dated 1/22/2016. The soil borings performed in the report do not include a 
boring in the bottom of the stormwater basin B or D. While there are borings nearby, 
the geotechnical report states that due to historic mining and overburden fill 
replacement, the fill varies significantly across the site. With significant subsurface 
variation, the infiltration rates cannot be confirmed at the proposed infiltration basin 
locations without borings showing material type. 
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Additionally, the soil borings near the bottom of basins A and C (SB-5 and SB-11 
respectively) show a confining layer of sandy lean clay below the bottom of the 
proposed basins. Per the Minnesota Stormwater Manual, sandy lean clay is 
Hydrologic Soil Group D, which is not conducive to infiltration. BMPs shall be 
changed to filtration basins unless a field test of infiltration rates is completed per 
Minnesota Stormwater Manual guidelines 
(https://stormwater.pca.state.mn.us/index.php?title=Infiltration_design_guideline_-
_determining_site_infiltration_rates).  

This comment has not been addressed. Provide details on the plans for the 
excavation required to remove the layers of sandy lean clay below the proposed 
bottoms of Basins A and C. Provide soil borings at the locations of Basins B and D. 

16. Storm sewer would need to be installed for the proposed private road in Outlot B. It seems 
this would change the drainage pattern (the private road would drain to “Stormwater Basin 
B”) which may change the footprint of “Stormwater Basin B”). This comment has been 
addressed.  

17. Provide existing and proposed drainage area maps, with aerials, that show the full extents 
of the drainage areas modeled. This comment has been addressed.  

18. The storm sewer within Halstead Avenue should be aligned to maintain 10’ horizontal 
separation from the watermain and crossings should occur at 90⁰ wherever possible. This 
comment has been addressed. 

19. Show the emergency overflow location (EOF) and elevation for each Stormwater Basin.  

a. Basin D presents a concern based on the steep grade that the EOF would discharge 
to, and inevitably be directed toward Lots 2 and 3 Block 3. This may require a piped 
emergency overflow 

b. Ensure that the lowest opening elevations of adjacent structures are at least 1.0 foot 
above the EOF. If the EOFs are set approximately at the top of each basin, this 
requirement is not met for any of the proposed basins. 

c. Demonstrate that the EOF has capacity to overflow water at an elevation below the 
lowest building opening at a rate not less than three times the 100-year peak discharge 
rate from the basin or the anticipated 100-year peak inflow rate to the basin, whichever 
is higher.   

This comment has not been addressed. The EOF routes are shown however EOF 
capacities need to be analyzed per comment 19.c. 
 

20. Minimum building openings must be at least 3 feet above the 100-yr HWL of adjacent 
waterbodies, including stormwater/infiltration basins. These conditions are not met for any of 
the proposed basins. Alternatively, 2 feet will be allowed provided the following conditions are 
met:  

a. Flood storage volume within the freeboard area is at least 50% of the flood storage 
volume below the 100-yr HWL; and 

b. 25% outlet obstruction does not increase the 100-yr HWL by more than 1 foot; and 

c. Adequate EOF from basin to provide assurance that 1 foot freeboard will be maintained 
for proposed low opening. 

Adequate separation between the building openings and HWLs has been provided. 
However, for Basins A and C, please provide a description and detail in the plans to 
keep the infiltrating stormwater from impacting the low floors and footings of the 

https://stormwater.pca.state.mn.us/index.php?title=Infiltration_design_guideline_-_determining_site_infiltration_rates
https://stormwater.pca.state.mn.us/index.php?title=Infiltration_design_guideline_-_determining_site_infiltration_rates
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adjacent structures. This is of particular concern for Basin C and the structure on 
Block 3, Lot 2 as the low floor is proposed below the bottom of the infiltration basin. 

21. Lawn and landscape irrigation systems within the development cannot be connected to city 
water per Section 500.31 Subd. 4 of City Code. The lawn and landscape irrigation needs of 
the development can be served by the installation of a separate irrigation system supply 
pipes connected to the storm water ponds. 

 
This comment has not been addressed. 

 
 
Sincerely, 
WSB  

 
Alyson Fauske, P.E. (MN) 
(612) 263-1736 
afauske@wsbeng.com  
 

mailto:afauske@wsbeng.com


 
April 22, 2025 
 
City of Minnetrista 
Atn: Nickolas Olson, Senior City Planner 
6701 County Road 110W 
Minnetrista, MN 55364 
 
RE: Request for Review – Halsted Estates Preliminary Plat 
 
Dear Mr. Olson,  
 
The Minnehaha Creek Watershed District (MCWD or District) received no�ce of a preliminary 
plat applica�on being reviewed by the City of Minnetrista at their April 28th planning 
commission mee�ng, regarding the proposed Halsted Estates development at 6701 County 
Road 110W and the adjoining proper�es. 
 
MCWD has reviewed the plans and requests that the applicant (Koch Building Development) 
contact the District for their review of poten�al applicable District rules, outlined below: 
 
Erosion and Sediment Control Rule: 
The proposed development appears to disturb more than 5,000 square feet of land or excavate 
or grade more than 50 cubic yards, therefore, an Erosion and Sediment Control permit would be 
required. 
 
Stormwater Management Rule: 
The proposed development appears to increase impervious surface area; therefore, the 
Stormwater Management Rule would apply. Currently, impervious surfaces make up 10.8% of 
the total site, while the proposed development would increase this to 27.0%. Since much of the 
site appears to be disturbed and graded with this project, the required scope of treatment 
under the MCWD rule will likely include management of the en�re site’s impervious surface and 
rate control. 
 
To address this requirement, three infiltra�on basins are proposed in the design. All proposed 
impervious surfaces must be routed to a basin before discharging off-site, or volume reduc�on 
credits must be obtained as outlined in Appendix A of the rule. Soil borings will be required to 
confirm the suitability of soils for infiltra�on. Addi�onally, it is recommended that stormwater 

https://minnehahacreek.org/permits/regulations/erosion-control-rule/
https://minnehahacreek.org/permits/regulations/stormwater-management-rule/


from the proposed single-family homes be included in this treatment design to avoid future 
challenges with trea�ng stormwater on each individual lot. 
 
Waterbody Crossings and Structures Rule:  
MCWD has a mapped stream running north to south on the western parcel, located beneath 
the proposed private drive serving the single-family homes in the southwest corner. 
Addi�onally, a dry creek bed is noted on the exis�ng and proposed rou�ng diagram. Any 
crossings or impacts to the bed or bank of either feature may trigger the Waterbody Crossings 
and Structures rule. Crossings must retain hydraulic capacity, be designed to avoid impacts to 
the stability of the bed or bank or water quality, and be the minimal impact solu�on. The no-
rise standard must also be met. 
 
Floodplain Altera�on Rule:  
Proposed impacts to the bed or bank of a stream from crossing it may cons�tute work within 
the stream’s floodplain. There must be no net fill within the floodplain.  
 
We encourage the applicant to communicate with the District regarding their proposed plans in 
order to obtain the required permits. 
 
Thank you for your ongoing coordina�on with MCWD. Please do not hesitate to reach out with 
any ques�ons. 
 

Abigail Couture 
Abigail Couture 
Permi�ng Technician 
acouture@minnehahacreek.org  

https://minnehahacreek.org/permits/regulations/waterbody-crossings-structures-rule/
https://minnehahacreek.org/permits/regulations/floodplain-alteration-rule/
mailto:acouture@minnehahacreek.org


 
 
 
 
 
 

 
Hennepin County Transportation Project Delivery 
Public Works Facility, 1600 Prairie Drive, Medina, MN 55340 
612-596-0300 | hennepin.us 
 
 
 

May 7, 2025  
  
Nickolas Olson        Sarah Smith                  
Senior City Planner     Community Development Director 
City of Minnetrista     City of Mound 
7701 County Road 110 W    2415 Wilshire Boulevard 
Minnetrista, MN 55364    Mound, MN 55364 
  
Re: Preliminary Plat Review – Halsted Estates (Received 4/8/2025)  
County State Aid Highway (CSAH) 110 (Bartlett Boulevard) 
Hennepin County Plat Review ID #3439E (Reviewed 4/15/2025) 
  
Mr. Olson, Ms. Smith:  
         
Please consider the following comments for the preliminary plat of Halsted Estates along CSAH 
110 (Bartlett Boulevard) in Minnetrista and Mound (parcel IDs 2211724430042, 2211724430004, 
2211724430003, 2211724430002, 2211724430007, 2211724430009, 2211724430028 and 
2211724430046). 
 
Access: County staff will allow one new access on Bartlett Boulevard in the city of Mound due to 
challenging topography. We support additional access for the development onto Cardinal Cove 
Drive and Halstead Avenue. A westbound left-turn lane will be required on Bartlett Boulevard at 
Halsted Avenue. County staff also recommend further exploring inclusion of a short westbound 
left-turn lane at the new development access along Bartlett Boulevard to promote safe and 
efficient traffic operations for new residents.  
 
Right-of-way: County staff request a 50-foot half right-of-way along Barlett Boulevard through 
Minnetrista and Mound (the current plat shows a 50-foot half right-of-way only in Minnetrista). 
 
Storm Water/Drainage: The plan shows a proposed pipe in county right-of-way in the 
northwestern portion of the site. While the pipe is acceptable, it will need to be documented 
that the pipe is owned and maintained by someone other than the county. In addition, the 
county does not support owning or maintaining manhole No. 13 or the pipe connecting it to 
manhole No. 12. 
 
The existing drainage patterns shall not be altered unless approved by Hennepin County. 
Watershed District approval and drainage calculations are required if the work alters existing 
drainage patterns. Post-construction flow rates entering Hennepin County’s drainage system, 
overland or through pipes, shall not exceed pre-construction rates for the two, 10 and 100-year 
events. Please provide a drainage report showing that this is met; this can be the same one 
submitted to the watershed district. 



 
 
 
 

Permits: Please inform the developer that all construction within county right-of-way requires an 
approved Hennepin County permit prior to beginning construction. This includes, but is not 
limited to, driveway and street access, drainage and utility construction, trail development, and 
landscaping. Contact: Doug Heidemann, Permits Coordinator at 612-596-0336 or 
douglas.heidemann@hennepin.us 
 
Please contact Chad Ellos at chad.ellos@hennepin.us or 612-596-0395 for any further discussion.  
 
Sincerely,  
  
 
Carla Stueve, PE  
County Highway Engineer  

mailto:chad.ellos@hennepin.us




















From: Dave Kling
To: Nickolas Olson
Subject: Halsted Estate Development
Date: Tuesday, April 22, 2025 12:50:56 PM

Nickolas Olson

This is in regards to our recent phone conversation, I brought up some concerns and some 
issues that I do not see addressed on the current PDF documentation that I downloaded 
from the Minnetrista website.

With regards to the civil plan documentation:

I do not see detailed information regarding the drainage system for the water collection 
ponds A, B and C.  It appears that all three of these ponds will be interconnected to and 
use some type of underground water management system, but there’s no detail on the pipe 
sizes or the pipe information itself (Elevations, flow rates, and maximum capacities). 
Draining from pond C (Elevation 977) to pond A (Elevation 958) and then to pond B 
(Elevation 952) and then I assume it will drain into Lake Minnetonka (Elevation 928). I 
would also like to have details on the path (above ground and below ground detail) where 
this would be draining into Lake Minnetonka.

The current civil plan shows the East/West Halstead Ave road to only have plans for the 
East side (East of the T) to be included for curbing, storm sewer, drainage, and resurfacing. 
I would hope that the entire East/West Halstead Ave road would be addressed and 
included in curbing, storm sewer, drainage, and a resurfacing plan.

I am also assuming city water access will be addressed and included in the entire  
East/West Halstead Ave road development plans.

I would hope that all concerns above will be addressed and included to make this 
development a truly comprehensive site development plan,

Other questions relative to development:

What is the Hard cover %

What are the single family home sizes and pricing?

What are the condo unit sizes and pricing?

What HOA management company  is going to manage the properties?

In the event that the condos don’t sell well, will they be converted to apartment rentals 

mailto:klingon.dk@gmail.com
mailto:NOlson@ci.minnetrista.mn.us


similar to what happened to the Mist Condos in Spring Park, MN (on Lake Minnetonka)?

Best regards,

Dave Kling
6715 Halstead Ave
Minnetrista, MN 55364



From: Dave Fasching
To: Nickolas Olson
Subject: Fwd: Follow-up on Halstead Estates Development - Stormwater and Environmental Compliance Concerns

Attachment: Halsted_Stormwater_Concerns_Fasching.pdf
Date: Tuesday, April 29, 2025 4:47:49 AM
Attachments: Halsted_Stormwater_Concerns_Fasching.pdf

Hi Nic,
Please distribute this as well to the Planning Commission.
Thanks,
Dave Fasching

Sent from my iPhone

Begin forwarded message:

From: Dave Fasching <dfaschi1@yahoo.com>
Date: April 29, 2025 at 4:03:20 AM CDT
To: acouture@minnehahacreek.org
Cc: Jean Fasching <Jean.fasching@yahoo.com>, nolson@ci.minnetrista.mn.us
Subject: Follow-up on Halstead Estates Development - Stormwater and
Environmental Compliance Concerns  Attachment:
Halsted_Stormwater_Concerns_Fasching.pdf

﻿

Dear Ms. Couture,

Thank you for your April 22nd letter to the City of Minnetrista
regarding the preliminary plat review for the proposed Halsted
Estates development at 6701 County Road 110W. As nearby
residents of Halstead Avenue, we appreciate the Watershed
District’s detailed assessment and are submitting the attached
letter to support and expand upon the concerns outlined in your
review.

We especially support the District’s enforcement of the
Stormwater Management and Erosion Control rules, as well as
attention to floodplain integrity and infiltration feasibility. Our
comments highlight the challenges of stormwater infiltration due
to the area’s clay soils, the significant drainage from 100 acres of
land north of the development site, and the likelihood of

mailto:dfaschi1@yahoo.com
mailto:NOlson@ci.minnetrista.mn.us



To: Minnehaha Creek Watershed District


Subject: Concerns Regarding Proposed Development at Halstead Ave & Highway 110 - Stormwater


Management and Shoreland Compliance


Dear Members of the Minnehaha Creek Watershed District,


We are writing to express our strong concerns about the proposed development at the intersection


of Halstead Avenue and Highway 110 in Minnetrista, particularly as it relates to stormwater


management and compliance with Shoreland and Watershed regulations.


The proposed development lies within a sensitive Shoreland District and is also under the


jurisdiction of the Minnehaha Creek Watershed District (MCWD). Based on past development plans


and topographic mapping, approximately 100 acres of land located north of the site drains through


this proposed development. This, combined with the significant increase in impermeable surfaces


planned, raises serious concerns about proper stormwater retention and treatment.


According to NOAA data, a 100-year storm event over 24 hours would produce approximately 7.2


inches of rainfall, which translates into a runoff volume requiring a retention pond roughly 7 acres in


area and 10 feet deep to manage effectively (see attached Point Precipitation Frequency Estimates


and Google site analysis). The current plans do not appear to account for this scale of infrastructure.


Further complicating the matter is the local soil composition-predominantly clay-which severely limits


natural infiltration. If the plan assumes infiltration-based methods to reduce pond size, such


solutions are unlikely to be viable. Moreover, any effort to artificially improve soil permeability


through replacement or modification raises both ecological and economic concerns, including the


disruption of native species and a high likelihood of implementation failure due to cost.







As you are aware, MCWD's Stormwater Management Rule mandates:


- Volume reduction to minimize runoff into nearby water bodies


- Runoff rate control to prevent downstream flooding and erosion


- Water quality treatment to filter pollutants prior to discharge


Additionally, Minnetrista's city code and state Shoreland Management standards require:


- Limits on impervious surfaces (typically not exceeding 25% of the lot area)


- Proper design of stormwater outfalls with pollutant filtering measures


- Erosion control to stabilize soil and protect water quality


Given the size of the contributing drainage area, the impermeable soils, and the proposed scale of


the development, we respectfully request the following:


1. A comprehensive review and approval of the development's stormwater plan by the MCWD


before any permits are issued


2. A reduction in development density and impervious surface coverage to comply with Shoreland


and Watershed limits


3. A revised stormwater management plan that includes realistic, adequately-sized retention


infrastructure and long-term environmental protections


Failure to address these issues could result in environmental degradation, flooding of existing


properties, harm to the nearby lake, and noncompliance with local and watershed regulations.


We appreciate your commitment to protecting the integrity of our watershed and ask that you hold


this development to the highest standards of environmental stewardship.


Thank you for your attention to this matter.







Sincerely,


David S. and Jean F. Fasching


Halstead Avenue Residents







inadequate infrastructure under the current design.

We respectfully request that the MCWD ensure thorough review
of the stormwater management plan and consider reducing
development density to meet Shoreland and watershed
requirements. Our full comments and supporting references are
detailed in the attached PDF.

Thank you for your continued commitment to responsible
watershed management. Please let us know if further information
would be helpful.

Sincerely,

David S. and Jean F. Fasching

6705 Halstead Avenue Residents 

612-209-8954

Sent from my iPhone



From: Dave Fasching
To: Nickolas Olson
Cc: Jean Fasching
Subject: Fwd: Opposition to Halsted Estates Development – Density, Stormwater, and Public Impact Concerns
Date: Monday, May 12, 2025 9:59:39 AM

Hi Nic,
Please share these concerns regarding the Mound portion of the Halsted Bay Estates proposal
with the Minnetrista Planning Commission.
Best,
Dave and Jean Fasching
Sent from my iPhone

Begin forwarded message:

From: Dave Fasching <dfaschi1@yahoo.com>
Date: May 11, 2025 at 10:36:41 AM CDT
To: Sarahsmith@cityofmound.com
Subject: Opposition to Halsted Estates Development – Density, Stormwater,
and Public Impact Concerns

﻿
Dear Members of the Mound Planning Commission,

We are writing to express our strong opposition to the magnitude
of the proposed Halsted Estates development currently under
your consideration. This project as proposed poses multiple
environmental, infrastructural, and legal concerns that conflict
with the City of Mound’s Comprehensive Plan, zoning
ordinances, and long-term public interests—particularly given its
location in the Shoreland Overlay District adjacent to Lake
Minnetonka.

1. Stormwater and Watershed Impacts

The development site lies directly downstream of approximately
100 acres of land to the north, which naturally drains through this
parcel toward Halstead Bay. The proposed addition of
impervious surfaces—roads, rooftops, driveways—will
significantly increase the volume and velocity of stormwater
runoff. Without stringent, enforceable stormwater controls, this
will lead to flooding, shoreline erosion, and degradation of water
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quality.

This violates key standards of the Minnehaha Creek Watershed
District (MCWD) and Minnesota Pollution Control Agency
(MPCA), which require best management practices, permanent
volume control, and non-degradation of public waters under
NPDES and MS4 stormwater permitting rules.

2. Excessive Density and Zoning Conflicts

The proposed 26-unit layout—including duplexes and closely
spaced single-family homes—appears to exceed the allowable
density under the existing zoning designation and the City of
Mound 2040 Comprehensive Plan. The project’s location in the
Shoreland District further restricts lot coverage and impervious
surface ratios. Any rezoning or conditional use permits to enable
this project would represent a sharp departure from the city’s
adopted planning vision and precedent with no public benefit.

3. Infrastructure and Public Service Deficits

Higher population density in this area will impose burdens on
infrastructure that was not designed for such use. Concerns
include:

Road congestion and wear from increased vehicle traffic;

Limited potable water capacity and potential future costs of
extending service;

Overloaded sanitary sewer and stormwater systems;

Strain on emergency response and city maintenance
services.

These deficits would create long-term public costs and liabilities
while the developer walks away with the short-term profit.

4. Environmental and Community Character



The proposed development would dramatically alter the rural,
low-density character of the surrounding area and permanently
disrupt the ecological balance of a sensitive lakeside zone. The
Minnesota Environmental Rights Act and City Code Section
1290 – Shoreland Overlay District emphasize the duty to
preserve natural features and prevent cumulative adverse effects
—goals this development does not meet.

Conclusion

This proposal is a high-density, high-impact outlier that provides
no clear benefit to the public and would impose lasting damage to
infrastructure, the environment, and our community character.
We respectfully urge the Planning Commission to:

Deny approval without material reduction in density of 50%
or more of the development as proposed;

Reject any rezoning or conditional use permits that increase
density beyond what current zoning and the Comprehensive
Plan permit;

Protect the public’s long-term interest by enforcing
watershed, environmental, and land use regulations.

Thank you for your time, service, and careful consideration of
these concerns.

Sincerely,

David and Jean Fasching

6705 Halstead Avenue

Minnetrista, MN 55364

Phone: 622-209-8954

Email: dfaschi1@yahoo.com

Sent from my iPhone



From: Dave Fasching
To: Nickolas Olson
Subject: Fwd: Public Comment – Stormwater & Shoreland Concerns: Halstead Bay Estates Preliminary Plat (ML No.

25008) Attachment: Halsted_Stormwater_Concerns_Fasching.pdf
Date: Tuesday, April 29, 2025 4:46:37 AM
Attachments: Halsted_Stormwater_Concerns_Fasching.pdf

Hi Nic,
Please distribute this to the Planning Commission.
Best,
Dave Fasching 

Sent from my iPhone

Begin forwarded message:

From: Dave Fasching <dfaschi1@yahoo.com>
Date: April 29, 2025 at 4:35:17 AM CDT
To: afauske@wsbeng.com
Cc: nolson@ci.minnetrista.mn.us, Jean Fasching <Jean.fasching@yahoo.com>
Subject: Public Comment – Stormwater & Shoreland Concerns: Halstead
Bay Estates Preliminary Plat (ML No. 25008) Attachment:
Halsted_Stormwater_Concerns_Fasching.pdf

﻿

Dear Ms. Fauske,

Thank you for your April 23, 2025, review of the Halstead Bay
Estates Preliminary Plat on behalf of the City of Minnetrista. As
nearby residents of Halstead Avenue, we are submitting the attached
letter to support and expand upon the stormwater and Shoreland-
related concerns detailed in your memo.

In particular, we appreciate your identification of critical deficiencies
in the current Stormwater Report, including:

• Exclusion of the 16 single-family lots from the plan,

• Inconsistencies in impervious area data,

• Unrealistic reliance on infiltration in clay soils,

• And failure to account for upstream drainage through the site.
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To: Minnehaha Creek Watershed District


Subject: Concerns Regarding Proposed Development at Halstead Ave & Highway 110 - Stormwater


Management and Shoreland Compliance


Dear Members of the Minnehaha Creek Watershed District,


We are writing to express our strong concerns about the proposed development at the intersection


of Halstead Avenue and Highway 110 in Minnetrista, particularly as it relates to stormwater


management and compliance with Shoreland and Watershed regulations.


The proposed development lies within a sensitive Shoreland District and is also under the


jurisdiction of the Minnehaha Creek Watershed District (MCWD). Based on past development plans


and topographic mapping, approximately 100 acres of land located north of the site drains through


this proposed development. This, combined with the significant increase in impermeable surfaces


planned, raises serious concerns about proper stormwater retention and treatment.


According to NOAA data, a 100-year storm event over 24 hours would produce approximately 7.2


inches of rainfall, which translates into a runoff volume requiring a retention pond roughly 7 acres in


area and 10 feet deep to manage effectively (see attached Point Precipitation Frequency Estimates


and Google site analysis). The current plans do not appear to account for this scale of infrastructure.


Further complicating the matter is the local soil composition-predominantly clay-which severely limits


natural infiltration. If the plan assumes infiltration-based methods to reduce pond size, such


solutions are unlikely to be viable. Moreover, any effort to artificially improve soil permeability


through replacement or modification raises both ecological and economic concerns, including the


disruption of native species and a high likelihood of implementation failure due to cost.







As you are aware, MCWD's Stormwater Management Rule mandates:


- Volume reduction to minimize runoff into nearby water bodies


- Runoff rate control to prevent downstream flooding and erosion


- Water quality treatment to filter pollutants prior to discharge


Additionally, Minnetrista's city code and state Shoreland Management standards require:


- Limits on impervious surfaces (typically not exceeding 25% of the lot area)


- Proper design of stormwater outfalls with pollutant filtering measures


- Erosion control to stabilize soil and protect water quality


Given the size of the contributing drainage area, the impermeable soils, and the proposed scale of


the development, we respectfully request the following:


1. A comprehensive review and approval of the development's stormwater plan by the MCWD


before any permits are issued


2. A reduction in development density and impervious surface coverage to comply with Shoreland


and Watershed limits


3. A revised stormwater management plan that includes realistic, adequately-sized retention


infrastructure and long-term environmental protections


Failure to address these issues could result in environmental degradation, flooding of existing


properties, harm to the nearby lake, and noncompliance with local and watershed regulations.


We appreciate your commitment to protecting the integrity of our watershed and ask that you hold


this development to the highest standards of environmental stewardship.


Thank you for your attention to this matter.







Sincerely,


David S. and Jean F. Fasching


Halstead Avenue Residents







Our letter further emphasizes these issues and highlights the broader
environmental implications of proceeding without a fully compliant
and functional stormwater design. We respectfully request that your
team continue to require full conformance with Minnetrista City
Code 1600.03 and all relevant watershed regulations before the
project advances.

Thank you for your technical leadership and ongoing commitment to
protecting our community and water resources.

Sincerely,

David S. and Jean F. Fasching

6705 Halstead Avenue Residents

Dfaschi1@Yahoo.com

612-209-8954

Sent from my iPhone



From: Dave Fasching
To: duncanson@state.mn.us; scott.fox@state.mn.us
Cc: Nickolas Olson; Jean Fasching
Subject: Public Comment – Stormwater and Shoreland Compliance Concerns: Halstead Bay Estates, Minnetrista (ML No.

25008) Attachment: Halsted_Stormwater_Concerns_Fasching.pdf
Date: Tuesday, April 29, 2025 12:03:32 PM
Attachments: Halsted_Stormwater_Concerns_Fasching.pdf

Dear Mr. Duncanson and Mr. Fox,

We are writing as residents of Halstead Avenue in Minnetrista to submit the
attached public comment regarding the proposed Halstead Bay Estates
development (ML No. 25008), which is currently under review by the City of
Minnetrista.

Our concerns relate to several apparent deficiencies in the stormwater
management planning for this project that may violate both local ordinance and
MPCA post-construction stormwater requirements. These include:

• The omission of 16 single-family residential lots from the current Stormwater
Report, despite their inclusion in the preliminary plat and the total project size
exceeding one acre,

• Unrealistic reliance on infiltration in predominantly clay soils, which
undermines the feasibility of proposed BMPs,

• A lack of planning for significant off-site drainage (estimated at ~100 acres)
that flows through the development site, and

• Potential risk of untreated discharge into a nearby protected waterbody within
the Shoreland District.

Given these issues, we respectfully request MPCA’s review of this project to
ensure full compliance with NPDES permitting standards, post-construction
BMP requirements, and coordination with the Minnehaha Creek Watershed
District and the City of Minnetrista.

Thank you for your attention to this matter and your continued efforts to protect
Minnesota’s water resources through responsible stormwater oversight.

Sincerely,

David S. and Jean F. Fasching

6705 Halstead Avenue Residents
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To: Minnehaha Creek Watershed District


Subject: Concerns Regarding Proposed Development at Halstead Ave & Highway 110 - Stormwater


Management and Shoreland Compliance


Dear Members of the Minnehaha Creek Watershed District,


We are writing to express our strong concerns about the proposed development at the intersection


of Halstead Avenue and Highway 110 in Minnetrista, particularly as it relates to stormwater


management and compliance with Shoreland and Watershed regulations.


The proposed development lies within a sensitive Shoreland District and is also under the


jurisdiction of the Minnehaha Creek Watershed District (MCWD). Based on past development plans


and topographic mapping, approximately 100 acres of land located north of the site drains through


this proposed development. This, combined with the significant increase in impermeable surfaces


planned, raises serious concerns about proper stormwater retention and treatment.


According to NOAA data, a 100-year storm event over 24 hours would produce approximately 7.2


inches of rainfall, which translates into a runoff volume requiring a retention pond roughly 7 acres in


area and 10 feet deep to manage effectively (see attached Point Precipitation Frequency Estimates


and Google site analysis). The current plans do not appear to account for this scale of infrastructure.


Further complicating the matter is the local soil composition-predominantly clay-which severely limits


natural infiltration. If the plan assumes infiltration-based methods to reduce pond size, such


solutions are unlikely to be viable. Moreover, any effort to artificially improve soil permeability


through replacement or modification raises both ecological and economic concerns, including the


disruption of native species and a high likelihood of implementation failure due to cost.







As you are aware, MCWD's Stormwater Management Rule mandates:


- Volume reduction to minimize runoff into nearby water bodies


- Runoff rate control to prevent downstream flooding and erosion


- Water quality treatment to filter pollutants prior to discharge


Additionally, Minnetrista's city code and state Shoreland Management standards require:


- Limits on impervious surfaces (typically not exceeding 25% of the lot area)


- Proper design of stormwater outfalls with pollutant filtering measures


- Erosion control to stabilize soil and protect water quality


Given the size of the contributing drainage area, the impermeable soils, and the proposed scale of


the development, we respectfully request the following:


1. A comprehensive review and approval of the development's stormwater plan by the MCWD


before any permits are issued


2. A reduction in development density and impervious surface coverage to comply with Shoreland


and Watershed limits


3. A revised stormwater management plan that includes realistic, adequately-sized retention


infrastructure and long-term environmental protections


Failure to address these issues could result in environmental degradation, flooding of existing


properties, harm to the nearby lake, and noncompliance with local and watershed regulations.


We appreciate your commitment to protecting the integrity of our watershed and ask that you hold


this development to the highest standards of environmental stewardship.


Thank you for your attention to this matter.







Sincerely,


David S. and Jean F. Fasching


Halstead Avenue Residents







Dfaschi1@yahoo.com

612-209-8954

Sent from my iPhone



From: Dave Fasching
To: Nickolas Olson
Cc: Jean Fasching
Subject: Request to Reduce Density in Halsted Estates Development – Shoreland Protection, Stormwater Realities, and

Design Leadership
Date: Tuesday, May 13, 2025 9:02:41 AM

Dear Members of the Minnetrista Planning Commission,

We are writing to respectfully urge the Commission to scale back the
proposed density in the Halsted Estates development. While we recognize
the architectural merit of the proposed design and understand that there
may be enthusiasm for the project’s aesthetics, we believe that true design
leadership involves aligning visual appeal with environmental, zoning, and
community-based responsibilities—especially in a setting as sensitive as
this one.

1. Talented Design Should Deliver a Better, Lower-Density
Solution

The architectural quality of the project is apparent, and we commend the
City for engaging with professionals capable of such work. But talent
should be a tool for solving problems, not just packaging intensity. We
believe this is the ideal opportunity to challenge the architect and
development team to return with a lower-density plan that preserves
neighborhood character, respects ecological constraints, and better serves
the public interest.

A well-designed plan that lowers density, limits impervious surface, and
integrates natural stormwater features would be a showcase for Minnetrista
—not only for its style but for its substance.

2. Stormwater “Improvement” Narrative Misrepresents the Status
Quo

An emerging theme in discussions around this project is that the proposed
stormwater systems will “improve” runoff management. We want to
correct that impression.

The current, undeveloped property already performs a critical
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mailto:NOlson@ci.minnetrista.mn.us
mailto:jean.fasching@yahoo.com


environmental function: it holds, slows, and filters drainage from over 100
acres to the north before that water reaches Halstead Bay. This is not an
unmanaged site—it is a natural retention system. It is misleading to suggest
that engineered runoff infrastructure will be an upgrade. In reality,
replacing a vegetated, absorptive system with piping and detention basins
will increase the speed and volume of discharge, eliminating the filtration,
cooling, and infiltration benefits of the existing landscape.

This shift places downstream water quality and flood risk in jeopardy—
contradicting the purpose of Minnetrista’s Shoreland Overlay District
(§520.07), the MCWD’s volume control standards, and MPCA non-
degradation policies.

3. Density Conflicts with City Vision and Ordinances

The current plan includes tightly packed single-family homes and duplexes
in a shoreland-regulated area designated for low-density development. It
appears to exceed what is permissible under current zoning and is
inconsistent with the Minnetrista 2040 Comprehensive Plan, which
emphasizes:

Preservation of rural and ecological character;

Protection of water resources;

Compatibility with surrounding land uses.

If approved at this scale, the project would effectively rezone by variance—
without a community-driven, policy-grounded process.

4. Public Burden for Private Benefit

This density will lead to long-term public costs: road maintenance, water
and sewer expansion, emergency service demand, and lake quality
mitigation. Meanwhile, the project benefits a private entity and shifts future
burdens to the taxpayers and residents.



Request

We respectfully ask the Planning Commission to:

Reject the current density as incompatible with Shoreland regulations
and the 2040 Plan;

Encourage a revised design that reduces unit count, limits impervious
coverage, and better aligns with neighborhood scale;

Request a formal Environmental Assessment Worksheet (EAW) to
assess cumulative stormwater, lake, and infrastructure impacts;

Expect more—not less—from a project with strong design leadership.

Thank you for your attention and your stewardship of our shared landscape
and community future.

Sincerely,

David and Jean Fasching

6705 Halstead Avenue

Minnetrista, MN 55364

Phone: 612-209-8954

Email: dfaschi1@yahoo.com
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RESOLUTION NO. 70-25

CITY OF MINNETRISTA 

RESOLUTION GRANTING PRELIMINARY APPROVAL 
OF THE PLAT OF NORTH POINTE AT HALSTED BAY 

WHEREAS, the city of Minnetrista (the “City”) is a municipal corporation, organized 
and existing under the laws of Minnesota; and 

WHEREAS, the City has adopted a zoning ordinance and subdivision regulations to 
promote the orderly, economic and safe development and utilization of land; and 

WHEREAS, Jim Koch (the “Applicant”) has proposed a multi-family residential 
development on the land legally described in Exhibit A attached hereto (the “Property”); and 

WHEREAS, the Applicant has received approval of a conditional rezoning of the 
Property; and 

WHEREAS, the Applicant has applied for preliminary approval to plat the Property as 
North Pointe at Halsted Bay; and 

WHEREAS, after due notice as required by law, a public hearing on the preliminary plat 
was held before the City’s planning commission on April 28, 2025 and continued until July 28, 
2025; and 

WHEREAS, the planning commission, after consideration of the staff report and other 
written materials included in its packet and the testimony delivered at the public hearing, voted 
to recommend that the city council approve the preliminary plat of North Pointe at Halsted Bay, 
subject to certain terms and conditions. 

NOW, THEREFORE, BE IT RESOLVED, by the City Council of the city of Minnetrista, 
Minnesota that preliminary approval of the plat of North Pointe at Halsted Bay is hereby granted 
to the Applicant in accordance with the preliminary plat prepared by Bogart, Pederson & 
Associates, Inc. last dated June 30, 2025 and development plans prepared by Stark Engineering 
dated July 18, 2025, subject to the following terms and conditions: 
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1. The Applicant shall satisfy all comments within the City Engineer’s review memorandum
dated July 22, 2025 prior to final plat approval;

2. The preliminary plat is subject to Minnesota State Fire code and review by the Chief of
the Mound Fire Department;

3. The Applicant shall submit a set of model homes for review of conformance with the
City’s architectural guidelines with the final plat application;

4. The Applicant shall contribute a warning siren fee of $64/unit at the time of final plat;
5. The Applicant shall submit an appraisal at their cost for fair market value of the

Properties being developed.  A park dedication fee in the amount of 15% of the appraised
value, as agreed upon by the City Council, of the land shall be paid at the time of final
plat.  The City Council reserves the right to require their own appraisal at the expense of
the Applicant if necessary to determine fair market value;

6. A sewer area charge of $2,400/acre above the ordinary high water mark at the time of
final plat;

7. A water area charge of $13,000/acre above the ordinary high water mark at the time of
final plat;

8. The Applicant shall provide a full tree inventory for all the Properties and include a
tabulation of the trees to remain and trees to be removed in caliper inches.  A landscaping
plan shall also be provided which shows all the trees to be planted on the Properties and a
tabulation in caliper inches.   Any removal above the allowed 30% of the total caliper
inches shall either be replaced on site or a fee of $100/caliper inch shall be paid at the
time of final plat approval;

9. The Applicant shall comply with all of the rules, regulations, and permitting requirements
of Hennepin County, MCWD, and all other public agencies with jurisdiction over the
Properties;

10. All utilities for the proposed development shall be located underground;
11. Standard drainage and utility easements shall be provided around the boundaries of all

lots and wetlands;
12. Lawn and landscape irrigation systems within the development cannot be connected to

city water per Section 500.31 Subd. 4 of City Code. The lawn and landscape irrigation
needs of the development shall be served by the installation of a separate irrigation
system supply pipes connected to the storm water ponds;

13. A developer’s agreement must be executed before the final plat will go to the City
Council;

14. A stormwater tax district shall be established for all property included within the plat;
15. A maintenance agreement and easement shall be required for all pervious paver areas

within the development;
16. The Applicant shall be responsible for public improvements associated with the project as

well as improving Halstead Avenue that runs east-west and including a water main along
the entire street;

17. The Applicant shall establish a homeowner’s association for all the property included
with the proposed plat;

18. The Applicant shall provide title evidence satisfactory to the City Attorney prior to final
plat approval;

19. Payment of all associated preliminary plat review fees shall be received by the City prior
to acceptance of a final plat application; and
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20. The Applicant shall submit a completed application for final plat within one hundred
eighty (180) days of date of adoption of resolution by the City Council.

This resolution was adopted by the City Council of the City of Minnetrista on the 4th day
of August, 2025 by a vote of _____ ayes and _____ nays. 

Lisa Whalen, Mayor 

ATTEST: 

Ann Meyerhoff, City Clerk 



EXHIBIT A 

Legal Description of Property 

The Property is legally described as follows: 

[to be completed] 
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