PLANNING COMMISSION MEETING AGENDA
TUESDAY JUNE 2, 2026

7:30 PM REGULAR MEETING

1. Call to Order
2. Roll Call
3. Annual Election of Commission Chair and Vice Chair/Alternate Discussion.
4. Approval of Minutes:
a. April 21, 2026, Planning Commission Meeting Minutes.
b. May 19, 2026, City Council Meeting Minutes (For Information Only).
5. PUBLIC HEARING: Alex Rykken (Applicant/Owner) requests that the City consider the following

action for the property located at 6605 Hillstrom Road, Independence, MN (PID No. 22-118-24-13-
0001):

a. A variance from the requisite structure setback from the OHWL of Pioneer Creek to allow the
construction of a deck that is attached to the principal structure on the subject property.

6. PUBLIC HEARING: Mark Bjorgum (Applicant/Owner) requests that the City consider the
following action for the property located at 230 Hart St., Independence, MN (PID No. 32-118-24-42-
0053):

a. A variance to allow the construction of a new accessory structure that exceeds the height of
the principal structure located on the subject property.

7. PUBLIC HEARING: Michael Keenan (Applicant) and Mark Moorhouse (Owner) are requesting the
following actions for the property located at 3760 County Road 92 N. (PID No. 09-118-24-13-0001)
in the City of Independence, MN.

a. A conditional use permit (CUP) to allow three (3) detached accessory buildings that exceed
5,000 SF. The applicant is proposing to develop a new primary residence and three detached
accessory buildings (phased over several years) that exceed 5,000 SF. All detached accessory
buildings constructed in the City of Independence that are greater than 5,000 SF can only be
constructed upon issuance of a conditional use permit.

8. Open/Misc.

9. Adjourn.



PLANNING COMMISSION MEETING AGENDA
TUESDAY, APRIL 21, 2025

7:30 PM REGULAR MEETING
1. Call toOrder

Pursuant to due call and notice thereof, awork session of the Independence Planning
Commission was called to order by Chair, Robert Gardner at 7:30 p.m.

2. Roll Call

PRESENT: Gardner, Tearse, Volkenant and Alternate Usset
ABSENT: Thompson, Dumas, Alternate Story

STAFF: Mayor Spencer, City Administrator Kaltsas
VISITORS: Scott Hohag, Nick Reynolds

3. Annual Election of Commission Chair and Vice Chair/Alternate Discussion.

No discussion occurred regarding this agendaitem.

4. Approval of Minutes:
a. January 20, 2026, Planning Commission Meeting Minutes.
b. April 7, 2026, City Council Meeting Minutes (For Information Only).

Motion by Tear se, seconded by Usset to approve the minutes. Ayes. Gardner, Volkenant,
Tearse Usset. Nays. None. Absent: Thompson, Dumas and Story. Abstain: None. Motion
Approved. 4-0

5. PUBLIC HEARING — Scott Hohag (Applicant/Owner) requests that the City consider the
following action for the property located at 6288 Drake Drive, Independence, MN (PID No.
26-118-24-32-0003):

a. A conditional use permit (CUP) to alow a detached Accessory Dwelling Unit (ADU)
to be located on the subject property.



City Administrator Mark Kaltsas presented the staff report for the conditional use permit request.
The applicant is seeking approval to construct a 640-square-foot accessory dwelling unit within a
detached accessory building on the 3.23-acre property at 6288 Drake Drive. The applicant is
currently constructing a single-family home on the property.

Kaltsas explained that accessory dwelling units are considered a conditional usein all zoning
districts within the city. He noted that the city adopted ADU provisions approximately ten years
ago with specific criteriafor evaluation. The proposed ADU meets all required criteria, including
size limitations (33% of the principal structure or 1,200 sgquare feet maximum), architectural
compatibility requirements, and occupancy restrictions limiting use to relatives of the homestead
owner-occupants.

The staff analysis confirmed the proposal complies with all applicable requirements. The
proposed ADU at 640 square feet is subordinate to the 3,574-square-foot principa dwelling and
falls well within the maximum allowed size of 1,179 square feet. The detached accessory
building containing the ADU meets all setback requirements, and the total accessory structure
square footage of 2,080 square feet is below the 2,813 square feet permitted on the property.

PUBLIC HEARING OPENED

Nick Reynolds, residing at 1015 Drake Court, expressed genera support for the project, noting it
would not adversely affect the neighborhood's rural residential character. He raised concerns
about monitoring compliance with conditional use permits, referencing issues with another CUP
in the areainvolving alandscaping business that appears to exceed its approved scope. He
expressed concerns about number of employees, cars and occupants coming and going. Heis
worried about CUPs being issued for businesses that act and run as a commercia business, but
the CUP does not allow the business to operate at that level. Kaltsas explained that the city
monitors all 70+ conditional use permits through biennial inspections and responds to complaints
as needed.

Applicant Scott Hohag introduced himself and noted that he also owns the adjacent property to
the west, eliminating potential neighbor conflicts. He expressed appreciation for staff assistance
throughout the process.

Following the public hearing, the commissioners discussed the application. The consensus was
that the proposal met all requirements and would not adversely impact the surrounding area.

Motion by Volkenant, seconded by Usset to close the public hearing. Ayes. Gardner, Tear se,
Volkenant and Usset. Nays: None. Absent: Dumas, Thompson and Story. Abstain: None.
Motion Approved. 4-0




Motion by Volkenant, seconded by Usset to Approve a CUP for a ADU at 6288 Drake Drive.
Ayes. Gardner, Tearse, Volkenant and Usset. Nays: None. Absent: Dumas, Thompson and
Story. Abstain: None. Motion Approved. 4-0

Kaltsas noted the application will proceed to the May 5th City Council meeting for fina
consideration.

6. Open/Misc.

City Administrator Kaltsas announced that the city cleanup day is scheduled for
Saturday, May 2nd. He also provided an update on the water feasibility study for the
airport property, noting it has been completed and presented to the developer, who is
considering aternatives. The project remainsin a holding pattern pending further
devel oper feedback.

Kaltsas reminded commissioners that the next Planning Commission meeting will be held
on June 2nd instead of the regularly scheduled May 19th date, with one or two
applications expected on that agenda.

7. Adjourn.

Motion by Volkenant, seconded by Tearseto adjourn the meeting at 7:54pm.
Motion Approved. 4-0

Respectfully Submitted,

Amber Simon/Recording Secretary




CITY COUNCIL MEETING MINUTES
TUESDAY MAY 19, 2026

CITY COUNCIL MEETING TIME: 6:30 PM

1. CALL TO ORDER

Mayor Brad Spencer called the meeting to order on Tuesday, May 19, 2026, at 6:30 PM

2. PLEDGE OF ALLEGIANCE

Mayor Spencer led the group in the Pledge of Allegiance.

3. ROLL CALL
PRESENT:  Spencer, Fisher, Grotting
ABSENT: McCoy, Betts
STAFF: Administrative Services Director Simon, Public Safety Director DuRose
VISITORS: Jody Farley (NorthShore Gymnastics)

4. *##*CONSENT AGENDA****

Mayor Spencer stated that the consent agenda items would be considered routine and acted on by
one motion unless someone would like to remove an item for discussion. The consent agenda

a. Approval of City Council Minutes from the May 5, Regular City
Council Meeting.
b. Approval of Accounts Payable; (Batch #1 - Checks No. 24365-
24391).
c. Non-City Assembly Permit Requests:
e Tour De Tonka - August 1, 2026
e Polo Classic - August 2, 2026

Motion by Spencer, seconded by Grotting to approve the consent agenda. Ayes: Spencer,
Fisher, Grotting. Nays: None. Absent: McCoy, Betts. Abstain: None. Motion Approved. 3-0

5. Reports of Boards and Committees by Council and Staff.




Council member Fisher Attended the following meeting:
e LMCC

Council member Grotting Attended the following meeting:
e None

Mayor Spencer Attended the following meeting:
e Meeting with Mayor Maas- Kusske and Chief DuRose for Annual Chief review
Mayor Maas-Kusske’s grandpa’s funeral
MP Fire Dept (West Suburban) Banquet — retirement for Scott Hartmann
NW League of Mayors
Gary Kroells’ Mass for his father

Amber Simon Attended the following meeting:
e HC Election Training

6. West Hennepin Public Safety — Director Matthew DuRose: Presentation of the April 2026
Activity Reports.

Director DuRose presented the April 2026 monthly activity report for West Hennepin Public
Safety. He highlighted several key points:

The department continues to refine the format of the activity report to more accurately reflect
statistics and operational activity, including the carving out of incidental activities in other
jurisdictions — such as traffic stops made while assisting a neighboring agency — to ensure
those incidents are not counted as Independence or Maple Plain calls.

Call volume continues to rise, up approximately 9% over the same period last year, which itself
reflected an increase over 2024. Recent activity has included a notable volume of administrative
requests, primarily background checks from other law enforcement agencies. Director DuRose
noted this may reflect seasonal hiring trends.

The department is not issuing burn permits at this time, in keeping with the ongoing statewide
burn ban. Director DuRose reported that the community has been largely compliant and
understands the restrictions.

The department continues to see scam activity targeting residents and has been providing
information to city newsletters to help residents and families protect themselves.

Two hiring processes are currently active: one for a part-time police officer position and one for
a full-time vacancy. Both candidates are in the background investigation phase, with an
estimated start date of approximately August 1st.



Director DuRose also announced the publication of the West Hennepin Public Safety 2025
Annual Report, now live on the department website and promoted via Facebook. He
acknowledged Reserve Officer Lisa for her significant effort in redesigning the report format.
The Council had no questions.

7. Consider approval of the issuance of a 501(C)(3) Facilities Revenue Note for the North
Shore Gymnastics Project, SERIES 2026, and related documents and actions therefor.

a. RESOLUTION No. 26-0519-01 - Approving the Issuance of the Conduit Bonds.

The Mayor provided brief background, noting that the Council had previously discussed this
item and that the remaining step had been finalizing contract language. A representative of North
Shore Gymnastics, Jody, was present to answer any questions; the Council had none. The Mayor
clarified for the record that these conduit bonds represent no debt obligation or financial liability
to the City of Independence. The city is serving as the issuing authority because North Shore
Gymnastics' home city of Maple Plain does not have the requisite issuing capacity. The City of
Independence will receive a modest fee for its role.

Motion by Grotting, seconded by Fisher to approve RESOLUTION 26-0519-01 approving
issuance of Conduit Bonds. Ayes: Spencer, Fisher, Grotting. Nays: None. Absent: McCoy,
Betts. Abstain: None. Motion Approved. 3-0

8. Discussion on New Options for Cities Relating to In-Person Early Voting Days for the
Upcoming Local, State and National Elections.

Amber Simon presented information on recently enacted legislation giving cities the option to
reduce in-person early voting from 46 days to 18 days prior to an election. She explained that
under the current 46-day window, voter turnout at City Hall is very sparse in the early weeks —
sometimes only one to a few voters per week — with the bulk of activity concentrated in the
final two weeks. The current setup also creates operational friction, as staff must continually
switch between managing early voting and handling routine city hall business at the front desk.

Simon noted that the proposed 18-day model would allow the city to designate a dedicated
voting space — similar to the setup used on Election Day — providing a more focused and
secure environment for voters. She also highlighted that under the 18-day window, ballots are
fed directly into the tabulating machine on-site, rather than being transported to Hennepin
County by courier. This was seen as a security improvement, particularly in light of concerns
from the prior election cycle regarding courier handling of ballots.

It was clarified that residents wishing to vote before the 18-day window could still do so via
mail-in ballot, which follows essentially the same process. Required extended voting hours —
including weekend days and evening hours in the final weeks before the election — would



remain unchanged. Director Simon also confirmed that voting services at Vinland would
continue as in prior years. The Mayor expressed support for the change, noting that the extended
46-day window raises questions about voters casting ballots before candidates may withdraw.

The Council directed staff to notify the county of the city's preference to adopt the 18-day in-
person early voting option, with a response deadline of June 2, 2026.

Motion by Spencer, seconded by Fisher to indicate the city’s preference to reduce in-person
early voting from 46 days to 18 days. Ayes: Spencer, Fisher, Grotting. Nays: None. Absent:
McCoy, Betts. Abstain: None. Motion Approved. 3-0

9. Proclamation Recognizing and Thanking - First Presbyterian Church of Maple Plain’s Good
Works Philanthropy Group for the volunteer services performed in the City of Independence in
Association with the Community Clean-Up Day.

The Mayor read aloud a proclamation recognizing the First Presbyterian Church of Maple Plain's
Good Works Philanthropy Group for their volunteer contributions at the City of Independence
Community Clean-Up Day held on May 2, 2026. The group assisted with unloading vehicles and
provided food for participants. The Mayor noted this was the second consecutive year the group
has supported the event and commended their dedication. A copy of the proclamation is to be
sent to the organization.

10. Open/Misc.

The Mayor reported on several notable legislative and funding developments:

The state bonding bill included $4,000,000 for Highway 12 improvement efforts in the city —
the largest single-district earmark the Mayor could identify in the bill. The original request had
been $16,000,000 for implementation and $4,000,000 for design work. While the appropriation
reflects only partial funding, the Mayor expressed gratitude to Senator Lehman and
Representative Robbins for their advocacy, noting the outcome exceeded initial expectations.
The city is awaiting final bill language to understand timing and conditions for accessing the
funds, and expressed hope that the appropriation can be leveraged for meaningful forward
progress rather than absorbed back into MnDOT's general budget.

Senator Amy Klobuchar has included $1,000,000 in federal special project earmarks for paving
improvements at the Vinland Center. The appropriation has advanced to final approval stages,
which the Mayor described as a positive milestone, noting that many such projects do not reach
this point.

The city also secured a two-year extension — to 2029 — on $450,000 in previously allocated
railroad crossing improvement funding for the crossing on Townline Road just west of Loretto.
The original funds were set to expire at the end of 2027, a timeline the Mayor indicated was not
achievable given the scope of work and funding gap.



11. Adjourn.

Motion by Fisher, seconded by Grotting to adjourn the meeting at 6:53PM. Ayes:
Spencer, Fisher, Grotting. Nays: None. Absent: McCoy, Betts. Abstain: None. Motion

Approved. 3-0



CITY OF INDEPENDENCE, MINNESOTA
PLANNING COMMISSION

Variance Request — Structure Setback from Ordinary High-Water Level
Property Located at 6605 Hillstrom Road, Independence, MN

To: Planning Commission

From: City Planner

Meeting Date: June 2, 2026

Applicant: Alex Rykken

Owner: Alex Rykken

Location: 6605 Hillstrom Road, Independence, MN

PID: 22-118-24-13-0001

Application Type: \S/a::;anc:(e from Ordinary High-Water Level (OHWL) Structure
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Request:

PUBLIC HEARING - Alex Rykken (Applicant/Owner) requests that the City consider the

following action for the property located at 6605 Hillstrom Road, Independence, MN (PID No.

22-118-24-13-0001):

» Avariance from the required 100-foot structure setback from the Ordinary High-Water

Level (OHWL) of Pioneer Creek to allow the construction of a deck attached to the
principal structure on the subject property. The proposed deck would be located

approximately 89.8 feet from the OHWL, with deck stairs located approximately 85.4 feet

from the OHWL.

Property / Site Information:

The subject property is located at 6605 Hillstrom Road in the City of Independence, Minnesota.
The property is legally described as Lot 6, Block 1, Hillstrom Gardens 2nd Addition, Hennepin

County, Minnesota. The property is zoned Rural Residential and is subject to the City's
Shoreland Overlay District regulations due to its proximity to Pioneer Creek.

Property Address:
PID:

Legal Description:

Zoning:

Comprehensive Plan:

Total Lot Area:
Principal Structure:

Required OHWL
Setback:

Existing House
Distance to OHWL.:

Proposed Deck
Distance to OHWL.:

Existing Impervious
Coverage:

6605 Hillstrom Road, Independence, MN
22-118-24-13-0001

Lot 6, Block 1, Hillstrom Gardens 2nd Addition, Hennepin
County, MN

Rural Residential (RR) / Shoreland Overlay District
Rural Residential

Approximately 89,166 SF (per survey)

Existing single-family dwelling (3,474 SF)

100 feet from Ordinary High-Water Level of Pioneer Creek

89.8 feet (existing lawful nonconforming condition)

89.8 feet (deck); 85.4 feet (stairs)

11.7% of lot (11,513 SF)



Proposed Impervious 11.9% of lot (11,667 SF)
Coverage:

Discussion

Alex Rykken (Applicant/Owner) is requesting approval of a variance from the required 100-foot
structure setback from the Ordinary High-Water Level (OHWL) of Pioneer Creek to allow the
replacement and modest extension of an existing attached deck on the principal structure
located at 6605 Hillstrom Road (PID No. 22-118-24-13-0001).

The subject property is located adjacent to Pioneer Creek and is subject to the Shoreland
Overlay District regulations of the City's Zoning Ordinance, which require a minimum setback of
100 feet from the OHWL of Pioneer Creek for all structures. The existing principal structure on
the property was constructed in compliance with applicable setbacks at the time of construction.
However, over time, natural creek migration and erosion has caused the OHWL of Pioneer
Creek to shift closer to the existing home, resulting in the existing dwelling and attached deck
being located within the required 100-foot OHWL setback. The existing house is located
approximately 89 feet from the OHWL and is therefore a legally nonconforming structure.

The applicant is proposing to replace the existing deck, which is aging and deteriorating, and
extend it to serve as a protective barrier beneath second-story dining area windows. The home
includes a second-story dining area with multiple outward-opening awning windows located
approximately 15 feet above the hard patio surface below. The applicant has represented that
these windows open widely and create a fall hazard, particularly for young children. The
proposed deck extension is specifically designed to address this documented safety concern by
providing a protective surface beneath the windows.

The proposed deck would be located approximately 89.8 feet from the OHWL, and the deck
stairs would be located approximately 85.4 feet from the OHWL. The proposed improvements
would result in a minor increase in impervious surface coverage from 11.7% to 11.9%, which
remains well within the 25% maximum impervious surface coverage applicable to shoreland
properties. No grading, vegetation removal, or other ground disturbance toward the creek is
proposed.

Variance Criteria Analysis

A variance may be granted by the City Council in cases where the applicant demonstrates
practical difficulties in complying with the zoning code. The variance criteria are established in
the City's Zoning Ordinance (Section 520.21, Subd. 1) as follows: (1) the variance is in harmony
with the general purposes and intent of the zoning code; (2) the variance is consistent with the
comprehensive plan; and (3) the applicant establishes that there are practical difficulties in
complying with the zoning code. Staff analysis of each criterion is provided in italics below.

The City's Zoning Ordinance (Section 520.21, Subd. 2) further provides that an applicant must
demonstrate practical difficulties in complying with the zoning code. Practical difficulties means
that: (a) the property owner proposes to use the property in a reasonable manner; (b) the plight
of the landowner is due to circumstances unique to the property not created by the landowner;
and (c) the variance, if granted, will not alter the essential character of the locality. Economic
considerations alone do not constitute practical difficulties.

1. The variance is in harmony with the general purposes and intent of the zoning code:



The purpose of the OHWL setback requirement is to protect the natural character of Pioneer
Creek, preserve riparian vegetation and water quality, and prevent encroachment of
structures toward the creek corridor. The proposed deck replacement and modest extension
does not represent an increased encroachment toward the creek and the deck structure
remains at approximately the same distance from the OHWL as the existing deck (89.8 feet
vs. approximately 89 feet existing). Impervious surface coverage increases by only 0.2%
(from 11.7% to 11.9%). No grading or vegetation removal is proposed. The proposed
improvements are consistent with the general intent of the shoreland setback ordinance.

2. The variance is consistent with the comprehensive plan:

The subject property is guided for Rural Residential use in the City's Comprehensive Plan,
consistent with its current zoning designation. The proposed deck replacement and
extension is a minor residential improvement that maintains the existing character and use
of the property and is consistent with the residential land use guided for this area.

3. Practical difficulties exist in complying with the zoning code:

The applicant's practical difficulty is well-documented and compelling. The existing principal
structure was constructed in compliance with applicable setback requirements at the time of
construction. The current nonconforming condition arises not from any action by the
property owner, but from the natural migration and erosion of Pioneer Creek over time,
which has caused the creek's OHWL to move closer to the existing home. This represents a
circumstance unique to the property that was not created by the landowner. The applicant's
need to replace an aging and deteriorating deck represents a reasonable use of the
property. The added dimension of a documented safety hazard, open second-story awning
windows approximately 15 feet above a hard surface below, further supports a finding of
practical difficulty.

4. The proposal represents the minimum variance necessary:

The applicant has represented that the deck extension is narrow in design, is not intended
for occupancy or gathering, does not extend beyond the existing house footprint toward the
creek, and serves primarily a safety function rather than expanding the intensity of use on
the property. The proposed improvements appear to represent the minimum variance relief
necessary to allow for reasonable and safe use of the principal structure.

5. The variance will not alter the essential character of the locality:

The subject property is located in a rural residential area along Pioneer Creek. The
proposed deck replacement and modest extension maintain the existing scale and character
of development on the property and in the surrounding area. The deck will not be visible
from the creek corridor or nearby areas in any meaningful way. The proposal does not
introduce any new or incompatible use to the area and is consistent with the character of the
surrounding neighborhood.

Additional Considerations

Staff notes that the existing nonconforming condition of the principal structure relative to the
OHWL setback is the result of natural creek movement over time and is not a condition created
by the property owner. The proposed project does not materially increase the degree of
encroachment toward the creek and in fact represents a modification of an existing
nonconforming condition rather than a new encroachment.



There are several factors to consider relating to granting a variance. The City's ordinance has
established criteria for consideration in granting a variance as detailed above. The City will need
to determine if the requested variance meets all of the applicable criteria and restrictions.

Neighbor Comments

No neighbor comments have been received at the time of preparation of this staff report. Any
written comments received prior to or at the public hearing will be forwarded to the Planning
Commission for consideration.

Recommendation

Should the Planning Commission recommend approval of the requested variance, the following
findings and conditions should be included:

The proposed variance request meets all applicable conditions and restrictions stated in
Chapter V, Section 520.19 and 520.21, Zoning, in the City of Independence Zoning
Ordinance.

The City finds that the criteria for granting a variance have been satisfied by the
applicant. Specifically, the City finds the following:

> The practical difficulty arises from the natural migration and erosion of Pioneer Creek
over time, which has caused the OHWL to encroach toward the existing principal
structure which is a condition unique to the property and not created by the
landowner.

o The proposed deck replacement and modest extension do not materially increase
the degree of encroachment toward Pioneer Creek and is consistent with the existing
development pattern on the property.

o The variance is in harmony with the general purposes and intent of the City's zoning
code and Shoreland Overlay District regulations.
o The variance is consistent with the City's Comprehensive Plan.

> The proposed improvements will not alter the essential character of the locality.

The variance shall permit the proposed deck to be constructed in accordance with the
approved plans and survey attached to this application. Any modification, alteration, or
expansion of the approved deck beyond what is shown in the approved plans will require
additional review and approval by the City.

The applicant shall apply for and receive all applicable building permits from the City
prior to commencing construction of the proposed deck.

The proposed deck shall not be further expanded toward Pioneer Creek without
additional review and approval by the City.

The Applicant shall pay for all costs associated with the City's review of the requested
variance.



Attachments: Application
Survey
Deck Plans



« The location of the home, deck, and windows are existing conditions.
« Theneedtoreplace the deck is due to age and deterioration.

« The safety concern arises from the original architectural design, not new
construction decisions.

4. Minimum Necessary Relief

The request represents the minimum variance necessary:
s The deck extension is narrow and not designed for occupancy or gathering.
» [|tdoes not extend beyond the existing house footprint toward the creek.

« Its functionis primarily safety, not expanded use.

5. Consistency with Shoreland Ordinance Intent
The request remains consistent with the intent of the setback ordinance:

o The structure will remain nearly 90 feet from the OHW, preserving a substantial
buffer.

« There will be no meaningful impact to the creek, vegetation, or shoreline character.
« Impervious surface coverage increases only slightly:
o From 11.7% to 11.9% of the lot

« No grading, erosion risk, or vegetation removal is proposed.

6. No Adverse Impact

« The deckwill not be visible from the creek corridor or nearby park areas in any
meaningful way.

« [t will notimpact neighboring properties.

s The project maintains the existing character and scale of development.

7. Reasonable Use of Property



The variance allows for the safe and reasonable use of the home, specifically:

Protecting occupants from a documented fall hazard

Maintaining and replacing an existing structure in place

Conclusion

This request meets the required variance criteria:

The difficulty is practical and not self-created

The proposal is a modification of an existing nonconforming structure

The variance is minimal in scope
The request is consistent with the intent of the ordinance

There is no adverse impact on the surrounding area or natural resources

Most importantly, the request addresses a clear and legitimate safety concern without
increasing the intensity of use or environmental impact.

We respectfully request approval.



LEGAL DESCRIPTION:

Lot 6, Block 1, HILLSTROM GARDENS 2ND ADDITION, Hennepin County, Minnesota.

SCOPE OF WORK & LIMITATIONS:

1. Showing the length and direction of boundary lines of the legal description listed above. The scope of our

services does not include determining what you own, which is a legal matter.

Please check the legal

description with your records or consult with competent legal counsel, if necessary, to make sure that it is
correct and that any matters of record, such as easements, that you wish to be included on the survey have been

shown.

2. Showing the location of observed existing improvements we deem necessary for the survey.

(O]

Setting survey markers or verifying existing survey markers to establish the corners of the property.
4. This survey has been completed without the benefit of a current title commitment.

There may be existing

easements or other encumbrances that would be revealed by a current title commitment. Therefore, this survey
does not purport to show any easements or encumbrances other than the ones shown hereon.
5. Note that all building dimensions and building tie dimensions to the property lines, are taken from the siding

and or stucco of the building.

6. Showing and tabulating impervious surface coverage of the lot for your review and for the review of such
governmental agencies that may have jurisdiction over these requirements to verify they are correctly shown
before proceeding with a proposed design of the site or with construction. If there are cantilevers shown on the

survey, they are counted as hardcover under the house calculations.

STANDARD SYMBOLS & CONVENTIONS:

"@" Denotes iron survey marker, set, unless otherwise noted.
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LEGAL DESCRIPTION:
EXISTING HARDCOVER

Advance

Lot 6, Block 1, HILLSTROM GARDENS 2ND ADDITION, Hennepin County, Minnesota. House 3,474 Sq. Ft.
Existing Deck 294 Sqg. Ft. ; . .
SCOPE OF WORK & LIMITATIONS: Bituminous Driveway 4,468 Sq. Ft. Surveying & Engineering, Co.
1. Showing the length and direction of boundary lines of the legal description listed above. The scope of our Conorete Surfaces 1208 o Pt
services does not include determining what you own, which is a lega matter. Please check the legal g;SQﬁSAreas 1 222 gq- EE 18202 Minnetonka Boulevard, Suite 401
description with your records or consult with competent legal counsdl, if necessary, to make sure that it is Ret. Walls " 341 ng Ft. Deep;hivneen(yghsﬂizr;rzoia%i539l

Web: www.advsur.com

correct and that any matters of record, such as easements, that you wish to be included on the survey have been
shown.

TOTAL EXISTING HARDCOVER 11,513 Sq. Ft.

AREA OF LOT TO OHW 98,166 Sq. Ft. | HEREBY CERTIFY THAT THIS PLAN, SURVEY OR

2. Showing the location of observed existing improvements we deem necessary for the survey.
. cr - — . REPORT WAS PREPARED BY ME OR UNDER MY

3. Setting survey markers or verifying existing survey markers to establish the corners of the property. PERCENTAGE OF HARDCOVER TO LOT 1175 DIRECT SUPERVISION AND THAT | AM A DULY
4. This survey has been completed without the benefit of a current title commitment. There may be existing e STATE OF MINNESOTA T JNDER THE LAUS OF

easements or other encumbrances that would be revealed by a current title commitment. Therefore, this survey House oo ARDEIVER e e

does not purport to show any easements or encumbrances other than the ones shown hereon. Decks _ 489 Sq. Ft. /
5. Note that all building dimensions and building tie dimensions to the property lines, are taken from the siding poran S ey e e LT D

and or stucco of the building. Concrete Surfaces 1,268 Sq. Ft. # 42379
6. Showing and tabulating impervious surface coverage of the lot for your review and for the review of such ﬁ;sgﬁs’*"eas 1 232 gg EE LICENSE NO.

Ret. Walls ’341 Sq: Ft: APRIL 6, 2026

governmental agencies that may have jurisdiction over these requirements to verify they are correctly shown
before proceeding with a proposed design of the site or with construction. If there are cantilevers shown on the
survey, they are counted as hardcover under the house calculations.

7. While we show a proposed location for this home or addition, we are not as familiar with your proposed plans
as you, your architect, or the builder are. Review our proposed location of the improvements and proposed
yard grades carefully to verify that they match your plans before construction begins. Also, we are not as
familiar with local codes and minimum requirements as the local building and zoning officials in this
community are. Be sure to show this survey to said officials, or any other officials that may have jurisdiction
over the proposed improvements and obtain their approvals before beginning construction or planning

Improvements to the property.
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*MINIMUM 24

landing of the stairway.

*Stairs

1. Min. width 36"

2.7 3/4" max. riser height
3.10" min. tread depth

*Stair Guards

1. 34" minimum height

2.4 3/8" max. opening

3. Triangular openings on stairs 6" max.

. For all inspections |
City of Independence 763-479-0527 CanToae OTEVE'S DRAFTING
Ledger on Bay ¢ HOME DESIGN
window
Building Permit Plan Review
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4. 6'8" min. head room

5. Guards to be installed on open sides .

6. Risers 4" max. opening ) % o)

7. Handrail required with 4 or more risers Guards o 2
1. 36" Minimum height & <
2. Less than a 4" opening S |

*Handrail Height g 1\4;\

I Fron? the nosing 34'-38" to the top of the R507.9.1.1 Ledger details. Deck ledgers shall be a minimum S ‘<=_tl

handrail. ) 2-inch by 8-inch (51 mm by 203 mm) nominal, pressurepreservative- ;E a

2. Rteturn the ends to the safety terminal or newel treated Southern pine,

post.

incised pressure-preservative-treated hem-fir, or
approved, naturally durable, No. 2 grade or better lumber.
Deck ledgers shall not support concentrated loads

from beams or girders. Deck ledgers shall not be supported
on stone or masonry veneer.
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CITY OF INDEPENDENCE, MINNESOTA
PLANNING COMMISSION

Variance Request — Accessory Structure Height Exceeding Principal Structure
Property Located at 230 Hart Street, Independence, MN

To: Planning Commission

From: City Planner

Meeting Date: June 2, 2026

Applicant: Mark Bjorgum

Owner: Gary Bjorgum

Location: 230 Hart Street, Independence, MN

PID: 32-118-24-42-0053

Application Type: Variance — Accessory Structure Height Exceeding Height of
Principal Structure

) 230 Hart Street




Request:

PUBLIC HEARING — Mark Bjorgum (Applicant) and Gary Bjorgum (Owner) request that the City
consider the following action for the property located at 230 Hart Street, Independence, MN
(PID No. 32-118-24-42-0053):

* Avariance to allow the construction of a new accessory structure that exceeds the
height of the principal structure located on the subject property. The proposed post-
frame accessory structure has a height of approximately 19 feet 4 inches. The existing
principal structure (dwelling) has a height of approximately 16 feet. The City’s Zoning
Ordinance provides that the height of an accessory structure shall not exceed the height
of the principal structure.

Property / Site Information:

The subject property is located at 230 Hart Street in the City of Independence, Minnesota. The
property is one of four contiguous parcels under common ownership by Gary Bjorgum in this
area. The subject parcel (PID No. 32-118-24-42-0053) is the primary parcel on which the
proposed accessory structure would be located. The property is served by Hart Street to the
west and is accessed from the west side of the lot. The site is relatively flat and is located within
a residential area of the City.

Property Address: 230 Hart Street, Independence, MN

PID: 32-118-24-42-0053

Zoning: Rural Residential (RR)

Comprehensive Plan: Rural Residential

Principal Structure: Existing single-family dwelling with flat roof
Principal Structure Approximately 16 feet

Height:

Proposed Accessory 40’ x 48’ post-frame structure (1,800 SF)
Structure:

Proposed Accessory Approximately 19 feet 4 inches

Structure Height:

Height Variance Approximately 3 feet 4 inches above principal structure height
Requested:

Proposed Setbacks: Meets all applicable setbacks per site survey



Common Ownership Four contiguous parcels under common ownership (Gary
Parcels: Bjorgum)

Discussion

Mark Bjorgum (Applicant) and Gary Bjorgum (Owner) are requesting approval of a variance to
allow the construction of a new detached accessory structure on the property located at 230
Hart Street (PID No. 32-118-24-42-0053) that exceeds the height of the existing principal
structure on the subject property.

Existing Nonconforming Structure and Proposed Replacement

The subject property and surrounding parcels under common ownership present a unique site
context. There is an existing detached accessory building currently located on the property that
spans across three of the four commonly owned parcels. This existing structure is considered a
lawful nonconforming structure, as it is nonconforming in multiple respects: it exceeds the
maximum permitted accessory structure square footage, it exceeds the maximum permitted
height, and it does not meet the applicable setbacks due to its position crossing shared property
lines.

The applicant is proposing to remove the existing nonconforming structure entirely and replace
it with a new fully conforming accessory structure in terms of square footage and setbacks. The
proposed 40’ x 48’ post-frame building (1,800 SF) is proposed to meet all applicable side, rear,
and front yard setbacks. The proposed structure will be a significant improvement over the
existing nonconforming condition in terms of code compliance. The sole variance being
requested is from the ordinance provision that prohibits an accessory structure from exceeding
the height of the principal structure.

Height Limitation and the ABRC Process

The City’s Zoning Ordinance provides that the height of a detached accessory structure shall
not exceed the height of the principal structure on the property (City of Independence Zoning
Ordinance, Chapter V, Section 530.01, Subd. 3). The existing principal structure on the subject
property is a single-family dwelling with a flat roof that has a height of approximately 16 feet.
The applicant is proposing to construct an accessory structure with a height of approximately 19
feet 4 inches, approximately 3 feet 4 inches taller than the principal structure.

The City’s Zoning Ordinance provides a mechanism through the Accessory Building Review
Committee (ABRC) by which applicants may seek approval for accessory structures that would
otherwise not meet all applicable requirements, including the height limitation relative to the
principal structure. However, the ABRC process requires the applicant to meet certain criteria
and threshold standards. In this case, the applicant has determined that the property cannot
meet all of the applicable requirements necessary to qualify for ABRC consideration and has
therefore applied for a variance as the available avenue for relief (cannot meet the separation
requirement and detached accessory structure is located to the front of the house due to the
make-up of the property. Note that the “front yard” of this property is Hart Street.

The unique circumstance driving the practical difficulty in this case is the design of the existing
principal structure. The existing home on the property features a flat roof, which results in a
comparatively low building height of approximately 16 feet. This architectural characteristic is
not common, is unique to this property, and is not a circumstance created by the applicant. The
proposed accessory structure height of 19 feet 4 inches reflects a conventional and functional



post-frame agricultural/storage building design and is not unreasonably tall in the context of the
surrounding area.

Variance Criteria Analysis

The criteria for granting a variance are established in the City’s Zoning Ordinance (Section
520.21, Subd. 1): (1) the variance is in harmony with the general purposes and intent of the
zoning code; (2) the variance is consistent with the comprehensive plan; and (3) the applicant
establishes that there are practical difficulties in complying with the zoning code. Section
520.21, Subd. 2 further provides that practical difficulties means: (a) the property owner
proposes to use the property in a reasonable manner; (b) the plight of the landowner is due to
circumstances unique to the property not created by the landowner; and (c) the variance, if
granted, will not alter the essential character of the locality. Staff analysis of each criterion is
provided in italics below.

1. The variance is in harmony with the general purposes and intent of the zoning code:

The purpose of the accessory structure height limitation relative to the principal structure is
to ensure that accessory buildings remain subordinate to and in proportion with the principal
use on a property. In this case, the proposed accessory structure is modest in height (19°4”)
and is not unreasonably tall relative to comparable accessory buildings in the area. The
practical difficulty is caused by the low flat-roof profile of the existing principal structure, not
by the scale of the proposed accessory building. The variance is in harmony with the
general intent of the ordinance.

2. The variance is consistent with the comprehensive plan:

The subject property is guided for Rural Residential use in the City’s Comprehensive Plan,
consistent with its current zoning designation. The proposed accessory structure is a
residential storage building consistent with the rural residential character of the area and
compatible with the land uses guided by the Comprehensive Plan.

3. Practical difficulties exist in complying with the zoning code:

The practical difficulty is well-established. The existing principal structure on the property
has a flat roof resulting in a building height of approximately 16 feet. This is a unique
architectural characteristic of the existing home that is not typical of residential structures in
the area and was not created by the current applicant. The proposed accessory structure
height of 19°4” is conventional for a post-frame storage/utility building. Without a variance,
the applicant would be required to either (a) construct an accessory structure that is limited
to 16 feet in height. The applicant has also demonstrated that the ABRC process, which
could otherwise address such height issues, is not available to this property because the
applicable threshold criteria cannot be met. The circumstance is unique to this property, and
the practical difficulty is genuine.

4. The proposal represents the minimum variance necessary:

The proposed accessory structure height of 19°4” reflects the standard height of a 40’ x 48’
post-frame building with a conventional roof pitch. The applicant is not requesting an
unusually tall structure; the variance of approximately 3°4” above the principal structure
height is the minimum relief needed to allow a conventionally designed and functional
building.

5. The variance will not alter the essential character of the locality:

The surrounding area is characterized by rural residential properties, many of which have
detached accessory buildings. The proposed structure at 19°4” is not out of character with



accessory buildings commonly found in the area. The proposed structure will meet all
applicable setbacks, will be a significant improvement over the existing nonconforming
structure being removed, and will not adversely affect neighboring properties. The character
of the locality will not be materially altered by the approval of this variance.

Additional Considerations

The City should note that the applicant’s proposal represents a net improvement to the overall
zoning compliance status of the property. The existing nonconforming structure, which spans
multiple property lines, exceeds permitted square footage and height, and does not meet
setbacks will be fully removed. The replacement structure will conform to all applicable
requirements except for the height relative to the principal structure. The City has previously
granted variances for accessory structure height where the practical difficulty standard has been
met.

Staff notes that the height limitation for accessory structures relative to principal structures was
added to the City’s ordinance in 2013 with the intent of maintaining a proportional relationship
between accessory and principal structures. The City has recognized that this provision can
create practical difficulties for properties with atypically low principal structures and has provided
the ABRC as an administrative pathway in appropriate cases. Where the ABRC pathway is not
available, a variance is the appropriate mechanism for relief, provided the variance criteria are
met.

The applicant will be required to obtain all applicable building permits prior to construction. The
proposed structure shall be constructed in accordance with the submitted building plans.

Neighbor Comments

No neighbor comments have been received at the time of preparation of this staff report. Any
written comments received prior to or at the public hearing will be forwarded to the Planning
Commission for consideration.

Recommendation

Should the Planning Commission recommend approval of the requested variance, the following
findings and conditions should be included:

» The proposed variance request meets all applicable conditions and restrictions stated in
Chapter V, Section 520.19 and 520.21, Zoning, in the City of Independence Zoning
Ordinance.

+ The City finds that the criteria for granting a variance have been satisfied by the
applicant. Specifically, the City finds the following:

o The practical difficulty arises from the unique architectural characteristic of the
existing principal structure, which features a flat roof resulting in a building height of
approximately 16 feet. This circumstance is unique to the property and was not
created by the applicant.

o The proposed accessory structure height of 19 feet 4 inches is conventional for a
post-frame building of the proposed size and represents the minimum variance
necessary to allow a functionally designed structure.



o The variance is in harmony with the general purposes and intent of the City’s Zoning
Ordinance.

o The variance is consistent with the City’s Comprehensive Plan.
o The proposed improvements will not alter the essential character of the locality.

* The variance shall permit the proposed accessory structure to be constructed to a
maximum height of 19 feet 4 inches, as measured in accordance with the City’s Zoning
Ordinance, Section 510.05, Subdivision 10. The accessory structure shall be
constructed in accordance with the building plans and site survey submitted with this
application.

» The existing nonconforming accessory structure spanning the commonly owned parcels
shall be fully removed prior to or concurrent with the construction of the new accessory
structure. Removal shall be confirmed by the City’s Building Official prior to issuance of a
certificate of occupancy for the new structure.

* The proposed accessory structure shall meet all applicable setback requirements as
shown on the submitted site survey. Any deviation from the approved site plan will
require additional review and approval by the City.

* The proposed accessory structure shall not be used for any commercial business,
commercial storage, or commercial operation of any kind.

* The proposed accessory structure cannot be expanded or enlarged without the review
and approval of the City. Any expansion that would further increase the height of the
structure or the total accessory square footage on the property will require an
amendment to this variance or a new application following all applicable procedures.

» The applicant shall apply for and receive all applicable building permits from the City
prior to commencing construction of the proposed accessory structure.

* The Applicant shall pay for all costs associated with the City’s review of the requested
variance.

Attachments: Application
Survey
Building Plans
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CITY OF INDEPENDENCE, MINNESOTA
PLANNING COMMISSION

Conditional Use Permit — Detached Accessory Buildings Exceeding 5,000 SF
Property Located at 3760 County Road 92 N, Independence, MN

To: Planning Commission

From: City Planner

Meeting Date: June 2, 2026

Applicant: Michael Keenan, PLA — Urban Ecosystems LLC

Owner: Mark Moorhouse

Location: 3760 County Road 92 N, Independence, MN 55359

PID: 09-118-24-13-0001

Application Type: Conditional Use Permit (CUP) — Three Detached Accessory
Buildings Exceeding 5,000 SF
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Request:

PUBLIC HEARING — Michael Keenan (Applicant) and Mark Moorhouse (Owner) request that
the City consider the following action for the property located at 3760 County Road 92 N,
Independence, MN (PID No. 09-118-24-13-0001):

* A conditional use permit (CUP) to allow three (3) detached accessory buildings that each
exceed 5,000 square feet on the subject property. The applicant is proposing to develop
the property with a new principal residence and three detached accessory buildings to
support a private agricultural operation. The buildings are proposed to be constructed in
phases over several years. All detached accessory buildings constructed in the City of
Independence that exceed 5,000 SF require approval of a conditional use permit.

Property / Site Information:

The subject property is located at 3760 County Road 92 N in the City of Independence,
Minnesota. The property is zoned Agricultural Preserve and is designated as an Agricultural
Preserve parcel consistent with the Metropolitan Agricultural Preserves Act. The parcel is
approximately 58.94 acres gross (57.95 acres net buildable) in size and is currently vacant
agricultural land. The property is accessed from County Road 92 (H.C.S.A.H. No. 92).

Property Address:
PID:

Legal Description:

Zoning:
Comprehensive Plan:
Gross Parcel Area:

Net Buildable Area:

Total Site Disturbance:

Existing Impervious:
Proposed Impervious:

Front Setback
(Req./Proposed):

3760 County Road 92 N, Independence, MN 55359
09-118-24-13-0001

West Half of the Northwest Quarter of the Northeast Quarter,
Section 9, Township 118, Range 24; and the Southeast Quarter
of the Northeast Quarter of Section 9, Township 118, Range 24

Agricultural Preserve (AP)

Agricultural Preserve / Agricultural
58.94 + acres

57.95 + acres

Approximately 10.0 acres

0.21 + acres (2.1% of disturbed area)
6.97 + acres (69.7% of disturbed area)

85 ft from centerline of Co. Rd. 92 / Met per site plan



Side Setback 30 ft / Met per site plan

(Req./Proposed):

Rear Setback 40 ft / Met per site plan

(Req./Proposed):

Watershed District: Pioneer Sarah Creek Watershed Management Commission

Proposed Buildings:

The applicant is proposing three (3) new buildings on the subject property, all of which are
proposed to exceed the 5,000 SF threshold that requires a conditional use permit under the
City's Zoning Ordinance. The buildings are proposed to be constructed to support a private
agricultural operation on this Agricultural Preserve property. The proposed buildings are as
follows:

Building Dimensions Approx. SF Description
Building #1 (Phase | 96’ x 242’ ~23,232 SF Principal structure with attached
1) dwelling unit; proposed for initial

phase of construction

Building #2 (Future | 72’ x 252’ ~18,144 SF Detached agricultural accessory
Phase) building; proposed for future phase
Building #3 (Future | 100’ x 252’ ~25,200 SF Detached agricultural accessory
Phase) building with grain bins; proposed

for future phase

Discussion

Michael Keenan, PLA of Urban Ecosystems LLC (Applicant), on behalf of Mark Moorhouse
(Owner), is requesting approval of a conditional use permit (CUP) to allow three (3) detached
accessory buildings exceeding 5,000 SF on the property located at 3760 County Road 92 N
(PID No. 09-118-24-13-0001) in the City of Independence. The subject property is designated
as an Agricultural Preserve parcel consistent with the Metropolitan Agricultural Preserves Act,
and the applicant’s stated intent is to maintain the property in active agricultural production.

The proposed project, referred to as the “Farmsite,” involves the construction of a principal
residential structure within an attached accessory building (Building #1) in an initial phase,
followed by two additional detached accessory buildings (Buildings #2 and #3) in subsequent
phases. All three buildings are proposed to be used solely for private agricultural purposes,
including equipment storage, grain storage, and related farm operations. The site plan, prepared




by Urban Ecosystems LLC (Landscape Architect) and Loucks, Inc. (Civil Engineer), includes
gravel and concrete pavement areas, three infiltration basins for stormwater management, 3.5
acres of native prairie restoration, and a significant tree planting plan comprising 70 native trees
(White Pine, Black Hills Spruce, and Eastern Redcedar).

The applicant is proposing to grade and rock a significant portion of the approximately 10-acre
work area as part of the initial site development. The City will need to carefully consider the
scope and phasing of the grading and site improvements, as the initial grading and rocking of
the full site work area is proposed independent of the construction of Buildings #2 and #3, which
are deferred to future phases.

The City has received letters of support from surrounding property owners regarding the
proposed project. No letters of opposition have been received at the time of preparation of this
staff report.

Key Consideration: Phased Building Approval

The applicant is requesting CUP approval for all three buildings, with the understanding that
Buildings #2 and #3 would be constructed at a future date. The City will need to determine
whether it will:

+ Grant CUP approval for all three buildings at this time, with the construction of Buildings
#2 and #3 subject to future building permit applications and compliance with all
applicable conditions: or

« Grant CUP approval only for Building #1 at this time, requiring the applicant to return for
an amended CUP prior to construction of Buildings #2 and #3.

Staff recommends that the Planning Commission discuss this phasing question and provide
direction regarding the scope of any recommended approval. Should the City elect to grant
approval for all three buildings at this time, the City would retain the ability to impose conditions
related to phasing, timelines, and compliance reviews.

Conditional Use Permit Criteria Analysis

The criteria for granting a conditional use permit are clearly delineated in the City’s Zoning
Ordinance (Section 520.11 subd. 1, a-i) as follows. Staff analysis of each criterion is provided in
italics below.

a. The conditional use will not adversely affect the health, safety, morals and general
welfare of occupants of surrounding lands.

The proposed accessory buildings are intended for private agricultural use on a 58.94-acre
Agricultural Preserve parcel. The buildings are set back well beyond required minimums
from all property lines. The proposed use is consistent with the agricultural character of the
surrounding area. The city will need to find that the proposed conditional use does not
adversely impact the health, safety, or general welfare of surrounding property owners. The
City has received letters of support from surrounding property owners, and no opposition
has been received. It should be noted that the city has received concerns relating to
previous activities on this property associated with the demolition of the existing house and
activities on adjacent properties. The concerns primarily relate to the length and magnitude
of the activities and operations associated with construction, grading, filling and hauling.

b. The proposed use will not have a detrimental effect on the use and enjoyment of other
property in the immediate vicinity for the purposes already permitted or on the normal



and orderly development and improvement of surrounding vacant property for uses
predominant in the area.

The subject property and surrounding area are zoned and guided for agricultural use. The
proposed farm operation is consistent with the predominant agricultural character of the
immediate vicinity. The applicant has proposed a substantial landscaping and buffering plan,
including 70 native trees and 3.5 acres of prairie restoration, which should adequately
screen the proposed improvements from neighboring properties and the public right-of-way.

c. Existing roads and proposed access roads will be adequate to accommodate
anticipated traffic.

The property is accessed from County Road 92, which is a county-maintained roadway. The
proposed agricultural use is anticipated to generate typical farm-related traffic. No significant
increase in traffic beyond what is associated with normal agricultural operations is
anticipated. The applicant will be required to coordinate any access improvements with
Hennepin County.

d. Sufficient off-street parking and loading space will be provided to serve the proposed
use.

The proposed site plan includes extensive gravel and concrete pavement areas that will
provide more than adequate off-street parking and equipment loading/unloading space to
serve the proposed agricultural use.

e. The proposed conditional use can be adequately serviced by public utilities or on-site
sewage treatment, and sufficient area of suitable soils for on-site sewage treatment is
available to protect the city from pollution hazards.

The site plan indicates an on-site septic treatment mound for Building #1. The City’s
engineering review is ongoing. The applicant will be required to meet all applicable on-site
septic and well standards and obtain all required permits prior to construction.

f. The proposal includes adequate provision for protection of natural drainage systems,
natural topography, tree growth, water courses, wetlands, historic sites and similar
ecological and environmental features.

The applicant has submitted a civil engineering package prepared by Loucks, Inc. that
includes a detailed stormwater management plan with three infiltration basins, a grading
plan, and a SWPPP. The City’s engineering and stormwater review is ongoing. Any
approval will be conditioned on the applicant meeting all City stormwater requirements,
addressing all engineering comments, revising plans accordingly, and obtaining approval
from the Pioneer Sarah Creek Watershed Management Commission prior to any site work
or construction.

dg. The proposal includes adequate measures to prevent or control offensive odor,
fumes, dust, noise, or vibration so that none of these will constitute a nuisance.

The proposed use is for private agricultural equipment and grain storage. No livestock are
proposed. No significant odor, fume, noise, or vibration impacts are anticipated beyond
those typical of normal agricultural operations. The extensive proposed tree buffer and
prairie restoration will help mitigate potential dust and visual impacts. Grading and
construction activities will be subject to City-approved timeline and operational controls as a
condition of the CUP.

h. The proposed conditional use is consistent with the comprehensive plan of the City of
Independence.



The subject property is guided for Agricultural/Agricultural Preserve use in the City’s
Comprehensive Plan. The proposed farm operation is consistent with the City’s long-term
planning for this parcel and supports the City’s goals for agricultural preservation within the
western Twin Cities metropolitan area. The use of the property for active agriculture is
consistent with the Metropolitan Agricultural Preserves Act designation.

i. The proposed use will not stimulate growth incompatible with prevailing density
standards.

The proposed agricultural use on a 568.94-acre Agricultural Preserve parcel will not stimulate
incompatible growth. The use is consistent with and reinforces the agricultural character of
the area.

Additional Considerations

The City will need to carefully consider the following items in its review of the proposed
conditional use permit:

1. Phasing and Construction Timeline:

The applicant is proposing to grade and rock a significant portion of the 10-acre work area
as part of the initial site development, with Buildings #2 and #3 to be constructed at a future
date. The City should require the applicant to submit a detailed construction and phasing
timeline, approved by the City Council, that addresses the following:

o Schedule and duration of all fill hauling and grading operations
o Timeline for initial grading, rocking, and site stabilization
o Construction schedule for Building #1 (initial phase)

> Proposed timeline or triggering criteria for construction of Buildings #2 and #3 (if
approved in this CUP)

o Landscaping and tree installation schedule
> A completion date for all construction activities on the property

2. Restriction on Commercial Use:

The City should ensure that any CUP approval clearly prohibits commercial use of the
proposed buildings and site. Specifically, the CUP should expressly prohibit the following
uses:

o Commercial boat storage or recreational vehicle storage for compensation

> Any commercial business operation not directly related to the agricultural use of the
property

o Storage, warehousing, or distribution activities for hire

> Any use that would convert the character of the property from private agricultural use
to a commercial or quasi-commercial operation

3. Stormwater and Engineering Review:

The City’s stormwater and engineering review of the submitted civil plans (Loucks, Inc.) is
currently ongoing. Any approval of the CUP will be subject to the applicant satisfactorily
addressing all City engineering and stormwater comments, revising the plans accordingly,



and obtaining all required approvals from the Pioneer Sarah Creek Watershed Management
Commission prior to issuance of any grading or building permits.

4. Maximum Accessory Building Size:
For properties greater than 10 acres, the city does not limit the amount of accessory building
size. Therefore, the maximum square footage of accessory buildings allowed is not limited
on this property.

Neighbor Comments

The City has received letters of support from surrounding property owners regarding the
proposed project. No letters of opposition or neighbor concerns have been received at the time
of preparation of this staff report. Letters of support received by the City are attached to this staff
report for Planning Commission review. Any additional written comments received prior to or at
the public hearing will be forwarded to the Planning Commission for consideration.

Recommendation

Staff is seeking a recommendation from the Planning Commission for the requested conditional
use permit. Should the Planning Commission recommend approval of the requested conditional
use permit, the following findings and conditions should be included:

The proposed conditional use permit request meets all applicable conditions and
restrictions stated in Chapter V, Section 510, Zoning, in the City of Independence Zoning
Ordinance.

The proposed use of the property for private agricultural operations is consistent with the
Agricultural Preserve zoning designation of the subject property and the City’s
Comprehensive Plan.

The conditional use permit will be reviewed annually by the City to ensure conformance
with the conditions of approval.

No commercial use of the proposed buildings or site shall be permitted. This includes,
but is not limited to, commercial boat storage, recreational vehicle storage for
compensation, and any commercial business operation not directly related to the
agricultural use of the property. Any change in use from private agricultural use shall
require an amendment to the conditional use permit subject to full review and approval
by the City.

Prior to issuance of any grading or building permit, the applicant shall submit a detailed
construction and phasing timeline for review and approval by the City Council. The
timeline shall address, at minimum: the schedule and duration of fill hauling and grading
operations; site stabilization milestones; the construction schedule for Building #1; the
proposed timeline or triggering criteria for Buildings #2 and #3 (if approved); the
landscaping and tree installation schedule; and a completion date for all construction
activities on the property.

Any approval of this conditional use permit is conditioned upon the applicant
satisfactorily addressing all City engineering and stormwater comments, revising the civil



plans to address all comments, and obtaining all required approvals from the Pioneer
Sarah Creek Watershed Management Commission prior to the issuance of any grading
or building permit.

* The proposed accessory structures shall not be expanded or enlarged without the
review and approval of the City. Any expansion will require an amendment to the
conditional use permit following all applicable procedures.

» All building construction shall comply with applicable Building Code requirements. The
applicant shall apply for and receive all applicable building permits prior to commencing
construction of any building.

+ All site lighting shall comply with the City’s applicable lighting standards. The applicant
shall provide details of all proposed site and building lighting for City review prior to
issuance of any building permit.

* The applicant shall comply with all applicable standards and conditions required by the
Pioneer Sarah Creek Watershed Management Commission.

» The applicant shall pay for all costs associated with the City’s review of the requested
conditional use permit and any related applications.

Attachments: Application
Survey
Civil Engineering Plans
Building Plans



2500 UNIVErsITY Ave W. #C8
SAINT PAUL, MN 55411
651-340-8568

April 23,2026

Michael Keenan, PLA

Urban Ecosystems

2500 University Ave W Ste C8
Saint Paul, MN, 55114

Mark Kaltsas

City Planner

City of Independence
1920 County Road 90
Independence, MN 55359

RE: Conditional Use Permit Application — Farmsite/3760 Co Rd 92 N

Dear Mark,

Please accept this submission package for a Conditional Use Permit (CUP) regarding a proposed farm
operation site at 3760 Co Rd 92 N. As Independence continues to navigate its role as a premier rural-
residential community, we are excited to propose a project that reinforces the city’s commitment to agricultural
preservation within a suburbanizing landscape.

The proposed operation is sited on land designated as an Agricultural Preserve. Our primary goal is to
maintain the long-term viability of this land for production while implementing modern ecological stewardship.
Specifically, this application highlights four key areas of focus:

Agricultural Preservation: By utilizing this site for active farming, we are preventing the premature conversion
of high-quality soils to non-agricultural uses, adhering to the intent of the Metropolitan Agricultural Preserves

Act.

Stormwater Management: Our site plan includes low-impact development (LID) strategies. We have designed
integrated drainage solutions that manage runoff on-site, protecting the local watershed and downstream
properties from the pressures often associated with surrounding suburban development.

Prairie Restoration: To support local biodiversity and soil health, we have dedicated 3.5 acres to native prairie
restoration. This will provide vital habitat for pollinators and improve the site’s natural carbon sequestration
capacity.

Tree Planting & Buffering: We are committing to a robust reforestation and sheltering plan. This includes
9 9 9 gp
planting native tree species to act as natural windbreaks and visual buffers, ensuring the farm remains a scenic
and compatible neighbor to nearby residential areas.
We believe this project serves as a model for how active agriculture can thrive alongside suburban growth b
proj g 9 9 Y
prioritizing environmental health and rural character. Thank you for your time and review of these materials. We

look forward to discussing this proposal with the Planning Commission and City Council.

Sincerely,

el e

Michael Keenan, PLA
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DESCRIPTION OF PROFERTY SURVEYED

{Per Schedule A ofthe herein referenced Title Commitment)
The West Half of the Southeast Quarter of the Northeast Quarter, Section 9, Township 118, Range 24

The Southwest Quarter of the Northeast Qruarter of Section 9, Township 118, Ranga 24

ALTA/NSPS OPTIONAL TABLE A NOTES
{The foilowing items reference Table A optional survey responsibilities and speci fications)

2)  Bile Address: 3760 County Road No. 92 North, ndependence, Minnesota 55359

3)  Flood Zone Information; This property appears to lie in Zone X (area determined to be outside of the 0.2% anmual chance floodplain) per Flood Insurance Rate Map, Community
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NOTE:

EXISTING CONDITIONS INFORMATION
SHOWN IS FROM AN ALTA/NSPS LAND
TITLE SURVEY PREPARED BY
SATHRE-BERGQUEST, DATED 03/19/2026.

SURVEY LEGEND

CAST IRON MONUMENT ® PIEZOMETER WOE WALKOUT ELEVATION

IRON PIPE MONUMENT SET POWER POLE FFE FIRST FLOOR ELEVATION
IRON PIPE MONUMENT FOUND GUY WIRE GFE GARAGE FLOOR ELEVATION
DRILL HOLE FOUND ROOF DRAIN TOF TOP OF FOUNDATION ELEV.
CHISELED "X" MONUMENT SET LIFT STATION LOE LOWEST OPENING ELEV.
CHISELED "X" MONUMENT FOUND SANITARY MANHOLE f__iw, .. .] CONCRETE

REBAR MONUMENT FOUND SANITARY CLEANOUT BITUMINOUS

PK NAIL MONUMENT SET STORM MANHOLE —m—m—m— BUILDING SETBACK LINE
PK NAIL MONUMENT FOUND STORM DRAIN cry CABLE Tv

PK NAIL W/ ALUMINUM DISC CATCH BASIN CONCRETE CURB

~ 90 _ — CONTOUR EXISTING

~— (&) — CONTOUR PROPOSED

=0—o0—o0—o0—0— GUARD RAIL

SURVEY CONTROL POINT
A/C UNIT
CABLE TV PEDESTAL

FLARED END SECTION
TREE CONIFEROUS
TREE DECIDUOUS

ELECTRIC TRANSFORMER TREE CONIFEROUS REMOVED o1 DRAIN TILE

ELECTRIC MANHOLE TREE DECIDUOUS REMOVED ELC ELECTRIC UNDERGROUND
ELECTRIC METER TELEPHONE MANHOLE — x— FENCE

ELECTRIC OUTLET TELEPHONE PEDESTAL FO FIBER OPTIC UNDERGROUND
YARD LIGHT UTILITY MANHOLE —— GAS—— GAS UNDERGROUND

LIGHT POLE UTILITY PEDESTAL —— ou—— OVERHEAD UTILITY

Y'Y Y Y Y\ TREE LINE
SANITARY SEWER

FIBER OPTIC MANHOLE
FIRE DEPT. HOOK UP

UTILITY VAULT
WATERMAIN MANHOLE

xB+RoEOFEER VIO OReOBREE PP XXX 0@
DREERSCHEL EEEEEEELE I AN INGSE 16 Y.,

FLAG POLE WATER METER s>——— STORM SEWER
FUEL PUMP WATER SPICOT TL—— TELEPHONE UNDERGROUND
FUEL TANK WELL OO RETAINING WALL
PROPANE TANK MONITORING WELL un UTILITY UNDERGROUND
GAS METER CURB STOP ——— | ——  WATERMAN

GAS VALVE GATE VALVE a—=—  TRAFFIC SIGNAL

GAS MANHOLE HYDRANT —+++++ RAILROAD TRACKS
GENERATOR IRRIGATION VALVE = RAILROAD SIGNAL

GUARD POST POST INDICATOR VALVE o— RAILROAD SWITCH

HAND HOLE SIGN 8 SATELLITE DISH

MAIL BOX SOIL BORING WETLAND BUFFER SIGN

SITE DEMOLITION NOTES | —

1. CONTRACTOR SHALL REMOVE AND/OR RELOCATE EXISTING PRIVATE UTILITIES AS NECESSARY.
CONTRACTOR TO COORDINATE ACTIVITIES WITH UTILITY COMPANIES & OWNER.

2. CLEAR AND GRUB AND REMOVE ALL TREES NOTED FOR REMOVAL, VEGETATION AND SITE DEBRIS
WITHIN CONSTRUCTION LIMITS PRIOR TO GRADING. STRIP TOP SOIL AND STOCKPILE ON-SITE. ALL
REMOVED MATERIAL SHALL BE HAULED FROM THE SITE DAILY. ALL CLEARING AND GRUBBING
AND REMOVALS SHALL BE PERFORMED PER THE CONTRACT SPECIFICATIONS. EROSION CONTROL
MEASURES SHALL BE IMMEDIATELY ESTABLISHED UPON REMOVAL. SEE THE STORMWATER
POLLUTION PREVENTION PLAN (SWPPP).

3. CONTRACTOR SHALL PROTECT SURFACE AND SUBSURFACE FEATURES NOT NOTED FOR REMOVAL.
CONTRACTOR TO NOTIFY ENGINEER WITH ANY CONFLICTS OR PLAN DISCREPANCIES.

4. CONTRACTOR TO SCHEDULE PRE-CONSTRUCTION MEETING(S) WITH UTILITY OWNER(S) TO
DISCUSS DISCONNECTIONS AND/OR RELOCATIONS.

5. CONTRACTOR TO VERIFY LOCATION OF SEPTIC FIELD(S) & WELL(S) ON SITE. COORDINATE
REMOVALS AND/OR ABANDONMENT WITH THE APPLICABLE GOVERNING AGENCIES.
CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING APPLICABLE PERMITS. WELLS ON THE
PROPERTY SHALL BE SEALED BY A MINNESOTA DEPARTMENT OF HEALTH (MDH) LICENSED
CONTRACTOR.

6. BITUMINOUS PAVEMENT REMOVALS ARE TO BE MADE TO A VERTICAL SAW CUT OR TO A NEAT
MILLED EDGE.

7. CONCRETE PAVEMENT, SIDEWALK, CURB & GUTTER AND OTHER POURED CONCRETE ITEMS ARE TO
BE REMOVED TO AN EXISTING EXPANSION OR CONTRACTION JOINT. SAW CUT AS NECESSARY FOR
A NEAT EDGE OF REMOVAL.

8. ANY DAMAGE TO ITEMS NOT NOTED TO BE REMOVED SHALL BE THE RESPONSIBILITY OF THE
CONTRACTOR AND SHALL BE REPAIRED OR REPLACED TO ORIGINAL CONDITION WITH NO
ADDITIONAL COMPENSATION.

9. CONTRACTOR SHALL COORDINATE ALL WORK WITHIN THE PUBLIC RIGHT OF WAY WITH THE
APPLICABLE GOVERNING AGENCIES. ALL WORK SHALL BE PERFORMED PER THE REQUIREMENTS OF
THE APPLICABLE GOVERNING AGENCIES.

10. CONTRACTOR TO COORDINATE ALL WORK WITHIN THE ADJACENT PROPERTIES WITH THE OWNER
AND ADJACENT PROPERTY OWNER.

11. CONTRACTOR TO COORDINATE DEMOLITION PHASING WITH ALL DISCIPLINES INCLUDING BUT
NOT LIMITED TO ARCHITECTURAL, STRUCTURAL, ELECTRICAL, MECHANICAL, & OWNER.

12. THE CONTRACTOR SHALL COORDINATE WITH THE OWNER FOR ANY REPAIRS TO THE IRRIGATION
SYSTEM THAT IS AFFECTED DURING CONSTRUCTION.

DEMOLITION LEGEND I —

REMOVE EXISTING GRAVEL

REMOVE EXISTING UTILITIES

REMOVE EXISTING MANHOLES, POWER POLES, LIGHT
POLES, BOLLARDS, PARKING METERS, SIGNS, ETC.

— -+ =—— CONSTRUCTION LIMITS

CALL BEFORE YOU DIG!

Gopher State One Call

TWIN CITY AREA: 651-454-0002
TOLL FREE: 1-800-252-1166

5

WARNING:

THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES BEFORE
DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN DAMAGED
DURING CONSTRUCTION AT NO COST TO THE OWNER.

SCALE

IN

FEET

FARMSITE

am LOUCKS

CIVIL ENGINEERING
LAND SURVEYING
LANDSCAPE ARCHITECTURE

12755 Highway 55, Suite R100
Plymouth 55441

763.424.5505
www.loucksinc.com

CADD QUALIFICATION

CADD files prepared by the Consultant for this project are
instruments of the Consultant professional services for use solely
with respect to this project. These CADD files shall not be used
on other projects, for additions to this project, or for completion
of this project by others without written approval by the
Consultant. With the Consultant's approval, others may be
permitted to obtain copies of the CADD drawing files for
information and reference only. All intentional or unintentional
revisions, additions, or deletions to these CADD files shall be
made at the full risk of that party making such revisions, additions
or deletions and that party shall hold harmless and indemnify the
Consultant from any & all responsibilities, claims, and liabilities.
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SITE DATA I LEGEND I,
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30’ BUILDING SETBACK CONCRETE SIDEWALK *CUP (CONDITIONAL USE PERMIT) REQUIRED & STORM MANHOLE (O]
(SEE DETAIL) < FLARED END SECTION (|
PROPERTY AREA (GROSS) 58.94 + AC @ SANITARY MANHOLE .
—————————— o T RIGHT OF WAY AREA: 0.99 + AC < HYDRANT 4
X ! BUILDABLE PROPERTY AREA (NET): 57.95 + AC
| > GATE VALVE M FARMSITE
0.0 | DISTURBED AREA: 10.00 = AC PV POST INDICATOR VALVE @Pv
| 1 \ /I . EXISTING IMPERVIOUS AREA: 0.21 = AC (2.1%)* WATER MANHOLE / WELL ®
. 0/ )% yhe
BSal BSAl | RSAl -, pop|:5.0'L BL BSBL BSBL BSBL BSBL BSBL BSBL dsBL BSBL BSBL BSBL BSBL Bs8t — BSBL BSBL PROPOSED IMPERVIOUS AREA:  6.97 £ AC (69.7%) » LIGHT POLE ¥
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! =———=140.0’ : ® ELECTRIC METER
T SRS R S XS | , © GAS METER
150 = ? SRRIIAK K WAL IR KKK _ DEVELOPMENT AND DESIGN STANDARDS Im TELEPHONE PEDESTAL
/ | ¥ 0 4 1 00 FILTRATION BUILDING HEIGHT: 35 FT MAXIMUM* ~ SIGN -
| =L 139.0) ——=—f———=rm— =< - ! ~ $C PP ETHIII oS BASIN 1P *
! KBRS SIS SLICHE DOES NOT APPLY TO FARM BUILDINGS, GRAIN ELEVATORS, SILOS, OR BENCHMARK
| V%% %0 Y0 %% % A e T 2 e 0 HEAVY-DUTY CONCRETE NWL=DRY : ELEVATOR LEGS SOIL BORING
i PROPOSED I K P X 9 XS KK SRS X PAVEMENT-TYP. HWL=1029.48 o
TN 3 BUILDING 1 ! SIS 26 05 S € % KA (SEE DETAIL) ‘ YARD (BUILDING) SETBACKS: PARKING STALL COUNT
FFE=1032.50 720" KO KK KK SR A K g A l FRONT 85 FT MINIMUM FROM CENTERLINE OF ROAD ACCESSIBLE PARKING STALL E
(COORDINATE W/ : < X82.0" KoK PS> SIDE 30 FT MINIMUM FROM SIDE LOT LINE >> STORM SEWER +
- 850 —mmmm e -— ARCHITECTURAL) ! 09,9, 9,0.0.5 00, O 9O . ‘ \ REAR 40 FT MINIMUM FROM REAR LOT LINE o1 DRAINTILE — > —
85’ BUILDING SETBACK i D90 € G O OO 9.0:9.9:0:8:9.95 \ \ g SAN(')TACRY SAEWER
1 AN AN/ AYA YA AL . AVAWVANS F R EM IN e F M e
[0 N A S A N L N A N G o e e e e 2 1__ YA NS & TANVAND? INEDLDL N JAG A WA S I )
2 i 252.0 i Bl Y0770 R R RS O Y &\ 7 ‘ \ \ PAVEMENT LEGEND I WATERMAIN |
0.0 7 R T g VT TR K X XA KKK S K e X HEAVY-DUTY CONCRETE PAVEMENT SANITARY SEWER SERVICE  —Pp—Fp—
t % Y\, ; SN % ” S 2 NS 7 \ %7602 WATER SERVICE —_—
-~ 4 : X TYP. S <3 _ % g R OLKE . X / ‘ .
| i } ELC UNDERGROUND ELECTRIC ELE
| f&UST(ﬁ)EESJ)EL BINS . CONCRETE PAVEMENT Fo UNDERGROUND FIBER OPTIC Fo HE
! . GAS UNDERGROUND GAS ——GAS——
420 ——
AN nm s ] CONCRETE SIDEWALK - UNDERGROUND TELEPHONE - CIVIL ENGINEERING
e M 12,0 | Ll oy OVERHEAD UTILITY oH
R : o FENCE — LAND SURVEYING
| | CONCRETE PAVEMENT-TYP. 08.3 20*-0 GRAVEL PAVEMENT CHAIN LINK FENCE oo LANDSCAPE ARCHITECTURE
(SEE DETAIL) S ———
HEAD HOUSE CONCRETE CURB — | |
(BY OTHERS) . OO RETAINING WALL I 12755 Highway 55, Suite R100
A Foe oy ] — PI h 55441
: ) CONCRETE R ymout
}/‘ > TRASH ENCLOSURE | NO PARKING 777 77 77 7 763.424.5505
= /1 .
FENCE-TYP. — A 2=10.0" == { 1 BUILDING 1 www.loucksinc.com
eocl AL CONCRETE TRANSFORMER/GENERATOR PAD X . O B O T DR -
(BY OTHERS) VAT By OTHERS) ? 9 ? -? ¢ KA \ | T — CONTOUR N2
/. S a% v : e : CRAIN DRYER _i\ > X X DG K KK I . SPOT ELEVATION 1)((;90/72.5
127077 S —-—— V% | S .. 1 (BY OTHERS) | .' SN VAV I DIRECTION OF FLOW -
A (o ! X2 ! : K | TREE LINE NN
! ~ . ; ! XXX S S PARKING SETBACK LINE ———PsBL:
% I 2 I | XK FILTRATION BsBL BUILDING SETBACK LINE ~ ——8s8t
B N A 5% | X I l T L K NWL=DRY GENERA L NO T ES /i mmmmm—
30R 30RY V) . l : ! R K> HWL=1029.48
—— | AN A | X | . : I 1. MINNESOTA STATE STATUTE REQUIRES NOTIFICATION PER "GOPHER STATE ONE CALL" PRIOR TO
f CONCRETE PAVEMENT-TYP. AT A i ! . ! O Y | COMMENCING ANY GRADING, EXCAVATION OR UNDERGROUND WORK.
. (SEE DETAIL) A o o < K% K KK
g ‘ 30.0' | 62.0' vopl e 6.0 | s HEAVY-DUTY CONCRETE X% | ST SRS FOUR (4) GRAIN, BINS 2. THE CONTRACTOR SHALL FIELD VERIFY LOCATIONS AND ELEVATIONS OF EXISTING UTILITIES AND
i o o ' e PAVEMENT-TYP. P VAV A LS (BY OTHERS) TOPOGRAPHIC FEATURES PRIOR TO COMMENCEMENT OF CONSTRUCTION ACTIVITY. THE
@) i & A " PROPOSED (SEE DETAIL) S SO l ‘ SL(/)ANNTSRACTOR SHALL NOTIFY THE ENGINEER OF ANY DISCREPANCIES OR VARIATIONS FROM THE
o ——- 42.0' ——- ~ . 9 .
30R A , — | . X S
Z. 30'R ~ ; - BUILDING 2 O {7 [ X —
: ) FFE=1033.00 ' X Lot X 3.  THE CONTRACTOR SHALL TAKE ALL PRECAUTIONS NECESSARY TO AVOID PROPERTY DAMAGE TO
T 1 e S 77.0" ———mrem (COORDINATE W/ X . ADJACENT PROPERTIES DURING THE CONSTRUCTION PHASE OF THIS PROJECT. THE CONTRACTOR
: i ! ARCHITECTURAL) %% L .. WILL BE HELD RESPONSIBLE FOR ANY DAMAGES TO ADJACENT PROPERTIES OCCURRING DURING
<; . i ' < ! VT ¢ THE CONSTRUCTION PHASE OF THIS PROJECT.
B i | PROPOSED 241071525 5
. \ Y— ENTRY GATE ! x BUILDING 3 ! 280N P02 4. THE CONTRACTOR WILL BE RESPONSIBLE FOR PROVIDING AND MAINTAINING TRAFFIC CONTROL
@, , (BY OTHERS) . st FFE=1032.30 . R4 / DEVICES TO CONTROL THE MOVEMENT OF TRAFFIC WHERE NECESSARY. ALL TRAFFIC CONTROL
m' ' GRAVEL PAVEMENT-TYP 4 (COORDINATE W/ I LK IR KK , SHALL BE PROVIDED BY THE CONTRACTOR AND SHALL BE ESTABLISHED PER THE REQUIREMENTS
\ D< %] (SEE DETAIL) ' %] ARCHITECTURAL) XX &S, OF THE MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES (MUTCD) AND THE APPLICABLE
% | L% e GOVERNING AGENCIES. PLACEMENT OF THESE DEVICES SHALL BE APPROVED BY THE ENGINEER
o < X I PRIOR TO PLACEMENT. ALL PUBLIC STREETS SHALL BE OPEN TO TRAFFIC AT ALL TIMES UNLESS
: 2 N APPROVED BY THE GOVERNING AGENCY.
A N S A S A W A S Y I 96.0 Yy , . 1 , O GO G AGENC CADD QUALIFICATION
' ’ . . ' c. ‘ . 5. IN ACCORDANCE WITH GENERALLY ACCEPTED CONSTRUCTION PRACTICES, THE CONTRACTOR CADD files prepared by the Consgltant for‘ this project are
. b WILL BE SOLELY AND COMPLETELY RESPONSIBLE FOR CONDITIONS ON THE JOB SITE, INCLUDING e s o e s,
| ¢ SAFETY OF ALL PERSONS AND PROPERTY DURING THE PERFORMANCE OF THE WORK. THIS on athr projects, for adiions o this project, or for completon
oS : o REQUIREMENT WILL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS. Consltant. With the. Consutants. approval, others. may. be
g ". | Y . permitted to obtain copies of the CADD drawing files for
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CALL BEFORE YOU DIG!
Gopher State One Call
{ﬂ’ TWIN CITY AREA: 651-454-0002
A1y ) TOLL FREE: 1-800-252-1166
WARNING: =
NOTE: THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL

EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN

EXISTI N G CON D ITION S I N FO RMATIO N MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.
SHOWN IS F ROM AN ALTA/NSPS LAN D THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT 0 30 60
TITLE SURVEY PREPARED BY CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURFS BEFORE
SATHRE-BERGQUEST, DATED 03/19/2026.

DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN DAMAGED
DURING CONSTRUCTION AT NO COST TO THE OWNER. SCALE IN FEET
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SWPPP NOTES I ———————————————————————————=, CONSTRUCTION STORMWATER SPECIAL WATERS SEARCH MAP I,

1. THE NATURE OF THIS PROJECT WILL CONSIST OF CONSTRUCTING A PROPOSED BUILDING ADDITION, 12. ALL STORM DRAINS AND INLETS MUST BE PROTECTED UNTIL ALL SOURCES OF POTENTIAL DISCHARGE ; ; : :
SURFACE PAVEMENTS, UTILITIES, AND UNDERGROUND STORMWATER MANAGEMENT SYSTEMS. ARE STABILIZED. m || Construction Stormwater Special Waters Search  Minnesota Pollution Control Agency
P
2. THE INTENDED SEQUENCING OF MAJOR CONSTRUCTION ACTIVITIES ARE AS FOLLOWS: ‘ =1y, I Q, fand #
13. SOIL COMPACTION SHALL BE MINIMIZED DURING CONSTRUCTION. __. _ 5 |
A.  INSTALL VEHICLE TRACKING BMP H b LY 1 e = FARMSITE
B.  INSTALL INLET PROTECTION 14. TEMPORARY SOIL STOCKPILES MUST HAVE EFFECTIVE SEDIMENT CONTROL AND CAN NOT BE PLACED IN e e ‘West Sanah
SURFACE WATERS OR STORM WATER CONVEYANCE SYSTEMS. TEMPORARY STOCKPILES WITHOUT n :
C.  INSTALL SILT FENCE AROUND SITE _
SIGNIFICANT AMOUNT OF SILT, CLAY, OR ORGANIC COMPOUNDS ARE EXEMPT EX: CLEAN AGGREGATE e R
D. CLEAR AND GRUB SITE STOCK PILES, DEMOLITION CONCRETE STOCKPILES, SAND STOCKPILES. = [\ g
E.  STRIP AND STOCKPILE TOPSOIL
F.. REMOVE PAVEMENTS AND UTILITIES 15. SEDIMENT CONTROL PRACTICES SHALL BE INSTALLED ON ALL DOWNGRADIENT PERIMETERS AND
G. ROUGH GRADE SITE UPGRADIENT OF ANY BUFFER ZONES. N G
H.  IMPORT CLEAN FILL FOR REPLACEMENT AND BALANCE _East Sarah
. INSTALL UTILITIES 16. SEDIMENT LADEN WATER MUST BE DISCHARGED TO A SEDIMENTATION BASIN WHENEVER POSSIBLE. IF 5 N
). INSTALL BUILDING FOUNDATIONS NOT POSSIBLE, IT MUST BE TREATED WITH THE APPROPRIATE BMP’S. 5 i
K.  INSTALL CURB AND GUTTER
L INSTALL PAVEMENTS AND WALKS 17. SOLID WASTE MUST BE DISPOSED OF PROPERLY AND MUST COMPLY WITH MPCA DISPOSAL -
M.  FINAL GRADE SITE REQUIREMENTS.
N.  REMOVE ACCUMULATED SEDIMENT FROM STORMWATER SYSTEMS 18, NO VEHICLE WASHING ALLOWED ON SITE = \ _ Miaiy = PROJECT SITE 1
" Caunty Road 11 County i
O.  SEED AND MULCH ' ‘ e |
P.  WHEN ALL CONSTRUCTION ACTIVITY IS COMPLETE AND THE SITE IS STABILIZED, REMOVE SILT School
FENCE, INLET PROTECTION, AND RESEED ANY AREAS DISTURBED BY THE REMOVAL, 19. NO ENGINE DEGREASING IS ALLOWED ON SITE. S g
- ; S =
alano High's gl E % =
3 SITE DATA: 20. THE OWNER IS RESPONSIBLE FOR COMPLIANCE WITH ALL TERMS AND CONDITIONS OF THE PERMIT. THE school e
DISTURBED AREA. 1 A OPERATOR IS RESPONSIBLE FOR COMPLIANCE WITH SECTIONS 3, 4, 6-22, 24 AND APPLICABLE : . 0 B
: 0.00 AC REQUIREMENTS FOR CONSTRUCTION ACTIVITY IN SECTION 23. Eimn Ave E " i T 1 | O U ( KS
PRE-CONSTRUCTION IMPERVIOUS AREA: 0.21 AC 2 . 5 L
POST-CONSTRUCTION IMPERVIOUS AREA: - 6.97 AC 21. TERMINATION OF COVERAGE-PERMITTEE(S) WISHING TO TERMINATE COVERAGE MUST SUBMIT A NOTICE " 5 i
OF TERMINATION (NOT) TO THE MPCA. ALL PERMITTEE(S) MUST SUBMIT A NOT WITHIN 30 DAYS AFTER 1014 R W CIVIL ENGINEERING
GENERAL SOIL TYPE: "D" SOILS BASED ON FIGURE 2-7: HYDROLOGIC SOIL GROUP MAP FOUND THE FOLLOWING CONDITIONS HAVE BEEN MET: LAND SURVEYING
IN THE CITY OF INDEPENDENCE WATERSHED MANAGEMENT PLAN o =  Robina LANDSCAPE ARCHITECTURE
HYDROLOGY INFORMATION: SEE HYDROLOGY REPORT PREPARED BY LOUCKS A.  PERMIT TERMINATION CONDITIONS, PER NPDES PERMIT SECTION 13.1 HAVE BEEN ACHIEVED ON b i
ALL PORTIONS OF THE SITE FOR WHICH THE PERMITTEE IS RESPONSIBLE. ' , ,
0 2 i 12755 Highway 55, Suite R100
4. EROSION AND SEDIMENT CONTROLS WERE DESIGNED TO EFFECTIVELY CONTROL STORMWATER RUNOFF AA. - PERMANENT UNIFORM PERENNIAL VEGETATIVE COVER MUST BE ESTABLISHED AT 70% = Plymouth 55441
WITHIN THE PROJECT AREAS. EROSION AND SEDIMENT CONTROL HAVE BEEN PROPOSED TO MINIMIZE DENSITY OF ITS EXPECTED FINAL GROWTH. < : 763.424.5505
CHANNEL EROSION AND SCOUR IN THE IMMEDIATE VICINITY OF DISCHARGE POINTS. FACTORS THAT A.B. THE PERMANENT STORMWATER TREATMENT SYSTEM IS CONSTRUCTED, MEETS ALL gt z = = g www.loucksinc.com
WERE CONSIDERED INCLUDE PROPOSED IMPERVIOUS AREAS, SLOPE OF IMPERVIOUS SURFACES, REQUIREMENTS, AND IS OPERATING AS DESIGNED. 2 ]
STORMWATER INFRASTRUCTURE DISCHARGE POINTS, AND ANNUAL AVERAGE PRECIPITATION DATA FOR AC.  ALL TEMPORARY SYNTHETIC EROSION PREVENTION AND SEDIMENT CONTROL BMPS MUST BE o O 3
THE PROJECT AREA. _
REMOVED. 52
A.D.  CLEAN OUT SEDIMENT FROM CONVEYANCE SYSTEMS AND PERMANENT STORMWATER 5
5. HENNEPIN COUNTY RECEIVES AN AVERAGE OF 32 INCHES OF PRECIPITATION PER YEAR. THE FOLLOWING TREATMENT SYSTEMS (RETURN TO DESIGN CAPACITY).
COUNTY 24-HOUR STORM EVENTS ARE BASED ON ATLAS 14 RAINFALL DATA: -
2-YR 2.86 INCHES 23. INSPECTIONS
10-YR 4.24 INCHES A.  INITIAL INSPECTION FOLLOWING SILT FENCE INSTALLATION BY CITY REPRESENTATIVE IS
100-YR 7.20 INCHES REQUIRED.
B.  EXPOSED SOIL AREAS: ONCE EVERY 7 DAYS AND WITHIN 24 HOURS FOLLOWING A 0.5" OVER 24
6. SEE "EXHIBIT: PROPOSED DRAINAGE AREAS" FOR SITE MAP WITH DRAINAGE AREA BOUNDARIES. HOUR RAIN EVENT.
C.  STABILIZED AREAS: ONCE EVERY 30 DAYS
7. THE LOCATION OF AREAS NOT TO BE DISTURBED MUST BE IDENTIFIED WITH FLAGS, STAKES, SIGNS, SILT D. FROZEN GROUND: AS SOON AS RUNOFF OCCURS OR PRIOR TO RESUMING
FENCE, ETC. BEFORE CONSTRUCTION BEGINS. CONSTRUCTION. NOTES:
1. PLACE BOTTOM EDGE OF WIRE FENCE INTO 6 IN DEEP TRENCH.
E.  INSPECTION AND MAINTENANCE RECORDS MUST BE RETAINED FOR 3 YEARS AFTER FILING OF THE 2. POSTS SHALL BE:
NOTICE OF TERMINATION AND MUST INCLUDE: DATE AND TIME OF ACTION, NAME OF PERSON(S NOTES: . 6 FT MAX. SPACING.
! AND BACKFILL IMMEDIATELY. . 5'MIN. LENGTH POSTS, DRIVEN 2 FT INTO THE GROUND.
ACTION, DATE AND AMOUNT OF RAINFALL EVENTS GREATER THAN 0.5 INCHES IN A 24 HOUR 2. POSTS SHALL BE: 3. ATTACH WIRE FENCE TO STEEL POSTS WITH NO. 9 GA. ALUMINUM WIRE OR NO. 9
9. GROUNDWATER & DEWATERING PERIOD. . 6 FT MAX. SPACING. GALVANIZED STEEL PRE-FORMED CLIPS.
A. FOLLOW LOCAL, STATE, AND FEDERAL REGULATIONS FOR GROUNDWATER PUMPING AND F. OBSERVE ANY DISCHARGE OCCURRING ONSITE AND DOCUMENT CORRECTIVE ACTIONS TAKEN. . 2 IN X 2IN HARDWOOD, OR STANDARD STEEL T-TYPE 4.  ATTACH FABRIC TO WIRE FENCING WITH WIRE OR ZIP TIES. A MIN. OF 3 ZIP TIES
OBTAIN ALL NECESSARY PERMITS. A WATER USE PERMIT FROM THE DNR IS REQUIRED WHEN DISCHARGE SHOULD BE DESCRIBED AND PHOTOGRAPHED. 5 M LENGYH POSTS. DRIVEN 2 FT INTO THE g PERPOST EXTEND BOTTOM OF FABRIC INTO TRENCH.
WITHDRAWING MORE THAN 10,000 GALLONS OF WATER PER DAY OR 1 MILLION GALLONS PER GROUND. & STRAW. WOOD CHIP, COMPOST OR ROCK LOGS PER MNDOT SPECS 3890, 3897.
YEAR. 3. ATTACH FABRIC TO WOOD POST WITH A MIN. OF 5, 1
B.  DISPERSE DISCHARGE USING APPROPRIATE ENERGY DISSIPATION MEASURES. 24 MINIMUM MAINTENANCE INCH LONG STAPLES. N

4. ATTACH FABRIC TO STEEL POST WITH A MIN. OF 3 ZIP
TIES IN TOP 8 INCHES OF FABRIC.

A.  ALL NONFUNCTIONAL BMPS MUST BE REPAIRED, REPLACED, OR SUPPLEMENTED WITH HARD SURFACE PUBLIC ROAD

. BMPS SHALL BE USED TO PREVENT TURBID OR SEDIMENT LADEN WATERS FROM LEAVING SITE. FUNCTIONAL BMPS BY THE END OF THE NEXT BUSINESS DAY AFTER DISCOVERY OR AS SOON AS
D.  DEWATERING SHALL NOT CAUSE NUISANCE CONDITIONS INCLUDING BUT NOT LIMITED TO FIELD CONDITIONS ALLOW.

E/GSI'SI_I/(\)SD%BI'EFA?%/SLIJNSE-I—SHSEGII\I/%”I\/F\FC[)/\IQ-I'}EAV[;%/IEIQ';EYII(\)AIE/E)CI%CSHF/?)R'?HEEP\(/)VISFTLSA(N)[R) INUNDATION OF B. REPAIR, REPLACE, OR SUPPLEMENT ALL PERIMETER CONTROL DEVICES WHEN THEY BECOME
) NONFUNCTIONAL OR THE SEDIMENT REACHES 3 THE HEIGHT OF THE DEVICE.

C. SEDIMENT BASINS DRAINED AND SEDIMENT REMOVED WHEN REACHES 1/2 STORAGE VOLUME.
10. ALL DISTURBED GROUND LEFT INACTIVE FOR SEVEN (7) OR MORE DAYS SHALL BE STABILIZED BY

SEEDING OR SODDING (ONLY AVAILABLE PRIOR TO SEPTEMBER 15) OR BY MULCHING OR COVERING OR D. SEDIMENT REMOVED FROM SURFACE WATERS WITHIN (7)SEVEN CALENDAR DAYS OF DISCOVERY.
OTHER EQUIVALENT CONTROL MEASURE. E.  CONSTRUCTION SITE EXITS INSPECTED, TRACKED SEDIMENT REMOVED WITHIN (1)ONE CALENDAR

DAY.

F. PROVIDE COPIES OF EROSION INSPECTION RESULTS TO CITY ENGINEER FOR ALL EVENTS GREATER
THAN 5" IN 24 HOURS.

CADD QUALIFICATION

CADD files prepared by the Consultant for this project are
instruments of the Consultant professional services for use solely
with respect to this project. These CADD files shall not be used
on other projects, for additions to this project, or for completion
of this project by others without written approval by the
Consultant. With the Consultant's approval, others may be
permitted to obtain copies of the CADD drawing files for
information and reference only. All intentional or unintentional
revisions, additions, or deletions to these CADD files shall be
made at the full risk of that party making such revisions, additions
or deletions and that party shall hold harmless and indemnify the
Consultant from any & all responsibilities, claims, and liabilities.

GEOTEXTILE FABRIC
PER MNDOT 3886 STRAW OR WOOD FIBER 9"
OR 12" DIA. SEDIMENT 2" X 2" X 18" LONG WOODEN

LOG ROLL ENCLOSED IN STAKES AT 2'-0" SPACING. DRIVE
POLYPROPYLENE NETTING THROUGH NETTING, NOT

PENETRATING FIBER LOG.

GEOTEXTILE
FABRIC PER
MNDOT 3886

Flow _

11. ON SLOPES 3:1 OR GREATER MAINTAIN SHEET FLOW AND MINIMIZE RILLS AND/OR GULLIES, SLOPE
LENGTHS CAN NOT BE GREATER THAN 75 FEET.

~ —
T TRENCH IF LOOSE SOILS—/ SUBMITTAL/REVISIONS
25. THE SWPPP, INCLUDING ALL CHANGES TO IT, AND INSPECTIONS AND MAINTENANCE RECORDS MUST BE el f 6" )
KEPT AT THE SITE DURING CONSTRUCTION ACTIVITY BY THE PERMITTEE(S) WHO HAVE OPERATIONAL - 6" MINIMUM 04/24/2026 PERMIT SET
CONTROL OF THE SITE.
ENDS SECURELY CLOSED TO PREVENT
LOSS OF OPEN GRADED AGGREGATE 2' MINIMUM
UNIVERSITY OF MINNESOTA 26. OWNER MUST KEEP RECORDS OF ALL PERMITS REQUIRED FOR THE PROJECT, THE SWPPP, ALL FILL. SECURED WITH 50 PSI. ZIP TIE
INSPECTIONS AND MAINTENANCE, PERMANENT OPERATION AND MAINTENANCE AGREEMENTS, AND
REQUIRED CALCULATIONS FOR TEMPORARY AND PERMANENT STORM WATER MANAGEMENT SYSTEMS. NOTES: 1" TO 2" WASHED ROCK
THESE RECORDS MUST BE RETAINED FOR THREE YEARS AFTER FILING NPDES NOTICE OF TERMINATION. SEE SPECS. 2573, 3137, 3890 & 3897.
Samue l R_ Tre be SCh MANUFACTURED ALTERNATIVES LISTED ON Mn/DOT'S APPROVED
PRODUCTS LIST MAY BE SUBSTITUTED.
27. SWPPP MUST BE AMENDED WHEN: @ GEOTEXTILE SOCK BETWEEN 4-10 FEET LONG AND 4-6 INCH NOTES:
DIAMETER. SEAM TO BE JOINED BY TWO ROWS OF STITCHING T ROC| " "
- . 7 A.  THERE IS A CHANGE IN DESIGN, OPERATION, MAINTENANCE, WEATHER OR SEASONAL WITH A PLASTIC MESH BACKING OR PROVIDE A HEAT BONDED 1. EOA_CZKCS(')ZUERSS'E%LC?RBEE;T;?VZV Ag’f_égf SUCH AS MI/DOT CA-T OR
Design of Construction SWPPP (May 31 2027) CONDITIONS THAT HAS A SIGNIFICANT EFFECT ON DISCHARGE SEAM (OR APPROVED EQUIVALENT). FILL ROCK LOG WITH 2. A GEOTEXTILE FABRIC MAY BE USED UNDER THE ROCK TO PREVENT
B.  INSPECTIONS INDICATE THAT THE SWPPP IS NOT EFFECTIVE AND DISCHARGE IS EXCEEDING R S o Amer e o S D AMING MIGRATION OF THE UNDERLYING SOIL INTO THE STONE.
WATER QUALITY STANDARDS. TO SPEC. 3137 TABLE 3137-1; CA-3 GRADATION.
C.  THE BMP’S IN THE SWPPP ARE NOT CONTROLLING POLLUTANTS IN DISCHARGES OR IS NOT
CONSISTENT WITH THE TERMS AND CONDITIONS OF THE PERMIT. LOUCKS PLATE NO. LOUCKS PLATE NO. LOUCKS PLATE NO.
u m BIO-ROLL OR m ROCK ENTRANCE TO
LOuUCKS SILT FENCE 3000 LOuCKS 3002 LOuUCKS 3004
= m= ROCK LOG m= CONSTRUCTION SITE
28. CONCRETE WASHOUT AREA DRAWN 2/2016 DRAWN 11/2016 DRAWN 2/2016
A.  THE WASHOUT AND CLEANOUT OF STUCCO, PAINT, CONCRETE, FORM RELEASE OILS, CURING
COMPOUNDS, AND OTHER CONSTRUCTION MATERIALS SHALL BE PROPERLY CONTAINED AND
DISPOSED OF. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING AND USING
SITE VICINITY MAP APPROVED METHODS OF CONTAINMENT SUCH AS PRE-FABRICATED WASHOUT CONTAINERS,
CONCRETE WASHOUT TOTE, READY MIX TRUCKS WITH SELF-CONTAINED CHUTE CLEANOUT, ETC. PROFESSIONAL SIGNATURE
0y L= .:”.':"”':[: ‘- B. ALL SPILLS SHALL BE CLEANED UP IMMEDIATELY. & | hereby certify that this plan, specification oﬁc:rt was
a i h‘é prepared by me or under my direct su nynd that
£ ﬂu = B ; | & | am a duly Licensed' Profession &@mder the
29. IN THE EVENT OF ENCOUNTERING A WELL OR SPRING DURING CONSTRUCTION CONTRACTOR TO CEASE g = 2 i3l jaws of the state °fM'”“e$°t\
) PRO] ECT SI_TE i CONSTRUCTION ACTIVITY AND NOTIFY ENGINEER. = 2z ¥ EE| 2|y
o i ¥ [u1] soriasse Favn ) o} I = ¢ i E = :; 3._:% ! g&& > Trebesch - PE
O 3 a 5 @ 28 = . Licens 56088
: 30. PIPE OUTLETS MUST BE PROVIDED WITH TEMPORARY OR PERMANENT ENERGY DISSIPATION WITHIN 24 E EZ g afl gy 2 Da
Y HOURS AFTER CONNECTION TO A SURFACE WATER. 5z ©& & 4 EE[ 5[ n
S EE o & =) 2 QUALITY CONTROL
g .F 5 g5 22| 8T
: 31. FINAL STABILIZATION g 2 2= EE Hg Tl % Loucks Project No. 260220.00
3 » - c =5 @ =t I :
: o : FINAL STABILIZATION REQUIRES THAT ALL SOIL DISTURBING ACTIVITIES HAVE BEEN COMPLETED AND ENDS SECURELY CLOSED TO PREVENT = £ gs S8 22| E| 2 Project Lead SRT
& £ T > L= I~ T u = =
B THAT DISTURBED AREAS ARE STABILIZED BY A UNIFORM PERENNIAL VEGETATIVE COVER WITH 70% OF LOSS OF OPEN GRADED AGGREGATE 2 2 By iaa bt il - Drawn By LAH
\ Bl vanes €y THE EXPECTED FINAL DENSITY, AND THAT ALL PERMANENT PAVEMENTS HAVE BEEN INSTALLED. ALL FILL. SECURED WITH 50 PSI. ZIP TIE E 5 gt g g " - Checked By SRT
I8 i cocvars © TEMPORARY BMP’S SHALL BE REMOVED, DITCHES STABILIZED, AND SEDIMENT SHALL BE REMOVED 8 4 I B5% =4 E Review Date 04/23/2026
FROM PERMANENT CONVEYANCES AND SEDIMENTATION BASINS IN ORDER TO RETURN THE POND TO N BUTT JOINTS 5 £ Lt S5 k5 - STEEHNBER
wwrn $22002029= WU | ¢l DESIGN CAPACITY. 'iﬁiil‘:iiﬁf.‘i‘,;l POINT "A’ T £ §% 5%°8 cE oc:iids
i | - 2 T NE ~5 = 52 == C1-1 EX. COND. & DEMO PLAN
1 POINT "B B & €7 coc S8 ;
| Bty g K : - 32. RESPONSIBILITIES STRAW OR WOOD FIBER 9" = E =3 25 moE f C2-1 SITE PLAN
(: L e T - OR 12" DIA. SEDIMENT g = % £ 55 2 - B i C3-1 GRADING PLAN
=g 1 ° — e A.  THE OWNER MUST IDENTIFY A PERSON WHO WILL OVERSEE THE SWPPP IMPLEMENTATION AND LOG ROLL ENCLOSED IN 5 & Zu €855 Tt c3.0 SWPPP
a i ! . POLYPROPYLENE NETTING T 2 g-= EM o 2 5
o o~ THE PERSON RESPONSIBLE FOR INSPECTION AND MAINTENANCE: 8 3 9 £ iis 5% T C33 SWPPP NOTES
} N, . iakagad CONTACT: XXX *; HE_ ‘;a ;‘ _'U; ",1":-, E E E E)ﬁ $is g C4-1 UTILITY PLAN
COMPANY: XXX I & & _55% EEEE ;& ¢ & 2t C8-1 CIVIL DETAILS
= B EBg £TE£3 IR % &
PHONE: XXX 2" X 2" X 18" LONG WOODEN ROCK LOG/COMPOST LOG L § &5 Bio o ok = =3 "; 13
STAKES AT 2'-0" SPACING. DRIVE = 3 B =SgkGE « B|8|8|8 2 3t
THROUGH NETTING, NOT T E =4 FgZ: = L, = e uf
PENETRATING FIBER LOG. - 2 : g g = : 5 E B . c 5”5
= = » 5 al= B £z
B.  THE OWNER MUST IDENTIFY THE A PERSON WHO WILL BE RESPONSIBLE FOR LONG TERM 2 5 Ba E £E9E . g 3| 2 § 2 § S I
OPERATIONS AND MAINTENANCE OF THE PERMANENT STORMWATER MANAGEMENT SYSTEM: NOTES: O g =P wmeoa IE5elkkE g
) SEE SPECS. 2573, 3137, 3890 & 3897. = S £32 285 s 2
CONTACT: XXX MANUFACTURED ALTERNATIVES LISTED ON Mn/DOT'S APPROVED PRODUCTS 2 & 28 Br.% is
COMPANY: XXX LIST MAY BE SUBSTITUTED. ™ =~ b3 of@s iz
@ GEOTEXTILE SOCK BETWEEN 4-10 FEET LONG AND 4-6 INCH DIAMETER. o o E ) = 2 =z § E
PHONE: XXX SEAM TO BE JOINED BY TWO ROWS OF STITCHING WITH A PLASTIC MESH i G 5 = T ﬁ 2 § &
BACKING OR PROVIDE A HEAT BONDED SEAM (OR APPROVED = st ] ? 2 "": H] g =
_/ Nt EQUIVALENT). FILL ROCK LOG WITH OPEN GRADED AGGREGATE L E = ﬁ Z o g 2 o __E
33. THE WATERSHED DISTRICT OR THE CITY MAY HAVE REQUIREMENTS FOR INSPECTIONS OR AS-BUILT TRENCH IF LOOSE SOILS CONSISTING OF SOUND DURABLE PARTICLES OF COARSE AGGREGATE 3 ¢ 55 LEFT g &
DRAWINGS VERIFYING PROPER CONSTRUCTION OF THE BMPS. CONFORMING TO SPEC. 3137 TABLE 3137-1; CA-3 GRADATION. P E BE %%:a3 ¥
@8 & £. S 5vsz L -
3 4 =& RSceX S @
' L SEa" g @
34. EROSION CONTROL DEVICES CANNOT BE REMOVED UNTIL THE WATERSHED DISTRICT HAS DETERMINED ,E'SILET "A" (BOTTOM OF BIOROLL AT END) MUST BE HIGHER 'f, % BF 9% g¢ a-‘—; B
THE SITE HAS BEEN PERMANENTLY RESTABILIZED AND SHALL BE REMOVED WITHIN 30 DAYS THEREAFTER. THAN POINT "B" (TOP OF BIOROLL IN MIDDLE) TO ENSURE THAT o &g g E 5 ®ZeEh e i E =
WATER FLOWS OVER THE DIKE AND NOT AROUND THE ENDS. w 3¢ % s 5 8% E = ob
& c a £E =E &g = k]
LOUCKS PLATE NO. LOUCKS PLATE NO. H -é _E E E 2 g g gp e ;
u 3007 u INLET PROTECTION - 3014 = 3 2 E < § |
== LOUCKS BIOROLL DITCH CHECK == LOUCKS ROCK/COMPOST LOG B I ta8iaeul ;
DRAWN 2/2016 DRAWN 2/2016

SWPPP NOTES
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APPROXIMATE LOCATION OF 6"X6" TEE NYLOPLAST 3 LEGEND I
_ NYLOPLAST 2 15"X6" TEE
(SBE\F()T(')EJEE/S\)TMENT MOUND INV=1026.62 :Q[\ll[\\//\f11%22{;%77 W RIM=1029.21 INV=1 024'45_‘ EXISTING PROPOSED
40 LF 6" _ INV:1025 o (12 E INV=1024.70 (12") W 192 LE 15" NO CATCH BASIN .-
ROOF DOWNSPOUT CONNECTION PVC @ 2.21% - : INV=1024.70 (15") E HDPE @ 0.50% FES 1 W/ RIPRAP 3) STORM MANHOLE @
INV=1027.50 (6") \ 130 LF 12" INV=1023.50 < FLARED END SECTION [ - |
HDPE @ 0.90% \ S) SANITARY MANHOLE ®
/ <~ HYDRANT 4
APPROXIMATE WELL LOCATION > GATE VALVE M FARMSITE
(BY OTHERS) . > > P)— M POST INDICATOR VALVE o
APPROXIMATE WATER SERVICE LOCATION N 51 LE 15" M » - — — ) > I WATER MANHOLE / WELL @®
(BY OTHERS) _ / HDPE @ 0.50% P 6 CLEANOUT LIGHT POLE X
PVC @ 14.86% PVC@2.21% PVC @ 12.51% ) (SEE DETAIL) &) ELECTRIC METER
4 4 4 4 — i | , ® GAS METER
ROOF DOWNSPOUT CONNECTION ROOF DOWNSPOUT CONNECTION — 93 LF 21" ' TELEPHONE PEDESTAL
INV=1027.50 (6") INV=1027.50 (6") CBMH 11 PVC @ 0.50% FILTRATION Y SIGN o~
TRENCH DRAIN 13 RIM=1030.40 BASIN 1P
250 LF ROOF DOWNSPOUT CONNECTION SUMP=1021.06 NWL=DRY FES 12 W/ RIPRAP BENCHMARK
RIM=1031.97 PROPOSED INV=1027.501(6 INV=1024.06 (21") SW HWL=1029.4 INV=1023.60 SOIL BORING o-
INV(W)=1029.97 BUILDING 1 STMH 14 INV=1024.06 (21") E PARKING STALL COUNT
INV(E)=1028.71 FFE=1032.50 RIM=1032.11 ) >) » ACCESSIBLE PARKING STALL
OUTLET(E)=1025.53 (COORDINATE W/ INV=1024.93 (18" S 3TLF6" >> STORM SEWER — e
H OUTLET(W)=1026.16 ARCHITECTURAL) INV=1024.93 (10") W PVC @ 5.52% \ 162 LF 6" DRAINTILE o1 DRAINTILE P
_— (SEE DETAIL) ) INV=1024.93 (21" E (SEE DETAIL) —
7 ROOF DOWNSPOUT CONNECTION 6LF 10" _ 44 LF 21" \ \ ’ SANITARY SEWER
INV=1027.50 (10") PVC @ 2.00% LOX10"WYE 77 LF 10" PVC @ 0.60% FORCEMAIN —_——
14 LF 10" ) [ INV=1025.81 [ PVC@1.14% 97 LF 21" \ \ INV=1023.50 —— WATERMAIN —_—
o T 112 LF 10 = : PVC @ 0.50% SANITARY SEWER SERVICE ~ —p—p—
PVC @ 1.14% ~ / PVC @ 1.14% WATER SERVICE —_—
. [ _— STMH 12 \
O 45° BEND <] —— RIM=1031.75 ELC UNDERGROUND ELECTRIC ELE []
INV=1027.34 = 10°X6" WYE '
- =1027. S INV=1027.08 INV= 1024.54 (21") W Fo UNDERGROUND FIBER OPTIC Fo B
i O 14 LF 10" l\ INV=1025.79 (6") SE é GAS UNDERGROUND GAS —GAS———
O PVC@1.14% » » » L45° BENDD'P » » INV=1025.79 (6") NW TEL UNDERGROUND TELEPHONE TEL
/ 45 BEND 21"%8" TEE INV=1024.54 (21") NE 65 LF 12" h 4 oHU OVERHEAD UTILITY oH CIVIL ENGINEERING
/ O 45° BEND_/ IIIIIIIIIIIIIIIIIIIIIIIIIII g/ IIIIIIII NN INV=1 02466 . PVC @ 0.00% _\.‘ —X X— FENCE e Y s i s LAND SURVEYING
/ i INV=1027.18 60 LF 6" CHAIN LINK FENCE —_ : LANDSCAPE ARCHITECTURE
APPROXIMATE LOCATION OF T s 11 LFE 10" / 45 LF 18" PVC @ 2.52% -
PROPOSED BUILDING SEWER 9 LF 10" y'oe PVC @ 2.00% PVC @ 0.60% = INV=1025.53< CONCRETE CURB =S . .
(BY OTHERS) PVC @ 1.14% ~— 2 26LF6" : ROOF DOWNSPOUT CONNECTION CSooooo0 RETAINING WALL I 12755 Highway 55, Suite R100
| 26LF6" PVC @ 1.76% NV=1076.16 10°X10" WYE INV=1027.30 (6") 4 CONCRETE T Plymouth 55441
| | PVC @ 1.76% ' 45° BEND |NV=1025.93\ 20 LF 21" A O PARKING 63,424 5505
COORDINATED GRADING — o \ INV=1027.82 > > PVC @ 0.60% www.loucksinc.com
AND CULVERT PLACEMENT | 45 BEND_/ = < BUILDING
WITH EXISTING DITCH GRADES INV=1027.54 — ROOF DOWNSPOUT CONNECTION - \ \_ 15 LF 8" . /‘< I 6" CLEANOUT — —9%p__ _— CONTOUR 70 \
| INV=1028.00 (10") PVC @ 5.64% U INV=1021.50 SPOT ELEVATION %9725
FES 21 INV=1023.50 (SEE DETAIL) 1.0%
Nv=1025.70 2 l DIRECTION OF FLOW -~
=0 ROOF DOWNSPOUT CONNECTION | \ TREE LINE AW
—_— n H
— \( INV=1028.00 (6") INV=1026.22 7 V| PARKING SETBACK LINE SBl-
7 LF 10" . / ' BSBL BUILDING SETBACK LINE ~ ——8sBt:
PVC @ 2.59% 7 LF10 1 ROOF DOWNSPOUT CONNECTION F'I'B‘;gl‘:‘ﬂg"
l ' PVC @ 4.10% \ INV=1027.30 (6"
\ \ ’ D o (6" NWL=DRY UTILITY PLAN NOTES | —
{ T 28 LF 10" / HWL=1029.48
~—— APPROXIMATE 0 i v 1. ALL STORM SEWER, SANITARY SEWER AND WATERMAIN UTILITIES SHALL BE FURNISHED AND
PVC @ 2.59% 40 LF 6" I
¥ WATER SERVICE 73 LF 10" I . INSTALLED PER THE REQUIREMENTS OF THE SPECIFICATIONS, THE MINNESOTA PLUMBING CODE,
y LOCATION PVC @ 2.59% | 18"X10" TEE / PVC @ 5.27% THE LOCAL GOVERNING UNIT, AND THE STANDARD UTILITIES SPECIFICATION OF THE CITY
N 77 LF 21 ] (BY OTHERS) INV=1025.19 ' 18"X6" TEE ENGINEERS ASSOCIATION OF MINNESOTA (CEAM), CURRENT EDITION.
o) CMP @ 0.78% | =1020. _ INV=1025.22
: F ROOF DOWNSPOUT CONNECTION 5LF 18" 1 ” < ¥ INV=1025.00 2. ALL UTILITY PIPE BEDDING SHALL BE COMPACTED SAND OR FINE GRANULAR MATERIAL. ALL
@) INV=1028.00 (6") PROPOSED PVC @ 0.60% i /_ COMPACTION SHALL BE PERFORMED PER THE REQUIREMENTS OF THE CEAM SPECIFICATION AND
Z. I BUILDING 2 , 18"X10" WYE — THE GEOTECHNICAL REPORT.
. FFE=1033.00 ' — INV=1025.85
T i (COORDINATE W/ // ) 3. CONTRACTOR TO ENSURE THAT MECHANICAL JOINTS COMPLY WITH ASTM C1173 OR ASTM C1461
: ARCHITECTURAL) I 25LF 10 AND THE MECHANICAL JOINT TYPE IS INTENDED FOR THE SPECIFIC TRANSITION PER MINNESOTA
£ PVC @ 2.40%
< 1 “U% PLUMBING CODE (SECTION 705.10 JOINTS BETWEEN VARIOUS MATERIALS).
7 i PROPOSED
. 4 BUILDING 3 267 LF 6 DRAINTILE 4. ALL SITE UTILITY SERVICES SHALL TERMINATE 5" FROM THE EXTERIOR BUILDING WALL UNLESS
O : FFE=1032.30 (SEE DETAIL) OTHERWISE NOTED. THE SITE UTILITY CONTRACTOR SHALL COORDINATE WITH THE GENERAL
: 104LF18" 4] 1 y < (COORDINATE W/ CONTRACTOR, MECHANICAL CONTRACTOR AND MECHANICAL ENGINEER TO DETERMINE THE
T FES 20 PVC @ 0.60% I RESPONSIBILITY OF BRINGING THE SERVICE(S) INTO THE BUILDING, INSPECTIONS AND TESTING PER
INV=1025.10 60% ARCHITECTURAL)
=1025. I | \ APPLICABLE GOVERNING AGENCIES.
162 LF 6" INV=1026.83 I L 18"X8" REDUCER
4 PVC @ 4.959% I . 4 5. ALL NEW WATERMAIN AND SERVICES MUST HAVE A MINIMUM OF 8.0 FEET OF COVER. EXTRA
| oo 16LF10 4| - ) DEPTH MAY BE REQUIRED TO MAINTAIN A MINIMUM 18" VERTICAL SEPARATION TO SANITARY OR CADD QUALIFICATION
COORDINATED GRADING v PVC @ 2.40% i 2 ,} 134LF12° STORM SEWER LINES. THE CONTRACTOR SHALL FIELD ADJUST WATERMAIN TO AVOID CONFLICTS CADD fles prepared by the Consaltant for the project are
AND CULVERT PLACEMENT 45° BEND ] I HDPE @ 0.00% WITH SANITARY SEWER, STORM SEWER, AND SERVICES AS REQUIRED. INSULATION OF WATERMAIN rszuments of the Consitant prfossional secesfo use solly
WITH EXISTING DITCH GRADES N 45_/ | - AND SANITARY SEWER LINES SHALL BE PROVIDED WHERE 8.0 FEET MINIMUM DEPTH CAN NOT BE on other projects, for additions to this project, or for completion
‘ | i ? ATTAINED. et it e Consotanes. aprosl ihere oy e
" ) Permitte_d to obtain copies of the_ CADD drawing ﬁ\es_ for
> 4 TRENCH DR’;L’; 1? i ¥ ﬁ 6. PER MINNESOTA DEPARTMENT OF LABOR & INDUSTRY REQUIREMENTS, A MINIMUM OF 18 INCHES O e o oy e o
RIM=1031.43 I ” < RN OF VERTICAL SEPARATION AND 10 FEET OF HORIZONTAL SEPARATION IS REQUIRED FROM made a the ik of that party making such revisions,acions
INV(S)=1029.43 I N\ 117 LF 8" WATERMAIN TO ANY MANHOLE, SEPTIC SYSTEM, CATCH BASIN, SEWER PIPE, OR OTHER SOURCE OF Consultant from any & el esponsbiltios, clams, and liabilties.
beee 1 PVC @ 0.60% CONTAMINATION, MEASURED FROM THE OUTER EDGE OF THE PIPE TO THE OUTER EDGE OF THE
INV(N)=1028.22 - CONTAMINATION SOURCE UNLESS OTHERWISE SHOWN. SUBMITTAL/REVISIONS
OUTLET(N)=1026.22
> 2 OUTLET(S)=1026.83 | FXEWIE f * INV=1025.00 7. ALL STORM SEWER DOWNSPOUT COLLECTION PIPES AND WYES SHALL BE PVC (SCHEDULE 40). 04/24/2026 PERMIT SET
(SEE DETAIL) 15 LF & I INV=1026.54
PVC@0.60% ~ | Ir——— | 8. CONTRACTOR TO SUBMIT SHOP DRAWINGS STORM STRUCTURE(S) FOR ENGINEER’S REVIEW.
ROOF DOWNSPOUT CONNECTION o 1 ROOF DOWNSPOUT CONNECTION ©)
INV=1027.29 (8") \ - INV=1027.30 (6") 9. ALL PORTIONS OF THE SANITARY & STORM SEWER SYSTEMS, INCLUDING CATCH BASINS, LOCATED
3 N > > I > _— 3 WITHIN 10 FEET OF THE BUILDING OR WATER SERVICE LINE MUST BE TESTED ACCORDANCE WITH
et MINNESOTA RULES, PART 4714.
6"X6" WYE N\ ROOF DOWNSPOUT CONNECTION |~ PvCc @8.56% ROOF DOWNSPOUT CONNECTION
: 10. CONTRACTOR SHALL PROVIDE AS-BUILT INFORMATION OF CONSTRUCTED UTILITIES
20 LF 6" . N (RECOMMENDED PRIOR TO BACKFILLING) PER APPLICABLE PERMIT REQUIREMENTS AND/OR
0 99 LF 8" 45" BEND <4 <« 7 LF 8" DEVELOPMENT AGREEMENTS.
-60% e PVC @ 0.59% INV=1021.50
o 10LF 8 11. ALL UNUSED UTILITY SERVICES SHALL BE ABANDONED PER THE REQUIREMENTS OF THE
¥ 45" BEND PVC @ 0.60% 90° BEND APPLICABLE GOVERNING AGENCIES.
INV=1024.36 45° BEND 45° BEND 61 LF 8" INV=1027.26
INV=1026.63 INV=1026.90 PVC @ 0.59% 12. THE CONTRACTOR IS RESPONSIBLE FOR OBTAINING ALL REQUIRED UTILITY PERMITS FROM THE
24 LF 6" 2 LF 8 APPLICABLE GOVERNING AGENCIES.
PVC @ 18.21% 50 LF 8" — VC @ 0.59°
PVC @ 0.59% o
¥ | 8"X6" TEE
INV=1026.84
121 LF 6"
PVC @ 4.95% PROFESSIONAL SIGNATURE
K ; / | hereby certify that this plan, specification oﬁc:rt was
repared by me or under my direct su n\ynd that
Ipan': a dulzll Licensed Profeyssion ei&mder the
laws of the State of Minnesotg.
6" CLEANOUT-TYP. \
INV=1012.00
(SEE DETAIL) Licens s\) Trebesh P 56088
A 4 240 LF 6 DRAINTILE 240 LF 6" DRAINTILE D-
6" CLEANOUT (SEE DETAIL) INV=1015.50 (SEE DETAIL)
INV=1012.00 TN /_ QUALITY CONTROL
— FILTR —_
(SEE DETAIL) 7% / BASIN 2P / / Loucks Project No. 260220.00
o w/ 3 e P2 e e Dt D / 40 «—i «—i0 «—i0 «—i0 «—i0 «—i0 «—i0 @ Project Lead SRT
L —— HWL=1017.81 — - J Drawn By LAH
_/ ! 14 LF 15" - — Checked By SRT
FES 30 W/ RIPRAP HDPE @ 0.00% I6NVC—L1EOA1N2(())E)JT Review Date 04/23/2026
INV=1014.00 /s (SEE DETAIL) SHEET INDEX
48 LF 6" DRAINTILE C1-1 EX. COND. & DEMO PLAN
(SEE DETAIL) INV=1015.50 €21 SITE PLAN
C3-1 GRADING PLAN
C3-2 SWPPP
C3-3 SWPPP NOTES
C4-1 UTILITY PLAN
INV=1012.00 C8-1 CIVIL DETAILS
CONSTRUCTION LIMITS-TYP.
|

ss CONSTRUCTION STAKING

LOUCKS IS PLEASED TO OFFER
CONSTRUCTION STAKING SERVICES.
PLEASE CONTACT BRIAN PECHACEK FOR
INQUIRIES.

EMAIL: BPECHACEK@LOUCKSINC.COM
PHONE: 763.424.5505

NOTE:

EXISTING CONDITIONS INFORMATION
SHOWN IS FROM AN ALTA/NSPS LAND

TITLE SURVEY PREPARED BY

SATHRE-BERGQUEST, DATED 03/19/2026.

CALL BEFORE YOU DIG!

Gopher State One Call

TWIN CITY AREA: 651-454-0002
TOLL FREE: 1-800-252-1166

fﬂ?@

WARNING:

THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

UTILITY PLAN

C4-1

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT 0 30 60
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES BEFORE

DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN DAMAGED

DURING CONSTRUCTION AT NO COST TO THE OWNER. SCALE IN FEET
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umMﬂL MmMﬂﬂT_'
=l 1 =] | |- BACKFILL
Tl ccowmmec  IJIFoem FARMSITE
| |Z :| | AS SPECIFIED
— |
] | —
. | =
\ _Iml_ _—L ENCASEMENT
=1 =
FINISHED GRADE FINISHED GRADE FINISHED GRADE 4" CONCRETE WALK _m_ PLASTIC _-_U
| \ MN/DOT SPEC. 2521 lﬁl PIPE m|:
T, L T T T
6" CONCRETE MN/DOT 2301 T e T e -y 8" CONCRETE MN/DOT 2301 [ | | |_ BEDDING
g I | =
P P P P A —
SR erer e el = 4
2 .A.}.‘.‘A".s“ .5‘!519.‘ _:| | |:| :| | |: )
: |E| | |E E| | FOUNDATION
~ J— [ — (MAY NOT BE
Mml 'Mm REQUIRED)
8" COMPACTED AGGREGATE BASE CL.50R 2 8" COMPACTED AGGREGATE BASE CL.50R 2 12" COMPACTED AGGREGATE BASE CL. 50R 2 T Ty
MN/DOT 3138 MN/DOT 3138 MN/DOT 3138 | |ﬁ| I lﬁl I lﬁl I lﬁl I lﬁl | lﬁl I lﬁl I |m| | ||: -
=== == e e
APPROVED SUBGRADE APPROVED SUBGRADE APPROVED SUBGRADE 4" GRANULAR MATERIAL .
MN/DOT SPEC. 3149 . . O l ' C KS
NOTE:
GRANULAR MATERIALS FURNISHED FOR USE IN FOUNDATION, BEDDING, ENCASEMENT, OR BACKFILL
CONSTRUCTION SHALL CONFORM TO THE FOLLOWING REQUIREMENTS:
. FOUNDATION MATERIALS SHALL HAVE 100% PASSING THE 1 1/2" SIEVE AND A MAXIMUM OF 10%
NOTES: NOTES: o CIVIL ENGINEERING
1. CONCRETE 6" THICK OR LESS SHALL BE REINFORCED WITH WELDED WIRE 1. CONCRETE 6" THICK OR LESS SHALL BE REINFORCED WITH WELDED WIRE EﬁisE”\(l)C’i\jE_('F) l(\l)oR lé\lll(s)lg\éECIL\lUOS-lr-lIIEEDSIEATC?QNSXS,DOEJEEBTQEER%QI:ERIET?ANREgEIXIECE)L'\JIXRArRYSIIE(\SEEHI\?ALb LAND SURVEYING

FABRIC OR REINFORCING BARS. CONCRETE 7" THICK OR GREATER SHALL FABRIC OR REINFORCING BARS. CONCRETE 7" THICK OR GREATER SHALL ’ !

BE USED FOR FOUNDATION MATERIALS. LANDSCAPE ARCHITECTURE

BE REINFORCED PER GEOTECHNICAL RECOMMENDATIONS. BE REINFORCED PER GEOTECHNICAL RECOMMENDATIONS.

. BEDDING AND ENCASEMENT MATERIALS FOR FLEXIBLE PIPE SHALL MEET THE REQUIREMENTS OF
2. SAWED OR FORMED CONTROL JOINTS SHOULD BE INCLUDED FOR EACH 2. SAWED OR FORMED CONTROL JOINTS SHOULD BE INCLUDED FOR EACH MNDOT SPECIFICATION 3149.2B1. GRANULAR BORROW. EXCEPT THAT 100% SHALL PASS THE ONE
225 SQUARE FEET OF AREA OR LESS (15 FEET BY 15 FEET). 225 SQUARE FEET OF AREA OR LESS (15 FEET BY 15 FEET). INCH (1") SIEVE . ’ ’ ’ 12755 High 55 Suite R100
3. SAW CUTS SHOULD NOT CUT THROUGH THE WELDED WIRE FABRIC OR 3. SAW CUTS SHOULD NOT CUT THROUGH THE WELDED WIRE FABRIC OR } Ignhway , duite
REINFORCING STEEL AND DOWELS SHOULD BE UTILIZED AT FORMED REINFORCING STEEL AND DOWELS SHOULD BE UTILIZED AT FORMED ¢ (B)'?‘FCH'EE\I;\II_IS'\:IEQ-II—’EE%IIAFII_I?SHSAL\JLI'I}A(\:BOL';?\I/IS;T(I?E&EIgﬁEtE E:IEEISSETSiE(,:AHM'\I/II\I?I;—REEII_ASLg’IIF::(EEEE-I(—)'?SFOREIGN Plymouth 55441
AND/OR COLD JOINTS. AND/OR COLD JOINTS. MATERIALS (RUBBISH, ORGANICS & DEBRIS), FROZEN CLUMPS, OVERSIZE STONE, ROCK, CONCRETE |763-k4?4-5505
OR BITUMINOUS CHUNKS, AND OTHER UNSUITABLE MATERIALS THAT MAY DAMAGE PIPE, PREVENT WWW.loucCKsInc.com
THOROUGH COMPACTION, OR INCREASE THE RISKS OF SETTLEMENT.
LOUCKS PLATE NO. LOUCKS PLATE NO. LOUCKS PLATE NO. LOUCKS PLATE NO. LOUCKS PLATE NO.
= | OUCKS CONCRETE PAVEMENT 2033 = | OUCKS HEAVY-DUTY CONCRETE CUSTOM 5| OUCKS GRAVEL PAVEMENT CUSTOM = | OUCKS CONCRETE SIDEWALK 2035 5| OUCKS PLASTIC PIPE 4008
SECTION PAVEMENT SECTION SECTION SECTION BEDDING
DRAWN 12/2016 DRAWN 04/2026 DRAWN 04/2026 DRAWN 12/2016 DRAWN 2/2016
PLACED OUTSIDE OF ERADE, TYPICAL FOR AL CASINGS I PRYEMENT NOTE. 11 (12'-27" DIA PIPE) MINIMUM RIPRAP REQUIRED
' y . 1.5' (30" AND LARGER PIPE
5 THE ROADWAY. MANHOLE CASTING FRAME AND 24"x36" SLAB OPENING FOR NEENAH R-3067 CASTING WITH D.L., D.R. OR TYPE V GRATE. RIPRAP REQUlRED SEE STD PLATE 4308 OR 4309 ( ) DIA. OF RCP CMP/HDPE
2 COVER.NEENAH R-1733 OR APPROVED 27" ¢ SLAB OPENING FOR NEENAH R-3250 & R-1733 CASTING. RIPRAP pipeE Ny | DFT) | QUANTITY | QUANTITY | CLASS
<§t ““#—\a EQUAL- INCLUDES-SOLID LID & "STORM & . (C.Y) (C.Y.)
Q [ 2 22 & SEWER" LETTERING 12 8 > > u
< 7% o |4 ' 6" GRANULAR 15 8 5 5 1
o ‘/I/Aa CONCRETE ADJUSTING RINGS, 18 70 5 7 m
& - Z ) > =l FILTER MATERIAL
m Z 2" Z MIN. 4" - MAX. 10 CONCRETE e 24 12 8 10 i
o i RUBBER GASKETS BETWEEN EACH '\Aﬂﬁjuj,ﬂ_’\"\f&' '\‘1%5 23 GEOTEXTILE FTélBDE'ICV' 30 14 12 13 i

) JOINT IN MANHOLE SECTIONS. ' ' , ig 12 ;‘21 ;; :'\'/ 3/4" NOMINAL  NEENAH TRENCH GRATE R-4990-DX

b N - OR EQUAL

5 o, SECTION B-B CEN I I B R A UL o

£ 1. WHERE WATER MAY STAND, TOP i _>6" SPACING >48 22-28 30-40 32-40 v OPEN GRATE
) e OF MH SHALL BE 2 FEET ABOVE : D } > | = (TYPICAL)

. 5 . 6" PRECAST GAUG
N B GROUND, AND/OR 2 FEET ABOVE ‘ < REINFORCED 10 STARUAPE > | —— _
B THE 100 YEAR STORM WATER - " —< 3 NOTE: S 1-1/2" Wi
5 - K CONCRETE SLAB. NOTE: ] ; N
e 2. ON MANHOLES 8' DEEP AND | — oE . \ A APPROXIMATELY 1.4 TONS.
: GREATER A ONE FOOT FOUR INCH A a8 | T Z’L',\AA%TR(T);;SEBDE SETIN \1/2 ROD
LA . I = . "

e (7 AT SECTON Sl o 5 I S o = T —
=<l' ‘t AN 4‘ CONE SECTION. -u. :/ 1 SIDE. E\b A CADD files prepared by the Consultant for this project are
N DOWNSTREAM SIDE. o : EXTRUDED ALUMINUM OR STEEL 5 i : i
— . s 3. WHEN MANHOLE DEPTH IS LESS - .0 o u\ instruments of the. Cons.ultant professional services for use solely

-5 EXTRUDED ALUMINUM [: - < — 1 4 REINFORCED COPOLYMER PLASTIC MIN. DIA with respect to this project. These CADD files shall not be used

.'_.'4: OR STEEL REINFORCED ‘_'j:- THAN 8', A TOP SLAB SHALL BE :‘2 L o ’ SIZE OF PIPE  GAUGE ' on other projects, for additions to this project, or for completion

o ¥ USED IN PLACE OF THE CONE. . a of this project by others without written approval by the

. COPOLYMER PLASTIC. "1_ - - —m— PRECAST CONCRETE MANHOLE 6" 18 GA. Consultant. With the Consultant's approval, others may be

4 4. TOP SLAB SHALL BE SUITABLE FOR QY . ] "y 8" - 24" 16 GA permitted to obtain copies of the CADD drawing files for

. w4 AASHTO HS20 HIGHWAY E :.A" | < SECTIONS WITH "O"-RING RUBBER " ) " : information and reference only. All intentional or unintentional

AR e LOADINGS. THE SLAB SHALL BE - [ . GASKETS. 30" - 36 14 GA. GROUTED revisions, additions, or deletions to these CADD files shall be

: B OADINGS. THE SLAB S : NYLOPLAST SNOUT STRUCTURE " 54 : - s, adt

B SET ON A MORTAR BED. = | OR APPROVED EQUAL s 120 CONNECTION BLISTER e e e e e e
8 -/-__.-_ —4\11 4. ALL JOINTS BETWEEN SECTIONS é . i(R)ONS[SE)TE Consultant from any & all responsibilities, claims, and liabilities.
x ( = SHALL HAVE RUBBER O-RING < OUTLET PIPE 8" PVC
8 GASKETS. > AR LR CASTING, TC? SUBMITTAL/REVISIONS
0 5. MINIMUM BASE SLAB THICKNESS, 10 GAUGE STRAP PROVIDE 0.2
o 6" TO 14' DEPTH. INCREASE £4 OUTLET FLow CONNECTION SUMP FOR 04/24/2026 PERMIT SET
< THICKNESS 1" FOR EACH 4' OF it — WITH EES'F';/'AEGNET

, ST T 1 2 s0ST0 5 _now |
) _F MANHOLE SHALL BE WATERTIGHT. e RIP-RAP OUT FROM THE APRON SHALL NOT 8".90° BEND
L L1 ) BE HIGHER THAN THE APRON INVERT. )
A NGRS SN TSI |
RIPRAP INV= SEE PLANS
KOR-N-SEAL OR APPROVED ELEVATION S 1'(12"-27" DIA. PIPE) RSN G,
FLEXIBLE CONNECTION I 1.5" (30" AND LARGER PIPE)
MINIMUM SLAB THICKNESS IS 6" FOR 14’ AT M A
DEPTH. INCREASE THICKNESS 1" FOR 4' NOTES ;
OF DEPTH GREATER THAN 14' —_— 6" GRANULAR
. . 1. TRASH GUARD TO BE GALVANIZED AFTER FABRICATION. FILTER MATERIAL
] 3 2. THE SIZE OF EACH TRASH GUARD WILL VARY TO FIT APRON.
o | ’ <
| S ECTI ON A-A GEOTEXTILE FABRIC, TYPE IV
EXTEND 1' UNDER APRON
. STANDARD STORM LOUCKS PLATE NO. ; SUMP CATCH BASIN / LOUCKS PLATE NO. . TRASH GUARD LOUCKS PLATE NO. . RANDOM / HAND LOUCKS PLATE NO. _ TRENCH DRAIN / LOUCKS PLATE NO.
LOUCKS SEWER MANHOLE WITH 4300 LOUCKS 4304 LOUCKS 4307 LOUCKS 4308 LOUCKS 4319
ue e MANHOLE ue CMP/HDPE APRON e PLACED RIPRAP ue OUTLET DETAIL
CONE SECTION DRAWN 2/2016 DRAWN 2/2016 DRAWN 2/2016 DRAWN 2/2016 DRAWN 2/2016
PROFESSIONAL SIGNATURE
CONTUCIONSOUNICIONBIN s« o e T e e o ‘ RSSO NE s, v Wil
NOTE: ’ TO PREVENT SEDIMENT FROM LEAVING OR ENTERING THE v v v v v v v v v NYLOPLAST 24 DRAIN BAS'N. 2824AG - _X | am a duly Licensed Profession ei&mder the
CONTRACTOR TO FIELD VERIFY DOWNSPOUT SIZE & PROVIDE APPROPRIATE PRACTICE DURING CONSTRUCTTON. o v o v - ‘ “ . laws of the State of Minnesotg.
SIZED CONNECTION MATERIALS. 2. ALL DOWN GRADIENT PERIMETER CONTROL BMP’S MUST BE IN v v v Sy y_ v v v A \
PLACE BEFORE ANY GRADIENT AND DISTURBING ACTIVITY BEGINS. v v ke v
3. PERFORM CONTINUOUS INSPECTIONS OF EROSION CONTROL v v v v
PRACTICES. v v N \ v (1,2) INTEGRATED DUCTILE IRON _ s\)  Trebesch - PE
4. INSTALL ALL UTILITIES (WATER, SANITARY, ELECTRIC, GAS, ETC.) v 9 v v FRAME & GRATE TO MATCH BASINOD.  —_ Licens@ 56088
PRIOR TO SETTING FINAL GRADE OF BIORETENTION DEVICE. " v v v D
5. ROUGH GRADE SITE. IF BIORETENTION AREA IS BEING USED AS v * v - a
TEMPORARY SEDIMENT BASIN DURING CONSTRUCTION, LEAVE A v » X . \ — 18" MIN WIDTH GUIDELINE t?
MINIMUM OF 1" COVER OVER THE PRACTICE TO PROTECT THE +
FACE OF BUILDING UNDERLYING SOILS FROM CLOGGING. R . v QUALITY CONTROL
6. COMPLETE, STABILIZE, AND VEGETATE ALL OTHER SITE : e
IMPROVEMENTS. vy . v ;
7.  CONSTRUCT AND VEGETATE BIORETENTION DEVICE FOLLOWING v v * v ¥ LOU.CkS PrOJeCt NO. 26022000
STABILIZATION OF CONTRIBUTING DRAINAGE AREA. ENSURE THAT v v 8 MIN THICKNESS GUIDELINE Project Lead SRT
CRITICAL ELEVATIONS, SUCH AS UNDERDRAIN INVERT, TOP OF v v A o
/ s :DSOWNEPOUEVERIFY) SIZE & LOCATION MEDIA, AND INVERT OF OVERFLOW STRUCTURE (IF PRESENT) ARE v 4 v | [C)I!awlrz ElyB LSARl'_il'
EE ARCHITECTURAL CORRECT. v v > v MINIMUM PIPE BURIAL ecke y
8. REMOVE TEMPORARY EROSION CONTROL DEVICES AFTER THE v v v v .
CONTRIBUTING DRAINAGE AREA 1S ADEQUATELY ESTABLISHED. v v |+ v M v v DEPTH PER PIPE Review Date 04/23/2026
/ 9. CONTRACTOR TO HAVE DOUBLE RING INFILTROMETER TEST DONE v  +|NOTE: SEE GRADING, SITE, & STORMSEWER | v  « {3) VARIABLE INVERT HEIGHTS MANUFACTURER
——— EXTEND DOWNSPOUT (6“ MlN) AFTER BIORETENTION BASIN CONSTRUCTION TO VERIFY v v \PLANS FOR BASIN D|'\éE|\;S|OES, LOCATION, | - AVA|LABI_E AGCGH‘-D]NG TD RECWMWDAT‘DH SHEET INDEX
GENE;Q::T,\T/O\}-L?N RATES. - 'I . . E'LEVAII N,,' ET o v v v v PLANSETAKE GFF} {er‘l MANUFACTUR'NG T_R_ﬁEﬂngﬁEﬁ.l CON'CRETE SLAB DlMENSlONs A-RE FDR
T IN THE EVENT THAT SEDIMENT IS INTRODUCED INTO THE BMP DURING ~ ~ ~ " REQ. SAME AS MIN, SUMP) {#) ADARTER GUIDELINE PURPOSES ONLY. ACTUAL CONCRETE SLAB MUST BE C1-1 EX. COND. & DEMO PLAN
OR IMMEDIATELY FOLLOWING EXCAVATION, THIS MATERIAL SHALL BE PLAN VIEW t ' VAH.I.:\BP?.{;LES - DESIGNED TAKING INTO CONSIDERATION LOCAL SOIL CONDITIONS C2-1 SITE PLAN
REMOVED FROM THE PRACTICE PRIOR TO CONTINUING CONSTRUCTION. e L -
DOWNSPOUT ADAPTER CAP 2. SEE MINNESOTA STORMWATER MANUAL FOR SUBGRADE PREPARATION. ACCORDING TO .SI.RJEFFIC LOA{?'Ng: &UGDT:IEH APPL&G&EEE DESIEFNCFACSTOHS“ - C3-1 GRADING PLAN
3.  GRADING OF THE BIORETENTION AREAS SHALL BE ACCOMPLISHED USING | ; 1-110-111 F 1| Al A 2
PVC REDUCER, IF NECESSARY LOW IMPACT EARTH MOVING EQUIPMENT TO PREVENT COMPACTION OF FLANS R R et 1 TR T el ! C3-2 SWPPP
THE BIORETENTION SOILS OR DAMAGE TO THE UNDERDRAIN.
(SEE UTILITY PLAN) 4, RUNOFF MUST FILTRATE WITHIN 48-HOURS. BASINS UNABLE TO C3_3 SWPPP NOTES
90° PVC BEND MAINTAIN THESE RATES MUST BE DEEP TILLED, RE-GRADED, AND IF 100-YEAR HWL SEED MIX C4-1 UTILITY PLAN
NECESSARY REPLANTED TO RESTORE ORIGINAL FILTRATION RATES. WQV (SEE LANDSCAPE)
(SEE UTILITY PLAN) FINISHED GRADE 5. ALL WORK TO BE CONDUCTED IN CONFORMANCE WITH APPLICABLE C8-1 CIVIL DETAILS
LOCAL, REGIONAL, AND STATE STORMWATER STANDARDS FOR THE SLOPES VARIES -
PVC LEAD (SEE GRADING PLAN) PROJECT SITE AS APPROVED BY THE REGULATORY ENGINEER. 3:1 MAX ! ; ' L {3‘II VARIABLE SUW DEPTH
(SEE UTILITY PLAN) 6. REFER TO LANDSCAPE PLAN FOR PLANTING REQUIREMENTS. N A‘?{gﬁ:?qmai;gnws
r .
) i MANUFACTURING REQ.)
(4) VARIOUS TYPES OF INLET & OUTLET ADAPTERS AVAILABLE: —— 4" MIN
TOP OF BERM 4" . 24" FOR CORRUGATED HDPE (ADS N-12HANCOR DUAL WALL, : l
SEE GRADING \ ADS/HANCOR SINGLE WALL), N-12 HP, PVC SEWER (EX: SDR 35),
PLAN FOR ELEVATION PVC DWV (EX: SCH 40), PVC C300/CS05, CORRUGATED & RIBBED PVC
AL 6\ b Vbb e A A
ppubeer—— | T- A T THE BACKFILL MATERIAL SHALL BE CRUSHED STONME OR OTHER
EXTEND & CONNECT —
TO STORM SEWER PIPE < e |_—m— i - GRAMULAR MATERIAL MEETING THE REGUIREMENTS OF CLASS |,
(SEE UTILITY PLAN) | _| | _| | |_ WATERTIGHT JOINT CLASS II, OR GLASS Iil MATERIAL AS DEFINED IN ASTM D2321.
[ — - —|__m— 11 |- (CORRUGATED HDPE SHOWN) BEDDING & BACKFILL FOR SURFACE DRAINAGE INLETS SHALL BE
SLOPES VARIES - : PLACED & COMPACTED UNIFORMLY IN ACCORDANGE WITH ASTM D2321.
3:1 MAX
BIORETENTION SOIL GRATE OPTIONS | LOAD RATING | PART# DRAWING #
PEDESTRIAN MEETS H-10 Za08CGF | 7001-110-216
STANDARD MEETS H-20 24880058 FOO-1 1027
SOLID DOVER MEETE HZ0 7400060 | OO 10208
DRAINAGE LAYER GOME N, J4GGLE0 | 7001-110-218
DROE IN GRATE | LIGHT DUTY 240101 | 700%-110-075
PERFORATED PIPE SECTION A-A
1 - GRATE GRADE 705005
2 T T D TAE R PER ST fes i : THIS PRINT DISCLOSES SUBJECT MATTER IN WHICH DRAWNBY EBC | MATERIAL 3130 VEROMA AVE
NOTE: SEE MINNESOTA STORMWATER MANUAL FOR MATERIAL SPECIFICATION RECOMMENDATIONS FOR 2 - FRAMES SHALL BE DUCTILE IRON PER ASTM A536 GRADE 70-50-05. NYLOPLAST HAS PROPRIETARY RIGHTS. THE REGEIPT BUFORD. GA 30518
BIORETENTION SOIL, MULCH, UNDERDRAIN, ETC. NOT TO SCALE 3 - DRAIN BASI TO BE CUSTOM MANUFACTURED ACCORDING TO PLAN DETAILS. i DO Lt
RISERS ARE NEEDED FOR BASINS OVER 84° DUE TO SHIPPING RESTRICTIONS, OR POSSESSION OF THIS PRINT DOES NOT CONFER, | DATE 04-03-06 . (T70) 932-
LOUCKS PLATE NO. LOUCKS PLATE NO. SEE DRAWING NO. 7001-110-085. TRANSFER, OR LICENSE THE USE OF THE DESIGN OR Nylo last FAX (T70) 932-2430
DOWNSPOUT FILTRATION BASIN 4 - DRAINAGE CONNECTION STUB JOINT TIGHTNESS SHALL CONFORM TO TECHNICAL INFORMATION SHOWN HEREIN REVISEDBY NMH | PROJECT NOJNAME wunw.nyloplast-us.com
- 5002 = |_ OUCKS CUSTOM ASTM D3212 FOR CORRUGATED HOPE (ADS N-12HANCOR DUAL WALL), N-12 HP REPRADLG. TN OF. TR SRV Ot A HEQRMATION TITLE
[ | | CONNECTION [ ] | DETAIL & PVC SEWER. CONTAINED HEREIN, OR MANUFACTURE OF ANY DATE 03-14-16 344 DRAN BASIN QUICK SPEC INSTALLATION DETAL
DRAWN 3/2017 DRAWN 04/2026 5 - ADAPTERS CAN BE MOUNTED ON ANY ANGLE 0° TO 350°. TO DETERMINE MINIMUM IgRFTtl‘r?iL;;DEEF:uEFE?{%MEi*’?;YLTEE:EIﬁ?RE TOOTHERS
ANGLERETWESH AGAPTERS: SEE DRAWIIG No. ToM- 110012, PERMISSION FROM NYLOPLAST. O o |OWGSZE A |SCALE 140 SHEET 10F1 |DOWGNO. 7001-110-192 REV E
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TREE SHELTER

Tree Schedule

Symb
ol

Plant
Code

Botanical
Name

Common
Name

Cont

Count

Trees

LANDSCAPE ARCHITECTS

JUN Juniperus
EAS virginiana

Eastern
Redcedar

8 B&B |16

PIC Picea
DEN glauca
‘Densata’

Black Hills
White Spruce

8 B&B |26

LANDSCAPE ARCHITECT

URBAN ECOSYSTEMS LLC

2500 University Ave W #C8

St. Paul, MN 55114

ATTN: Michael Keenan

TEL: (763) 670-7937
E:michael@urbanecosystemsinc.com

PIN Pinus
STR strobus

White Pine

8 B&B 28

CIVIL ENGINEER

LOUCKS, INC.

12755 Highway 55, Suite R100
Plymouth, MN 55441

ATTN: Samuel Trebesch, PE
TEL: 763.496.6751

E: strebesch@loucksinc.com

1" = 30'_0"

PRAIRIE RESTORATION MIX

70

Forbs

Botanical Name

Common Name

% by wt.

Asclepias incarnata
Astragalus cahadensis
Baptisia alba

Dalea purpurea
Echinacea pallida
Echinacea purpurea
Eryngium yuccifolium
Euthamia graminifolia
Gentiana flavida
Heliopsis helianthoides
Liatris pycnostachya
Monarda fistulosa
Oenothera gatira
Oligoneuron rigidum
Penstemon digitalis
Physostegia virginiana

Ratibida pinnata
Rudbeckia hirta
Rudbeckia subtomentosa
Rudbeckia triloba
Silphium laciniatum
Silphium terebinthinaceum
Symphyotrichum laeve
Symphyotrichum novae-angliae
Verbena hastata
Veronicastrum virginicum
Zizia aurea

Total Wildflowers

Rose Milkweed
Canada Milk Vetch
White Wild Indigo
Purple Prairie Clover
Pale Purple Coneflower
Purple Coneflower
Rattlesnake Master
Grass-leaved Goldenrod
Cream Gentian

Early Sunflower

Prairie Blazing Star
Wild Bergamot

Biennial Gaura

Stiff Goldenrod
Foxglove Beardtongue
Obedient Plant

Pycnanthemum verticillatum var. pilosu Hairy Mountain Mint

Yellow Coneflower
Black-eyed Susan
Sweet Black-eyed Susan
Brown-eyed Susan
Compass Plant
Prairie Dock
Smooth Blue Aster
New England Aster
Blue Vervain
Culver's Root
Golden Alexanders

197
0.64
1.27
277
3.18
3.18
5.08
0.64
0.95
0.95
6.35
1.27
1.38
1.38
1.38
1.36
1.36
1.38
5.08
0.64
0.64
0.64
0.64
1.38
1.11
0.64
0.64
254

49.71%

Grasses, Sedges & Rushes

Botanical Name

[Common Name

|% by wt.

Andropogon gerardii
Elymus virginicus
Panicum virgatum
Schizachyrium scoparium
Sorghastrum nutans
Total Grasses

Big Bluestem
Virginia Wild Rye
Switch Grass
Little Bluestem
Indian Grass

13.97
10.16
1.38
3.81
20.96
20.29%

ARCHITECT

RAM Buildings

592 Industrial Drive

Winsted MN 55395

ATTN: Spencer Radtke

TEL: (320) 485-5574

E: spencer@rambuildings.com

| HEREBY CERTIFY THAT THIS
SHEET WAS PREPARED BY ME
OR UNDER MY DIRECT %

SUPERVISION AND

THAT | AM A DULY LI ED
LANDSCAPE ARCHIT)

UNDER THE LAW O E

STATE OF MINNEa_ A.
~N

LICENSE NUMBER

SEAL:

FARMSITE
3760 CoRd 92 N
Independence, MN 55359

REVISIONS

DATE DESCRIPTION

DESIGN
DEVELOPMENT

DATE: 4/23/26
DRAWN: BJP

CHECKED: RLH
APPROVED: RLH

PLANTING PLAN

SHEET:

L4
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DEPTH OF
ROOTBALL

6"

e

ROOTBALL

WIDER THAN ROOT BALL DIAMETER

TYPICAL EVERGREEN TREE PLANTING

CONIFER PLANTING DETAIL

EXCAVATE TREE PIT TO BE 2-3 TIMES

CONIFER TREE WITH STRONG CENTRAL
LEADER. (DO NOT PRUNE, STAKE, OR WRAP
TREE UNLESS DIRECTED TO DO SO BY
LANDSCAPE ARCHITECT.)

CROWN OF ROOTBALL FLUSH WITH FINISH
GRADE LEAVING TRUNK FLARE VISIBLE AT
THE TOP OF ROOTBALL.

LINE OF ORIGINAL GRADE AT EDGE OF
ROOT BALL.

REMOVE ALL TWINE, ROPE, WIRE, BURLAP,

AND PLASTIC WRAP FROM TOP HALF OF ROOTBALL.

(IF PLANT IS SHIPPED WITH A WIRE BASKET AROUND
THE ROOT BALL, CUT WIRE IN FOUR PLACES AND FOLD
DOWN 8" INTO PLANTING HOLE.)

4" DEPTH MULCH LAYER, AFTER SETTLEMENT,
IN A 5' DIAMETER RING. DO NO PLACE MULCH IN
CONTACT WITH TREE TRUNK.

COMPACTED TOPSOIL SAUCER, DO NOT
EXCEED ANGLE OF REPOSE.

ROUGHEN EDGES OF PLANTING PIT.

PLANTING MIXTURE BACKFILL
(50% COMPOST, 50% SITE TOPSOIL).

UNDISTURBED SOIL.

TAMP PLANTING MIXTURE AROUND BASE
TO STABILIZE TREE.

ROOTBALL ON UNEXCAVATED OR
COMPACTED PEDESTAL TO PREVENT
SETTLING.

DEPTH OF
ROOTBALL

=

6"

¥ eoorens ¥

ROOTBALL

} }
1 EXCAVATE TREE PIT TO BE 2-3 TIMES 1
WIDER THAN ROOT BALL DIAMETER

TYPICAL EVERGREEN TREE PLANTING ON SLOPE

CONIFER TREE WITH STRONG CENTRAL
LEADER. (DO NOT PRUNE, STAKE, OR WRAP
TREE UNLESS DIRECTED TO DO SO BY
LANDSCAPE ARCHITECT.)

CROWN OF ROOTBALL FLUSH WITH FINISH
GRADE LEAVING TRUNK FLARE VISIBLE AT
THE TOP OF ROOTBALL.

LINE OF ORIGINAL GRADE AT EDGE OF
ROOT BALL.

REMOVE ALL TWINE, ROPE, WIRE, BURLAP,

AND PLASTIC WRAP FROM TOP HALF OF ROOTBALL.

(IF PLANT IS SHIPPED WITH A WIRE BASKET AROUND
THE ROOT BALL, CUT WIRE IN FOUR PLACES AND FOLD
DOWN 8" INTO PLANTING HOLE.)

4" DEPTH MULCH LAYER, AFTER SETTLEMENT,
IN A 5' DIAMETER RING. DO NO PLACE MULCH IN
CONTACT WITH TREE TRUNK.

COMPACTED TOPSOIL SAUCER, DO NOT
EXCEED ANGLE OF REPOSE.

ROUGHEN EDGES OF PLANTING PIT.

PLANTING MIXTURE BACKFILL
(50% COMPOST, 50% SITE TOPSOIL).

UNDISTURBED SOIL.

TAMP PLANTING MIXTURE AROUND BASE
TO STABILIZE TREE.

ROOTBALL ON UNEXCAVATED OR
COMPACTED PEDESTAL TO PREVENT
SETTLING.

LANDSCAPE ARCHITECT
URBAN ECOSYSTEMS LLC
2500 University Ave W #C8
St. Paul, MN 55114

ATTN: Michael Keenan

TEL: (763) 670-7937
E:michael@urbanecosystemsinc.com|

CIVIL ENGINEER

LOUCKS, INC.

12755 Highway 55, Suite R100
Plymouth, MN 55441

ATTN: Samuel Trebesch, PE
TEL: 763.496.6751

E: strebesch@loucksinc.com

ARCHITECT

RAM Buildings

592 Industrial Drive

Winsted MN 55395

ATTN: Spencer Radtke

TEL: (320) 485-5574

E: spencer@rambuildings.com

| HEREBY CERTIFY THAT THIS
SHEET WAS PREPARED BY ME
OR UNDER MY DIRECT %

SUPERVISION AND

THAT | AM ADULY LI ED
LANDSCAPE ARCHIT)

UNDER THE LAW O E

1/2" = 1-0"

STATE OF MINNE&_ A.
N
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DATE: 4/23/26
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APPROVED: RLH
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200"
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WEST ELEVATION EAST ELEVATION

SOUTH ELEVATION

NORTH ELEVATION

!20'

LANDSCAPE ARCHITECTS

LANDSCAPE ARCHITECT
URBAN ECOSYSTEMS LLC
2500 University Ave W #C8
St. Paul, MN 55114

ATTN: Michael Keenan

TEL: (763) 670-7937
E:michael@urbanecosystemsinc.com

CIVIL ENGINEER

LOUCKS, INC.

12755 Highway 55, Suite R100
Plymouth, MN 55441

ATTN: Samuel Trebesch, PE
TEL: 763.496.6751

E: strebesch@loucksinc.com

ARCHITECT

RAM Buildings

592 Industrial Drive

Winsted MN 55395

ATTN: Spencer Radtke

TEL: (320) 485-5574

E: spencer@rambuildings.com

| HEREBY CERTIFY THAT THIS
SHEET WAS PREPARED BY ME
OR UNDER MY DIRECT %

SUPERVISION AND

THAT | AM A DULY LI ED
LANDSCAPE ARCHIT)

UNDER THE LAW O E

STATE OF MINNEa_ A.
~N
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3760 CoRd 92 N
Independence, MN 55359

REVISIONS

DATE DESCRIPTION

DESIGN
DEVELOPMENT

DATE: 4/23/26
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CHECKED: RLH
APPROVED: RLH
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ELEVATIONS - BLDG
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SHEET:
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LANDSCAPE ARCHITECTS

12

LANDSCAPE ARCHITECT

URBAN ECOSYSTEMS LLC

2500 University Ave W #C8

St. Paul, MN 55114

ATTN: Michael Keenan

TEL: (763) 670-7937
E:michael@urbanecosystemsinc.com

CIVIL ENGINEER

LOUCKS, INC.

12755 Highway 55, Suite R100
Plymouth, MN 55441

ATTN: Samuel Trebesch, PE
TEL: 763.496.6751

E: strebesch@loucksinc.com

ARCHITECT

RAM Buildings

592 Industrial Drive

Winsted MN 55395

ATTN: Spencer Radtke

TEL: (320) 485-5574

E: spencer@rambuildings.com

SOUTH ELEVATION NORTH ELEVATION

| HEREBY CERTIFY THAT THIS
SHEET WAS PREPARED BY ME
OR UNDER MY DIRECT %

SUPERVISION AND
THAT | AM A DULY LI ED
LANDSCAPE ARCHIT,
UNDER THE LAW O E
STATE OF MINNEa‘ A.

~N

%
S
)

SIGNATUR
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@)

PRINTEQ NAME

S
onEE

LICENSE NUMBER

SEAL:

WEST ELEVATION

FARMSITE
3760 CoRd 92 N
Independence, MN 55359

REVISIONS
DATE DESCRIPTION
DESIGN
DEVELOPMENT

EAST ELEVATION
DATE: 4/23/26

DRAWN: BJP
CHECKED: RLH
APPROVED: RLH

BUILDING
ELEVATIONS - BLDG
2

SHEET:

L/
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NORTH ELEVATION

18'

SOUTH ELEVATION

LANDSCAPE ARCHITECTS

LANDSCAPE ARCHITECT

URBAN ECOSYSTEMS LLC

2500 University Ave W #C8

St. Paul, MN 55114

ATTN: Michael Keenan

TEL: (763) 670-7937
E:michael@urbanecosystemsinc.com

CIVIL ENGINEER

LOUCKS, INC.

12755 Highway 55, Suite R100
Plymouth, MN 55441

ATTN: Samuel Trebesch, PE
TEL: 763.496.6751

E: strebesch@loucksinc.com

ARCHITECT

RAM Buildings

592 Industrial Drive

Winsted MN 55395

ATTN: Spencer Radtke

TEL: (320) 485-5574

E: spencer@rambuildings.com
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APPROVED: RLH
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May 27, 2026

Mr. Mark Kaltsas

City Administrator/Planner
Independence City Hall
1920 County Rd 90
Independence, MN 55359

RE: Public Hearing Support for a Conditional Use Permit (CUP)
Property: 3760 County Rd 92 North (PID# 09-118-24-13-0001)
Applicant: Michael Keenan | Owner: Mark Moorhouse
Hearing Date: June 2, 2026

Mr. Kaltsas and Members of the Planning Commission,

We are writing to express our support for the Conditional Use Permit (CUP) application for the property
located at 3760 County Rd 92 North.

As a resident, voter and neighbor living at 4364 S Lake Sarah Dr, our family has observed the recent
efforts to improve this site. We are pleased with the owner’s commitment to clearing away the dangerous
and deteriorated structures. By replacing those structures with high quality buildings that were detailed
in the CUP submission, we believe that this benefits our agricultural neighborhood and the broader
community by preventing additional residential development.

Having reviewed the plans, we believe the style and footprint of the proposed buildings will complement
the surrounding area and most importantly, provide a balance with the preservation of our very unique
rural character, our beautiful open spaces and agricultural heritage that make Independence such a
remarkable place! These proposed plans will represent a major upgrade that enhances local safety,
aesthetics and community values.

We realize that this project will take a few years to complete, and that the site plan will meet all the
relevant zoning requirements, setbacks, variances, easements, wastewater and any property line issues.
We would also like to see minimal impact and that this project takes adequate measures to mitigate the
potential impacts in regard to traffic and more importantly, noise management and lighting controls to
ensure no adverse impact to the neighbors health and safety.

As this project does not have a direct impact on us, we simply ask that the opinions, concerns and
perspectives from the neighbors are strongly considered and addressed.

Thank you for your time and dedication to our community. We truly live in an amazing place. Please feel
free to reach out if you have any questions.

Kind regards,

Klaers Family Farm

Randy Klaers

Colleen Klaers

Rilee Klaers

4364 S Lake Sarah Dr, Independence



Subject: CUP Support for 3760 County Road 92

Date: Friday, May 22, 2026 at 10:13:40 AM Central Daylight Time
From: Jeremy Kolbe
To: Mark Kaltsas

Attachments: image001.png, CUP APP.pdf

Dear Mr. Kaltsas,

| hope this message finds you well. | am writing to share my support for the Conditional Use
Permit that has been submitted for the property located at 3760 County Road 92 North in

Independence. Please find the attached letter outlining my endorsement and the reasons
behind it.

If you have any questions or need further information, please feel free to reach out.

Best regards,

Jeremy Kolbe
Partner, Executive Vice President

&
AN IRONMARK

Building quality projects for discerning clients

p 612.919.7956
Ironmarkbldg.com



Subject: Moorhouse CUP Request

Date: Monday, May 18, 2026 at 10:39:41 PM Central Daylight Time
From: Philip Kalleberg

To: Mark Kaltsas

CC: Moorhouse, Mark, michael@urbanecosystemsinc.com

Attachments: image001.png, CUP Submission_Farmsite_3760 Co Rd 92 N_2026_0423.pdf

Mark,

It was brought to my attention that Moorhouse Farms is seeking a CUP for several agricultural use
buildings on their property located 3760 CTY RD 92.

| own the property just south of Moorhouse Farms at 8303 Burr Oak Lane.

The Moorhouse’s have purchased multiple properties in Independence adjacent to or close to my
property. In everyinstance they have dramatically improved the properties. Their farming
operation is run professionally and with the goal of always improving the properties and the land
they acquire.

I’m fully in support of the CUP they are requesting. Please feel free to reach out if you have any
questions.

RE: Public Hearing Support for Conditional Use Permit (CUP)
Property: 3760 County Road 92 North (PID No. 09-118-24-13-0001)
Applicant: Michael Keenan | Owner: Mark Moorhouse

Hearing Date: June 2, 2026

Sincerely,
PK

Phil Kalleberg
Partner/CEO | 0
+1.763.229.9355 | pk@theprg.co | linkedin

*1°q Parallel
' Retail Group

Lakewood Building
50 South 9th St., Suite. 300, Minneapolis, MN 55402


https://url.us.m.mimecastprotect.com/s/pX7OCL9RmmTkEZ6UBfkUyQsYv?domain=theprg.co/
mailto:pk@theprg.co
https://url.us.m.mimecastprotect.com/s/wRJ-CM86nnU2EANTkh8U8h7f_?domain=linkedin.com/
https://url.us.m.mimecastprotect.com/s/TLFBCNkRooCZvG4hjizUyNFgj?domain=theprg.co

Subject: Zoning Variance Meeting letter Kazin Family

Date: Thursday, May 21, 2026 at 6:16:49 AM Central Daylight Time
From: farm9@me.com

To: Mark Kaltsas

To: Mark Kaltsas
City Administrator

Independence, MN

From: Jeff Kazin
7475 County Road 11
Maple Plain, MN

55359

Topic: City if Independence zoning meeting

Mark,

| was recently notified by letter of a request for variance by Mark
Moorehouse on a property directly adjacent to a property | own on county
road 11 and county road 92. | am taking some time today to write a letter of
recommendation that the requested variance be approved. Asyou may be
aware, the parcel of my personal residence boarders the property in
question. My interactions with Mark have been quite favorable.

Indirectly, he has cleaned up several adjacent properties. This involved
the removal of significant amounts of accumulation left by previous owners.
He has also removed two derelict homes directly adjacent to my property. He



has made a significant commitment to the area in building his primary
residence on county road 11 west of county 92.

Directly we have been in regular contact as he reclaimed the property in
question. We have had several meetings to coordinate the clearing of the
shared property boundary. The property now is a blank slate ready for a high-
quality facility to take its place. Mark has done all this at his own expense.
Adding agricultural infrastructure and a primary residence will be a marked
improvement to the previous condition.

As the most likely impacted by the zoning variance request, | have NO
issue with it being approved. Mark and family have been an excellent addition
to the community. If you have any additional questions, my contact
information is below.

Jeff Kazin

612-710-0987



Subject: Conditional Use Permit (CUP) - Moorhouse

Date: Tuesday, May 19, 2026 at 12:25:07 PM Central Daylight Time
From: Peggy Pouliot
To: Mark Kaltsas

Attachments: Letter to City of Independence - Moorhouse CUP.docx

Hello Mark -

As a neighboring property owner and longtime resident of Independence, I
would like to submit my letter of support for the Conditional Use Permit for
the Mark Moorhouse project at 3760 County Road 92 North.

Please see attached.
Regards,

Aaron & Peggy Pouliot
612-716-2356 (Aaron)
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