
 
 
PLANNING COMMISSION MEETING AGENDA 
TUESDAY JULY 18, 2023 
 
 
7:30 PM REGULAR MEETING 
 
1. Call to Order 
   
2. Roll Call 
 
3. Approval of Minutes: 
 

a. June 27, 2023, Planning Commission Meeting Minutes. 
b. June 27, 2023, City Council Meeting Minutes (For Information Only) 

  
4. PUBLIC HEARING: William Stoddard (Applicant) and John Zeglin (Owner) requests that 

the City consider the following actions for the property located at 9285 US Hwy 12, 
Independence, MN (PID No. 18-118-24-21-0001): 
 

a. Rezoning of a portion of the property (~28 acres) from AG-Agriculture to UC-
Urban Commercial, consistent with the approved Comprehensive Plan.  The City 
recently approved a preliminary plat, site plan review for a commercial 
development. 
 

b. Final Plat for the proposed subdivision consistent with the approved preliminary 
plat. 
 

5. Open/Misc. 
 
6. Adjourn. 
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MINUTES OF A REGULAR MEETING OF 
THE INDEPENDENCE CITY COUNCIL 
TUESDAY, JUNE 27, 2023 – 6:30 P.M. 

City Hall Chambers 
 
 
 
1. CALL TO ORDER.  

 

Pursuant to due call and notice thereof, a regular meeting of the Independence City Council was called 
to order by Mayor Johnson at 6:30 p.m.  

 
2. PLEDGE OF ALLEGIANCE. 

 

Mayor Johnson led the group in the Pledge of Allegiance. 
 

  3.   ROLL CALL 
PRESENT: Mayor Johnson and Councilors Spencer, McCoy and Grotting. 
ABSENT: Betts. 
STAFF: City Administrator Kaltsas and City Administrative Director Simon 
VISITORS: WHPS Chief Kroells, see attendance sheet  

 
 

4. ****Consent Agenda**** 
All items listed under Consent Agenda are considered to be routine by Council and will be acted on by one motion.  
There will be no separate discussion of these items. If discussion is desired, that item will be removed from the 
Consent Agenda and will be considered separately. 
 

a. Approval of City Council Minutes from the June 6, 2023, Regular City Council Meeting. 
b. Approval of City Council Minutes from the June 14, 2023, City Council Workshop. 
c. Approval of Accounts Payable (Batch # 1; Checks Numbered 22085-22109, Batch # 2; Checks 

Numbered 22110-22116 and Batch # 3; Checks Numbered 22117-22132). 
d. For Information Only – Notification of Copeland Road Open House to be Held on August 2nd, 

2023, at 7:00 PM.  
 
Motion by Spencer, seconded by McCoy to approve the Consent Agenda. Ayes: Johnson, McCoy 
and Spencer. Nays: None. Absent: Betts. Abstain. None.  MOTION DECLARED CARRIED. 4-0 

 
5. SET AGENDA – ANYONE NOT ON THE AGENDA CAN BE PLACED UNDER OPEN/MISC. 

 
6. REPORTS OF BOARDS AND COMMITTEES BY COUNCIL AND STAFF 

 
 

Grotting attended the following meetings: 
• Workshop 
• LMC Duluth Conference 
• Resignation Party for Officer Brozek 
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Spencer attended the following meetings: 

• Workshop 
• Resignation Party for Officer Brozek 
 

 

McCoy attended the following meetings: 
• Workshop 
• Meeting with Jeff Leuer for the Fire District 

 
Johnson attended the following meetings:  

• Farewell for Chris at LMCC 
• Orono Graduation 
• Meeting with Jeff Leuer for the Fire District 
• NLC (virtual) 
• Chamber of Commerce 
• Workshop 
• LMC nominating Committee (virtual) 
• NW League Municipalities at Loretto 
• Gary Carlson Retirement Party 
• Connie Bergman Grover neighborhood gathering on Valley Rd 
• Spent time with Ken Lee on a shared island property 
• Duluth Nominating Committee Board Interviews 
• LMC Duluth Conference 
• Resignation Party for Officer Brozek 

 
 
 

7. West Hennepin Public Safety Monthly Report for May 2023 – Chief Gary Kroells. 
 

Chief Kroells thanked Officer Brozek for his 10 years of service with WHPS.  
 
He stated that in May there were 1,832 incident reports. Independence had 305 and Maple Plain had 99. 
This number is slightly higher than this time last year and that is due to having the appropriate number 
of staff. Now with Officer Brozek leaving and an officer that is hurt, WHPS will be understaffed again. 
WHPS is actively seeking applicants to join their team of officers.  
 

8. PUBLIC HEARING: Considering ordinance to Establish the BridgeVine Storm Sewer 
Improvement Tax District. 

 
a. ORDINANCE No. 2023-03 – Considering establishment of the BridgeVine Storm Sewer 

Improvement Tax District. 
 
Mayor Johnson motioned for the Public Hearing to be opened.  
 
PUBLIC HEARING OPEN 
 
Kaltsas said the city attorney recommended that we apply this in new developments. He stated that it allows 
a backup tax district to cover improvements made for storm water in the event that the HOA is not able to 
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sustain the maintenance for the system. The HOA is responsible for maintaining the ponds and pieces of the 
system. This will allow for the charges to go back to the benefiting properties.  
 
Johnson said a question that Betts brought up is who pays when work is done on them.  
Kaltsas said the only one notified of tonight is Bohl because it only impacts him. It will get passed onto 
homeowners. There is still due process that the residents will have if we need to assess back a cost for 
maintenance. It just takes a layer or two out he said. He stated we have done this consistently for the last 4-5 
developments.  
 
Motion by Grotting, seconded by McCoy to close the public hearing. Ayes: Johnson, Grotting, McCoy 
and Spencer. Nays: None. Absent: Betts. Abstain. None.    MOTION DECLARED CARRIED. 4-0 
 
PUBLIC HEARING CLOSED 
 
Motion by Spencer, seconded by McCoy to approve the ORDINANCE 2023-03. Ayes: Johnson, 
McCoy and Spencer. Nays: None. Absent: Betts. Abstain. None.  MOTION DECLARED 
CARRIED. 4-0 

 
 
 

9. Request Approval to Amend the City’s Employee Handbook Based on Personnel Committee 
Recommendation. 

 
b. RESOLUTION No. 23-0627-01 – Considering an amendment to the City’s Employee 

Handbook to adjust comp time payments. 
 
Kaltsas explained that the personnel committee met for consideration on overtime compensation. Currently 
any overtime is paid out by comp time. It is very complicated for payroll. This topic has beend looked at 
numerous times. Once piece of this would be to change the work week to Monday morning at 12:00am to 
Friday at 11:59pm. Any hours over 40 during these times would be considered overtime. On Saturdays any 
hours worked would be paid at 1.5x pay and on Sundays and Holidays the rate would be double time. On-
call hours do not count towards over time, 1.5x or double time, only actual hours worked. The city looked at 
hours and cost associated with it and it is rare to see anyone get close to the comp time max, therefore it 
makes minimal impact to costs. This would apply to all staff members. Employees would like to be actually 
paid out instead of accruing comp time. Comp time also cannot be carried over to the following year. He 
stated that from an administrative standpoint, it would simplify things greatly and get rid of one line item on 
the payroll.  
 
Johnson stated that the council is making an ordinance change by resolution for this.  
Kaltsas said he is trying to keep up with changes at the legislative level. Soon we will be discussing the new 
sick and safe time off and family leave.  
 
 
Motion by Spencer, seconded by Johnson to approve RESOLUTION 23-0627-01 amending the 
employee handbook to adjust comp time payments. Ayes: Johnson, Grotting, McCoy and Spencer. 
Nays: None. Absent: Betts. Abstain. None.    MOTION DECLARED CARRIED. 4-0 
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10. Consider Approval of Agreement to Convey Easement in Exchange for Waiver of Fees for the 

Property Located at 4224 Lake Sarah Drive South. 
 

c. Agreement To Convey Easement in Exchange for Fees. 
 
Kaltsas said he has been working on this item for 3 years. This resident approached the city and wanted to 
do improvements on his property. His grandmother owned the home and paid for the stub 30 years prior and 
he wants to connect to city sewer. The lift station is located 30ft on his property. After doing a title search 
and looking through our old records, there was never an easement put into place for this lift station. He said 
there have been the same issues on other properties with lift stations. It needs to be memorialized. The 
resident asked that we waive the fees to connect for the easement on his property. Kaltsas noted that this is a 
great deal for the city and the city would waive $3,860 in connection fees. The easement would have 10ft on 
both sides and 16 ft on the backside. The resident has signed the agreements and it just needs council 
approval to do the exchange that was negotiated. This cleans up one more of our lift stations.  
 
Johnson asked if the residents paid when the original sewer was put in. 
Kaltsas said yes, they paid the full amount but they never connected.  
Johnson said he wonders how many other properties don’t have proper easements.  
Kaltsas said he knows of a couple properties. Kaltsas said he needs a motion to approve the agreement.  
 
 
Motion by Grotting, seconded by McCoy to approve the agreement to convey easement in exchange 
for fees. Ayes: Johnson, Grotting, McCoy and Spencer. Nays: None. Absent: Betts. Abstain. None.    
MOTION DECLARED CARRIED. 4-0 
 
 
 

11. Open/Misc. 
 
 

12. Adjourn 
 
Motion by McCoy, seconded by Grotting to adjourn the City Council Meeting at 7:16pm. Ayes: 
Johnson, Betts, Grotting, McCoy and Spencer. Nays: None. Absent: None. Abstain. None.    
MOTION DECLARED CARRIED. 5-0 
 

Meeting Adjourned. 
 
 
Respectfully submitted, 
 
 
 
Amber Simon, Recording Secretary 
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City of Independence 

  Rezoning and Final Plat Application for the 
Propety Located at 9285 Highway 12  

 
To: Planning Commission    

From: Mark Kaltsas, City Planner 

Meeting Date: July 18, 2023 

Applicant: William Stoddard 

Owner: J F Zeglin Jr & M D Zeglin 

Location: 9285 Highway 12 

 

Request: 
William Stoddard (Applicant) and J F Zeglin Jr & M D Zeglin (Owner) requests that the City 
consider the following actions for the property located at 9285 US Hwy 12, Independence, MN 
(PID No. 18-118-24-21-0001): 

  
a. Rezoning of a portion of the property from AG-Agriculture to UC-Urban 

Commercial. 
 

b. Final Plat to allow the subdivision of the property into eight (8) residential lots and 
associated lots to allow the proposed commercial development. 

  
 
Property/Site Information: 
The property is located on the south side of Highway 12 and west side of Nelson Rd.  The 
property has frontage on both roads and is comprised primarily of agriculture land, woodlands 
and wetlands.  There is an existing home and several detached accessory structures on the subject 
property. 

 
Property Information: 9285 Highway 12 

 Zoning: Agriculture 
 Comprehensive Plan: Agriculture/Urban Commercial 

Acreage: ~58 acres  
  

   



9285 Highway 12 –Rezoning and Final Plat Page 2 

 

9285 Highway 12 

 
 
The City approved preliminary plat, site plan review, conditional use permit and comprehensive 
plan amendment earlier this year.  The applicant has applied for final plat and rezoning.  There 
were several outstanding items that needed to be resolved prior to further consideration by the 
City.   
 

• One of the issues that was identified during the initial review of this project relates to the 
proposed access to the site.  The City Council was clear that no commercial connection to 
Nelson Rd. would be permitted without a full connection to County Line Road.  The City 
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noted that this was fully supported by the adopted site development standards which 
contain the following prohibition: 
 
530.11. - Lot standards. 
 
Subd. 10.         Access streets. Streets servicing a commercial-light industrial area must 
have direct access to a collector street or higher-capacity street. No street servicing 
commercial-light industrial establishments may have access to local residential streets 
nor may business-oriented traffic be routed or directed to local residential streets. 
 
To address the current and future access issues associated with the development of this 
property, the City requested that the developer provide right of way for a frontage road 
across the property to provide for a future east/west connection to County Line Road.  
The applicant has provided the requisite ROW.  Following a series of meetings with 
MNDOT, they have now agreed to allow a right in/right out access to the property along 
with the dedication of the future frontage road right of way.  The dedication of the 
frontage road right of way would preserve the ability of the City to connect Nelson Road 
to the planned roundabout at County Line Road and Highway 12 without having to 
access Highway 12.  The initial development of this property would solely be accessed 
via a right in/right out off of Highway 12 as shown on the plans.  
 

• Based on the proposed revisions, the applicant has reduced the number of residential 
properties to seven from eight.  This reduction will allow for the future frontage road 
right of way and eliminate the lot directly adjacent to Highway 12. 
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• The final plat is being revised to accommodate the requisite D&U easements.  The City 
has reviewed the remainder of the plat and found it to be consistent with the approved 
preliminary plat.  The revised final plat will need to be revised prior to any City Council 
consideration of the proposed project.   
 

• The Comprehensive Plan has been approved by the Metropolitan Council.  The property 
has now been guided in accordance with the preliminary approval and can be rezoned so 
that it is consistent with the Comprehensive Plan (see attached land use plan).  The 
property will be rezoned in accordance with the attached map.  The rezoning will change 
~28 acres from AG-Agriculture to UC-Urban Commercial.  Note that the previous 
Comprehensive Plan guided 12 acres for Urban Commercial and the new amended 
Comprehensive Plan guides an additional 16 acres for Urban Commercial. 
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• Following discussion with Planning and Council, the applicant has revised the plans to 
include seven (7) residential lots along Nelson Rd.  The proposed residential lots mirror 
the lots across Nelson Rd. to the east.  Development of the west side of Nelson into 
residential lots that are similar to those in existence would provide additional buffering of 
the proposed commercial development.  It is noted that the existing residential lots 
directly across and on the east side of Nelson Road from the subject property have 
approximately 200 LF of frontage.  The City’s current ordinance would require 250 LF of 
frontage for all lots greater than 3.49 acres.  This would include Lots 1, 2 & 6-8.  Lots 3-5 
comply with the frontage requirements.  Approval of the residential lots would be 
accomplished via the Planned Development for the entire property. This property is 
unique in that it is guided for both Urban Commercial and Agriculture.  This is a 
condition that only applies to this property in the City.  The Planning Commission and 
City Council found that the additional residential lots considered for this property would 
be warranted and justified in order to provide a “known” buffer and separation between 
the existing residential properties on Nelson Road and the proposed urban commercial 
development on the west side of Nelson Road.  The City believes that this residential lot 
buffer would protect the remainder of the property (residential lots) from being further 
developed in the future and would establish a reasonable and intended transition between 
zoning districts. 
 

• The City noted in its initial review that the potential wetland impact associated with the 
development of driveways to serve the lots was a concern. The applicant has revised the 
plans to show the extent of the wetland impacts and is now proposing to utilize shared 
driveways for Lots 1&2, 3&4 and 6&7.  Utilization of shared driveways would reduce 
the wetland impacts and the number of driveways located along Nelson Road. 

 
• The applicant is proposing to provide on-site sewer (septic) and on-site water to serve the 

proposed development.  The applicant has provided a report indicating how the 
development of on-site water would serve the fire suppression requirements for the 
proposed development.  The City is continuing to evaluate and study the possibility of 
establishing a municipal well/water service in the location of the Urban Commercial to 
serve commercial development on the north and south sides of Highway 12.   

 
• The applicant has completed a wetland delineation for the property.  The City initially 

provided feedback to the applicant relating to the potential wetland impacts.  The 
applicant is proposing to mitigate the impacted wetlands utilizing the purchase of wetland 
credits.  Approximately 31.36 acres of the subject property is wetlands.  The applicant is 
proposing to impact 2.48 acres of the total wetland area (> 8%).  The potential wetland 
impacts would need to be reviewed and approved by the City.  Further review of the 
wetland mitigation plan would occur following an initial City approval.   

 
• Stormwater management has been proposed for the development.  The City has 

completed a full review of the stormwater management plan and provided detailed 
comments to the applicant. The proposal includes 3 stormwater ponds that would 
accommodate stormwater generated from the commercial portion of the proposed 
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development.  The City will continue to work with the applicant to revise the plans in 
accordance with the comments.  The stormwater plans will need to be revised prior to any 
City Council consideration of the proposed project.   
 

• The applicant is proposing to preserve a large portion of the mature trees on the property 
(see green area below).   

 

 

 
The City reviewed the final plat and requested rezoning and finds it consistent with the 
preliminary plat and now approved 2040 Comprehensive Plan.  The applicant has provided the 
City with a robust package of details and information relating to the proposed development.  The 
proposed lifestyle auto condominium illustrations appear to utilize high quality building 
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materials and a sophisticated design that is unique for this product in the metro area. There 
several revisions that will need to be finalized prior to the City being able to formally act on the 
proposed final plat and rezoning.   
 
 
Recommendation: 
The Planning Commission is being asked to consider approval of the final plat and rezoning of a 
portion of the property.  Should the Planning Commission recommend approval to the City Council, 
the following findings and conditions should be included: 
 

1. The proposed Rezoning and Final Plat meet all applicable conditions and restrictions stated 
Chapter V, Section 510, Zoning, in the City of Independence Zoning Ordinance. 

 
2. City Council approval of the Rezoning and Final Plat will be subject to the following: 

 
a. The Applicant shall make all revisions required and as noted within this report, by the 

Planning Commission and City Council.  The revisions include but are not limited to 
the following: 
 

i. Revise the final plat to address all applicable comments and to provide for all 
requisite easements. 
 

ii. Revise the landscape plans as requested and noted in the staff report. 
 

iii. Revise the building plans to indicate mechanical equipment locations and if 
applicable, proposed screening of all equipment.   

 
iv. Provide the City with all reports and certifications relating to the proposed 

septic fields as shown on the plans. 
 

v. Revise the plans to address all Fire Department comments and requirements. 
 

b. The Applicant shall address all comments and applicable requirements pertaining to 
the water resources and engineering as outlined in the respective review letters from 
Hakanson Anderson Associates. 
 

c. The Applicant shall make all recommended and required revisions and receive final 
approval for all proposed and regulated improvements from MNDOT. 

 
d. The Applicant shall comply with all applicable regulations and conditions prescribed 

by Pioneer Sarah Creek Watershed Management Commission. 
 

e. The Applicant shall enter into a development agreement with the City for this 
development.  
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f. The Applicant shall provide a letter of credit as established by the development 

agreement for all public improvements associated with this development.  
 

g. The Applicant shall dedicate the future frontage road right of way as depicted on the 
final plat.   

 
h. The Applicant shall provide the City with copies of the final lifestyle garage 

condominium covenants, including information related to the maintenance of the 
common private roads. 

 
i. The Applicant shall provide the City with a shared driveway and maintenance 

agreement and requisite easements for those proposed residential lots with a shared 
driveway condition.   

 
j. The Applicant shall obtain all necessary City, County, PCA and other regulatory 

agency approval and permits prior to construction.  
 

k. The Applicant shall pay the park dedication fees in accordance with the terms defined 
in the Development Agreement. 

 
3. The Applicant shall pay for all costs associated with the City’s review of the rezoning, final 

plat and conditional use permit. 
 

4. The Applicant shall enter into a Planned Development Agreement with the City.  The Planned 
Development Agreement will stipulate all standards associated with the planned development 
and will be considered for adoption concurrently with the final plat. 

 
5. The Applicant shall record the final plat with Hennepin County within one hundred and eighty 

(180) days of the City Council approval of the Final Plat. 
 
 

 
 
Attachments: 

1. Application 
2. Applicants Narrative 
3. Final Plat 
4. Site Plan Package 
5. Building Illustrations 
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R
O

AD
 S

E PARCEL AREA
BLOCK 1, LOT 1  2.33 ACRES
BLOCK 2, 3, 4, 5  0.51 ACRES EACH

LOT 1, 9, 10, 18 1,639 SF
LOT 2, 3, 7, 8, 11, 12, 16, 17 1,024 SF
LOT 4, 5, 6, 13, 14, 15 1,229 SF

BLOCK 6, 7, 8  0.36 ACRES EACH
LOT 1, 6, 7, 12 1,639 SF
LOT 2, 6, 8, 11 1,024 SF
LOT 3, 4, 9, 10 1,229 SF

BLOCK 9  0.50 ACRES
LOT  1 TO 12 1,844 SF

BLOCK 10  27.00 ACRES

OUTLOT A    3.23 ACRES
OUTLOT B   1.58 ACRES
OUTLOT C   2.37 ACRES
OUTLOT D   8.92 ACRES
OUTLOT E   6.38 ACRES
OUTLOT F   0.53 ACRES
OUTLOT G   5.61 ACRES

MnDOT DEDICATION   0.34 ACRES

TOTAL 58.28 ACRES

SETBACKS

PARKING/DRIVEWAY
      COMMERCIAL/AUTOCONDO

FRONT 15' (FROM FRONTAGE ROAD)
SIDE 20' (FROM AGRICULTURE)
REAR 5'   (ADJACENT COMMERCIAL)
REAR 40' (FROM RESIDENTIAL)

BUILDING
      COMMERCIAL/AUTOCONDO

FRONT 50' (FROM FRONTAGE ROAD)
SIDE 30' (FROM RESIDENTIAL)
REAR 40'
SIDE 80' (FROM AGRICULTURE)

      RESIDENTIAL
FRONT 85' (FROM NELSON ROAD

      CENTERLINE)
SIDE 30'
REAR 40'

PARKING
BLOCK 10
N/A - RESIDENTIAL LOTS

BLOCK 1
AUTO STALLS PROVIDED = 49
10,600 SF COMMERCIAL @ 4.0 PER 1,000 SF = 42

BLOCKS 2 THROUGH 5 - 72 AUTOCONDO UNITS

PARKING STALLS PROVIDED = 151
1,700 LF PERIMETER PARKING @ 1 STALL/25 LF = 68
2,088 LF BUILDING FACE @ 1 STALL/25 LF = 83

BLOCKS 6 THROUGH 9 - 48 AUTOCONDO UNITS
AUTO STALLS PROVIDED = 97
1,000 LF PERIMETER PARKING @ 1 STALL/25 LF = 40
1,443 LF BUILDING FACE @ 1 STALL/25 LF = 57

LOT 1

LOT 5

LOT 6

LOT 7

LOT 2

LOT 3

LOT 4

LEGEND

DRAIN FIELD (PRIMARY)

DRAIN FIELD (ALTERNATE)

BUILDING SETBACK

PARKING SETBACK

EX. WETLAND BOUNDARY

WETLAND FILL BOUNDARY

PARCEL/LOT BOUNDARY

ZONING BOUNDARY

WETLAND (TYPE 1)

WETLAND (TYPE 2)

WETLAND (TYPE 3)BLOCK 1

SILO
(TO REMAIN)

STORAGE BUILDING
(TO REMAIN)

OUTLOT C

OUTLOT D

OUTLOT A

P

A

ACCESS GATE

C100

EDGE OF TREE
CANOPY TO REMAIN

BLOCK 2

BL
O

C
K 

9

DELINIATED EDGE OF
EXISTING WETLAND (TYP.)

POTENTIAL FUTURE ROADWAY
FOR EXTENSION THROUGH

ADJACENT PROPERTY TO
COUNTY LINE ROAD SE

PROPOSED RIGHT-IN/RIGHT-OUT ACCESS

N

0 100' 200'

BLOCK 3

BLOCK 4

BLOCK 5

BLOCK 6

BLOCK 7

BLOCK 8

BLOCK 10

OUTLOT A

O
U

TL
O

T 
A

3.71 AC.

4.35 AC.

4.35 AC.

4.35 AC.

3.26 AC.

3.49 AC.

3.49 AC.

OUTLOT B

OUTLOT E

O
U

TL
O

T 
F

OUTLOT G

MnDOT DEDICATION

PAVILION

SHARED DRIVEWAY
ACCESS (TYP.)

EDGE OF PROPOSED
WETLAND FILL (TYP.)

PERIMETER SITE
FENCE (TYP.)

PERIMETER SITE
FENCE (TYP.)

TRASH ENCLOSURE
FOR AUTO CONDOS

TRASH ENCLOSURE
FOR COMMERCIAL

URBAN COMMERCIAL GUIDED

AGRICULTURAL ZONED/
AGRICULTURAL GUIDED

AGRICULTURAL ZONED/
AGRICULTURAL GUIDED
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PLAT NORTH
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LOT 1

50.0' NNG GAS EASEMENT

LOT 2

LOT 3

LOT 4

LEGEND

DRAIN FIELD (PRIMARY)

DRAIN FIELD (ALTERNATE)

BUILDING SETBACK

PARKING SETBACK

EX. WETLAND BOUNDARY

WETLAND FILL BOUNDARY

PARCEL/LOT BOUNDARY

SITE FENCE

WETLAND (TYPE 1)

WETLAND (TYPE 2)

WETLAND (TYPE 3)

BLOCK 1

P

A

OUTLOT C

OUTLOT D

OUTLOT A

C101N

0 100' 200'

OUTLOT A

3.71 AC.

3.26 AC.

3.49 AC.

3.49 AC.

OUTLOT E

O
U

TL
O

T 
F

OUTLOT G

MnDOT DEDICATION

BLOCK 2

BLOCK 3

BLOCK 4

BLOCK 5

BLOCK 6

BLOCK 7

BLOCK 8

B
LO

C
K

 9

END B612 CURB AND
GUTTER. TRANSITION TO
SURMOUNTABLE CURB

EDGE OF BITUMINOUS
(NO CURB) (TYP.)

TRASH ENCOSURE
FOR AUTO CONDOS

(2) CONCRETE
PLATFORMS

20' DIA.

ACCESS GATE

40'x40' COVERED
ENCLOSURE

PERIMETER
SITE SECURITY
FENCE (TYP.)

B618 CURB AND GUTTER
IN MnDOT RIGHT-OF-WAY

ALL CURB & GUTTER TO
BE B612 ON ACCESS
DRIVE AND COMMERCIAL
LOT1, BLOCK 1 (TYP.)

PERIMETER CURB & GUTTER
TO BE SURMOUNTABLE
WITHIN AUTO-CONDO AREA

TRASH
 ENCOSURE

FOR
COMMERCIAL

07/17/2023

DRAFT
FINAL PLAT

(NORTH)
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LOT 5

LOT 2

LOT 3

LOT 4

LEGEND

DRAIN FIELD (PRIMARY)

DRAIN FIELD (ALTERNATE)

BUILDING SETBACK

PARKING SETBACK

EX. WETLAND BOUNDARY

WETLAND FILL BOUNDARY

PARCEL/LOT BOUNDARY

SITE FENCE

WETLAND (TYPE 1)

WETLAND (TYPE 2)

WETLAND (TYPE 3)

P

A

OUTLOT C

OUTLOT D

C102

DELINIATED EDGE OF
EXISTING WETLAND (TYP.)

N

0 100' 200'

4.35 AC.

3.26 AC.

3.49 AC.

3.49 AC.

O
U

TL
O

T 
F

EDGE OF BITUMINOUS
(NO CURB) (TYP.)

TRASH ENCOSURE
FOR AUTO CONDOS

OUTLOT E

OUTLOT G

PERIMETER SITE
SECURITY
FENCING (TYP.)

EDGE OF PROPOSED
WETLAND FILL (TYP.)

07/17/2023

DRAFT
FINAL PLAT

(SOUTH)
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LOT 7
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DRAIN FIELD (PRIMARY)

DRAIN FIELD (ALTERNATE)

BUILDING SETBACK

PARKING SETBACK

EX. WETLAND BOUNDARY

WETLAND FILL BOUNDARY

PARCEL/LOT BOUNDARY

DEDICATED TO
MNDOT (0.34 ACRES)

FRONTAGE ROAD
(3.22 ACRES)

WETLAND (TYPE 1)

WETLAND (TYPE 2)

WETLAND (TYPE 3)

BLOCK 1

OUTLOT C

OUTLOT D

OUTLOT A

P
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C103

EDGE OF TREE
CANOPY TO REMAIN
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 9

DELINIATED EDGE OF
EXISTING WETLAND (TYP.)

POTENTIAL FUTURE ROADWAY
FOR EXTENSION THROUGH

ADJACENT PROPERTY TO
COUNTY LINE ROAD SE

N
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BLOCK 3

BLOCK 4

BLOCK 5

BLOCK 6

BLOCK 7

BLOCK 8

BLOCK 10
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3.71 AC.

4.35 AC.

4.35 AC.

4.35 AC.

3.26 AC.

3.49 AC.

3.49 AC.

OUTLOT B

OUTLOT E

O
U

TL
O

T 
F

OUTLOT G

MnDOT DEDICATION

SHARED DRIVEWAY
ACCESS (TYP.)

EDGE OF PROPOSED
WETLAND FILL (TYP.)

PERIMETER SITE
FENCE (TYP.)

PARCEL AREAS
AREA PERCENT

RESIDENTIAL 27.00 ACRES 46.3%
AUTOCONDOS 11.98 ACRES 20.6%
COMMON SPACE/

OUTLOTS 13.40 ACRES 23.0%
FRONTAGE RD 3.23 ACRES 5.5%
COMMERCIAL 2.33 ACRES 4.0%
MnDOT DEDICATION

0.34 ACRES 0.6%

TOTAL 58.28 ACRES
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SCHEMATIC

DESIGN
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INDEPENDENCE AUTO CONDOS | STODDARD COS.

SYMBOLS LEGEND

DRAWING INDEX

ABBREVIATIONS

A

A/E ARCHITECT/ENGINEER

AB ANCHOR BOLT

ABV ABOVE

AC AIR CONDITIONING

ACOUS ACOUSTIC (AL)

ACT ACOUSTICAL TILE

ADDL ADDITIONAL

ADDN ADDITION

ADH ADHESIVE

ADJ ADJACENT

ADJST ADJUSTABLE

AFF ABOVE FINISH FLOOR

AGG AGGREGATE

AHU AIR HANDLING UNIT

ALT ALTERNATE

ALUM ALUMINUM

ANOD ANODIZE (D)

ANUN ANNUNCIATOR

AP ACCESS PANEL

APC ARCHITECTURAL PRECAST CONCRETE

APT APARTMENT

ARCH ARCHITECT (URAL)

ASSN ASSOCIATION

ASSY ASSEMBLY

AUTO AUTOMATIC

AV AUDIO VISUAL

AVE AVENUE

B

B BATHROOM

B&B BALLED AND BURLAPPED

B.O. BOTTOM OF

BALC BALCONY

BCMU BURNISHED CONCRETE MASONRY UNIT

BD BOARD

BEV BEVEL

BF BOTH FACES

BIT BITUMINOUS

BL BRICK LEDGE

BLDG BUILDING

BLK BLOCK

BLKG BLOCKING

BLST BALLAST

BLW BELOW

BM BEAM

BM BENCH MARK

BOH BACK OF HOUSE

BOT BOTTOM

BR BEDROOM

BRG BEARING

BRK BRICK

BRKT BRACKET

BRZ BRONZE

BS BOTH SIDES

BSMT BASEMENT

BTU BRITISH THERMAL UNIT

BTWN BETWEEN

BUR BUILT-UP ROOF (ING)

BW BOTH WAYS

C

C COURSES

C/C CENTER TO CENTER

CAB CABINET

CAV CAVITY

CB CATCH BASIN

CBD CASING BEAD

CCTV CLOSED CIRCUIT TELEVISION

OWNER/DEVELOPER: STODDARD COMPANIES

925 EXCELSIOR BLVD

EXCELSIOR, MN 55331

Ph: 612-802-3666

ARCHITECT: ELNESS SWENSON GRAHAM ARCHITECTS INC.

500 WASHINGTON AVE. SOUTH, SUITE 1080

MINNEAPOLIS, MN  55415

Ph: 612-339-5508

Fx: 612-339-5382

GENERAL CONTRACTOR: TBD

PROJECT TEAM

CEM CEMENT

CEM PNL CEMENT FIBER PANEL

CF CUBIC FEET

CFLG COUNTER FLASHING

CFM CUBIC FEET PER MINUTE

CG CORNER GUARD

CGL CERAMIC GLASS

CH BD CHALKBOARD

CHAM CHAMFER

CHAN CHANNEL

CI CAST IRON

CIP CAST-IN-PLACE

CIRC CIRCULAR

CJ CONTROL JOINT

CK CORK

CL CENTER LINE

CL CHAIN LINK

CLG CEILING

CLO CLOSET

CLR CLEAR

CLRM CLASSROOM

CLS CLOSURE

CLWD CLAD WOOD

CMP CORRUGATED METAL PIPE

CMU CONCRETE MASONRY UNIT

CNR BD CORNER BEAD

CNTR COUNTER

CO CLEANOUT

COL COLUMN

COM COMMON

COMB COMBINATION

COMM COMMUNICATION

COMP COMPOSITE

CONC CONCRETE

CONF CONFERENCE

CONN CONNECT (ION) (ER)

CONST CONSTRUCTION

CONT CONTINU (OUS) (ATION)

CONTR CONTRACTOR

COORD COORDINATE

CORR CORRIDOR

COV COVER

CPT CARPET

CPTB CARPET BASE

CSG CASING

CSK COUNTER SUNK

CSWK CASEWORK

CT CERAMIC TILE

CTB CERAMIC TILE BASE

CTR CENTER

CTV CABLE TELEVISION

CUH CABINET UNIT HEATER

CW COLD WATER

CW CURTAIN WALL

D

DEF JT DEFLECTION JOINT

DEG DEGREE (S)

DEMO DEMOLITION

DF DRINKING FOUNTAIN

DH DOUBLE HUNG

DIA DIAMETER

DIAG DIAGONAL

DIFF DIFFERENCE

DIM DIMENSION

DISP DISPENSER

DIST DISTANCE

DIV DIVISION, DIVIDER

DL DEAD LOAD

DN DOWN

DO DITTO

DP DAMPPROOFING

DP DEEP

DPU DEEP PANTRY UNIT

DR DINING ROOM

DR DOOR

DRW DRY WELL

DS DOWNSPOUT

DT DRAIN TILE

DTL DETAIL

DW DISHWASHER

DW DRYWALL

DWG DRAWING

DWL DOWEL

DWR DRAWER

DWTR DUMBWAITER

E

E EAST

EA EACH

EB EXPANSION BOLT

EF EACH FACE

EHD ELECTRIC HAND DRYER

EIFS EXTERIOR INSULATION AND FINISH SYSTEM

EJT EXPANSION JOINT

EL ELEVATION

ELAST ELASTOMERIC

ELEC ELECTRIC (AL)

ELEV ELEVATOR

ENGR ENGINEER

ENTR ENTRANCE

EP ELECTRIC PANELBOARD

EPS EXPANDED POLYSTYRENE

EPT EPOXY PAINT

EPX EPOXY WALL COATING

EQ EQUAL

EQUIP EQUIPMENT

ESCAL ESCALATOR

ESMT EASEMENT

EW EACH WAY

EWC ELECTRIC WATER COOLER

EXC EXCAVATE

EXH EXHAUST

EXIST EXISTING

EXP EXPANSION

EXP STR EXPOSED STRUCTURE

EXT EXTERIOR

F

F.O. FACE OF

F/F FACE TO FACE

FA FRESH AIR

FBP FINISHED BACK PANEL

FBRBD FIBERBOARD

FCU FAN COIL UNIT

FD FLOOR DRAIN

FDC FIRE DEPARTMENT CONNECTION
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FLOOR PLAN GENERAL NOTES

• DIMENSIONING STANDARDS:

A. MASONRY WALL DIMENSIONS ARE TO FACE OF MASONRY.

B. INTERIOR STUD WALL DIMENSIONS ARE TO CENTERLINE OF STUD.

• EXTERIOR WALL DIMENSIONS ARE TO FACE OF SHEATHING.

• PROVIDE FIRE EXTINGUISHER CABINETS WHERE INDICATED ON PLANS- MATCH BUILDING 

STANDARD.

• PROVIDE WOOD OR SHEET METAL BLOCKING FOR ALL EQUIPMENT MOUNTED IN GYP 

BOARD PARTITIONS.  MAINTAIN INTEGRITY OF FIRE AND/OR SMOKE RATING WHERE 

ACCESSORIES ARE IN RATED WALLS.

• PROVIDE DIAGONAL BRACING TO SLAB AT DOUBLE STUDS AT DOOR OPENINGS AND AT 

DROP ARCHES/BULKHEADS AT 60" O.C. MAX.

• ALL GLASS SHALL BE CLEAR TEMPERED SAFETY GLASS. 

• PROVIDE FLAMMABLE WASTE TRAP SYSTEM TO SERVE ALL GARAGE DRAINS.

B

A

25' - 0" 30' - 0" 25' - 0" 30' - 0" 40' - 0"

C

6 7 8 9 10 11

25' - 0" 30' - 0" 25' - 0" 30' - 0"

4
0
' 
- 

0
"

4
0
' 
- 

0
"

8
0
' 
- 

0
"

3

A3.1

022

CONDO A

024

CONDO A

25' - 0" 30' - 0" 25' - 0" 30' - 0" 40' - 0"

1
4
X

1
4

3
0
7
1

1
4
X

1
4

1
6
X

1
4

3
0
7
1

3
0
7
1

3
0
7
1

1
6
X

1
4

1
4
X

1
4

3
0
7
1

1
6
X

1
4

3
0
7
1

1
6
X

1
4

3
0
7
1

1
6
X

1
4

3
0
7
1

1
4
X

1
4

3
0
7
1

1
6
X

1
4

3
0
7
1

1
4
X

1
4

1
4
X

1
4

1
/8

" 
/ 

1
' 
- 

0
"

1
/8

" 
/ 

1
' 
- 

0
"

1 2

B

A

40' - 0" 30' - 0" 25' - 0" 30' - 0" 25' - 0"

C

4
0
' 
- 

0
"

4
0
' 
- 

0
"

3 4 5 6

8
0
' 
- 

0
"

ANTICIPATED COLUMN

30' - 0" 25' - 0" 30' - 0" 25' - 0"

1

A3.1

W8
2 B

S

001

CONDO A

023

CONDO A

025

CONDO C

033

CONDO B

026

CONDO C

031

CONDO C

032

CONDO C

034

CONDO B

035

CONDO B

1
4
X

1
4

3
0
7
1

1
6
X

1
4

3
0
7
1

WOOD COLUMN

25' - 4"

WOOD STAIR AND 

TEMPORARY WOOD RAILING 

AND GUARDRAIL

ALTERNATE: PREFINISHED 

METAL STAIR AND RAILING

40' - 0" 30' - 0" 25' - 0" 30' - 0" 25' - 0"

5" x 5" STEEL COLUMNS

8' TRENCH DRAIN

3
0
7
1

1
6
X

1
4

3
0
7
1

1
4
X

1
4

3
0
7
1

1
6
X

1
4

3
0
7
1

1
4
X

1
4

1
4
X

1
4

1
4
X

1
4

3
0
7
1

1
4
X

1
4

3
0
7
1

1
6
X

1
4

1
6
X

1
4

3
0
7
1

3
0
7
1

1
6
X

1
4

EW8
B

a5

PROJECT NUMBER

DRAWN BY CHECKED BY

ORIGINAL ISSUE:

REVISIONS:

KEY PLAN

N
O
T   

FO
R
 

C
O
N
S
TR

U
C
TIO

N

Typed or Printed Name

License # Date

I hereby certify that this plan, specification, or

report was prepared by me or under my direct

supervision and that I am a duly licensed architect

under the laws of the State of Minnesota

Signature

2
/1

0
/2

0
2

3
 3

:3
0

:1
9

 P
M

A1.1

FLOOR PLAN - LEVEL 1

ESG

02/10/23

Motor

Condos at

Independence
9285 US Highway 12

Independence, MN

SCHEMATIC

DESIGN

221716

1/8" = 1'-0"A1.1

1 LEVEL 1 FLOOR PLAN - EAST

1/8" = 1'-0"A1.1

2 LEVEL 1 FLOOR PLAN - WEST

No. Description Date



DN

DNDN

DNDNDN

DNDNDN

DN

DNDNDN

DN

DNDN

DNDNDN

B

A

C

6 7 8 9 10 11

25' - 0" 30' - 0" 25' - 0" 30' - 0" 40' - 0"

3

A3.1

011

MEZZANINE

010

MEZZANINE

4
0
' 
- 

0
"

4
0
' 
- 

0
"

25' - 0" 30' - 0" 25' - 0" 30' - 0" 40' - 0"

040

MEZZANINE

051

MEZZANINE

036

MEZZANINE

047

MEZZANINE

044

MEZZANINE

049

MEZZANINE

053

MEZZANINE

041

MEZZANINE

1 2

B

A

C

3 4 5 6

40' - 0" 30' - 0" 25' - 0" 30' - 0" 25' - 0"

4
0
' 
- 

0
"

4
0
' 
- 

0
"

8
0
' 
- 

0
"

ANTICIPATED FLOOR JOIST

ANTICIPATED BEAM

1

A3.1

4

A3.1

2

A3.1

OPEN TO BELOW

001

MEZZANINE

002

MEZZANINE

004

MEZZANINE

020

MEZZANINE

019

MEZZANINE

018

MEZZANINE

003

MEZZANINE

017

MEZZANINE

016

MEZZANINE

LIMITED TO 524 SF

3
0
7
0

13
' 
- 

0
"

EXTERIOR BALCONY

COLUMN BELOW

39' - 10 3/4" 30' - 0" 25' - 0" 30' - 0" 25' - 0"

FLOOR PLAN GENERAL NOTES

• DIMENSIONING STANDARDS:

A. MASONRY WALL DIMENSIONS ARE TO FACE OF MASONRY.

B. INTERIOR STUD WALL DIMENSIONS ARE TO CENTERLINE OF STUD.

• EXTERIOR WALL DIMENSIONS ARE TO FACE OF SHEATHING.

• PROVIDE FIRE EXTINGUISHER CABINETS WHERE INDICATED ON PLANS- MATCH BUILDING 

STANDARD.

• PROVIDE WOOD OR SHEET METAL BLOCKING FOR ALL EQUIPMENT MOUNTED IN GYP 

BOARD PARTITIONS.  MAINTAIN INTEGRITY OF FIRE AND/OR SMOKE RATING WHERE 

ACCESSORIES ARE IN RATED WALLS.

• PROVIDE DIAGONAL BRACING TO SLAB AT DOUBLE STUDS AT DOOR OPENINGS AND AT 

DROP ARCHES/BULKHEADS AT 60" O.C. MAX.

• ALL GLASS SHALL BE CLEAR TEMPERED SAFETY GLASS. 

• PROVIDE FLAMMABLE WASTE TRAP SYSTEM TO SERVE ALL GARAGE DRAINS.
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NOTES:
* The light loss factor (LLF) is a product of many variables, only lamp lumen depreciation (LLD)
has been applied to the calculated results unless otherwise noted. The LLD is the result (quotient)
of mean lumens / initial lumens per lamp manufacturers' specifications.

* Illumination values shown (in footcandles) are the predicted results for planes of calculation either
to the plane of calculation.

* The calculated results of this lighting simulation represent an anticipated prediction of system performance.
Actual measured results may vary from the anticipated performance and are subject
to means and methods which are beyond the control of the designer.

* Mounting height determination is job site specific, our lighting simulations assume a mounting height
(insertion point of the luminaire symbol) to be taken at the top of the symbol for ceiling mounted luminaires
and at the bottom of the symbol for all other luminaire mounting configurations.

* RAB Lighting Inc. luminaire and product designs are protected under U.S. and International intellectual property laws.
horizontal, vertical or inclined as designated in the calculation summary. Meter orientation is normal
Patents issued or pending apply.

***LAYOUT AND BOM ARE SUBJECT TO APPROVAL***

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min Description PtSpcLr PtSpcTb Meter Type

CalcPts_1 Illuminance Fc 0.51

Luminaire Schedule

Symbol

12.1 0.0 N.A. N.A. Readings taken at 0'-0" AFG 15 15 Horizontal

Qty Tag Label Arrangement

Expanded Luminaire Location Summary
LumNo Tag X Y

Lum. Lumens Arr. Lum. Lumens LLF Description Lum. Watts Arr. Watts Total Watts Filename

MTG HT Orient Tilt
1 C 382.4 865.098 7 114.103 0
2 C 464.64 1054.89 7

Pavillion Illuminance Fc 9.41 12.1 6.8 1.38 1.78

134 T SLIM17FAFC40 SINGLE 4595 4595 1.000 SLIM17FAFC40_5K 38.15 38.15 5112.1 SLIM17FAFC40_5K.ies

4 I IVGT5-70L750ZU SINGLE 7703 7703 1.000 IVGT5-70L750ZU 69.5046 69.5046 278.0184 IVGT5-70L750ZU - DLF1811104-9aMOD50.IES

124 C CD34FA4W-20-508-KC SINGLE 1735 1735 1.000 CD34FA4W-20-508-KC 18.4688 18.4688 2290.131 cd34fa4w-20-508-kc-20w-full-4000k.ies

114.103 0
3 C 407.04 1029.389

14 C 340.476 896.781 7 294.023 0
15 C 370.025 909.845 7 294.023 0
16 C 397.444 922.199 7 294.023 0
17 C 422.413 933.003 7 294.023 0
18 C 445.421 943.816 7 294.023 0
19 C 501.11 968.41 7 294.023 0
20 C 220.62 797.66 7 114.103 0
21 C 250.79 811.331 7 114.103 0
22 C 281.69 825.463 7 114.103 0

7 114.103 0
4 C 380.67 1017.498 7 114.103 0
5 C 355.42 1006.406 7 114.103 0
6 C 327.56 994.355 7 114.103 0
7 C 299.87 981.454 7 114.103 0
8 C 281.18 973.383 7 114.103 0
9 C 251.03 959.801 7 114.103 0
10 C 221.3 946.73 7 114.103 0
11 C 256.05 859.01 7 294.023 0
12 C 292.859 874.974 7 294.023 0
13 C 316.638 885.488 7 294.023 0

23 C 299.64 833.474 7 114.103 0
24 C 328.6 845.795 7 114.103 0
25 C 356.84 857.896 7 114.103 0
26 C 406.3 879.869 7 114.103 0
27 C 464.47 906.31 7 114.103 0
28 C 259.09 711.37 7 294.023 0
29 C 292.709 726.134 7 294.023 0
30 C 316.358 736.888 7 294.023 0
31 C 340.936 747.781 7 294.023 0
32 C 371.065 760.225 7 294.023 0
33 C 398.744 772.499 7 294.023 0
34 C 423.673 783.813 7 294.023 0
35 C 447.581 794.406 7 294.023 0
36 C 502.49 818.26 7 294.023 0
37 C 466.13 755.25 7 114.103 0
38 C 406.2 729.079 7 114.103 0
39 C 381.64 718.698 7 114.103 0
40 C 357.46 708.336 7 114.103 0
41 C 328.3 695.605 7 114.103 0
42 C 300.88 683.794 7 114.103 0
43 C 274.64 672.273 7 114.103 0
44 C 250.15 661.861 7 114.103 0
45 C 220.74 648.3 7 114.103 0
46 C 252.91 560.09 7 294.023 0
47 C 290.809 575.574 7 294.023 0
48 C 316.378 586.708 7 294.023 0
49 C 340.676 596.901 7 294.023 0
50 C 368.205 609.315 7 294.023 0
51 C 397.894 621.319 7 294.023 0
52 C 421.833 632.433 7 294.023 0
Total Quantity: 262   ( 52 shown,  1 through 52 )
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