
 

PLANNING COMMISSION MEETING 
City Hall: 3750 Bridge NW 

Wednesday, March 18, 2026 at 7:00 PM 

AGENDA 

1. CALL TO ORDER/PLEDGE OF ALLEGIANCE 
2. ROLL CALL 
3. ADOPT AGENDA 
4. APPROVE MINUTES 
5. PUBLIC COMMENT 
6. PUBLIC HEARINGS 
7. REGULAR BUSINESS ITEMS 

A. Turtle Ponds 6th Addition Concept Review 
8. DISCUSSION BY PLANNING COMMISSIONERS 
9. ADJOURNMENT 
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PLANNING COMMISSION AGENDA REPORT 

 

TO: St. Francis Planning Commission 

FROM: Beth Richmond, Planner 

SUBJECT: Turtle Ponds 6th Addition Concept Review 

DATE: 3-9-2026 for 3-18-2026 meeting 

APPLICANT: Home Improvement Shop Inc (Bill Carroll) 

LOCATION: 2761 229th Ave NW (PID 33-34-24-43-0110) 

COMP PLAN: Medium Density Residential 

ZONING: Turtle Run PUD 

 

OVERVIEW 

The applicant, Home Improvement Shop Inc, represented by Bill Carroll, has applied for review 
and discussion of a concept plan for a residential development at 2761 229th Ave NW (PID 33-
34-24-43-0110). The concept plan shows a general layout for the future subdivision of the 
property into 7 detached townhome lots. This concept incorporates roadway extensions from 
the abutting Turtle Ponds 4th Addition, which was approved in March 2020. 

 

ANALYSIS 

Existing Site Characteristics  

The 2.56-acre site is located within the City’s Urban Service Area. CSAH 24 (229th Ave NW) 
extends along the site’s southern property line. 229th Ave NW is a County road, therefore 
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Anoka County has jurisdiction of any access points onto 229th Ave NW from the site. There are 
currently two gravel driveways which access onto 229th Ave NW from this site. 

A majority of the site is vacant today. An existing pole shed is located in the southeast corner 
of the site. A large wetland complex exists along the west and north portions of the property.  

The site is located within the Turtle Run Planned Unit Development (PUD), which includes the 
Ponds Golf Course located to the west of the site and the townhomes located to the north and 
east (Turtle Ponds 2nd and 4th Additions). The City of Oak Grove is located immediately to the 
south of this parcel. 

Proposed Improvements 

Based on the Concept Plan dated 1/6/26, the applicant is proposing to create 7 detached 
townhome lots on the site. Two stormwater ponds are proposed at the north and south ends of 
the development. The existing pole building and the access points to 229th Ave NW would be 
removed.  

229th Ave NW is classified as a Minor Arterial street. Anoka County’s access spacing 
requirement between full intersections involving Minor Arterials is 0.5 mile. Currently, the site is 
located roughly 0.1 mile from the existing full intersection at Arrowhead St NW. In addition, the 
site has the potential for access through the local, private street that was approved with the 4th 
Addition of Turtle Ponds. Therefore, it is unlikely that the County would be supportive of a full 
access onto 229th Ave NW for this site. Reflecting this, access for the site is proposed as a 
continuation of the private street that was platted as part of the 4th Addition of Turtle Ponds.  

Land Use 

The 2040 Comprehensive Plan currently guides the subject parcel for Medium Density 
Residential (MDR) use, which allows a density of 3-7 units per net acre. This site is located 
within the southern portion of the Turtle Run PUD. This area is guided for medium density 
residential use and has already been developed with rowhomes, townhomes, and detached 
townhomes at a net density of roughly 5.5 units per net acre. The subject site is the last 
remaining parcel in this area to be developed. The proposed net density of the site is roughly 
4.7 units per acre which is consistent with the MDR land use category. 

Zoning 

This property is included in the Turtle Run PUD. This PUD was established in 1996 and was 
most recently amended in 2023 to rezone the subject property into the PUD. The minimum 
requirements for detached townhouses in the Turtle Run PUD are listed below. 

 

Detached Townhouse Requirements – Turtle Run PUD 

Minimum lot area 4,250 SF 

Minimum lot width 37’ 

Minimum front setback 10’ 

Minimum rear setback 0’ 

Minimum building separation 10’ 

Minimum distance from the 
pavement edge of any roadway 

20’ 
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The west and north portions of the property are covered by a wetland. The City requires a 30’ 
building setback from the edge of all delineated wetlands. In addition, a minimum 16.5’ 
vegetated buffer is required adjacent to the boundary of any wetland. The areas shaded red on 
the concept are areas that are intended to make up the building pads for each lot but which are 
within the 30’ setback. If the applicant chooses to move forward, the plans should be revised 
so that each of the building pads meets the 30’ setback requirement. 

Access and Parking 

Access to the site will be provided via 229th Ln NW, the existing private street that serves the 
Turtle Ponds 4th development to the east. Private streets are required to have a pavement 
width of 24’ and a right-of-way width of 50’. Within the 6th Addition, the applicant is proposing to 
create an extension of 229th Ln NW which would have a 20’ pavement width and a 30’ right-of-
way. Subdivision variance(s) would be required to allow reduced widths for either pavement or 
the right-of-way. 

As proposed today, the creation of this roadway would impact the two westernmost lots in the 
4th Addition of Turtle Ponds, as principal structures are required to be set back at least 20’ from 
the pavement edge of any roadway. This was discussed in 2023 when this provision was 
added to the PUD. At the time, the owner confirmed that the 4th Addition lots could meet this 
requirement and still be developed. This provision should be reviewed with any further 
submittal. 

Parking for detached townhomes is required to be provided at a rate of 2 spaces per unit. 
Typically, the driveways for each unit can accommodate these spaces. The applicant would 
need to demonstrate that this requirement is met with any further submittal.  

 

ACTION TO BE CONSIDERED 

The Planning Commission is requested to provide feedback to the applicant on the proposed 
concept. No motion is required. Comments shared are not binding to the City nor do they 
constitute official assurances or representations of the City on future recommendations or 
approvals. The City Council will also review the concept and provide feedback. 

If the applicant chooses to proceed with the project in this configuration following concept plan 
review, the likely entitlements would include a subdivision variance(s) and preliminary and final 
plat. 

 

ATTACHMENTS 

 Concept Plan 

 Turtle Run PUD (Ord. 255 and Ord. 321) 
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PROPOSED CONCRETE PAVEMENT

PROPOSED TURF ESTABLISHMENT

PROPOSED ASPHALT PAVEMENT

CONCRETE CURB AND GUTTER - B612

LEGEND:

SITE PLAN NOTES:
1. PAINTED PAVEMENT MARKING DIMENSIONS ARE SHOWN TO FACE OF

CURB. ALL OTHER DIMENSIONS ARE SHOWN TO BACK OF CURB.

2. ALL CONCRETE RAMPS, SIDEWALKS AND ACCESSIBLE HANDICAPPED
PARKING STALLS TO CONFORM TO CURRENT A.D.A. REQUIREMENTS.

3. CONTRACTOR SHALL FIELD VERIFY HORIZONTAL AND VERTICAL LOCATION
OF EXISTING UTILITIES PRIOR TO START OF CONSTRUCTION.

4. CONTRACTOR SHALL INSTALL EROSION CONTROL MEASURES PRIOR TO
THE START OF CONSTRUCTION.

5. CONSTRUCTION SHALL BE IN ACCORDANCE WITH APPLICABLE CITY,
COUNTY AND STATE REGULATIONS.

6. SITE SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE PLANS
APPROVED BY THE CITY.

7. LANDSCAPING AND TURF ESTABLISHMENT PER LANDSCAPE PLANS &
SPECIFICATIONS.

8. ALL DISTURBED AREAS OUTSIDE THE BUILDING PAD WHICH ARE NOT
DESIGNATED TO BE PAVED OR RECEIVE AGLIME, SHALL RECEIVE AT LEAST
6" OF TOPSOIL AND SHALL BE SEEDED OR SODDED. REFER TO THE
EROSION CONTROL PLAN FOR SOD AND SEED LOCATIONS. ALL OTHER
AREAS DISTURBED BY CONSTRUCTION NOT SPECIFICALLY IDENTIFIED TO
RECEIVE A CERTAIN SEED MIX SHALL BE MIXED WITH SEED MIX 25-131.

9. WHERE NEW SOD MEETS EXISTING SOD, EXISTING SOD EDGE SHALL BE
CUT TO ALLOW FOR A CONSISTENT, UNIFORM STRAIGHT EDGE. JAGGED
OR UNEVEN EDGES WILL NOT BE ACCEPTABLE. REMOVE TOPSOIL AT
JOINT BETWEEN EXISTING AND NEW AS REQUIRED TO ALLOW NEW SOD
SURFACE TO BE FLUSH WITH EXISTING.

PROPOSED SIGN

PROPOSED GRAVEL SURFACING
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ORDINANCE NO. 255, SECOND SERIES

CITY OF ST. FRANCIS

ANOKA COUNTY

AN ORDINANCE REPEALING AND REPLACING THE TURTLE RUN PLANNED
UNIT DEVELOPMENT

WHEREAS, the Turtle Run PUD was established in 1996 for the property described in
Section 1 below; and

WHEREAS, the original Turtle Run PUD designated Outlot D of Turtle Ponds for

commercial use and Outlot B of Turtle Ponds 3rd Addition for multi- family use; and

WHEREAS, the applicant, Marc Schulte, on behalf of Denali Investments LLC, has

requested to develop Outlot D of Turtle Ponds for multi- family use (detached
townhomes) and Outlot B of Turtle Ponds 3rd Addition for single-family use; and

WHEREAS, the full original documentation for the Turtle Run PUD is no longer
available; and

WHEREAS, the Planning Commission on September 18, 2019, opened and closed a
duly noticed public hearing and considered the applicant' s submission, the contents of
the staff report, public testimony, and other evidence available to the Commission; and
made recommendations for consideration by the City Council; and

WHEREAS, the City Council on October 7, 2019, has considered the recommendations
of Staff and the Planning Commission, the Applicant' s submissions, the contents of the
staff report, public testimony, and other evidence available to the Council.

THEREFORE, THE CITY COUNCIL OF THE CITY OF ST. FRANCIS, ANOKA
COUNTY, MINNESOTA, ORDAINS:

Section 1.  Pursuant to St. Francis City Code Section 10- 10, the property included in the
following subdivisions is hereby rezoned to PUD-Turtle Run:

Turtle Run ( 1st— 7th Additions)

Turtle Ponds ( 1st— 3rd Additions)

Fairway Crossing
Turtle Ridge Townhomes

Clubhouse at Ponds

Section 2. The following conditions shall apply to property rezoned to PUD-Turtle Run
by this ordinance:
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1.  The following uses are permitted within the subdivisions included in the Turtle Run
PUD:

A)      Single-family uses are permitted within the Turtle Run subdivision.
B)      Single-family and multi- family uses are permitted within the Turtle Ponds

subdivision.

C)      Multi- family uses are permitted within the Fairway Crossing subdivision.
D)     Multi- family uses are permitted within the Turtle Ridge Townhomes

subdivision.

E)     Commercial uses are permitted within the Clubhouse at Ponds subdivision.
F)      Golf course is a permitted use throughout the Turtle Run PUD.

2.  Minimum dimensional requirements for single-family lots shall be as follows:
A)     A minimum area of 10, 800 square feet.
B)     A minimum lot width of 80 feet. For lots with access onto a cul-de-sac, the

minimum lot width shall be 49 feet.
C)     A minimum front yard setback of 30 feet.
D)     A minimum side yard setback of 10 feet for a house and 5 feet for a garage.
E)     A minimum rear yard setback of 30 feet.

3.  Minimum dimensional requirements for detached townhome lots shall be as
follows:

A)     A minimum lot area of 4, 250 square feet

B)     A minimum lot width of 37 feet. For lots with access onto a cul- de-sac, the
minimum lot width shall be 28 feet.

C)     A minimum front yard setback of 10 feet.
D)     A minimum building separation of 10 feet.
E)     A minimum rear yard setback of 0 feet.

4.  Minimum dimensional requirements for attached townhome lots shall be as
follows:

A)     A minimum lot area of 2, 000 square feet per townhome unit.
B)     A minimum lot width of 24 feet.

C)     A minimum front yard setback of 10 feet.
D)     Townhome buildings shall have a minimum building separation of 12 feet.
E)     A minimum rear yard setback of 10 feet.

5.  At least 50% of the site shall remain as open space. The existing golf course on
the site shall be included as open space.

6.  All general zoning standards in the St.  Francis City Code,  to the extent not
inconsistent with the terms of this ordinance, shall apply.

Section 3. The Zoning Map of the City of St. Francis referred to and described in
Section 10- 50- 3 of the St. Francis City Code shall not be republished to show the
aforesaid rezoning, but the Zoning Administrator or designee shall appropriately mark
the Zoning Map on file in the City Clerk's office for the purpose of indicating the rezoning
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provided for in this ordinance and all of the notations, references, and other information
shown thereon are hereby incorporated by reference and made a part of this ordinance.

Section 4. This Ordinance shall take effect 30 days after publication according to law.

Approved and adopted by the City Council of the City of St. Francis this 21st day of
October, 2019.

T;F    o •
s       ,.

cDv e.

ti/ y,    CITY OF ST. FRANCIS

o   •    
w ti_   By:

dit

Stev       . Feldman, Mayor

ATTEST:

Barbara I. Held, City Clerk

Published in the Anoka County Union Herald    (-- dbo/ e a5,aO(

fa
ti

5;,

J3
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ORDINANCE NO. 321, SECOND SERIES 

 

CITY OF ST. FRANCIS  

ANOKA COUNTY 

 

AN ORDINANCE AMENDING THE TURTLE RUN PLANNED UNIT DEVELOPMENT 

– 2ND READING 

 

WHEREAS, the Turtle Run PUD was established in 1996; and  

 

WHEREAS, Ordinance 255 establishes the requirements for development within the Turtle 

Run PUD; and 

 

WHEREAS, the applicant, Bluewaters Builders, Inc., has requested to include the property 

located at 2761 229th Ave NW and legally described in Exhibit A within the Turtle Run PUD; 

and  

 

WHEREAS, the subject property is currently surrounded by the Turtle Run PUD and will be 

a continuation of the development pattern established in the 4th Addition of the Turtle Ponds 

subdivision; and  

 

WHEREAS, the Planning Commission on June 21, 2023, opened and closed a duly noticed 

public hearing and considered the applicant’s submission, the contents of the staff report, public 

testimony, and other evidence available to the Commission; and made recommendations for 

consideration by the City Council; and 

 

WHEREAS, the City Council on July 17, 2023 and September 18, 2023, has considered the 

recommendations of Staff and the Planning Commission, the Applicant’s submissions, the 

contents of the staff report, public testimony, and other evidence available to the Council. 

 

THEREFORE, THE CITY COUNCIL OF THE CITY OF ST. FRANCIS, ANOKA 

COUNTY, MINNESOTA, ORDAINS: 

 

Changes in the following sections are denoted with an underline for new text or a strikethrough 

for deleted language.  

 

Section 1.  Section 1 of Ordinance 255 is hereby amended to read as follows:  

 

Pursuant to St. Francis City Code Section 10-1051-00, the property included in the following 

subdivisions is hereby rezoned to PUD-Turtle Run: 

 

 Turtle Ponds (1st – 3rd 6th Additions) 

 

Section 2.  Section 2 of Ordinance 255 is hereby amended to read as follows:  
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6. All principal structures shall be located at least 20 feet from the pavement edge of any 

roadway.  

 

7. All general zoning standards in the St. Francis City Code, to the extent not inconsistent 

with the terms of this ordinance, shall apply. 

 

Section 3. The Zoning Map of the City of St. Francis referred to and described in Section 10-14-

03 of the St. Francis City Code shall not be republished to show the aforesaid rezoning, but the 

Zoning Administrator or designee shall appropriately mark the Zoning Map on file in the City 

Clerk's office for the purpose of indicating the rezoning provided for in this ordinance and all of 

the notations, references, and other information shown thereon are hereby incorporated by 

reference and made a part of this ordinance.  

 

Section 4. This Ordinance shall take effect and be enforced from and after its passage and 

publication according to law.  

 

Approved and adopted by the City Council of the City of St. Francis this 18th day of September, 

2023.  

 

 

SEAL       CITY OF ST. FRANCIS 

 

 

By: ______________________________________ 

       Joeseph Muehlbauer, Mayor  

ATTEST: 

 

 

_______________________________ 

Jennifer Wida, City Clerk 

 
 

DRAFTED BY: 

HKGi 

800 Washington Ave N, Suite 103 

Minneapolis, MN 55401 
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EXHIBIT A 

Legal Description 
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