PLANNING COMMISSION

DATE: 9/8/14

AGENDA ITEM: 5C — BUSINESS ITEM
CAsE # 2014-46

ITEM: Hunter’s Crossing Final Plat

SUBMITTED BY: Kyle Klatt, Planning Director

REVIEWED BY: Nick Johnson, City Planner
Jack Griffin, City Engineer

SUMMARY AND ACTION REQUESTED:

The Planning Commission is being asked to consider a Final Plat request from The Ryland Group for
the first phase of a planned 51 unit residential development to be called Hunter’s Crossing. The
proposed subdivision will be located on 23.10 acres immediately east of Lake EImo Avenue and
approximately ¥a mile north of Interstate 94. The final plat includes 22 single-family lots located
within the northern portion of the overall subdivision area. Staff is recommending approval of the
request subject to compliance with the conditions listed in this report.

GENERAL INFORMATION

Applicant: The Ryland Group (Tracey Rust), 7599 Anagram Drive, Eden Prairie, MN
Property Owners: Nathan Landucci, 404 Lake EImo Avenue North, Lake EImo, MN
Location: Part of Section 36 in Lake EImo, north of 1-94, east of Lake EImo Avenue, and

south of the Cimarron Golf Course property. South of 404 Lake EImo Avenue
North. PID Number 36.029.21.32.0008

Request: Application for final plat approval of a 22 unit residential subdivision to be
named Hunter’s Crossing.

Existing Land Use and Zoning: Golf driving range and instruction and practice facility,
including small nine-hole practice course. Current Zoning:
LDR — Low Density Residential

Surrounding Land Use and Zoning: North — vacant land and Cimarron Manufactured Home Park;
East — Trans-City industrial building; West — The Forest
residential subdivision; South — currently vacant/agricultural but
future site of proposed Air Lake Development business park;
also two existing home sites located adjacent to development
along Lake EImo Avenue

Comprehensive Plan: Urban Low Density Residential (2.5 — 3.99 units per acre)

History: Sketch Plan reviewed by Planning Commission on 9/23/13. The site has historically
been used for a golf driving range and practice facility. The City approved a
Conditional Use Permit for the driving range in 1990, and this permit, which is still
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active, has been amended at least twice since this date. At some point in the past, the
home in the extreme northwestern portion of the site (and outside the area to be
platted) was split off from the larger parcel. The preliminary plat was approved by
the City Council on July 1, 2014.

Deadline for Action: Application Complete — 8/8/14
60 Day Deadline — 10/8/14
Extension Letter Mailed — No
120 Day Deadline — 12/8/14

Applicable Regulations: ~ Chapter 153 — Subdivision Regulations
Article 10 — Urban Residential Districts (LDR)
8150.270 Storm Water, Erosion, and Sediment Control

REQUEST DETAILS

The City of Lake EImo has received a request from The Ryland Group for final plat approval of the
initial phase of the Hunter’s Crossing residential subdivision. The area to be platted represents
approximately half of the lots that were approved with the preliminary plat, and will include 22
single-family lots, outlots for storm water management facilities, and a larger outlot to be platted as
part of the second addition. The City approved the Hunter’s Crossing Preliminary Plat on July 1,
2014, and the final plat represents the northern portion of the overall area to be subdivided. The
applicant has provided a detailed project narrative (attached) that provides summary of the request
with information updated from the preliminary plat review where appropriate.

Hunter’s Crossing will be located along the planned 5™ Street minor collector route, and the
preliminary plat indicated that the sole access into the development would be located off of 5 Street.
One of the unique aspects of this project is that the planned location of 5™ Street along the northern
property line of the subdivision straddles the property line between the applicant’s site and the
adjacent property to the north. At this time, there has been no agreement reached between these two
property owners to build 5™ Street as a private improvement, therefore, the applicant is proposing to
construct the southern half of this road as part of Hunter’s Crossing, while leaving the northern
portion to be constructed either when the northern property develops or when and if the City decides
to complete this road as a public improvement project.

The final construction documents do include plans for 5 Street, but these plans note that it will be
built as a future City project. Based on recent conversations with the City, the applicant has agreed
to build the southern half of the road as noted above, but is proposing to complete this work as part of
the second addition. This proposed phasing plan would result on the construction of a road of
sufficient width to allow two-way traffic, but that would later be expanded to the City’s full
specifications for the road with one-lane of travel in each direction with turn lanes at full
intersections. Because the applicant’s portion of 5" Street would not be constructed until the second
phase of the project, the applicant is proposing to use the existing access to the site as a temporary
access for the first addition. The City’s preliminary plat approval authorized the use of this
temporary access to serve up to 25 lots, which falls within the number being proposed for the final
plat. Washington County will also allow the temporary access provided this access is eliminated
once 5™ Street is in place.

There are a few issues that the City is working to address concerning the construction of 5 Street in
two phases, and most importantly, is asking the applicant and northern property owner to enter into
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an agreement to identify an area to handle storm water runoff from the road. The City will otherwise
maintain control over the future platting in this area so that no further platting will be allowed either
on the applicant’s property or on the site to the north without at least half of the road being
completed. As part of the planned improvements for 5™ Street, the applicant will need to comply
with the comments from Washington County, and will need to incorporate improvements to Lake
Elmo Avenue as part of this work.

Consistent with the approved preliminary plat, the final plat does not include two exception parcels
along Lake EImo Avenue, both of which will be provided with potential future connections to the
streets internal to Hunter’s Crossing. As depicted in the attached plans, the northeast exception
parcel will have access to 4™ Street via Outlot B; access to the other exception parcel will be platted
as part of the second addition. In both cases, these parcels will still be allowed to access Lake EImo
Avenue until they are redeveloped at some point in the future (both are guided for Medium Density
Residential development).

The applicant has provided an updated landscape plan with all of the other required plans, and this
plan has been reviewed by the City’s consulting landscape architect. In his review he notes that the
applicant will need to either provide more trees with the project or increase the size of the ones that
have been proposed. These changes will be fairly straight forward to make as the developer prepares
final revisions to the construction plans. In terms of public park land dedication, the preliminary plat
was approved without a specific land dedication, and instead, the developer is expected to pay a fee
in lieu of land dedication. Consistent with recent City approvals, the applicant may request a
reduction in these fees in exchange for the construction of public trails within the project.

Please note that the grading and utility plans do cover the entire preliminary plat area, and that the
developer will be mass grading the entire site as part of these plans. The other street and utility plans
also depict the entire site, and the City Engineer has asked for further clarification concerning which
aspects of these plans will be constructed as part of the phase one improvements. The applicant has
submitted detailed construction plans for related to sanitary sewer, water main, storm sewer, grading,
drainage, erosion control, landscaping, and other details that have been reviewed by the City
Engineer.

The City’s subdivision ordinance establishes the procedure for obtaining final subdivision approval,
in which case a final plat may only be reviewed after the City takes action on a preliminary plat. As
long as the final plat is consistent with the preliminary approval, it must be approved by the City.
Please note that the City’s approval of the Hunter’s Crossing Preliminary Plat did include a series of
conditions that must be met by the applicant, which are addressed in the “Review and Analysis”
section below. There are no public hearing requirements for a final plat.

The City’s zoning map for all of the area included in the preliminary plat for Hunter’s Crossing has
previously been updated to be consistent with the City’s Comprehensive Plan. All of the site is zone
LDR - Urban Low Density Residential, and the proposed lots, setbacks, streets, and other plan
elements have been found to be consistent with the LDR district requirements.

Staff has reviewed the final plat and found that it is consistent with the preliminary plat that was
approved by the City. Please note that the final plat now includes proposed street names as
recommended by the Planning Department. The City Engineer, Landscape Architect, and County
Engineer have reviewed the final plat, and these comments are attached to this report. Although
there are some additional revisions to the final construction plans that will need to be addressed by
the applicant, the majority of these revisions can be made before the City releases the final plat for
recording.
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REVIEW AND ANALYSIS

The preliminary plat for Hunter’s Crossing was approved with several conditions, which are
indicated below along with Staff’s comments on the status of each. The applicant has also provided
a response to these conditions as part of the attached application narrative. Staff is recommending
approval of the final plat with conditions intended to address the outstanding issues that will require
additional review and/or documentation. In order to assist the Planning Commission with its review,
Staff is also including a summary the critical issues that need to be resolved for the subdivision to
move forward.

Critical Issues Summary:

1) The developer is proposing to construct half of 5™ Street with their project, leaving the
northern half to be constructed by another private party or of the City in the future. Staff has
agreed that this is be best option for moving forward with development in this area given the
unique site ownership and property boundaries that exist around the applicant’s site. There is
minimal risk to the City in taking this approach since it will be relatively straight-forward to
demonstrate benefit to the northern property owner if the City decides to build the road and
asses the costs back to the abutting property owner.

2) 5th Street will be constructed with the second addition, at which time the applicant will need
to prepare plans for the southern portion of this road that comply with City standards and also
comply with Washington County requirements for the intersection of 5" Street and Lake
Elmo Avenue. The City is working with both the applicant and property owner to the north
to secure an agreement concerning the storm water facilities needed to build the road. This
agreement will be completed prior to a final plat for second addition.

3) The applicant will need to secure an easement from the property owner to the east related to
storm water discharge in the southwest portion of the site. This property owner has not
objected to the proposed easement, and this is an issue that can be finalized prior to release of
the final plat for recording.

4) All other recommended conditions of approval relate to final details that must be addressed
by the applicant and can be handled prior to release of the final plat for recording.

Preliminary Plat Conditions — With Staff Update Comments (updated information in bold
italics):

1)

2)

Within six months of preliminary plat approval, the applicant shall complete the following: a) the
applicant shall provide adequate title evidence satisfactory to the City Attorney; and b) the
applicant shall pay all fees associated with the preliminary plat. The above conditions shall be
met prior to the City accepting an application for final plat and prior to the commencement of any
grading activity on the site. Comments: a) all title work will need to be submitted and reviewed
by the City Attorney before City officials sign the final plat; b) the applicant has submitted an
escrow payment related to the preliminary plat application that is being used to cover Staff and
consultant expenses related to the City’s review.

The landscape plan and tree preservation plan shall be reviewed and approved by an independent

forester or landscape architect in advance of the approval of a final plat and final construction
plans. Comment: the plans have been reviewed by the City’s landscape architecture consultant
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3)

4)

5)

6)

7)

and his review is included as an attachment to this report. The applicant will need to further
revise the landscape plan to comply with the City’s landscape ordinance by either adding more
trees or increasing the size of the proposed trees. Staff has found that the proposed plan is
generally acceptable and complies with the City’s expectations and requirements for street
trees, and screening and buffering of adjacent properties. This is an issue that can be resolved
through further discussions between the City and developer.

The final landscape plan shall incorporate additional planting where feasible adjacent to the
shared property lines with the parcels at 404 and 275 Lake EImo Avenue North. Comments: The
final landscape plan includes additional plantings along the southwestern property boundary.
The number of plantings along the northwestern property boundary is similar to the
preliminary plat; however, the location of the future access in this location (Outlot B) limits
the developer’s ability to add substantially more plantings along this boundary.

The applicant shall be responsible for updating the final construction plans to include the
construction of all improvements within the Lake EImo Avenue (CSAH 17) right-of-way as
required by Washington County and further described in the review letter received from the
County dated June 17, 2014. The required improvements shall include, but not be limited to the
construction of a northbound right turn lane and southbound center tum lane. Comments:
Because the plans for 5" Street will be more fully developed as part of the second addition, this
condition will be revised to note the most recent County review comments and to further clarify
that the Lake Elmo Avenue improvements will be constructed with the 5 Street project in the
future.

The developer shall follow all of the rules and regulations spelled out in the Wetland
Conservation Act, and shall acquire the needed permits from the Valley Branch Watershed
District prior to the commencement of any grading or development activity on the site.
Comments: The applicant has received a permit from the Valley Branch Watershed District
(attached) for the grading work proposed in the final plans. This permit includes conditions
that must be met prior to the commencement of any grading work on the site.

The applicant shall enter into a maintenance agreement with the City that clarifies the individuals
or entities responsible for any landscaping installed in areas outside of land dedicated as public
park and open space on the final plat. Comments: The applicant has indicated that there will be
a homeowner’s association created for this development; the declarations and HOA
documents should be recorded with the final plat. A maintenance agreement and evidence
that the HOA has been established should be retained as a condition of approval for the final
plat.

The developer shall be required to pay a fee in lieu of park land dedication equivalent to the fair
market value for the amount of land that is required to be dedicated for such purposes in the
City's Subdivision Ordinance less the amount of land that is accepted for park purposes by the
City. Any cash payment in lieu of land dedication shall be paid by the applicant prior to the
release of the final plat for recording. Comments: The applicant will be required to pay the
required fee in lieu of land dedication to recording the final plat. Because the project is being
split into at least two final plats, the park fees will be pro-rated based on the percentage of lots
being platted within the overall development.
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8) Any land under which paved public trails are located will be accepted as park land provided the
developer constructs said paved trails as part of the public improvements for the subdivision.
Comments: Staff is recommending that this condition be merged with the above condition for
the final plat.

9) The temporary access to Lake EImo A venue must be eliminated when access to 5th Street is
provided. The City will not issue building permits for more than 25 lots within Hunter's Crossing
until such time that the temporary access is closed. Comments: this condition will allow the
developer to plat the requested 22 homes as part of the first edition before 5" Street is
constructed. Only three additional lots may be platted and built upon before 5" Street is
constructed.

10) The applicant must enter into a separate grading agreement with the City prior to the
commencement of any grading activity in advance of final plat and plan approval. The City
Engineer shall review any grading plan that is submitted in advance of a final plat, and said plan
shall document extent of any proposed grading on the site. Comments: the applicant is seeking
approval to commence grading consistent with this condition; the City will likely be issuing a
permit for this work prior to the City Council action on the final plat.

11) All required modifications to the plans as requested by the City Engineer in a review letter dated
May 23, 2014 shall be incorporated into the plans prior to consideration of a final plat.
Comments: Revised plans have been submitted for review, and the attached comments from
the City Engineer provide a response to the updated plans. All final revisions and
modifications as requested by the City Engineer must be addressed by the applicant before the
plat will be released for recording. The majority of the Engineer’s comments will require
minor modifications to the plans and specifications and are not unusual at this detailed level
of review.

12) The applicant is encouraged to preserve or re-use as many trees as possible that are currently
located on the property and to incorporate these trees as part of the landscape plan for the
subdivision. Comments: Given the tight confines of the project area and the need to meet City
and watershed district storm water requirements, there are relatively few opportunities to
incorporate existing trees into the development. The applicant has stated that they will
preserve or re-use trees if possible.

13) The applicant shall provide written consent from the adjacent property owner to the north
agreeing to the grading and storm sewer work depicted on this property. Comments: The
applicant has stated that they will work with this property owner if any grading is necessary to
construct the 5" Street improvements. The City is also working to complete a separate
agreement with these property owners to address this issue.

14) Water improvements must be available to serve the subdivision. Comments: The City Council
has ordered these improvements as part of the Lake EImo Avenue water project, which
satisfies this condition. Ryland has agreed to pay the Water Availability Charge for the entire
development prior to recording the final plat.

15) The applicant shall pay a Water Availability Charge consistent with the Lake EImo Fee Schedule

for the entire development prior to the release of the final plat for recording, regardless of project
phasing. Comments: Please see note above.
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Staff is recommending that the conditions noted above that pertain to the final plat and that have not
yet been addressed by the applicant should be adopted with the final plat. The City Engineer’s
review letter does identify several issues that need to be addressed by the developer in order for the
City to deem the final plans complete; however, all of these concerns are related to the construction
plans and should not have any bearing on the final plat. Staff is recommending that City Officials
not sign the final plat mylars until the City’s construction plan review is finalized and all necessary
easements are documented on the final plat.

Based on the above Staff report and analysis, Staff is recommending approval of the final plat with
several conditions intended to address the outstanding issues noted above and to further clarify the
City’s expectations in order for the developer to proceed with the recording of the final plat.

The recommended conditions are as follows:

Recommended Conditions of Approval:

1)

2)

3)

4)

5)

6)

7)

8)

Final grading, drainage, and erosion control plans, utility plans, sanitary and storm water
management plans, and street and utility construction plans shall be reviewed and approved
by the City Engineer prior to the recording of the Final Plat. All changes and modifications
to the plans requested by the City Engineer in review memo dated 9/3/14 shall be
incorporated into these documents before they are approved.

The developer shall provide evidence in a form satisfactory to the City Attorney that warrants
it has fee interest in area included in the Hunter’s Crossing Final Plat.

Prior to the execution of the Final Plat by City officials, the Developer shall enter into a
Developer’s Agreement acceptable to the City Attorney and approved by the City Council
that delineates who is responsible for the design, construction, and payment of the required
improvements with financial guarantees therefore.

All easements as requested by the City Engineer and Public Works Department shall be
documented on the Final Plat prior to the execution of the final plat by City Officials.

A Common Interest Agreement concerning management of the common areas of Hunter’s
Crossing and establishing a homeowner’s association shall be submitted in final form to the
Community Development Director before a building permit may be issued for any structure
within this subdivision. The applicant shall also enter into a maintenance agreement with the
City that clarifies the individuals or entities responsible for any landscaping installed in areas
outside of land dedicated as public park and open space on the final plat

The final landscape plan shall be updated to address the comments from the City’s consulting
landscape architect in a review letter to the City dated 9/5/14.

The developer shall provide written authorization from the property owner to the east of
Hunter’s Crossing to allow the proposed drainage improvements and discharge of storm
water on to their property. A utility easement across the affected property is one option for
compliance with this condition.

The final construction plans for any additional final plat within Hunter’s Crossing shall
include, at a minimum, the southern portion of 5 Street. At this time these plans are
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prepared they shall include the construction of all improvements within the Lake EImo
Avenue (CSAH 17) right-of-way as required by Washington County and further described in
the review letter received from the County dated September 2, 2014.

9) The developer is encouraged to incorporate elements from the Lake EImo Theming Study
into the final design of the community mailboxes within Hunter’s Crossing.

10) The developer shall pay a fee in lieu of park land dedication equivalent to the fair market
value for the amount of land that is required to be dedicated for such purposes in the City's
Subdivision Ordinance less the amount of land that is accepted for park purposes (or trails)
by the City. Any cash payment in lieu of land dedication shall be pro-rated based on the
percentage of the overall lots to be platted within the subdivision and shall be paid by the
applicant prior to the release of the final plat for recording.

11) The applicant shall deed Outlots A, B, and E to the City upon recording of the final plat.

DRAFT FINDINGS

Staff is recommending that the Planning Commission consider the following findings with regards to
the proposed Hunter’s Crossing Final Plat:

e That the Final Plat is consistent with the Preliminary Plat and Plans as approved by the City
of Lake EImo on July 1, 2014.

e That the Final Plat is consistent with the Lake EImo Comprehensive Plan and the Future
Land Use Map for this area.

e That the Final Plat complies with the City’s Urban Low Density Residential zoning district.

e That the Final Plat complies with all other applicable zoning requirements, including the
City’s landscaping, storm water, sediment and erosion control and other ordinances.

e That the Final Plat complies with the City’s subdivision ordinance.

e That the Final Plat is consistent with the City’s engineering standards with the plan revisions
as requested by the City Engineer.

RECCOMENDATION:

Staff recommends that the Planning Commission recommend approval of the Final Plat for Hunter’s
Crossing with the 11 conditions of approval as listed in the Staff report. Suggested motion:

“Move to recommend approval of the Hunter’s Crossing Final Plat with the 11 conditions of
approval as drafted by Staff”
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ATTACHMENTS:

1. Application Form

2. Application Narrative

3. Lot Information Summary

4. Tree Inventory

5. City Engineer Review Letter

6. Landscape Architecture Review Letter

7. Washington County Review Comments
8. Valley Branch Watershed District Permit
9. Fire Department Review Comments

10. Hunter’s Crossing Final Plat

11. Construction Plans: Final Grading Plan
12. Construction Plans: Utility and Street Construction
13. Final Landscape Plans

ORDER OF BUSINESS:

= INTFOTUCTION .. Planning Staff
- Report by Staff ..o Planning Staff
- Questions from the Commission.............cccceveeuvene. Chair & Commission Members
- Open the PUDIIC HEAIMNG ..ccveovieiiiiie e s Chair
- Close the PUBIIC HEArNG........ccoiiiiiiiee e Chair
- Discussion by the Commission ............ccccceevenenee. Chair & Commission Members
- Action by the COmmMISSION ........cccorererierieiiieieenes Chair & Commission Members

BUSINESS ITEM 5C















TWIN CITIES DIVISION

7599 Anagram Drive
Eden Prairie, MN 55344

952.229.6000 Tel
952.229.6024 Fax

www.ryland.com

August 8, 2014

Kyle Klatt

Planning Director

City of Lake EImo
3800 Laverne Ave. N.
Lake EImo, MN 55042

RE:  Hunters Crossing — Final Plat Application
Dear Mr. Klatt:

Ryland Homes is pleased to submit to the City of Lake EImo a Final Plat application for Hunters
Crossing located on the east side of Lake EImo Ave. N. approximately ¥ mile north of Intestate
Hwy 94. The following written statements are being provided as part of the submittal
requirements for the development:

A. Contact Information
a. Property Owner/Seller: Nathan Landucci
404 Lake EImo Ave. N.
Lake EImo, MN 55042
(651) 894-2582

b. Developer/Buyer/Applicant:  The Ryland Group — Tracey Rust
7599 Anagram Drive
Eden Prairie, MN 55344
(952) 229-6063

c. Engineer/Surveyor: Pioneer Engineering — Paul Cherne
2422 Enterprise Drive
Mendota Heights, MN 55120
(651) 251-0630

B. Site Data
a. Address: 404 Lake EImo Ave. N., Lake EImo, MN 55042
b. Zoning: On October 1, 2013 the City Council approved the Comprehensive Plan
Amendment request from Medium Density Residential (MDR) to Low Density
Residential (LDR). Existing zoning RT-Rural Transitional with proposed zoning
of LDR-Urban Low Density Residential.
c. Parcel Size: 23.10 Acres (1,006,236 SF)
PID: 36.029.21.32.0008
e. Legal Description: See attached-Per Title Commitment
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C. Final Subdivision and Lot Information:

i. Proposed Development Name: Hunters Crossing
ii. See attached table for lot and block number, size and width and depth of
lot.
iii. See attached table with the Public Open Space area of 0.6265 Acres.
iv. There will be no wetlands remaining for this development.
v. See attached table with the proposed Right-of-Way area of 4.5671 Acres.
vi. See Final Plat for Easement locations.

D. Preliminary Plat Conditions:

1.

wmn

7.
8.
9.

10.
11.
12.
13.

14.

Title and Fees: Title will be submitted under separate cover. All fees have been
paid for Preliminary Plat.

Landscape plan is attached for review.

Additional landscaping has been added along adjacent property lines.

Final construction plans will include the necessary improvements for 51" Street
and Lake EImo Avenue. Further coordination with the City and County is
necessary prior to final plans.

Valley Branch Watershed District granted approval for the wetland impacts on
July 10, 2014.

Landscaping outside of public areas will be the responsibility of individual
homeowners or the Home Owner’s Association depending on the planting
locations.

Park fee will be paid in lieu of park land dedication prior to final plat recording.
A public trail will be constructed with this development.

The temporary access from Lake EImo Avenue will be eliminated when access to
5t Street is provided.

A grading permit application has been submitted to the City for approval.
Please see attached plans addressing the City Engineers comments.

Ryland will preserve or re-use trees if possible.

Ryland will work with the property owner to the north should grading be
necessary to construct 5 Street improvements.

Ryland will pay the Water Availability Charge for the entire development prior
to Final Plat recording.

E. Density: The net density for the overall site is 3.93 lots/acre. This calculation is based
on the number of lots divided by the acreage excluding outlots and right of way (51 lots /
(23.10 -3.84-6.27) Acres = 3.93 lots/acre.)

F. Infrastructure Improvements: Hunters Crossing will ultimately have access from the
future 5" Street corridor. The temporary access point for the site will be via the existing
driveway entrance off of Lake EImo Avenue. The internal streets with sidewalks parallel
Lake Elmo Avenue and 5" Street with 2 cul-de-sacs on the east side of the property
adjacent to the proposed stormwater basin. The stormwater basin located on the east side
of the property has been designed in this location due to the low area of the site as well as
allowing a natural buffer between the residential and future business park use. A trail is
proposed along the south and east side of the basin to provide a connection from the
development to 51 Street. Sanitary sewer service will be provided within the internal
roadway system with connection to the 24” sanitary sewer service that the City recently
installed to service this and other sites. Watermain service will also be provided within
the internal roadway and connect to the watermain trunk service that is currently being
installed along Lake EImo Avenue by the City with an expected completion date of
September 2015.

Phase | of Hunters Crossing will consist of 22 lots with necessary streets and utilities.



G. Neighbor Concerns:

a. Neighbor at Southwest corner - Ryland has discussed this project with the
neighbors directly adjacent to the site. The neighbor at the southwest corner of
the site mentioned concern for future grading and drainage entering their
property and if Lake EImo Avenue improvements would affect their property
and/or driveway. Ryland’s grading plan addresses the grading by matching
existing grades at the property line. The current Lake EImo Avenue & 5" Street
intersection improvements do not extend south past the development therefore
those improvements will not affect the current property owner at the southwest
corner. Additional landscaping was added to increase screening along the
properties lines.

b. Neighbor to the East — Ryland has met with the adjacent neighbor to the east to
discuss the development and to acquire a grading easement on their property.
Discussions with them have been favorable regarding the location of 5" Street
and the need for a grading easement for Ryland to do some minor grading to
ensure proper flow from the stormwater basin’s ultimate outlet.

H. Conflicts with nearby land uses: Ryland believes that not only is this development not
creating conflicts with nearby land uses or future uses but that it is encouraging future
uses with it being the first development in the area and contributing to utility trunk
service extensions and roadway improvements. There is one wetland area on the site that
will be disturbed during the development and has been approved by Valley Branch
Watershed District. Ryland will be paying into a wetland bank in lieu of wetland
mitigation.

I.  No excessive burden on the City: With the City of Lake EImo’s plan to expand and
create developments in Lake EImo and given the size of this first development into the
area, we do not anticipate any burdens on roadways, utilities, parks, schools, fire, police,
or other services in the area.

J.  Proposed lakeshore access: Not applicable.

K. Parks and/or open space: The City staff has recommended that a park is not necessary
within the proposed development and that Ryland will pay a parkland dedication fee to
contribute to a future regional park within the area.

L. Development Schedule: The development will be constructed in two (2) phases with the
first phase utilizing the existing access off of Lake EImo Avenue until 5" Street is
constructed and complete. Phase I will consist of 22 lots along the north side of the site
with necessary streets, utilities and the stormwater basins. The following is a preliminary
schedule for design/approvals and construction.

Begin Site Grading — August 2014

Phase | Final Plat Approval — September 16, 2014

Phase | Site Construction (Streets & Utilities) — September — November 2014
City Watermain Extension — June — October 2014

5t Street Construction — Spring 2015

Phase Il Final Plat Approval — April 2015

Phase 11 Site Construction — June — August 2015

Home Construction - November 2014 — December 2016
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Ryland Homes has appreciated City Staff’s comments and direction so far with this project and
we look forward to continuing to work with City Staff to make this a successful new
neighborhood for the City of Lake EImo. Please feel free to contact Tracey Rust at 952.229.6063
with any questions.

Sincerely,

THE RYLAND GROUP, INC.

Tracey Rust, PE
Entitlement Manager

Attachment:  Legal Description
Hunters Crossing Information Table






Hunters Crossing Tree Inventory

April 29, 2014
Final Plat Submittal August 8, 2014

Tree Inventory by:

Ken Arndt

Forest Ecologist/Wetland Specialist
Midwest Natural Resources, Inc.
1032 West Seventh St. #150

St. Paul, MN 55102
(651)-788-0641

Tree Preservation Plans provided by:

2422 Enterprise Drive
Mendota Heights, MN 55120
651-681-1914



Tag # Size Common Name Scientific Name Native/Non-Native Notes Status
1225 24/16 Siberian EIm Ulmus pumila non-native Remove
1226 17/12/12 Siberian EIm Ulmus pumila non-native Remove
1227 20 Siberian ElIm Ulmus pumila non-native Off-Site
1228 14/12 Siberian Elm Ulmus pumila non-native Remove
1229 14/10/10 Silver Maple Acer saccharinum native Remove
1230 10/10/7 Siberian EIm Ulmus pumila non-native Remove
1231 10/9/6/6 Silver Maple Acer saccharinum native Remove
1232 13/12 Siberian Elm Ulmus pumila non-native Remove
1233 14 Siberian EIm Ulmus pumila non-native Remove
1234 18 Siberian EIm Ulmus pumila non-native Off-Site
1235 22 Boxelder Acer negundo native Remove
1236 22 Boxelder Acer negundo native Remove
1237 14/10 Siberian Elm Ulmus pumila non-native Remove
1238 19 American Elm Ulmus americana native Remove
1239 20/12 Siberian Elm Ulmus pumila non-native Remove
1240 16 Northern Pin Oak Quercus ellipsoidalis native Not shown on plan, Hardwood Remove
1241 34 Cottonwood Populus deltoides native Remove
1242 30 Cottonwood Populus deltoides native Remove
1243 19 Cottonwood Populus deltoides native Remove
1244 20 Boxelder Acer negundo native Remove
1245 14/14/14 Green Ash Fraxinus pennsylvanica native 1 of 3 has internal decay along stem Remove
1246 15/14 Siberian Elm Ulmus pumila non-native Remove
1247 10/10 Siberian Elm Ulmus pumila non-native Remove
1248 11 Siberian Elm Ulmus pumila non-native Remove
1249 16/12 Siberian Elm Ulmus pumila non-native Remove
1250 18/12 Siberian Elm Ulmus pumila non-native Remove
1251 24 Siberian Elm Ulmus pumila non-native Remove
1252 20 Siberian Elm Ulmus pumila non-native Remove
1253 26 Black Willow Salix nigra native Remove
1254 18 Black Willow Salix nigra native Remove
1255 19 Black Willow Salix nigra native Remove
1256 24 Black Willow Salix nigra native Remove
1257 18 Black Willow Salix nigra native Remove
1258 8 Green Ash Fraxinus pennsylvanica native Remove
1259 17 Siberian Elm Ulmus pumila non-native Remove
1260 8 Green Ash Fraxinus pennsylvanica native Remove
1261 6/6 Siberian Elm Ulmus pumila non-native Remove
1262 6/6 Siberian Elm Ulmus pumila non-native Remove
1263 7 Green Ash Fraxinus pennsylvanica native Remove
1264 12 Siberian Elm Ulmus pumila non-native Remove
1265 15 Siberian Elm Ulmus pumila native Remove
1266 12/8 Silver Maple Acer saccharinum native Remove
1267 13/8 Silver Maple Acer saccharinum native Remove
1268 16/12/8 Silver Maple Acer saccharinum native Remove
1269 13 Silver Maple Acer saccharinum native Remove
1270 22/22/20/14 Silver Maple Acer saccharinum native Remove
1271 13 Silver Maple Acer saccharinum native Remove
1272 14 Silver Maple Acer saccharinum native Remove
1273 11 Silver Maple Acer saccharinum native Remove
1274 10 Silver Maple Acer saccharinum native Remove
1275 7 Silver Maple Acer saccharinum native Remove
1276 10 Silver Maple Acer saccharinum native Remove
1277 10 Silver Maple Acer saccharinum native Remove
1278 8 Silver Maple Acer saccharinum native Remove
1279 17 Silver Maple Acer saccharinum native Remove
1280 17 Silver Maple Acer saccharinum native Remove
1281 28/19 Silver Maple Acer saccharinum native Remove
1282 25 Silver Maple Acer saccharinum native Remove
1283 29 Silver Maple Acer saccharinum native 40% top dead, internal decay @ base Remove
1284 12 Jack Pine Pinus banksiana native Coniferous Remove
1285 18/17/16/16/16 |Silver Maple Acer saccharinum native Remove
1286 28 Silver Maple Acer saccharinum native Remove
1287 14 Siberian Elm Ulmus pumila non-native Remove
1288 16 Green Ash Fraxinus pennsylvanica native Remove
1289 16/10 Siberian Elm Ulmus pumila non-native Remove
1290 9 Silver Maple Acer saccharinum native Remove
1291 25 Siberian Elm Ulmus pumila non-native Not shown on plan Remove
1292 14 Siberian Elm Ulmus pumila non-native Not shown on plan Remove
1293 7 Silver Maple Acer saccharinum native Remove
1294 20/16/12 Siberian Elm Ulmus pumila non-native Remove
1295 8/7 Siberian Elm Ulmus pumila non-native Save
1296 14 Siberian Elm Ulmus pumila non-native Save
1297 11 Siberian Elm Ulmus pumila non-native Save




Tag # Size Common Name Scientific Name Native/Non-Native Status
1298 16 Siberian EIm Ulmus pumila non-native Save
1299 13/10 Siberian EIm Ulmus pumila non-native Save
1300 12/8 Siberian EIm Ulmus pumila non-native Save
1301 13/7 Siberian EIm Ulmus pumila non-native Save
1302 11 Siberian EIm Ulmus pumila non-native Save
1303 10/10/8 Boxelder Acer negundo native Save
1304 10 Siberian EIm Ulmus pumila non-native Save
1305 10 American Elm Ulmus americana native Save
1306 8 Siberian EIm Ulmus pumila non-native Save
1307 10/6 Siberian Elm Ulmus pumila non-native Save
1308 12 Siberian EIm Ulmus pumila non-native Save
1309 12 Siberian EIm Ulmus pumila non-native Save
1310 12/12/10/8 Siberian EIm Ulmus pumila non-native Save
1311 10 Siberian EIm Ulmus pumila non-native Save
1312 14 American Elm Ulmus americana native Save
1313 18 Siberian EIm Ulmus pumila non-native Save
1314 10 Siberian EIm Ulmus pumila non-native Save
1315 15 Siberian EIm Ulmus pumila non-native Save
1316 14/12 Siberian Elm Ulmus pumila non-native Save
1317 10 Siberian EIm Ulmus pumila non-native Save
1318 14 Siberian EIm Ulmus pumila non-native Save
1319 13 Green Ash Fraxinus pennsylvanica native Save
1320 14 Siberian EIm Ulmus pumila non-native Off-Site
1321 16/15 Siberian Elm Ulmus pumila non-native Save
1322 9 Quaking Aspen Populus tremuloides native Remove
1323 16/10 Siberian Elm Ulmus pumila non-native Remove
1324 20/15/10 Silver Maple Acer saccharinum native Remove
1325 16/10 Silver Maple Acer saccharinum native Remove
1326 15 Silver Maple Acer saccharinum native Remove
1327 12/10 Silver Maple Acer saccharinum native Remove
1328 16 Silver Maple Acer saccharinum native Remove
1329 12/6/6 Silver Maple Acer saccharinum native Remove
1330 12 Silver Maple Acer saccharinum native Remove
1331 9 Silver Maple Acer saccharinum native Remove

Total Inches: 2,106"

Allowed 30% Removal: 631"

Total Inches Removed: 1,677"

Total Inches to Mitigate: 1,046"
Common Tree Removal: 1,018"
Coniferous Tree Removal: 12"
Hardwood Tree Removal: 16"

Common Tree Removal: 1,018"
Replace at a rate of 1/4: 1,018"/4=255"

Conifersous Tree Removal: 12"
Replace at a rate of 1/2: 12"/2=6"

Hardwood Tree Removal: 16"
Replace at a rate of 1/2: 16"/2=8"

Total Inches Required: 269"




FOCUS ENGINEERING, inc.

MEMORANDUM

Cara Geheren, P.E. 651.300.4261
Jack Griffin, P.E. 651.300.4264
Ryan Stempski, P.E. 651.300.4267
Date: September 3, 2014 Chad Isakson, P.E. 651.300.4285
To: Kyle Klatt, Planning Director Re: Hunters Crossing — Ryland Homes
Cc: Nick Johnson, City Planner Final Plat and Construction Plan Review

From: Jack Griffin, P.E., City Engineer

An engineering review has been completed for the Hunters Crossing development by Ryland Homes. A Final Plat
and Grading Plan submittal was received on August 15, 2014. The submittal consisted of the following
documentation prepared by Pioneer Engineering:

. Final Plat Application dated August 8, 2014.

) Final Plat, unsigned and undated.

) Final Grading Plan, dated July 28, 2014.

° Utility and Street Construction Plans, dated August 6, 2014.

e  Project Manual for Utility and Street Construction, dated August 6, 2014.
° Stormwater Management Report, revised July 25, 2014.

STATUS/FINDINGS: The grading plans are of sufficient quality to allow grading operations to begin. A
preconstruction meeting may be scheduled to initiate grading work. At the preconstruction meeting the
applicant must submit all necessary permits including the VBWD permit, Project SWPPP, County R/W approvals,
and adjacent property owner permissions and easements as outlined below.

Final Grading Plans and Utility and Street Construction Plans must be revised and resubmitted for final review
and approval by the City prior to street and utility construction work.

FINAL PLAT:

e The Final Plat and Construction Plans should both be updated to include the Outlot ownership information.
Outlots A, B and E must be dedicated to the City.

e Note: City utilities will be constructed within Outlot C as part of the first addition. All drainage and utility
easements shown on the Plat must be dedicated to the City of Lake EImo and recorded at Washington County
as part of the First Addition Final Plat, including the drainage and utility easements over Outlot C.

e The Plat proposes a temporary roadway access to CSAH 17 (Lake EImo Avenue) through a portion of Outlot
C. A 50 foot temporary road easement should be provided to the City of Lake ElImo as part of the Final Plat
to include the temporary access road.

e The Plat requires future access to 5 Street North with the temporary access road to be removed. Approval
of the Final Plat should be contingent upon a fully executed development agreement securing the property
and cost for the future construction of 5th Street.
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PROJECT EASEMENTS:

Provide written documentation from the adjacent property owner to the north agreeing to the grading and
erosion control work to be completed on the property.

Provide written documentation from the adjacent property owner to the east agreeing to the grading and
storm sewer construction work and the direct storm water discharge onto the property at FES 1A. Permanent
drainage and utility easements in the City standard form must be provided for the proposed storm pond
outfall from Basin 1P.

A 20 foot permanent drainage and utility easement in the City standard form should be provided along the
southern plat line to accommodate the grading and storm sewer pipe proposed on the south property line.

GRADING, STORM WATER MANGEMENT AND EROSION CONTROL

Add Note to see Standard Plan Notes for Grading and Erosion Control, Details 600A, 600B and 600C, on
Erosion Control Detail Sheet.

Add Note to see Standard Plan Notes for Site Restoration, Detail 600D, on Erosion Control Detail Sheet.
Spot elevations need to be placed along the west side of Basin 601P to fully contain the 932.5 HWL contour
on Outlot A. Based on contours only the HWL appears to extend into County R/W.

The maintenance access to Basin 601P Basin must be changed to 15 feet in width. The City must receive
documentation indicating County approval for permanent access to this facility.

The Temporary Sediment Basins 401P, 101P and within the 3™ Street Cul-de-sac, should be relocated outside
of future street areas to avoid temporary soil saturation in these areas.

Grading revisions should be made along the south side of Outlot B to improve drainage and grade from the
localized low area within the 932 contour. Consider a second drainage outlet to CSAH 17 R/W.

Additional swale grade appears necessary along the rear property lines of Lots 1, 2 and 3, Block 4.

The Grading Detail plan sheet must be updated to include the City Standard Typical Sections for 5™ Street
and Residential Streets and the custom typical sections removed to avoid conflicting section details.

The Temporary Access Road Section should be updated to reflect a minimum 22 foot pavement width with
2 foot gravel shoulders.

See EOR review memorandum regarding design and construction of the iron enhanced sand filters.

STORM SEWER SYSTEM

City Standard Plan Notes for Storm Sewer, from Detail 400A, must be included on each Storm Sewer
Construction Plan Sheet.

Storm sewer design calculations must be submitted as part of the construction plans to verify compliance
with minimum and maximum pipe velocities and discharges.

A localized low point is created on Laverne Avenue. Additional catch basin inlets should be considered to
enhance drainage in this area above typical 10-year event inlet capacity.

Increase the pipe size to 15-inch diameter from CBMH-124 to CBMH-123.

Remove “Inspector” from Note 2.

The plans must be revised to better clarify between the Phase 1 and Phase 2 storm sewer plans.

SANITARY SEWER AND WATERMAIN

Watermain oversizing will be required to meet City wide distribution system demands. Watermain must be
increased to 12-inch pipe diameter along 5% Street, then south along Laverne Avenue, then east along 3™
Street, then south along the stub to the south property line. A 12” x 12” cross should be installed at the
intersection of 5% Street and Laverne Avenue. Watermain oversizing is paid by the City as a reimbursement
addressed within the development agreement.

Rename the “Sanitary Sewer Construction” Plan Sheets to include Watermain.

City Standard Plan Notes for Watermain, from Detail 200A, and Sanitary Sewer, from Detail 300A, must be
included on each Utility Plan Sheet.
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The plans must be revised to better clarify between the Phase 1 and Phase 2 sanitary sewer and watermain.
Add a temporary hydrant at each watermain end point for system maintenance.

Replace the air bleed valve on Sheet 2 with a temporary hydrant on the watermain stub to the southern
property line.

Insert an 12” x 8” Tee fitting with a bend fitting on Sheet 2 along the 3™ Street watermain as the watermain
turns south along the trail.

STREET CONSTRUCTION

Replace the Typical 60-foot ROW Street Section on Sheets 12-14 with the City Standard Typical Section to
remove all discrepancies from City Standards.

Provide Typical ROW Street Section for Laverne Avenue from 4th Street to 5th Street.

The Temporary Access road must be a minimum 22-feet in width for the bituminous and signed “No Parking”
along both sides of the road.

Replace the Typical 100-foot ROW Street Section on Sheet 16 with the City Standard Typical Section to
remove all discrepancies from City Standards. Adjust all other plan documents as necessary to conform with
the City typical section for 5th Street.

City Standard Plan Notes for Sidewalks and Trails, from Detail 500A, must be included on each Street and
Trail Plan Sheet.

A Signing, Pavement Marking and Lighting Plan must be completed and incorporated as part of the Street
and Utility Construction Plans. City Standard Plan Notes for Signing, Pavement Marking and Lighting, from
Detail 700A, must be included on each Street and Trail Plan Sheet.

PROJECT MANUAL / SPECIFICATIONS AND STANDARD DETAILS

The City Standard Specifications must be included in the Project Manual as the governing specifications for
the Improvements. The general requirements shall state the following: “The City Standard Specifications
shall apply to the work performed under this contract. Any supplemental specifications are intended to
supplement the City Standard Specifications; however they do NOT supersede the City Standard
Specifications, Details, Design Standards, or ordinances unless specific written approval has been provided
by the City.”

Any additional specifications for the project shall be clearly identified as “Supplemental Provisions” not
"Special Provisions".

The General Project Requirements shall be revised to be consistent with the City Standard Specifications
for general project requirements, and the project requirements as specified in the Development
Agreement.

The Project Manual shall include City standard grading and erosion control specifications and be issued and
used as part of the grading operations for the Project.

Standard Plan Note Details 200A, 300A, 400A, 500A, 600A-600D, and 700A are to be placed on each
applicable plan sheet and removed from the detail plan sheets.

Add Standard Details 101, 102, 103, 105, 201, 203, 204, and 402 to the Detail Plan Sheets.
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LAMBSCAFPE ARCHITECTURE INCORPORATED

HUNTER’S CROSSING — DESIGN REVIEW REPORT

LAKE ELMO, MN

LANDSCAPE ARCHITECTURAL DESIGN REVIEW DATED SEPTEMBER 5™, 2014

REVIEWED PLAN SET DATED AUGUST 8™, 2014

Required Action Items by Hunter’s Crossing Project Landscape Architect

1.

The plan is NOT in compliance with the landscape requirements. Current
drawing represents 575 caliper inches, required caliper inches is 784
assuming the street frontage, trees to be planted per acre as well as
mitigation calculations provided are correct. City requirements are fair
and reasonable therefore, one or a combination of the following
recommendations must be met.
Recommendations:
e Revise design to preserve more existing trees. Therefore, reducing
tree replacement requirements.
e Add more landscape materials on-site to meet landscape
requirements.
e Increase caliper inches or height of frees already specified to
comply with aggregate landscape requirements.
¢ Plant remaining required plant materials in a nearby City Park per
City staff direction to meet landscape requirements.
(oer tree preservation ordinance 154.257 8 a-d & Ilandscape
requirements 154.258)
6 foot Evergreen Tree conversion to caliper inches = 2.5 inch deciduous
shade tree if converted NOT 3 inch caliper inches as assumed on sheet L1.
Project Landscape Architect to provide landscape irrigation plans for all
commonly held HOA & City R.O.W. areas.

SINCERELY,

LANDSCAPE ARCHITECTURE, INC.

STEPHEN MASTEY, ASLA, CLARB, LEED AP BD+C
DIRECTOR OF DESIGN

2350 BAYLESS PLACEe ST. PAUL, MN « 55114
PHONE: 651.646.1020 ¢« EMAIL: STEPHEN@LANDARCINC.COM
























HUNT

KNOW ALL PERSONS BY THESE PRESENTS: That The Ryland Group, Inc., a Maryland Corporation, owner of the following described property:

The Northwest Quarter of the Southwest Quarter of Section 36, Township 29 North, Range 21 West, Washington County, Minnesota, lying southerly
of the following described “Line X™:

Commencing at the West Quarter corner of said Section 36; thence South 00 degrees 02 minutes 54 seconds West, orientation of bearing
system is assumed along the west line of said Northwest Quarter of the Southwest Quarter, a distance of 474.06 feet to the south line of
North 474.06 feet of said Northwest Quarter of the Southwest Quarter; thence continuing along said west line, South 00 degrees 02 minutes 54
seconds West, a distance of 161.15 feet to the point of beginning of “Line X”; thence North 89 degrees 48 minutes 29 seconds East a distance
of 406.17 feet; thence North 00 degrees 02 minutes 54 seconds East a distance of 161.15 feet, to the said south line of the North 474.06
feet; thence North 89 degrees 48 minutes 29 seconds East, along said south line, a distance of 912.76 feet to the east line of said Northwest

Quarter of the Southwest Quarter of said “line X” there terminating.

EXCEPT that part of said Northwest Quarter of the Southwest Quarter described as follows:

Beginning at the southwest corner of said Northwest Quarter of the Southwest Quarter; thence East along the south line of said Northwest
Quarter of the Southwest Quarter a distance of 16 Rods; thence North along a line parallel with the west line of said Northwest Quarter of the
Southwest Quarter a distance of 10 rods; thence West on a line parallel with the south line of said Northwest Quarter of the Southwest Quarter

a distance of 16 rods to said west line; thence South along said west line a distance of 10 rods to the point of beginning.

Has caused the same to be surveyed and platted as HUNTERS CROSSING and does hereby dedicate to the public for public use the public ways and

the drainage and utility easements as created by this plat.

In witness whereof said The Ryland Group, Inc., a Maryland Corporation, has caused these presents to be signed by its proper officer this day
of , 20

The Ryland Group, Inc., a Maryland Corporation

its
STATE OF MINNESOTA
COUNTY OF
This instrument was acknowledged before me on this , by its of

The Ryland Group, Inc., a Maryland Corporation, on behalf of the company.

Notary Public,

My Commission Expires

SURVEYOR’S CERTIFICATE

| Peter J. Hawkinson do hereby certify that this plat was prepared by me or under my direct supervision; that | am a duly Licensed Land Surveyor
in the State of Minnesota; that this plat is a correct representation of the boundary survey; that all mathematical data and labels are correctly

designated on this plat; that all monuments depicted on this plat have been set, or will be correctly set within one year; that all water boundaries
and wet lands, as defined in Minnesota Statutes, Section 505.01, Subd. 3, as of the date of this certificate are shown and labeled on this plat; and

all public ways are shown and labeled on this plat.

Dated this day of 20

Peter J. Hawkinson, Licensed Land Surveyor
Minnesota License No. 42299

RS

CROSSING

STATE OF MINNESOTA
COUNTY OF

This instrument was acknowledged before me on this

Notary Public,

My Commission Expires

CITY COUNCIL, Lake Elmo, Minnesota

This plat was approved by the City Council of the City of Lake Elmo, Minnesota, this day of ,

20 , and hereby certifies compliance with all requirements as set forth in Section 505.03, Subd. 2, Minnesota Statutes.

Mayor Clerk

COUNTY SURVEYOR, Washington County, Minnesota

Pursuant to Chapter 820, Laws of Minnesota, 1971, and in accordance with Minnesota Statutes, Section 505.021, Subd. 11,

reviewed and approved this day of , 20

By: By:
Washington County Surveyor

COUNTY AUDITOR /TREASURER, Washington County, Minnesota

, by Peter J. Hawkinson, Licensed Land Surveyor.

this plat has been

Pursuant to Minnesota Statutes, Section 505.021, Subd. 9., taxes payable in the year 20 on the real estate hereinbefore described have been
paid. Also, pursuant to Minnesota Statutes, Section 272.12, there are no delinquent taxes, and transfer entered on this day of
, 20
By: By:

Washington County Auditor/Treasurer Deputy

COUNTY RECORDER, Washington County, Minnesota

Document Number

| hereby certify that this instrument was recorded in the Office of the County Recorder for record on this day of

20 , at o'clock .M. and was duly recorded in Washington County Records.

By: By:
Washington County Recorder

Deputy

PI%NEERengmemng PA.
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LINE OF THE SW 1/4 LINE OF SEC. 36, TWP. 29, RGE. 21, WHICH
IS ASSUMED TO HAVE A BEARING OF SOUTH 00°02'54" WEST.

@® DENOTES FOUND CAST IRON MONUMENT

O DENOTES 1/2 INCH BY 14 INCH IRON PIPE MONUMENT
SET AND MARKED BY LICENSE NO. 42299, OR WILL BE
SET IN ACCORDANCE WITH MS 505.021, SUBD. 10.

® DENOTES FOUND 1/2 INCH IRON MONUMENT MARKED BY
LICENSE NUMBER 42299 UNLESS OTHERWISE NOTED.
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RS CROSSING

AREA SKETCH

HUNT
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Y 0.3059ac 0.2633ac 0.2783ac L
2452vf = 13257sf
1 0.056300 < 0.3043ac
15880sf
0.3646ac
4TH STREET N.
S5
2 N SR
L =2 9 4
3 4 S 6 - 12015sf
9144sf 9144sf 110665 L 0.2758ac
12029sf 0.2099ac 0.2099ac 0.2540ac >
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3 : S ]
10872sf Z
0.2496ac
Lol 6
% 1477281 60 30 0 60
. ac
L 3 7 —
4 > 2 11945sf 10547 Scale in Feet
108865sf <C 01127770225f 0.2742ac 0.2421ac
0.2499ac . ac
>
(3' OUTLOT E
Z | — 125460sf
<_l:l 1 2.8802ac AREA SUMMARY
0270505 BLOCK 1 = 47,416 SF.  1.0886 AC.
BLOCK 2 = 36,914 SF. 0.8475 AC.
BLOCK 3 = 64,927 SF. 1.4904 AC.
BLOCK 4 = 111,207 SF. 2.5529 AC.
TOTAL LOT AREA = 260,464 SF. 5.9794 AC.
TOTAL OUTLOT AREA = 546,921 SF. 12.5557 AC.
TOTAL R/W AREA = 198,942 SF. 4.5671 AC.
TOTAL AREA = 1,006,327 SF. 23.1022 AC.

OUTLOT C

380958sf
8.7456ac
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LEGEND

EXISTING PROPOSED FUTURE DESCRIPTION
O [ ) ® SANITARY MANHOLE

EXISTING SANITARY SEWER
PROPOSED SANITARY SEWER
FUTURE SANITARY SEWER
0  HYDRANT

GATE VALVE

REDUCER

EXISTING WATERMAIN
PROPOSED WATERMAIN
FUTURE WATERMAIN

1] m CATCH BASIN

7 Q @ BEEHIVE

O o STORM MANHOLE
> > >

& ® ®

FLARED END SECTION
CONTROL STRUCTURE
EXISTING STORM SEWER
PROPOSED STORM SEWER
FUTURE STORM SEWER
SURMOUNTABLE CURB & GUTTER
B—STYLE CURB & GUTTER
RIBBON CURB & GUTTER
PHASE LINE
EASEMENT LINE
EXISTING 2" CONTOUR LINE
EXISTING 10" CONTOUR LINE
902 PROPOSED 2’ CONTOUR LINE
900 PROPOSED 10’ CONTOUR LINE
OUTLET=987.0 POND OUTLET LINE
- - HWL=900.2  _ _ POND HIGH WATER LINE
843 PROPOSED SPOT ELEVATION
B = = EMERGENCY OVERFLOW
— e DELINEATED WETLAND LINE
FEMA FLOODPLAIN BOUNDARY
STANDARD EROSION CONTROL
HEAVY—DUTY EROSION CONTROL
TREE FENCE
RETAINING WALL
CONSERVATION AREA SIGN
WETLAND BUFFER SIGN
[zz DDotDnoIDDotDnom EX. CULVERT
oh oh EX. OVERHEAD UTILITY LINES
tv tv EX. UNDERGROUND TELEVISION LINE
t t EX. UNDERGROUND TELEPHONE LINE
fo fo EX. UNDERGROUND FIBER OPTIC LINE
EX. UNDERGROUND ELECTRIC LINE
EX. UNDERGROUND GAS LINE
EX. FENCE (BARBED WIRE)
EX. FENCE (CHAIN LINK)
[] [] EX. FENCE (WOOD)
EX. CAST IRON MONUMENT
EX. ELECTRIC BOX
EX. FLAG POLE
EX. NATURAL GAS METER
EX. HAND HOLE
EX. FOUND IRON PIPE
EX. JUDICIAL LAND MARK
EX. LIGHT POLE
EX. PK NAIL
EX. UTILITY POLE
EX. LAWN SPRINKLER VALVE
EX. LAWN SPRINKLER HEAD
EX. SEMAPHORE
EX. SERVICE
EX. TELEPHONE BOX
EX. TEST HOLE
EX. TELEVISION BOX
EX. WATER WELL
EX. MONITORING WELL
EX. MAILBOX
EX. CONTROL POINT
EX. SPIKE
EX. SIGN
EX. CLEANOUT

— —902

- —900

—
® © 0 0 0 6 0 0 0 0 0 0 0 0 0 o o

cCNCRCE SRR W-F oY T YR JCN RO

=
m
oL
[

EX. SIGNIFICANT TREE

%@ 08D| > R N e o

EX. TREE LINE

J o+oo

EX. GRAVEL SURFACE

EX. BITUMINOUS
SURFACE

EX. CONCRETE
SURFACE

SELECT BACKFILL
MATERIAL

GRAVEL CONST.
ENTRANCE
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SETBACK REQUIREMENTS

LDR STANDARDS:

FRONT SETBACK: 25’

REAR YARD SETBACK: 20’

SIDE SETBACK: 10’ LIVING SPACE,
CORNER SIDE SETBACK: 15’

MINIMUM LOT WIDTH: 60’
MINIMUM LOT AREA: 8,000 SF

5 GARAGE

MAXIMUM BUILDING COVERAGE: 40%

COVER SHEET

&,

LOCATION MAP

-

8-10.
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0 50 100

200

—, S—

GRAPHIC SCALE IN FEET

BENCH MARK

MN/DOT 8282 AG
ELEV=943.87 (1988 datum)

1. COVER SHEET

6. EROSION CONTROL PLAN
7. SEEDING PLAN

DETAILS

HUNTERS CROSSING

LAKE ELMO, MINNESOTA

5. GRADING AND DRAINAGE PLAN

BENCH MARK
MN/DOT 8282 AG
ELEV=943.87 (1988 datum)
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O"i"u .
sk CONSTRUCTION NOTES:
1" CORPORATION STOP W|Zx 1. SEE CITY OF LAKE ELMO STANDARD
\ i DETAILS FOR PUBLIC INFRASTRUCTURE.
2. WATER SERVICES SHALL BE 1” COPPER
TYPE "K” PER CITY DETAIL 207A.
‘. 3. SERVICE AND RISER STATIONING IS FROM
L vp\ DOWNSTREAM MANHOLE.
PLUGGED END ¥ / 2 == 4. SANITARY SERVICES SHALL BE 4” PVC
V116 J/ / EX RIM 918.54 (SDR 26) PER CITY DETAIL 313.
115 \\\ ] / ADJUST CASTING TO 920.5 5. SERVICES IN PHASE 2 OF CONSTRUCTION
( | \ \ / / WHICH THE SANITARY MAINLINE IS
() WATER MAIN | = INSTALLED IN PHASE 1 WILL HAVE WYE AND
a RISERS INSTALLED AND PLUGGED. ENDS TO
] HAVE 2"X2” HARDWOOD MARKER. LOTS
AFTER MEETING TEST REQUIREMENTS 114 || INCLUDE: 102, 103, 108, 109, 110, 111, 112,
THE AR BLEED LINE SHALL BE || 113, 114, 120, 121, 122, 123 ,AND 124,
DISCONNECTED AT THE PLUG WITH Co I
NO ADDITIONAL COMPENSATION. . ‘|____ N
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T . SRD:# S TREE T 1400
— [ 4 (4 (4 (4
v I I P
T 3" DIP_ WM
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| | ||
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123 RN 122 | |||
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. 8" PVC SD; 35 I CONNECT  TO EXISTING
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CONSTRUCTION NOTES:

1. SEE CITY OF LAKE ELMO STANDARD
DETAILS FOR PUBLIC INFRASTRUCTURE.

|_
QO 2. WATER SERVICES SHALL BE 1” COPPER
Ll INSULATE SERVICE TYPE "K” PER CITY DETAIL 207A.
- MAINTAIN 18"MIN
O SEPARATION 3. ggngRém EEEROSEAHOMNG IS FROM
i [SEE_SHEET 4] #X8X4” RIGID o
al 9 4+00°00 POLYSTYRENE OUTLOT C = 4. SANITARY SERVICES SHALL BE 4” PVC
> S| & | o=ss0 1 b 110 111 112 13 ME=3 _ [SEE SHEET 5] (SDR 26) PER CITY DETAIL 313,
= - : ' , AV 6+88.22 !
! [ /|: ’I _ Nl | LF=25.0 : I : L0=27.5 M Lo=272 11 | 17 to=27.2 I\| [ Lo=285 | ﬁ _____ 5. SERVICES IN PHASE 2 OF CONSTRUCTION
T D . T ) | Ll LF=24.5 || LF=24.2 || || LF=24.2 || \I LF=25.5 | Y M WHICH THE SANITARY MAINLINE IS
I I 1L —HEY | cs:931.8 | | | Cl I\ : = | INSTALLED IN PHASE 1 WILL HAVE WYE AND
1] L] | o a AN | I‘sNT\ﬁ-9021'785 | | &89_993211-11 1cs:930.8 || | || Ccs:930.9 | CS: 932.1 | L ' RISERS INSTALLED AND PLUGGED. ENDS TO
,’ x| o - | O L iAo (1] IINVi820.7 [ INV:920.9 | | AN | > | HAVE 2°X2” HARDWOOD MARKER. LOTS
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HYDRANT

|[SEE_SHEET 3|

8"X6"TEE W/6"GV pGaral
b — 6”X6”TEE W/6"GV
11’—6"DIP CL52 8 X6 "REDUCER > b /
10’'—6"DIP CL52
GND. ELEV.=933.3 8"X8”"CROSS < GND. ELEV.=931.1
STA: 1+87.4 3 % STA: —0+41.0 CONSTRUCTION NOTES:
OUTLOT B | : 2 86V z 6" BEND 2 1. SEE CITY OF LAKE ELMO STANDARD
56" — 8" PVC SDR 35 @ 1.00% | I Lo=35.0\/!|!l [ LOo=345 || : L0=34.0 |\l M | : L0=330 = | < DETAILS FOR PUBLIC INFRASTRUCTURE.
T% . Plg_llég : LF=27.5 : : LF=27.0 ||| | LF=26.5 || LF=25.5 / || LF=24p /// 2. WATER SERVICES SHALL BE 1” COPPER
CS:933.3 | . / / 9,9
_ CS:934.6 cs:934.0 || , : < CS:931.9 CS:931.3 /] Loz " g TYPE "K” PER CITY DETAIL 207A.
D | Kviozde ||| Kviozdo 1| INV:923.3 | f Y INV:921.9 | V1| INVS2i3 | /) ) 1 S8 4,/ 8 THOBEND
8”X6" TEE || oTaor08 |11 | STa113s ||l | STA:0+62 : .k STA:0+97 [ fI | STA:0+26 | //, =24 N/ 3. SERVICE AND RISER STATIONING IS FROM
6" G.V. 8"—22%BEND | | ! | i /[ /Cs:930.6 / 4 DOWNSTREAM MANHOLE.
_________ —8"—22%BEND— — | | il : | | /// ] INV:920.6 / N )
8" 2214'BEND N\ ) | | | | | I 1/, STA: 0+06 /) p\\;eé‘s 4. SANITARY SERVICES SHALL BE 4" PVC
3 |_‘ ___._J\ I_‘ e I |_‘ _ v L e — iy /] CS:929.9¢5 (SDR 26) PER CITY DETAIL 313.
Lo - o —— SN N NV S | By e—— — ~/ L /[ 1/ INV:919.9 5. SERVICES IN PHASE 2 OF CONSTRUCTION
e Cs:937.7 - 0 TR R TN R A HD R SRR R 8 5 RNCH R [ . - /] STA: 0+14 -
1 !L('L INV: 927.6 // - ‘ 3‘: 8” [I)IP WM ‘ 6” DIP WM . ~ : // P WHICH THE SANITARY MAINLINE IS
STV X = @ I = | | ] “d /] / st INSTALLED IN PHASE 1 WILL HAVE WYE AND
oo~ Vet \ 5 | 5 _ N < - ot RISERS INSTALLED AND PLUGGED. ENDS TO
HYDRANT—— e = === — _/ / ud \é 2t 4ATH]STR FE T N \ ~1+00 ~/ > ol HAVE 2”X2” HARDWOOD MARKER. LOTS
8"X6"TEE W/6"GV - — — — — — — — ———= — A 3 N 3 3 NS C INCLUDE: 102, 103, 108, 109, 110, 111, 112,
1 —6"DIP CLED e < \ 6"GV > XY X T3R5 113, 114, 120, 121, 122, 123 ,AND 124.
GND. ELEV.=937.1 ' S SN TN T - 0 1 . I 1 7 71 Tty Y ___ \ \ CS:929.2 5
STA: 3+84.6 |'IT"§CS:9:’>9.1 7 —— T *\ 1 ___"U 1 __—"U | '_U____l J_\\\ \\ \ INV:919.2 %%
o INVE929.1 / - Il Il | RE MH—5| MH—21 \ STA:0+79
2 W & STA: 0432 / 1 N R 29.52 1+25-55 MH=22 \
oo N / iR ik —r— -2+00.81/ R -
] / CS:936.1 | : CS:934.9 || Cs:934.0 || 'I'I'I<"3 / A L ~—__
________ — / INV: 926.1 N INV:.924.9 ik INV: 924.0 il 9 N // A —~
8"—22%BEND——— — — — — — I STA: 2+91 STA:2+19 STA:1+47 o /A ~ INSULATE SERVICE
| o MH—12 N I 1 V7N % - 4'X8’X4” RIGID
b = 478421 L0=37.0 | ||\ LO=355 |||} LO=345 | ADBIHHON 7 /, \ S / ~—_ POLYSTYRENE
-lll-l%) CS:940.7 ‘!ﬁ \ | LF=29.5 [ {1 LF=28.0 [ {1 LF=27.0 NTlgLe=24e s 0 ) F1 I ) | L. = s — AN q ya = MAINTAIN 18"MIN
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4 i NVe9OL N E Ml INV:931.9 [, [ [SEE SHEET 3| | Lo=26.5 |
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|[SEE _SHEET 4|

—
> CONSTRUCTION NOTES:
THe 4 LA % 1. SEE CITY OF LAKE ELMO STANDARD
oo | T (= DETAILS FOR PUBLIC INFRASTRUCTURE.
1 SI — éDDL-D_QWETV < 2. WATER SERVICES SHALL BE 1” COPPER
e A A = > —INSULATE SERVICE TYPE "K” PER CITY DETAIL 207A.
2N ABDPHH . e ||< 4’X8’X4” RIGID
N <S5 3. SERVICE AND RISER STATIONING IS FROM
g = ! POLYSTYRENE 116 DOWNSTREAM MANHOLE.
g csesss T | MAINTAIN 18"MIN
101 g SU0% * Z SEPARATION 4. SANITARY SERVICES SHALL BE 4" PVC
oo D A - 115 o\ L0=22.6 | (SDR 26) PER CITY DETAIL 313.
< LF=22.6
HYDRANTXK’: A [SEE SHEET 3| ! L0=27'3 \ / 5. SERVICES IN PHASE 2 OF CONSTRUCTION
” ” ” | o - MH—14 _ . — .
B'X6"TEE W/6"0V  —— e MH=14 =32 114 | |l F=243 \\ CS:929.2 J/ MH=41 WHICH THE SANITARY MAINLINE IS
12'—6°DIP CL52 B - 8+00.00 r T cs:i020.7 INV: 919.2 / | INSTALLED IN PHASE 1 WILL HAVE WYE AND
_ 6+70.0 | | | 104 105 106 107 > ]| 1910.6 | STA:0+54 =/
OND. ELEV.=942.8 | — = MH—3 INV:919.6 : 117 RISERS INSTALLED AND PLUGGED. ENDS TO
STA6+590 | nQ CSio446 T | o - | 618822 ]| STA:0+35 HAVE 2"X2" HARDWOOD MARKER. LOTS
102 g D38 T X | Lo=41.2] | ||| Lo=36.0 | ||/ Lo=355 | | [ 'L0=362 | 0 P —— 0| [ ro=2zs) INCLUDE: 102, 103, 108, 109, 110, 111, 112,
o ' L : LF=38.2 | ||| LF=36.0 : : LF=32.5 : : LF=28.7 | = | 113| | LF=243 : | 0S:929.1 D% 113, 114, 120, 121, 122, 123 ,AND 124.
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EX. 16" BV‘(
5

EX. 127 GV‘L/

NOTE: CONNECT TO EXISTING 12" DIP.
SALVAGE EXISTING HYDRANT, VALVE & REDUCER,
INSTALL 12°X8” TEE, REINSTALL SALVAGED REDUCER,
VALVE & HYDRANT.
CONTRACTOR TO FIELD VERIFY LOCATION & ELEVATION.
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STH STREET NORTH WATERMAIN

CONSTRUCTION NOTES:

1.

SEE CITY OF LAKE ELMO STANDARD
DETAILS FOR PUBLIC INFRASTRUCTURE.

. WATER SERVICES SHALL BE 1” COPPER

TYPE "K” PER CITY DETAIL 207A.

. SERVICE AND RISER STATIONING IS FROM

DOWNSTREAM MANHOLE.

SANITARY SERVICES SHALL BE 4” PVC
(SDR 26) PER CITY DETAIL 313.

. SERVICES IN PHASE 2 OF CONSTRUCTION

WHICH THE SANITARY MAINLINE IS
INSTALLED IN PHASE 1 WILL HAVE WYE AND
RISERS INSTALLED AND PLUGGED. ENDS TO
HAVE 2°X2” HARDWOOD MARKER. LOTS
INCLUDE: 102, 103, 108, 109, 110, 111, 112,
13, 114, 120, 121, 122, 123 ,AND 124.
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STORM SEWER CONSTRUCTION NOTES:

STRUCTURE TABLE

1. SEE CITY OF LAKE ELMO STANDARD

STRUCTURE | sTRUGTURE | NEENAV DETAILS FOR PUBLIC INFRASTRUCTURE.
UCTU UCTU
NAME SIZE CASTING OR | 2 FINAL STRUCTURE OFF SET TO BE VERIFIED
EQUAL BY CONTRACTOR AND INSPECTOR BASED
; ON MATERIAL SUPPLIED TO PROJECT.
CB—111 . | R=3067 Vv
48" DiA FIELD STAKING SHALL BE SET ACCORDING
CBMH-102 | 60" DIA. | R—3067 V TO BACK—OF—CURB.
CBMH-102B | 48” DIA. | R-3067 V
> CBMH—103 | 60" DIA. | R—3067 V
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3 CBMH—106 | 60" DIA. | R—3067 V
OUTLOT B . | i JIR M CBMH-107 | 60" DIA. | R—3067 V
| |1 :
| 1 it 5 : 3 HEREIN 3<> CBMH-109 | 48" DIA. | R—3067 V
S
: : : : : : m < / CBMH-110 | 48" DIA. | R—3067 V
/
I_‘ S I_k_____l L‘ S P = /]! o MH—101 60" DIA. R—1642
| T W YES s 75'—4” PVC PERF DRAIN TILE
i Syt |8 /] 4 WITH CLEAN OUT STMH-105 | 60" DIA. R—-1642
. . /]!
T STREET STREET. - . STMH-108 | 48" DIA. R—1642
N N N T 7
4 2400 4 1400 B of) ~1400 = / R \///// 7 SBN=T00
PN % N 1+78.59
009)(00 S 4 7
| A \ \ 5
h— -_— " -_— T B _, 4
R B N Ll r N\ MH=101
]| ]| |1 I i A AL 4))
3 4 5 | 6 I ? | 3 = / |
_____ — : / ! ! ! ! ! ! /lnnnl—l o N\ %’\ // \\\\\ /
- - / o ~ - —
)l/ | STMA—108] -[CBMA—107] STMH—105] [CBMH-1 . o e~ FES=100
OESEE ' 3107.48 2+67.88 CBMH—106 —0+13.60 ' S 0 = ~—
4+46.40 3 I B3 ' | CBMH—=109 0+40.02 CBMH—103 N /" —-—— 'z ~—
' . . 3+85.98 0+11.39 - ~- - OUTLOT E
— CBMH—110 T <~ _—\\\ 6 ;]
~ 4+46.40 75'—4” PVC PERF DRAIN TILE : | b\ \ /] SASIN 1P
WITH CLEAN OUT SAolN 1H
> 8 | : W\ / / OUTLET=915.50
< | 7 W\ i HWL=918.3
i ik ‘ CBMH—1028B , NWL=915.0
' 1+70.92 WET VOL.=6.700 AC*FT
= STOR. VOL.=5.548 AC*FT
0 25 50 I10
GRAPHIC SCALE IN FEET
L ;
(i} =z .
.| §~|. .
™~ LRTs) (]
950 - N = = 950
.......................................... i Fg(?:ln
SRR e = u . : :
20 o230 LY i B : :
b (o e K (o R, - - < s s N : :
945 —|oO Ll £0 Ay < 10 10 W’ ) 945
....................................... a|3§>%§>>1— CDl—q.G)‘_F%_’Zg“lu.l
TZOolEZZ | = 0 oy N D0 . | A ! . . :
Olx £ Olx < < T Z0 ww@@ N M s gz:. L. . .
[TZzZ TS 25 ooaa? — N ~i0 " S =l :
== T Z0 TR s '&%2 N—m LN RN & LW e
; 2E>> floZZ0 NS 5 o N o, N z = ;
WEZZ 335> SN + 258 00 L. N Z,”,’=I'5 T ZIUIM'Q 940
...... m_zzz‘_mehngN?@Owsza.NQ::N,
Ox=== ™z 22 Sooa + oS "NO YR - N RN R
; R==° 1RZZ3 S m|E oS YT Qo : o I YT dNa
=>>> SR 2SS o2 N . o0 . RO N
Ozzzz Z==>>> IZ3 = R BEE= : NZ L NOeZ
TTT nEzZzZ = o HSNZ3 N (PR RNRP : DHaT NSNS
: =32 S| I o Z : S*22 QlseHeZ
x £ <. m§>> N 2 D - . !—l\l—Z 'lR" "D—' 935
. e\ N AERURIORLU e e OO:ZZ ............... IO’)ZZOI—. ..................... Ll e |g8.ImZZO’_ ...............................
R - BEzzzt T 2ixs BEzzzs
‘ : oP:___¢ ?\% 80—:2; :OO:___d-:
12" RCP_CL5 m : N
@ 0.75% " . ! . ; 0 C
15" RCP CL5 . \ ; ; N6 ;
P 930 .......................... PHASE 1 ...... @ 3.1‘00 ...... 69) N . ‘& ................... VEXISTING ......... ...................................................... gléq‘_z .................................................. /_PROPOSED ..................... 930 e
—l . (] ’ . . . . FOZO | .
Tl PHASE 1__, 39 \ : : : : oS % msmp
15" RCP CL5 = )
o : @ 2.20% : : : - Sizzz Ve GROUND
925 z|z PHASE 1 eI : .8 925
U‘)>|< ......................... L ' ............................... =8 B R P SRR | (ER L e / ........ \\ ......... SRR RN R R R R R R EERAERE | | | R R R R RS
— _ _|: ; ; ; = >
p | ' - | :\ : i - 0" FES :
27" RCP CL3 . \ o . o
920 o 0505 27" RCP CL3 T : ' ; ; e ¥V0/ gT'éAYS': %E’}IRID’ 112" RCP CL5 920
................................................................................................. PH'ASE'1"""""'"""'©1-'OO%"""'""".,'107'"'""""""68""""" e b TS Y e L e200% MY TS
: PHASE 1| - 27" RCP CL3 . 27" RO OL3 106 NLTen & ‘%GECT)TEXT"-E PHASE 1
S L Baae” @.0.60% 27" RCP_CL3 LTER BLANK '
25 : PHASE 1 ® 0.99% . TIE LAST :3 JOINTS
< : : PHASE 1 R :
o 130
: Q'
915 Jogz 27" ROP L3 T~ NG T 915
; = PHASE 1 38
=2 Al ; 30" RCP CL3
BT @ 0.21%
= PHASE 1

PleNEERengineering

CIVIL ENGINEERS LAND PLANNERS LAND SURVEYORS LANDSCAPE ARCHITECTS
2422 Enterprise Drive (65 1)' 681-1914
Mendota Heights, MN 55120 Fax: 681 9488

en ghts, WWww.pioneereng.com

© 2014 Pioneer Engineering, P.A.

I hereby certify that this plan was prepared by
me or under my direct supervision and that I
am a duly Licensed Professional Engineer
under the laws of the State of Minnesota

Name QA ;;;ZL
Pa#’’J. Cherne

Reg. No.

19860

Date 08-06-2014

Revisions

08-06-2014

I Designed

pickAw |

KAW/AJR

STORM SEWER CONSTRUCTION

RYLAND HOMES

7599 ANAGRAM DRIVE
EDEN PRAIRIE, MINNESOTA 55344

HUNTERS CROSSING

910

B'ENCH. MARk ..........
MN/DOT 8282 AG
ELEV=943.87 (1988 datum)

01-ENG-113105-SHEET-321

7 oF 23

LAKE ELMO, MINNESOTA



STORM SEWER CONSTRUCTION NOTES:
1. SEE CITY OF LAKE ELMO STANDARD

STRUCTURE TABLE

DETAILS FOR PUBLIC INFRASTRUCTURE. STRUCTURE | STRUCTURE CAI\‘ISI-;I_I;:'\I;I(?HOR
2. FINAL STRUCTURE OFF SET TO BE VERIFIED NAME SIZE EQUAL
BY CONTRACTOR AND INSPECTOR BASED
ON MATERIAL SUPPLIED TO PROJECT. CBMH—121 | 48" DIA. | R—3067 V
FIELD STAKING SHALL BE SET ACCORDING
TO BACK—OF—CURB. CBMH-122 48" DIA. R-3067 V
CBMH-123 | 48" DIA. R—4342
CBMH—124 | 48" DIA. R—4342
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STORM SEWER CONSTRUCTION NOTES: STRUCTURE TABLE
1. SEE CITY OF LAKE ELMO STANDARD STRUCTURE | STRUCTURE CANsETméHOR
DETAILS FOR PUBLIC INFRASTRUCTURE. NAME SIZE S o0aL
2. FINAL STRUCTURE OFF SET TO BE VERIFIED -
BY CONTRACTOR AND INSPECTOR BASED CBMH-171 | 48" DIA. R—4342
ON MATERIAL SUPPLIED TO PROJECT. .
FIELD STAKING SHALL BE SET ACCORDING CBMH—172 | 48" DIA. | R-4342
TO BACK—OF—CURB. CBMH—230 | 48” DIA. R—4342
CBMH-231 | 48" DIA. R—4342
CBMH-232 | 48" DIA. R—4342
]
| ] 5 |
O 4 I 1 |
] I [
|| 1 I I
ik ||| ~CBMA=232), | |
__ B I . N
Ok e ===t =
N 3 50'—4” PVC PERF DRAIN TIL
> 0o LB A
S 111 ot R 7Sttt 8
| | L~ E SERF DRAIN TILE~_ / S| IR g ——— OUTLOT E
| 4 | e NTH CLEAN 0UT| K. Al | » SASIN 1
N ODASIN 17
L o] <l N e —J/ NI =2 | OUTLET=915.50
] ‘ M ' HWL=918.3
e ol | N>l Y b | NWL=915.0
| | B iVERlE< F % ; | WET VOL.=6.700 ACHFT
| . O STOR. VOL.=5.548 AC*FT
+{o 1 2+00 [T et || |\. m ~
|~ 1 - 0T T TR 108 I 1T vt o
f I BN < PERF DRAIN TILE—"] 8 r————————
| A\ | | WITH CLEAN OUT| | \ | | :
e — Tk H |t ITJIN Ny — 2 K 1 N
N == —— = A 74 ’|\ 112 | | \
B _: , » po% 2 | I —gs'_4" PvC PEF TILE n
| | L e 1 1 N R sk} WITH CLEAN OUT ]!
| 102 ! H 1T ] , [mpmssls e - | I
' ' | M | AN N 5 | {1 OUTLOT C
| []1 | | |
106 (|1 107 | IR
o | 13
| ] | e | i
5+41.22
0 25 50 I100
GRAPHIC SCALE IN FEET
T
n . :
950 X © 950
LI N T R R R R R T B e
n - m I~ .
I PRI b =S :
0w . ) U . .
Q;g; E%SK\‘,\EXISTING Sl
945 e a%zo . GROUND: =z 945
........................................................ Z e - S e e DL . b S
SIS ; ; T ;
MEz = _TEMPORARY T S
” ACCESS " ' =z,
. A . F.N 2. 2- (N
940 . GRADE J) o ﬁggfﬁ i 040
........................................................ . PROPOSEP%JI%ZDgl\g
' D BN R ZI2=° R
‘ . GRADE . ™ . "2,\ o= == RN
7 ' - S O L® Slzzz Q3P O
\— : : g'l:,?’_ RPLE : NSZZ0
. ) ) ~ e L o N =>>>
2,935 i e ISP AgipEs. oot 453 Sgse o BEEE il R Ly LS e SRS E TN 935 -
PHASE 1 W/: TRASH GUARD, 2= > g LR ' b !
: GRADE SUMP AS NEEDED Ol = CEE== Lo
—15” F.E.S. : : L OEEL L9
W/ TRASH GUARD, ; ) S
930 4.4 C.Y.— CLII : 7 05 930
......................................................... RIPRAPW/'GEOTEXTILE / F’;
FILTER BLANKET - >0
. . s>
=z
920 e o2 ol e : : o 15" FES. : 920
L AN i e s 15 RCP. CL5. « - ot 1920 T b W/ TRASH.GUARD, . ... ... ......... 94V
PHASE 1: @ 0.50% : -~ 15" RCP -CL5 > -4.4 C.Y.— CL.II : : :
; PHASE "1 @ 0.50% ‘RIP RAP- W/GEOTEXTILE - -
PHASE: 2 'FILTER BLANKET
; S “TIE LAST 3 JOINTS
O D I U RIS TR 915
15" RCP CL5 X
'@ 0.50% 15" RCP_ CL5
e 8547
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STORM SEWER CONSTRUCTION NOTES: STRUCTURE TABLE
1. SEE CITY OF LAKE ELMO STANDARD
OUTLOT E DETAILS FOR PUBLIC INFRASTRUCTURE. TRUCT TRUCT NEENAH
STRUCTURE | STRUCTURE | casThe OR
BASIN 1P 2. FINAL STRUCTURE OFF SET TO BE VERIFIED NAME SIZE EQUAL
OUTLET=915.50 BY CONTRACTOR AND INSPECTOR BASED -
HWL=918.3 ON MATERIAL SUPPLIED TO PROJECT. CBMH—202 | 48" DIA. | R-3067 V
NWL=915.0 FIELD STAKING SHALL BE SET ACCORDING .
— WET VOL.=6.700 AC*FT TO BACK—OF—CURB. CBMH-205 | 48" DIA. | R=5067 V
- j<>1r | STOR. VOL.=5.548 AC*FT CBMH-205 | 48" DIA. | R—3067 V
_____
| B oY CBMH-206 | 48" DIA. | R—3067 V
_ A |
P ————— __Z ”
[CBMH—222 rm | 11 FES—200 CBMH-211 | 48" DIA. | R—3067 V
9.00 o= |, CBMA=221 —~ O\ CBMH-221 | 48" DIA. | R—3067 V
L 4479.00 ~
e——— - SN . STMH=201 CBMH—222 | 48" DIA. | R—3067 V
108 L — >y -
E - y \ MH—-204 | 60" DIA. R—1642
— - ] \\\
| ! / VAN S\ MH-220 | 48" DIA. | R-1642
————— | ! 43'—4” PVC PERF DRAIN TILE y / AN A -
51 112 WITH CLEAN OUT / WA STMH-201 60" DIA. R—1642
N :" h& \ / \ \
%% f ka\lk \ / // \\
——— L ———MH=220 / ‘
a T T T 5+41.22 116 / /
CBMH—202
1+63.81
__________ 72'—4" PVC PERF DRAIN TILE
CBMH—205 WITH CLEAN OUT
11+20.04
[CBMH—2661" o _
11+20.04 _"_"'_—W —— N n n
| | I | |
|| || {1 {1 |
125 |1 124 |1 123 ) 122 0l 121l 120
I {1 I I I |
CBMH—21]
OUTLOT C T4+21.36 o 25 50 100

" : : :
| % . . .
~— '~ . = .
oog . - U)_LllJ .

945 N2 u N s ' w 945
...................... m>§Z=IFNF§z:I
o N Z : : 1% : : : S «l T Ey
SN : o HAILN T ; L S <0 oL
NR55 Q@ =z — N = T : o ;'ZI o N RN
22°8 Tug i 8o Ty g SRR grogRye B0
940 B2zl by 220 5895 e z = %S TIETMHSE g 940
...................... T O G N N O B T R O i s e s Teogofo e e YT

n T NO Sl M AN ~ 'O S0 SL S 205
: DmS o5 N ARZZ3 ) O 0w +. R < S ® 0d n==n=== S ZZ23
: o NZ M N e =7 e R e B N o & ©N MVGMS Ol ZolxZ£Z e —
: ARR @ ooy @ @ = s> >> O N N o oo H=E>5>>
. ANlgg o = = NN 2 2D Sl ZzzZ - N|gg-O O = . N2 = Nfog = N|og O O = Sl Z2zZzZ
: &6Z38 < - : - I Z Z£0 . S=ho= n,! U3 HSZ2£3 ‘
935 . E“_ " I§>>> -S| . N[\CDI—I— ~Io = S| . . 935
.................... 85;22&,“‘oo‘:ZZZISZoPR’,oEZomZZZ /—E‘X'|ST|NG'"""""""'
. == ' 2 ; S>> RN S : GROUND
cE==a Q65 L PROPOSED
. :ON?O‘—”-_- . . . . . . . GR:ADE
- NS25 : : : : : PROPOSED :
(JGRADE Ll e D GRADE it 930
: 222 3 : :
S~ EXSTNG % 12" RCP. CL5 =
QOUND : 5 : : . ©@1.00% 53 : :
R | R o L llltii . ... ... PHAsE 2 1.5.’('@'?26'30;3,'-.5....:.........:..9.2.5..:
. . . . L —-EXISTING . . . .207% . . .
o6 = FRa = o : . . . 28 ——=1| crouND ' : Sl PHASE)2 ' ' '
15" RCP CL5 ~ : 30" F:E.S. : : : ;12" RCP CL5 : =T _|2
® 1.00% B2 W/ TRASH GUARD,: : : . @ 1.00%. > e
920 PHASE 2 157 RCP L5 (|1 . . . . . . . . . . . , 10.9 C.Y.— CL.II : : . PHASE 2 o T . .
P e SR L T T - el 1. ' . RIPRAPW/GEOTEXTILEO32_0_920
> ! . 34 . . . . . . . . . . FILTER BLANKET - . . . § pa . . . 7)) >I< . . . .
25 : : ” : . : ' TIE LAST 3 JOINTS. ; ; ; =7 ' ' ' ' ' ' ' '
e ' PHASE 3 z . 24 Repiols z 120 . . z
915 <2 : : 4 : : : @ 0.50% : : 24” RCP CL3 . : 129" : : : . . . : . . . SR [ 915
---------------------------- : . . . . . . . . . : . . . . . . . . . : . . . . . . . . . : . . . . . . . . . : . . . . . . . . . : . . . . . . . . . : . . . . . . . . . : . . . . . . . . . : . . . . . . . . . : -PH-A-S-E- -2 . . : . . . . . . . . . : . . . 24 -RCP -CL-3- . . . . . : ; D . . . . . . : . . . . . . . . : . . . . . . . . . : . . . . . . . . . : . . . . . . . . . : . . . . . . . . . : . 2 % . . . . . : . . . . . . . . . : . . . . . . . . . : . . . . . . . . . : . . . . . . . . . : . (‘j‘) .I . . . . . . . . . . . . . . . . . . . . . . . . . .
: : : : : : : : : : : : @ 1.40% o 33 : . : : : : - d = : : : : : <
PHASE 2 :30" RCP_CL3 : : : : : Rz N
. . @ 0.23% . : : : : : : : ; ; ; ; ; ;
: : : : : : : : : : : : : : : . PHASE 2 : : : : : : : : : : : : :
910 : : : : : : : : : : : : : : : : : : : : : : : : : : : : - 910
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STRUCTURE TABLE

STRUCTURE | STRUCTURE CA“,'SET']:,L“éHOR
NAME SIZE
EQUAL

CBMH—-251 48" DIA. R—4342
CBMH—-252 48" DIA. R—4342

PROVIDE 4 ANGLE IRON TEES _ » _
BETWEEN STRUCTURE & WEIR. RIP RAP 4—C.Y HINGE ASSEMBLY CBMH-253 | 48" DIA. R—4342
e MIN 2 HINGES REQUIRED
SRS 57" 0D. ( CBMH—254 | 48" DIA R—4342
AR SEE DETAIL "A—A”" _ .
1/4” x 1" FLAT STL.\/AQ&: e \X\ CS—1 60" DIA. SPECIAL
9 / \
POND OUTL INLET PIPE NI\
; PIPE % STORM SEWER CONSTRUCTION NOTES:
= CUT OPENNG SN i (4) 1/276-13 UNC HEX A=/ 1. SEE CITY OF LAKE ELMO STANDARD
s . HECV?T:TQB\I#QES:NSTIJQA:’SEEE% ),J"// DETAILS FOR PUBLIC INFRASTRUCTURE.
A 4” DRAIN TILE . SSEAEERE
= oUTLOT E | 2 g e o o e
M PLUG HOLE IN PHASE 1 DETAIL "A-A” 5/8"¢ SMOOTH RND. STOCK
_ BASIN 1P 4" 0.c. BOTH WAYS —| — ON MATERIAL SUPPLIED TO PROJECT.
> OUTLET=915.50 ﬁATE 10 BE WADE N (2) PIECES. ) % § s (2) PIECE 5/8" ROD FIELD STAKING SHALL BE SET ACCORDING
§‘I \HWL=918.3 L 2. ALL METAL SHALL BE HOT—DIPPED 1/2" ST PLATE SK|MME;R) GRATE / TO BACK—OF—-CURB.
, = GALVANIZED.
¢ u\é/.lf \/901L596 700 AC*FT | 3. SEE PLAN FOR ALL ELEVATIONS. ~ 6" 18
=z OUTLOT C STOR. VOL.—5.548 ACHT | ) o150
" . =0 o8 . |“ - o ) — 918,
' k | | | ‘
: —3: N — e - SEE SHEET 23 FOR SAND FILTER \ HWL=918.3 o =%
— . — ERDS TREET N CONSTRUCTION IN PHASE 3 _ I ROBSR S
: = : i ! : 4 9” AN
J_:éu—lgu—l | | L, P\ 5 3 LA s
ST 5 : g S R
L STABILIZER BRACKET —| | 60" DIA. |- oL W - — 911.75
1T T —— T 7 —— T 7 6" | g E ] 1 60" 1
: ﬂ : : : - eLpy= SUBMERGED FLARED END
STABILIZER BRACKET\: 915.8 & 7 ., WS WITH TRASH GUARD
125 ' 124 ] 123 | . SN ~ ) DIA-WEIR) - L= STORM BASIN 1P
: : : : : ° CiSEES %POND OUTLET PIPE
8 24" RCP @ 0.50% 1 |
o I | ~{SUBMERGED INV=911.75
||| ||| | OUTLET=913.24 "~ S TRUCTURE Y Y} ~w
- : 7
i i | JEIVZRNER I AV 5 NOTES:
I 1 I N _ 6” VARSI ) NP g‘;,ETF{gF',PE@ 0.00% TIE LAST 3 PIPE JOINTS. USE 2 TE
/ \\;—INSTALL SCREEN OVER INLET ENp DOLTS FASTERNERS PER JOINT.
& » » » DT INLET=913.5 MECHANICAL OR FLANGE JOINT

AWWA C509 8” GATE VALVE, FOR MAINTENANCE DRAINAGE

______ - - - MONOLITHICALLY POURED BOTTOM H
POND OUTLET CONTROL STRUCTURE CS-—1
(NOT TO SCALE) (PHASE 1)

:LIIJ . . . .
1o
- 3
940 - 940
................... oS T T T T T T T T T T T
NF'I; .
293 ' |
m|= = = | ;LIIJ
Olx Z 3 et
935 g g 935
................................................................. R e e I SRR EERERE St P
~__ : : : : " &0 = :
- —EXISTING : : or 0. s -2 -
. /" GROUND 2 S g s o I
. . . . NN O = N[ @ F o0 | Z¢
9350 . i : 1|6 Z3 S £3 oW > L Ko O 930
.................... : : : H>>§Q£SETNO§;
: OolxZ Z OlxZ£<Z |823 - i Lf,\?lo,‘g |
: ‘ 3222 8 ~ S-oe §
R BZzz o2 0 0‘922_5 o
: 0| pa —(@>==0 .
925 ................................................................................................................. (?Z ........... R I I I I I R R ... UI') E;;;g ...................................... 925
. . 0> o5 Ooxr=<== <=
. PROPOSED . iz 15" FES. - : : : : : : : : S & S
. . . GRADE . . W/ TRASH GUARD, . . . . . . . . . N> 8 >
: : : 216 : : ' 44 C.Y.— CL.II : : : : : : : : SR ru 4 rE= ;
: : : : 15" RCP_CL5S ™ : : : : ) —t : : RIP_RAP W/GEQTEXTILE = : : : : : : : . : : PROPOSED : : :
: - 920 . ......... ......... ....... P@.HXSOES% ..... ....... T A ...... . e \ ......... ......... ‘ e F|LTER BLANKET ........ ......... ......... ......... ......... ......... ......... ......... e EXISTIN ......... [ A A Y GRADE ...... ......... ......... . 920 -
: : : : : : ' - : : LN : ' TIE- LAST -3 JOINTS : : : : : : : : GROUND o :
: : \\ : E— : : : : : : ; ; ; ; : : : 24" F.E.S.
. . . . . . . 7.2’ . . . . ) . . . . . . . . . . 27" F.ES. : 0 W,/ TRASH- GUARD, .
915 : : : : : 15” RCP CL5 : 96 L . : : : : : : : : : : . W/ TRASH ‘GUARD, = "\ : 8.3 C.Y.— (CL.II : 915
T I 0 OS0% 15" ROP G5 - o sy e LAST S JOINTS NS RIP RAP. W/GEQTEXTILE . ... ........ 919
: : : : : : : . @ 210% 5T L1 : : . ; : : : : : : : ; ; ' : . FILTER BLANKET :
PHASE 2 S 15@ROC§SgL5 : : : : : : : : : : : : : : - .- TIE LAST 3 JOINTS
: : PHASE 2 : : : : : : : : : : : : : : , 48 '
. . . . . . . . . . . . . . 5 24@ RC5PO;|_3
L D T 2 ROP. CL3. . BHAS A 910 -
Z|2 @ 0.00% :
<= PHASE 1 .
< : ©
Zlz
[72)

PR

900 f f f f f f f f f f f f f f f f f f f f f f f f f f f f - 900
................................................................................................................................................................................................................................................................................................. BENCH MARK 2
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10°
UTILITY EASEMENT

16/ 28" B-B 16’
(E (\X} ) i . i ,
' 14 14 5 ' 5’ i e 0.5

o |4+03 5+00 6+00

T.C.=¢-0.02 . 2%
— — 252 =~ T — —
i Y —Tfic ,
8"MIN.TOPSOIL, ( ) f 6 O
SEED & MULCH 2 ROWS SOD 0.0 192
2 ROWS SOD MIN. 3" CL. 5 AGG. BASE g» 1 ROW HEAVY DUT ® i
1 ROW HEAVY DUTY BELOW CURB & GUTTER SILT FENCE S .-
SILT FENCE FO a PT:- — S
SELECT GRANULAR I | ; S
SURMOUNTABLE L END 1ST ADDITION
CONCRETE CURB SIDEWALK SECTION Ts CONSTRUCTION
AND GUTTER / 5" CONCRETE WALK MNDOT SPEC. 2521 — °© 51.07 9 .
T.C.= €-0.02 \ / 4” GRANULAR MATERIAL MNDOT SPEC. 3149 2.B [ ~0+34.00 110 ;
T~ PAVEMENT SECTION ] . 111 112 113 -
" PRIVATE UTILITIES o o . 125
L_1-1/2” MNDOT 2360 TYPE MV 3 WEARING COURSE (MVWE450358) Nax DEPTH 3.0 0+61.62 . o y 3735 3758 .
#2357 TACK COAT ' 3028l N Y8504 5 - -
1—1/2” MNDOT 2360 TYPE MV 3 BITUMINOUS BASE (MVNW35035B) R ‘ 1 + 2+ =060 = 29.92 11+94.06 ;
8” CLASS 5 AGGREGATE BASE, 100% CRUSHED LIMESTONE MNDOT 3138 ' 51.48 s 3 e » 3+87.76 31.7 o IR
» 1+94.29 v % . 4 ;
24" SELECT GRANULAR FILL MNDOT 3149.28 A30.64[* Xgo N o 0937 ‘ - ‘
APPROVED SUBGRADE (INCLUDES TEST ROLLING 0+89.17 \\/ i YT Neh BL.64 \ Pl
AND SUBGRADE PREPARATION) T TN e [ e e ——-0 é it 6+54.22 'Oc\& 3 N I
’ A / © A O ’
TYPICAL 60 ROW STREET SECTION B N\ [ gl v
TYPICAL SECTION (N.T.S.) —1+00 — -\ _,;e_'_ - 3+00 o———x -0 —® -
SEE LAKE ELMO STANDARD DRAWINGS NO 801 & 805 ' /) AN g T [ & 124

= — —
________ = v S , _LAVERNE AVE. N.
R ¥ VANAN . i % N i\ l{ == - o
31,48 5 I T EoE P N R P A e
CURVE TABLE 8082.‘?# 119429 L J : \Ea 37 31564422 o
CURVE | DELTA LENGTH | RADIUS | TANGENT PC PT ik 30.28 3112 /// < \2%3'81 #7900 ‘ - 73131'50504
30.38 - 1+95.29 29.00 33.15 z '
— Seeres 00917 3183 = SR LP) \—(2)-TYPE|3 BARRICADES 11+26.o/ S 125
c5 | 110515” | 58.05 | 300.00 | 29.12 |2+59.32 | 3+17.38 oraoz | (I = —
31.88 T \ 6 ) 107 S35, - —_—— o o
ce |1102'54” | 86.77 | 450.00 | 43.52 | 3+17.38 | 4+04.15 0+46.02 | ; 31.82 o 2
—1s 0+40.02 — 1 09 '] 08 | . L
), ] - E
T W —
— — |
CURB LEGEND L < ,7 = L 126 0 25 50 100
25120 7 13k SURMOUNTABLE 2 S 106 M :Ei
08.32] = TOP OF CURB ELEVATION i% N I GRAPHIC SCALE IN FEET
FOR B618 CURB (*=TIP OUT GUTTER) 21 5

07.82 = BITUMINOUS ELEVATION
= SURMOUNTABLE CURB & GUTTER
= B618 CURB & GUTTER

= BITUMINOUS EDGE

> = PED. RAWP LAVERNE AVE. N.

BENCH MARK
MN/DOT 8282 AG
ELEV=043.87 (1988 datum)

PVl  STA: —0+50.00

PVI ELEV: 930.29 : : : : : : : : : :
K: 33.33 . PVI :STAI O+70.QO . . . . . . :PV| STA: - 4490.00
. . . . . . . . . Lvc: 10000 PVl R 32989 : : : : : : | PVLELEY: 928.89 . . : : : : : : :
A Ol BT ELEV oea2/) LVC: 115.00 - oo L LVG100.00 ot 940
: : : : : : : : : 8 o 8 LOW PT, STA: 0+89.17 : PVI STA: 2+30.00 : : : LOW PT. STA::4+79.00 :
o S| gl LOW PT ELEV: 930.28 5 : PVI_ELEV: - 931.49 : : : o| LOW PT ELEV: 929.204 :
2le 2l ; : Te} : . K: 50.00: : : : 3 ; S :
-ls cls?ilg N[ - LVC: 100.00 : : ; S|a: S|g :
o ey +g - HIGH PT. STA: 2+30.00 : : : +| o +|os :
.| DA — . ! . o L0 : . . . D,
940 ................................................................................. Gl £ ;.:3 .................... 8 ....... o| ‘HIGH PT-ELEV: - 931244 | - - ool ‘."g ................. D 940
a o ‘l@;i Sl S ) ) o) ) ) ) gl.. gl
/ /L\ =l o fud © alm: alm:
+ . .

:-930.99

N{o)
"N
-On
PVC
EL
p.
EL

T : : :

\/\ gGRADEg /

PROPOSED : A

920 - | | | | | | | | | | | | i i S TR i i i i i | | | | | 920

= =z =
W Wi Wi
915 zZ ZZ g 2z 915
w = w EZ w-=
é§8 ......................................... %ﬁ% ........................ 88!;2 ...................................................... 5%& ............................................................
2fisg fay: <ge Sfeg
S lxe St SElTE o <+ 2
e EGD ‘Q»U—)ng -'gtﬁg ; ; ; ) :
ol S ozl <'ml< i : : : : :
S O RS PP P P RSP OIS SR GOl T, sl s 9100
—1400 —0450 0400 0450 1400 1450 2400 2450 3+00 3450 4400 4450 5+00 5+50 6+00 6+50 7400 7450
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CURVE TABLE Zﬂ+ﬂ*ﬂ>+ﬁﬂ ' 10 10 }f&ﬂ
CURVE | DELTA LENGTH | RADIUS | TANGENT PC PT D)
i i " 2 ROWS SOD 4.0% 25— 2.5%
C7 | 59°41’56” | 135.59 | 130.13 | 74.67 | —2+61.13 | —1+25.55 1 2 i i L1458 1 2 % ( ]
—— — /] *31.4@\ 18 i 31.08 N =
C8 90°00°00” | 157.08 | 100.00 | 100.00 | 3+00.88 | 4+57.96 OU TLOT B \ T+94.29 2120 3 N— f
31.12 '
1+95.29 SELECT
31.22 (30.12)
O v @ 31.83 / —0+26.84 _319,'215?55 GRANULAR
¥41.02 .
-1 STOP SIGN
(34.69) 34.25 1. / @ '
324(5.06.898 +67.8¢ 486.802 N ‘ : /X@% 08 29.38) 4
1 7 _ . : —_— — k\ L 040098 L /N | ‘W 29.05 \
R G 6 = ot Y 3+68.64 1] PAVEMENT SECTION
1 2913 28.79
4TH STREET N S | |2+75.00 5500 2” MNDOT 2360 TYPE MV 3 BITUMINOUS BASE (MVNW35035B)
i e — ; — ; L ; == 1 1N — — s — @ \\ // 8” CLASS 5 AGGREGATE BASE, 100% CRUSHED LIMESTONE MNDOT 3138
A _ Pl 2400 1400 0400 ~14+00 - /\v 12” SELECT GRANULAR FILL MNDOT 3149.2B
| = - ) ‘P.&U L APPROVED SUBGRADE (INCLUDES TEST ROLLING
£ 4 / K\ o N s / AND SUBGRADE PREPARATION)
: xOO \
/ ] 31.82 : , P\ 775937 so55 /7 ' N S (28.4%)
v R — n o 2252, /ey =i TEMPORARY ACCESS SECTION
2 5 & | 3+00.88 2+67.88 [31776] —0+34.00 (30.12 +r0+00.00 ® 5505 TYPICAL SECTION (N.T.S.)
=78 / 5 0+34.01 ST2q———1+25°5 0 29,63} ) \% i 2+00.00
4+46.40 . %Zégg% o STOP SIGN— S \—o+19.94 ol 0+11.38 I :
= : 7 @ 3730 % 31.35 71(29.32 27.97
e ffingo 2+63.8 . 216294 9 0+25.00 ( > S 1+78.62
O i Py | 3 4 5 6 / 29.20 4 / 28.04 60" ROW 10-
=z /;/‘ PT: 4+57.96 . | prenss * , ‘(‘ 1+70.92 6 28 BB o UTILITY EAS
~y 38.89 el (28.83) i@ ¢ o o
- = B#+57.96 S| (38.8D T s b L
z 2, TB iz - g o e
e) +D T.c.=¢-0.02 2%
8< '__<|O ‘ / 2.5% = N S
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SEE DOCUMENT TITLED "HUNTERS
CROSSING TREE INVENTORY” FOR A
DETAILED TREE INVENTORY

SEE SHEET L1 FOR LANDSCAPE PLAN
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