
  

Inver Grove Heights Planning Commission 
Tuesday, December 5, 2023 at 7:00 PM 

8150 Barbara Avenue, Inver Grove Heights, MN 55077 

AGENDA 

 

NOTICE TO RESIDENTS:  Individuals may submit written public comments in advance of the 
meeting by emailing comments to Stacy Bodsberg (sbodsberg@ighmn.gov). Comments 
received prior to 4:00 p.m. on Tuesday, December 5, 2023, will be provided to the Council at 
or before the December 5, 2023 meeting. 

 
 

1. Call to Order 
2. Roll Call 
3. Consent Agenda 
  A. Minutes of the November 21, 2023, Planning Commission Meeting. 
4. Public Hearing 
  A. Request for a Variance to construct a new cantilever and entrance that 

encroaches on the front setback on property located at 6940 Craig Avenue. 
(Randy Boyden - Case No. 23-48V) 

  B. Request for a Preliminary Plat for a three lot, two outlot plat; and Vacation of an 
existing drainage and utility easement; and a Preliminary Planned Unit 
Development to develop a 157-unit townhouse, 2 building retail project; and 
Rezoning from A, Agricultural to R-3C/PUD, Multiple Family Residential Planned 
Unit Development District and B-3/PUD, General Business Planned Unit 
Development District. (Stuart Development Corporation - Case No. 23-46PDZ)  

5. Regular Business 
6. Adjourn 

 
 
This document is available upon a three (3) business day request in alternate formats such as braille, large print, audio 

recording, etc. Please contact Stacy Bodsberg, Community Development Support Specialist, at 651.450.2545 or 
sbodsberg@ighmn.gov. 
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PLANNING COMMISSION MINUTES – CITY OF INVER GROVE HEIGHTS 

Tuesday, November 21, 2023 – 7:00 p.m. 
City Council Chambers – 8150 Barbara Avenue 

 
1. CALL TO ORDER 
Chair Niemioja called the Planning Commission Meeting to order at 7:00 p.m. 
The Pledge of Allegiance was recited. 
 
2. ROLL CALL 
Commissioners Present: Elizabeth Niemioja (Chair) 
    Jonathan Weber (Secretary) 
    Dennis Wippermann 
    Lance Twedt 
    Trisha Presley 
    Robert Heidenreich 
    Aida Schaefer 
        
Staff Present:   Allan Hunting, City Planner 

Stacy Bodsberg, Community Development Support Specialist 
 
Commissioners Absent: Scott Clancy (Vice Chair) (Excused) 

Jason Teiken (Excused) 
     
3. CONSENT AGENDA 
A. Minutes of the November 7, 2023, Planning Commission Meeting 
 
The minutes from the November 7, 2023, meeting was approved as presented. 
 
4. PUBLIC HEARING 
A. Request for a Variance to construct a garage that encroaches on the side setback on 
property located at 2694 96th Street East. (Jim Norton – Case No. 23-45V). 
 
Reading of Public Notice 
Commissioner Weber read the Public Hearing Notice. Notices were mailed to 4 property 
owners on November 2, 2023. 
 
Presentation of Request 
City Planner Allan Hunting discussed the request for construction of a detached garage behind 
the existing house. The existing driveway would be utilized for access. The proposed structure 
requires a 50-foot setback due to the size being over 1,000 square feet. The applicant proposes 
at least 10 feet from the side property line. The applicant stated they have spoken with their 
neighbor to the east regarding this; the neighbor has no issues with the request. Staff 
mentioned that the lot has significant topographical challenges to allow the structure to be 
placed in a reasonable and logical location and supports the request as presented. 
 
Opening of Public Hearing 
Jim Norton, 2694 96th Street East, Applicant, stated that he has read and understands the report. 
 
Chair Niemioja closed the Public Hearing. 
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Planning Commission Recommendation 
Motion by Weber, Second by Heidenreich, to Approve a Variance to construct a detached 
accessory structure within the side setbacks subject to the three (3) conditions listed, using the 
rationale given in the staff report for property located at 2694 96th Street East. 

Ayes: 7 
Nays: 0 Motion carried.  
 
This item tentatively goes before the City Council on December 11, 2023. 
 
B. Request for a Conditional Use Permit to operate a contractor’s yard, outside but 
enclosed with a fence located at 6840 Dixie Avenue. (Ivan’s Tree Service – Case No. 23-
47CUP) 
 
Reading of Public Notice 
Commissioner Weber read the Public Hearing Notice. Notices were mailed to 21 property 
owners on November 2, 2023. 
 
Presentation of Request 
City Planner Allan Hunting discussed property located between Concord and Dickman Trail at 
68th Street. The area is zoned I-1. A contractor’s yard with outdoor storage is a conditional use 
permit in this zone. The operation is a tree cutting and removal service. The applicant would 
utilize the site as it exists. The current building needs improvements to be up to date with the 
building code. They would store equipment and company trucks as previously used. This would 
be the base location with approximately 15 employees. Operations would take place from 
approximately 7:00 a.m. to 7:00 p.m. There is an additional condition. The existing fencing 
along Dickman Trail with portions in disrepair and should be replaced. The end of June 2024 is 
the date that has been selected for repair of the fence sections as required by City Code. Staff 
does not see any issues with the request and recommends approval with the conditions listed in 
the staff report. 
 
Chair Niemioja asked if the users would be brand new to the property. 
 
City Planner Hunting replied they are new, they do not have anything on the property at this 
time. The trucks currently there would be gone if this property changed hands. 
 
Chair Niemioja referenced the long-term plan for the Concord Boulevard area and questioned if 
this fits in with that plan. 
 
City Planner Hunting responded it fits in the sense that the industrial zones are there. At some 
point the city may look to do an updated plan. There are no current plans to change anything. 
 
Commissioner Twedt asked if the existing Conditional Use Permit for welding would go with the 
new permit or if it would sunset. 
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City Planner Hunting replied that a Conditional Use Permit runs with the land. If it is not used for 
that purpose for more than one year the existing CUP goes away. He said it was likely gone at 
this point due to the existing truck operation. 
 
Opening of Public Hearing 
Keyly Hernandez, 10651 Grey Cloud Trail South, Cottage Grove, Ivan’s Tree Service, Applicant, 
stated she has read and understands the report. 
 
Chair Niemioja closed the Public Hearing. 
 
Planning Commission Recommendation 
Motion by Weber, Second by Presley, to Approve the Conditional Use Permit for the 
contractor’s yard with outdoor storage subject to the four conditions listed for property located 
at 6840 Dixie Avenue. 

Ayes: 7 
Nays: 0 Motion carried.  
 
This item tentatively goes before the City Council on December 11, 2023. 
 
5. REGULAR BUSINESS None. 
 
6. ADJOURN 
Motion to adjourn the meeting at 7:14 p.m. 
 
Respectfully submitted by Sheri Yourczek, Recording Secretary 
 

 



 

Agenda Item 4.A.  
  
  

Planning Commission Report 

 
MEETING DATE: December 5, 2023 
 
CASE NO:  23-48V 

APPLICANT:  Randy Boyden 

PROPERTY OWNER:  Same as Applicant 

REQUEST:  Variance to allow a covered entrance and cantilever to encroach 
within the front yard setback 

LOCATION:  6940 Craig Avenue 
 
COMPREHENSIVE PLAN: LDR, Low Density Residential 

ZONING: R-1C, Single Family Residential 

STAFF CONTACT: Heather Botten, 651.450.2569 
 
  
ACTION REQUESTED 
The applicant is requesting the following: 

• A Variance to allow a covered front entrance and cantilever to encroach into the front setback 
requirement. 

  
BACKGROUND 
The property had a house fire which requires the original single-family home to be rebuilt. The 
homeowners can use the original foundation from the home built in 1964 but are also taking this 
opportunity to increase the size of the home by adding a second story along with a garage addition. 
Additionally, the owners are proposing to add a covered entrance and a cantilever that would 
encroach into the front setback. 
  
The covered front entrance would be located about 27 feet from the property line and the two-foot 
cantilever would be about 28 feet from the front property line, whereas a 30-foot setback is required 
for both design features. The neighborhood is developed with single-family homes surrounding the 
property. The addition would be in compliance with other City Code requirements such as side 
setbacks, exterior building materials and impervious surfaces. 
  
EVALUATION OF REQUEST 
The following land uses, zoning districts and comprehensive plan designations surround the subject 
property: 
 
North, South, East & 
West: 

Single-
Family 

Zoned: R-1C, Single-
Family Residential 

Guided: LDR, Low 
Density Residential 

 
 



 
Engineering. 
Engineering has reviewed the request and takes no exception to the Variance. 
 
VARIANCE 
City Code Title 10, Chapter 3. Variances, states that the City Council may grant Variances when they 
are in harmony with the general purposes and intent of the Zoning Ordinance and consistent with the 
Comprehensive Plan and establishes that there are practical difficulties in complying with the official 
control. In order to grant the requested Variances, City Code identifies criteria which are to be 
considered practical difficulties. The applicant’s request is reviewed below against those criteria. 
 
1. The Variance request is in harmony with the general purpose and intent of the City Code and 
consistent with the Comprehensive Plan. 

The request is not contrary to the planned residential use of the property or area as defined in 
the Comprehensive Plan. Staff believes the intent of the City Code is met with the proposed 
request as the two-foot cantilever takes up airspace and does not go any closer to the property 
line than a typical roof overhang and the covered entrance is proposed at the minimum code 
requirements for a landing. 

 
2. The property owner proposes to use the property in a reasonable manner not permitted by the 
Zoning Ordinance. 

Granting the setback Variance for a covered entrance and cantilever allows reasonable use of 
a property that is currently restricted due to the location of the existing foundation. The City 
Code is specific on the type of encroachments allowed within the front, side and rear setbacks 
of a property. The proposed covered entrance and cantilever are both reasonable 
improvements that would have minimal impact to the property.  

 
3. The plight of the landowner is due to circumstances unique to the property not created by the 
landowner. 

The site is unique in that the property had a house fire and the rebuilding of the home is limited 
to the location of the original foundation, which complies with the 30-foot front setback. The 
applicant would like to make the property more aesthetically pleasing by adding a covered 
entrance and a cantilever, encroaching into the setback. 

 
4. The Variance will not alter the essential character of the locality.  

The cantilever bumps out two feet from the foundation of the home and the covered entrance 
projects out the minimum requirement for a landing of about three feet. The boulevard is about 
15 feet in this area so the distance the encroachments would be from the road is over 40 
feet.  Staff does not believe the proposed improvements would alter the essential character of 
the neighborhood. 

 
5. Economic considerations alone do not constitute an undue hardship. 

Economic considerations do not appear to be a basis or a sole basis for this request.  
 
 
 
 
 
 
 
 
  



  
ALTERNATIVES 
The Planning Commission has the following actions available on the following requests: 
 
A. Approval. If the Planning Commission finds the application to be acceptable, the following action 
should be taken: 

• Approval of the Variance to allow a cantilever and a covered front entrance to encroach into 
the front setback subject to the following conditions: 

1. The site shall be developed in substantial conformance with the site plan on file with the 
Planning Department. 

2. All requirements of a building permit review shall be met. 

 
Rationale: The request is not out of character for the neighborhood and is consistent with the 
Comprehensive Plan. The encroachments of a cantilever and a covered front entrance do not appear 
to have an adverse impact on the neighborhood. The property is unique in that the home was 
damaged by a fire and the existing foundation is being used to establish the location of the home. 
 
B. Denial. If the Planning Commission does not favor the proposed Variance, the above request 
should be recommended for denial. With a recommendation for denial, findings or the basis for the 
denial should be given. 
  
RECOMMENDATION 
Based on the information in the preceding report and the conditions listed in Alternative A, staff 
believes there is rationale to support a front setback Variance for the proposed cantilever and 
covered front entrance. 
  
ATTACHMENTS 
1. Location Map 
2. Aerial Photo 
3. Applicant Narrative 
4. Elevations & House Plans 
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Zoning and Location Mapq
Exhibit ATHIS DRAWING IS NEITHER A LEGALLY RECORDED MAP NOR A

SURVEY AND IS NOT INTENDED TO BE USED AS ONE. THIS
DRAWING IS A COMPILATION OF RECORDS, INFORMATION AND

DATA LOCATED IN VARIOUS CITY, COUNTY AND STATE
OFFICES AND OTHER SOURCES AND IS TO BE USED FOR

REFERENCE PURPOSES ONLY. THE CITY OF INVER GROVE
HEIGHTS IS NOT RESPONSIBLE FOR ANY INACCURACIES
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70th Street

Site Location

Legend
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Zoning_IGH_Legend
ZONING

A, Agricultural
E-1, Estate Residential
E-2, Estate Residential
R-1A, Single-family (40,000 sq ft)
R-1B, Single-family (20,000 sq ft)
R-1C, Single-family (12,000 sq ft)
R-2, Two-family Residential
R-3A, 7,260 sq ft per unit
R-3B, 3,630 sq ft per unit
R-3C, 2,000 sq ft per unit
R-4, Manufactured Home Park
B-1, Limited Business
B-2, Neightborhood Business
B-3, General Business
B-4, Shopping Center
OP, Office Park
PUD, Planned Unit Development
Office PUD
Commercial PUD
Multiple-family PUD
I-1, Limited Industry
I-2, General Industry
P, Institutional
ROW, Right-of-way
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Randy Boyden & Kayla Burbank

6940 Craig Ave E, Inver Grove Heights, MN 55076

651.329.8899

November 7th, 2023

RE: Variance Application addendum – Covered Entry and Second Floor Cantilever

We, the homeowners, wish to provide an update and clarify our intentions regarding the addition of a 
small covered entry area over the front door entryway and the two-foot second-story cantilever to our 
new home. After extensive research and visits to new homes in Inver Grove Heights following our 
family’s house fire earlier this year, we have decided to include these architectural features as a means 
to improve the aesthetics and functionality of our home.

The small covered entry area is designed to be approximately three feet from the house, with the 
wooden beams resting on the top landing of the stairs. The architectural style of this addition is carefully 
chosen to match the existing elements of the house. We aim to create a protected and welcoming 
entryway into our home, aligning with the overall design, particularly by incorporating wooden beam 
designs that mirror those found over the garage and on the second-level dormer.

Our primary objective with this addition is not to change the character of the neighborhood but to 
enhance the property. We are committed to preserving the current foundation, which was originally 
constructed in 1964, and have meticulously planned the covered entry addition and second story 
cantilever to respect the existing architectural integrity of the house.

We understand the importance of striking a balance between creating a modern and comfortable living 
space while preserving the history and character of the property and neighborhood. Our intent is to 
rebuild a home that we can take pride in, as we continue to recover from the loss of our old home. We 
remain dedicated to this process, respecting the neighborhood's heritage while striving for a new home 
that is both functional and beautiful.

Additionally, we would like to highlight that we have spoken with and obtained signed paperwork from 
surrounding neighbors who are in full support of our building plans and endorse the variance necessary 
for our rebuild. Their support underscores our commitment to being considerate of our community and 
its residents.

In conclusion, we want to emphasize that we have taken every possible step to ensure that our plans for 
the porch and second-story cantilever align with the wishes of our neighbors and contribute positively 
to the neighborhood's atmosphere. We believe these additions will not only benefit our family but also 
enhance the overall aesthetic and functionality of our home, while positively contributing to the area.

Sincerely,

Randy Boyden & Kayla Burbank
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Agenda Item 4.B.  
  
  

Planning Commission Report 

 
MEETING DATE: December 5, 2023 
 
CASE NO:  23-46PDZ 

APPLICANT:  Stuart Development Corporation 

PROPERTY OWNER:  GlenLin Properties, LLC 

REQUEST:  Rezoning, Preliminary Plat, Easement Vacation, and Preliminary 
PUD Development Plan 

LOCATION:  7101 Argenta Trail 
 
COMPREHENSIVE PLAN: Mixed Use 

ZONING: A, Agricultural 

STAFF CONTACT: Allan Hunting, 651.450.2554 
 
  
ACTION REQUESTED 
The specific requests for the development project include the following: 

1. Rezoning of the property to B-3/PUD, General Retail District and R-3C/PUD, Multiple 
Family Residential District. 

2. Preliminary Plat of Archer Trail, consisting of three lots, two outlot, and right-of-way 
dedication for a public street system.  

3. Preliminary PUD Development Plan approval for a 157-unit townhome development with 
clubhouse and approximately 15,000 square feet of commercial space. 

4. Vacation of an existing Drainage and Utility Easement containing existing sewer and 
water utilities and then rededicating a new Drainage and Utility Easement on the plat of 
Archer Trail. 

  
BACKGROUND 
The applicant is proposing a commercial/residential development consisting of 157 total units 
containing a mix of 3-story buildings in 6-unit structures and 2-story buildings in 3, 4, 5, 6 unit 
structures. Commercial consists of approximately 15,000 square feet of future commercial/retail 
space in two buildings. There is also a proposed clubhouse with a pool area for the residents.   
 
The project would be constructed in phases with the residential portion being developed first in one 
phase and the retail would follow in a future phase. 
 
 
 
 
 
 
  



  
EVALUATION OF REQUEST 
SURROUNDING USES 
The subject property is surrounded by: 
 
North: 70th Street, Large Lot 

Residential 
Zoned: R-1B, Low Density 
Residential 

Guided: LDR, Low Density 
Residential 

East: Argenta Trail, Vacant Zoned: A, Agricultural Guided: Mixed Use 

West: Single-Family Homes Zoned: R-1C/PUD, Low 
Density Residential/PUD 

Guided: LMDR, Low-
Medium Density Residential 

South: Single-Family Homes Zoned: R-1C/PUD, Low 
Density Residential/PUD 

Guided: LDR, Low Density 
Residential 

 
COMPREHENSIVE PLAN 
The subject property is guided Mixed Use, which anticipates a mix of approximately 70% residential 
and 30% commercial. Residential density range is 12-35 units/acre. The net area for the residential 
portion of the site is 12.9 (approximately 30%) acres and with 157 new buildable lots, the project 
density is 12 units per acre. 
 
REZONING 
The proposed zoning for the site would be R-3C/PUD, Multiple Family Residential and B-3/PUD, 
General Business. The project meets the zoning standard and is consistent with the Comprehensive 
Plan. 
 
NET DEVELOPABLE AREA 
Note: the numbers that are referenced within this staff report are approximate and based on 
preliminary plan submittals. They will likely change slightly between the preliminary and final plat. The 
numbers provided are sufficient for preliminary plat review. 
 
Net developable area is defined as the area of a property remaining after excluding those portions 
that are either: a) encumbered by right-of-way for arterial roads as defined in the IGH Comprehensive 
Plan; or b) lying below the ordinary high water level of public waters; or c) lying within the boundaries 
of delineated wetlands; or d) bluffs in shoreland areas; or e) land to be dedicated for public park 
needs. Based on this definition, the following provides the breakdown of net developable area. 
 
General Project Data Acres 

Gross Project Area 19.85 

Delineated Wetlands 0.00 

Public Water Bodies (PWI) 0.00 

Bluffs in Shoreland Area 0.00 

Planned "Arterial" Road Right-of-
Way 

1.63 

Public Parkland Dedication 0.00 

Total Net Developable Area 18.22 



 
NATURAL AREA/OPEN SPACE 
Section 10-13J-5.D. establishes requirements for open space preservation within the Northwest Area 
Overlay. Based on the net developable area, the project contains the following: 
 
 Required Acres Proposed Acres 

Total Net Developable Area 18.22 NA 

Minimum Open Space Required = 20% of net 
area 

3.64 7.90 (43%) 

Required Contiguous Area = 75% of required 
open space with a minimum 100-foot corridor 
width 

2.70 2.90 

Area to be Undisturbed = 50% of required open 
space 

1.82 1.82 

 
The site design has prioritized the open space areas around the perimeter of the site to provide some 
buffer from the single family residents to the west and south and the stormwater ponding area in the 
northeast corner of the site. 
  
The open space proposed meets all the minimum requirements. 
  
The developer shall be responsible for installing marker posts at reasonable locations to define the 
boundary of the open space. The final PUD plans must show the location of the marker posts. 
 
DEVELOPMENT CAPACITY PLAN 
Section 10-13J-5.E. of the Northwest Area Overlay Ordinance outlines a process by which a site’s 
development capacity is determined as a means to allocate development across a site. This exercise 
only determines the number of units that would be permissible on the site and not the actual 
proposed development. 
 
Base 
Zoning 
District 

Net Acres* Minimum 
Density  
(units per 
acre) 

Maximum 
Density  
(based on lot 
size per zoning 
code) 

Minimum 
Units 

Maximum 
Units 

      

R-3C 12.9 12 2000 155 281 

      
 
The proposed net density for the R-3C district would be 12 units/acre, which is consistent with the 
Comprehensive Plan and Development Capacity Plan. 
 
PROPOSED DEVELOPMENT MAGNITUDE, DENSITY AND BULK STANDARDS 
Building Setbacks and Separation. 
The proposed setbacks for the project are listed on the Preliminary Site Plan. The applicant is 
requesting flexibility from some of the setback requirements which are covered later in this report. 



  
Building/Impervious Surface Coverage. 
Impervious surface coverage standards are applied to give the city the authority to ensure sufficient 
areas for infiltration. Maximum impervious surface for the R-3C district is 65%. The applicant has 
provided impervious surface coverage for the multiple family section to be 43%. The commercial 
portion is allowed impervious surface coverage of 70%. The proposed plan shows a coverage of 
28%. 
  
Maximum building coverage in the R-3C district is 20%. The proposed plans show coverage of 28%. 
The plan was designed to provide two-story buildings on the western half of the site, as to maintain 
the standard height of the single family properties to the west. The lower level buildings thus create 
larger footprints, resulting in more building coverage. 
 
PRELIMINARY PLAT/STREETS 
The Preliminary Plat consists of three lots, two outlots and a right-of-way dedication for the public 
street system serving the plat. The plat would provide for the northly extension of Archer Trail which 
ultimately connects and extends 71st Street. There would also be an extension of 73rd Street into the 
plat. The property would access 70th Street from new Archer Trail. 
  
The three lots would contain the townhouse units and clubhouse. Outlot B would be a future phase of 
the development consisting of the commercial portion. Outlot A is remanent land between the west 
boundary of the plat and the new Archer Trail. Ownership of Outlot A would be retained by the 
developer. 
 
All necessary right-of-way for 70th Street (County Road 26) and Argenta Trail (County Road 63) have 
already been acquired by Dakota County. No further right-of-way is needed for the county roads. 
 
EASEMENT VACATION 
There currently exists a Drainage and Utility Easement that runs east-west through the property 
following the 71st Street alignment that contains city sewer and water. The Easement is 60 feet wide 
as it was assumed 71st Street would extend all the way to the new Argenta Trail when it was 
dedicated. Based on County spacing standards, this will not happen. The design of the project would 
require that approximately half of this Easement would need to be vacated. Engineering has 
reviewed and supports the proposed Easement Vacation.   
 
FLEXIBILITY REQUESTS 
Previous sections of the report have covered some of the flexibility requests. This section provides a 
summary of all the flexibility requested:   
 
1. SETBACKS 

1. Building setbacks from right-of-way. Requires 30 feet. Request 10 feet along the side of 
building along Archer Trail and 15 feet from rear of building along 71st Street. 

2. Building front setback from right-of-way. Requires 20 feet. Request 15 feet along 73rd 
Street.  

3. Clubhouse setback along 72nd Street. Requries 30 feet. Request 20 feet.  

 
The Council has approved flexibility from street setbacks in several developments. With proposed 60 
foot wide rights-of-way, there is still sufficient setback between building and street surface. Buildings 
would be approximately 25 feet from Archer Trail and 45 feet from 71st Street.  There is an extra 
wide right-of-way between the property and 72nd Street, so the clubhouse building would be 



approximately 45 feet from the street surface. Staff supports these flexibility requests. 
 
2. BUILDING COVERAGE 
 

1. Building coverage. Maximum allowed 20%. Proposed 28%. 
 
As stated earlier, the developer is choosing to construct two-story units closest to the single family 
homes, thus creating larger footprints for those buildings in order to provide the same living space as 
the three-story buildings. Staff supports this flexibility request. 
 
LANDSCAPING/TREE PRESERVATION 
Tree Preservation / Landscape Plan: 
The developer has provided a tree inventory of the site. The City Code allows tree removal of 40% 
for multiple family. The code allows removal beyond the threshold but requires replacement for those 
trees over the limit. 
Grading for the building pads and stormwater basin will remove all the existing trees. There are 1,208 
caliper inches of trees on site. A total of 835 caliper inches would be required to be replaced. The 
applicant is proposing to replace 835 caliper inches over both phases. The residential first phase has 
a tree replacement of 103 trees. 
 
The landscape plan provides for street trees and landscaping throughout. Landscaping is also 
concentrated along the west and south boundaries of the site. A total of 157 overstory trees are 
required as part of the landscaping obligation for the townhomes in the code. The total tree planting 
for the residential portion would be 260 trees, which complies with this requirement.   
 
WETLANDS 
A wetland report has been done for the site. During the Wetland Conservation Act (WCA) review 
process, it was noted that there is an area of possible wetland that was not depicted on the 
delineation report prepared by the applicant’s consultant. Wetland determinations cant be made after 
October 15 because of weather and vegetation conditions. A wetland determination cant be made 
until at least April 2024. Preliminary plans can still be reviewed, but final plans cannot be approved by 
the City until a wetland delineation has been approved through the WCA process.  A condition is part 
of this report to address this situation. 
 
GRADING, DRAINAGE, STORMWATER AND UTILITIES 
Engineering has reviewed the plans and was also sent to other city consultants for review. 
Engineering review is ongoing at this point and any needed conditions should be part of the approval. 
 
FIRE MARSHAL REVIEW 
The Fire Marshal has reviewed the plans and made notes on the width of streets and parking/no 
parking. Streets less than 28 feet must be posted with "No Parking" signs on both sides. Streets 28 
feet to 36 feet must be posted with "No Parking" signs on at least one side. Streets 36 feet and 
greater may have parking on both sides. 
 
PARKING 
Based on the parking requirements in the Northwest Area, 2.0 parking spaces are required per 
townhome unit. The plans provide for a total of 600 parking spaces, including garages and 
driveways. There are 14 spaces provided in front of the clubhouse. Guest parking would also be 
allowed on one side of the public streets. Parking standards have been met. 
 
Parking for the commercial area is based on the plan showing 15,000 square feet of retail. Based on 
a general retail parking standard, 56 parking stalls would be required. The plans identify room for 91 



parking spaces. 
 
DEVELOPMENT CONTRACT 
The Developer and Owner shall enter into a Development Contract and other associated agreements 
with the City. The list of agreements and details of the contract will be discussed with the applicant, 
city attorney and staff as part of the final PUD review. All the agreements will be approved by the City 
Council as part of the Final PUD review. 
  
ALTERNATIVES 
The Planning Commission has the following actions available on the proposed project: 
 
A. Approval.If the proposed request is found to be acceptable, approval of the applicable following 
actions should be taken: 

• Approval of the Preliminary Plat, Preliminary PUD, Rezoning and Vacation of Easement per 
document number 3127042 subject to the following conditions: 

 
1. The Final Plat and accompanying site plans shall be in substantial conformance with the 
following plans on file with the Planning Department except as may be modified by the 
conditions below. 
 

Preliminary Plat                                                          dated 10/25/23 
Site Plan                                                                     dated 11/20/23 
Open Space Plan                                                       dated 11/20/23 
Grading Plan                                                              dated 11/20/23 
Utility Plan                                                                  dated 11/20/23 
Landscape Plan (3 sheets)                                         dated 11/20/23 
Tree Preservation Plans                                             dated 11/20/23 

  
*The final list of approved plans and date of plans shall be identified in the Development 
Contract. 
 
2. Prior to Final Plat and plan approval, the final grading, drainage and erosion control, street 
plans and utility plans shall be approved by the City Engineer and subject to all conditions 
noted by the City Engineer and consultants in their review memos.   
 
3. The PUD shall be approved with the following specific standards: 

a) Building setbacks from right-of-way. Ten feet along side of the building along Archer 
Trail and 15 feet from rear of the building along 71st Street. 
b) Building front setback from right-of-way. Fifteen (15) feet along 73rd Street. 
c) Clubhouse setback along 72nd Street. Requires 30 feet. Requesting 20 feet. 
d) Multiple family building coverage. Allowed 28%. 

 
4. Drainage and Utility Easements shall be provided on the Final Plat as required by the City 
Engineer. 
 
5. The developer shall be responsible for installing marker posts at reasonable locations to 
define the boundary of the open space. This provides identification for future land owners to 
know boundaries of the open space areas. The final PUD plans must show the location of the 
marker posts. 



 
6. Park dedication shall be made in the form of a cash contribution based on the 
recommendation of the Parks and Recreation Advisory Commission. 
 
7. The final plan set shall be subject to the review of the City Fire Marshal. 
 
8. Prior to execution of the plat by the City and prior to recording of the plat with the County, the 
Owner shall execute a Storm Water Facilities Maintenance Agreement with the City whereby 
the developer shall be responsible for the maintenance of storm water improvements on such 
lots.   
 
9. The developer shall be responsible to ensure the undisturbed area shown on the Open 
Space Plan remains undisturbed through all construction grading.   
 
10. Prior to execution of the plat by the City and prior to recording of the plat with the County, 
the Developer must pay the City Utility Plat Connection Fees consisting of a Water Utility Fee, 
Sanitary Sewer Utility Fee and Stormwater Sewer Utility Fee according to the formulas adopted 
by City Ordinance. 
 
11. In the Development Contract, the Developer and Owner shall agree that the following 
elements of the Planned Unit Development shall not be altered, changed or removed without 
first obtaining the following consents: 

 
Site Plan Element Consent Required By 

Building Location City Council 

Driveways & Private 
Roads 

Planning Department 

Landscaping Planning Department 

Location of Utilities Engineering Department 

Location of Conservation 
Easement & Open Space 

City Council 

 
12. The Developer and Owner shall execute an Acknowledgment of Planned Unit Development 
Zoning. This Acknowledgment shall state that property within the plat is subject to the approved 
PUD plans and PUD zoning and that the development on the property must conform to the 
PUD plans and PUD zoning. This Acknowledgment shall be recorded when the plat is 
recorded. 
 
13. The Developer and Owner shall enter into a Development Contract with the City.   
 
14. Northwest Area plat connection fees are due at the time of final plat release for each phase. 
The connection fees will be listed in the Development Contract. The Northwest Area building 
permit connection fees are due with the building permit for each unit.   
 
15. Street lighting shall be required along all public streets. The street lighting plans shall be 
approved by the City prior to installation. 
 



16. Prior to City Council approval of final plans, a Wetland Delineation must be approved 
through the WCA process and if any mitigation is necessary, wetland mitigation plans must be 
submitted, reviewed and approved through the WCA approval process. 
 
17.  A new Drainage and Utility Easement shall be dedicated on the final plat replacing the 
existing easement document number 3127042 that contains sewer and water along the 71st 
Street alignment. 

 
B. Denial. Should the proposed request or portions thereof, not be found to be acceptable, the 
appropriate requests described above should be denied. The basis for denial must be stated in any 
such motion. 
  
RECOMMENDATION 
The project complies with all performance standards of the Northwest Area except for the flexibility 
requested. 
  
Staff is supportive of the flexibility requests and would recommend Approval of the requests as 
presented with the conditions listed. 
  
ATTACHMENTS 
1. Location Map 
2. Applicant Narrative 
3. Preliminary Plat 
4. Preliminary Plan Set 
5. Traffic Support Letter 
6. Neighborhood Meeting Minutes 
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Inver Grove Heights – Townhome Development 2024 

Project Narrative 11-17-23 

 

 

 
This Preliminary Plat / PUD application is being submitted by Stuart Development Corporation for a site plan 

review of their proposed market rate rental development at the Southwest corner of 70th St W and Argenta 

Trail (parcel number 200070005018) 

 
The proposed development property is part of an overall 33.55 acre existing parcel to be split into two parcels. 

The proposed development property will be the western of these two parcels parcel consisting of 19.85+/- 

acres of under-developed / un-platted land. After re-platting, and removing the existing arterial roadway easements 

the “Net developable area” of the proposed project property is 18.22 Acres. The property sits within the Inver 

Grove Heights, Northwest Area Overlay Boundary (NWA) as well as the Metropolitan Urban Service Area 

(MUSA). Part of the northeast side of the property has been dedicated into an easement with the County for 

future road improvements as well as stormwater runoff. This Preliminary Plat / PUD proposes a re- 

configuration of the Property, re-platting it into lots as generally described below. 

 
● Medium-Density Residential Lots of approximately 12+/- acres and comprises of 157+/- 

townhomes units (Lot 1, Block 1, Lot 1 Block 2, Lot 1, Block 3) 

● Retail lot of approximately 2 pads/buildings, comprising of approximately 15,000+/- SF of 
retail space and stormwater management space (Outlot A, Outlot B). Pond and Roadway 
connection shall be built with phase 1, retail site development shall be phase 2. 

 
Therefore, the proposed development, once complete, will meet the city’s future zoning plan (Mixed Use) with 
the density of 12-35 residential units per acre with retail planned for this area. We believe the proposed plan 
is compliant with the City of Inver Grove Heights 2040 Comprehensive Plan and the Mixed Use zoning guiding 
this proposal. 

 
Land Use & Zoning 

As the property is guided by Mixed-Use (MU-PUD) zoning, we have included language from the City of Inver 
Grove Heights, City Code Article E: Section 10-10E-1 about the purpose of the zoning district: 

 

“The MU-PUD mixed use planned unit development district is intended to provide a range of retail 



and service commercial, office, institutional, public, open space, and high density residential uses 

that are organized and planned in a manner that is pedestrian friendly. The mixed use concept 

embodies traditional town planning concepts to create an urban environment allowing 

arrangements of residential and commercial uses not found in other areas of the city. High 

density residential uses comprise the majority of the district with a lesser degree provided for 

retail and service commercial, office, and public and institutional uses.” 

 
This proposed development Preliminary Plat / PUD Plan is wholly in-line with the essence of Mixed-Use zoning 

and NWA Overlay District purposes. It offers a mixture of high-density residential rental housing on the south 

side and retail on the north side. Additionally, green spaces, a community clubhouse and pedestrian-friendly 

environments are being included into the overall development design. In addition, recent significant Right-Of- 
Way work as completed by Dakota County has further enhanced traffic and pedestrian connectivity. 

 
The property is currently zoned A-Agriculture District which currently acts as a holding zone until infrastructure 

is available and development is proposed. The overall “net developable” property size is 18.22+/- acres. The 
buildable area is to be re-platted per the attached preliminary plat with the proposed townhomes occupying the 

south and retail on the north. This development will also provide continuity and connection between the single 

family residential homes on the west of the property and 70th St along the north end of the site. Two (2) public 
streets are being introduced into the site as part of that continuity, with a 60’ R.O.W proposed. 
 

As guided by City of Inver Grove Heights Staff, we plan on designating the commercial lot as B-3, General 

Business and the residential lots as R-3C, Multiple-Family Residential District. With this approach we would 
be in closer alignment with the linear block design which is separated by roads and in turn the commercial is 

separated from the residential. 

 
Given that the property is also in Northwest Area Overlay Boundary (NWA) District and will require a Planned 

Unit Development (PUD) zoning per city development guidelines in Article J: Section 10-13J-5 . Subsequent 

planning application requests will reflect these zoning categories and the related performance standards in 

more detail. 

 
Public Utilities 

 
Septic Systems: Any/all existing septic systems and private wells on the property will be removed and 

abandoned in accordance with applicable rules and regulations. Future plans will depict the 

removal/abandonment of these systems and future connections to utilities. 

 
Easements: A drainage and utility easement will be required over any public utilities. 

 
 

Setback & Height Requirements 

 
Setback requirements are being proposed as part of the PUD and will meet the bulk standards determined 

here forth. Additionally, the minimum density of 12 Units per acre is being met considering the buildable area 

of 12 acres with the remainder being dedicated for retail, stormwater pond, contiguous green space as well 

as easements. The buildings themselves would meet the height requirement of 40’ maximum as stated in 

Article E: Section 10-10E-2 and all exterior materials and building features would be designed to meet the 

MU-PUD design intent. 

 

In response to comments as received during the neighborhood meeting, the development has 

provided 5 feet of additional setback for most of the buildings along the existing single family 

neighborhood.  

 

PUD Flexibility 

The development is asking for PUD flexibility for the following items. (See civil plans) 

1. Residential Front Setback from right of way (Internal to site) required 30 feet, proposed 15 feet 

2. Residential Rear Setback from private property (Internal to site) required 30 feet, proposed 15 feet 

3. Residential Side Setback from right of way line (Internal to site) required 30 feet, proposed 10 feet and 

10 feet between internal buildings instead of required 20 feet. 

4. Local street setback (internal), 40 feet required, 10 feet proposed. 



5. Please note, Undisturbed Open space flexibility is n longer being requested, 50% of required open 
space, required 1.8 Acres, provided, 1.8 acres. 

6. Please note, NO setback flexibility is being requested for setbacks from existing residential 
homes. All flexibility is related to setbacks that are internal to the proposed development. 

7. Zoning flexibility with R-3C, the designation applies to “multi-family dwelling with more than (7) units per 
building” – our proposed building types are 4, 5, and 6-plexes as the largest building type. 

8. Building Coverage flexibility with R-3C designation: we are allowed 20% for the R-3C designation, we 
are currently at 28.7%. We intentionally switched to a 2 story TH style building type on the West parcel 

so as to better fit in the neighborhood context of single-family homes to our West and South. If we were 
to utilize three -story 6-plex buildings (as on our East parcel) throughout the site, we could maintain the 

20% requirement. We want to be good neighbors. 

 
Street system 

 
We have designed a functional street system that interconnects the two Lots/land uses within the development 

as well as immediate access to 70th St & Argenta Trail. We believe our street system is consistent with the 
Inver Grove Heights & Dakota County’s transportation plans. 

 
The street system will provide connections to transportation corridors and adjacent uses while providing safe 

pedestrian circulation within the development and neighboring sites. Landscaping, signage, and architectural 

details shall be used to unify the entire development. 

 
The primary access road to the Property is proposed to begin at 70th St from the North, through the proposed 

parcel and retail development. Additionally, site access will also be available through the east portion of the 

property from Argenta Trail. 

 
This street/roadway will be a public roadway. Ownership of the roadway must be discussed and confirmed. 

The roadway construction from 70th St as well as Argenta Trail to the property line of the site will be designed 

and constructed to city urban roadway standards. Private streets branching out of the public road running 

North-South through the site will provide access to individual townhomes. All while maintaining the city’s road 

standards as guided by the PUD requirements under the NWA District Guidelines, in, Article J: Section 10- 

13J-7. 

 
Access 

 
Several meetings have been conducted with Dakota County and the access points as depicted and 
reflected within this application have been reviewed and conceptually approved by Dakota County, 
confirming to comply with road design standards. 

 
In addition to vehicular site access, our street system will sufficiently function for fire department access on 
the exterior of the buildings. A discussion with the city Fire Chief will be held upon this application and plan 

developed to assure the entire development meets the standards required for fire-safety. 
 

County Review of Preliminary Plat was Conducted on 11/8/2023. The county comments can be provided 

upon request. 
. 

Parking 

 
Townhomes 

 

For townhomes, the parking code (Article B: Section 10-15B-7) requires two and half spaces per dwelling 
unit with 2 stalls covered, and remaining stalls shall be available for all of the development to use. 

 
TOTAL TOWNHOME PARKING REQUIRED: 392 stalls (314 Covered) + 78 Stalls (Visitor/Driveway). 

See plans for detailed parking data & location that complies with the above-mentioned city code section. 

 
Retail 

 

The surface parking areas of the retail parcel. will feature vegetative screens which will be a site buffer between 
the proposed retail and existing single family residential homes as well as the proposed townhomes. 

Additionally, the natural grades of the site will assist in the transition between the uses. 



 
Details of Residential and Retail sites: 

 
Residential- Consists of multiple complexes of 2-3 story* rentable market rate townhome buildings including 

accessible units. Total residential units are estimated 157 dwelling units and comprise approximately of 15% 

one-bedroom dwellings, 60% two-bedroom, and 25% three-bedroom dwellings. The unit density of the 

overall development based on 18.22 net developable acreage is 8.61 units per acre. The density on the 

residential lots plus right of way in the residential area (11.95 acres) is 13.13 units per acre. Dwelling sizes 

range from 980sf – 2,035sf. Please note, the maximum allowable density for this site is 35 units per acre 

which could result in up to 418 units in the residential portion of the site. 

 
Architecture and Site Design 

 
All buildings are being designed to maximize the residents' exposure to the natural environment from their 

units and when on the common property. As a whole, the development is being designed as an amenitized, 

lifestyle rental community for families/individuals with household incomes similar to the average median 

income of the Project area. As a result, the architectural design and quality of finishes throughout all of 

development will be of standards and quality comparable to adjacent single-family homes and similar 

townhome development in the vicinity. 

 
Exteriors: All exterior materials and building features will be designed to meet the MU-PUD standards for 

acceptable architectural elements, articulation and material transitions. Conceptual images are represented 

below. 

 
Project Examples: 

 
 

 
 
 

Preliminary Development Schedule: 

 

Preliminary Plat approval will be sought by December 2023. Final Plat approval and building permits will be 

sought in 2024, in time to allow for site improvements of the single family area to be made in 2024. Construction 

will begin at the end of 2024. Construction of the estimated 157 units and the amenity clubhouse on the 

residential lots will be completed in 18-21 months. The intent is to deliver the clubhouse and townhomes in 

late 2025, early 2026. 
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DATE DESCRIPTION

Know what's below.
before you dig.Call

R

0

1" = 50'-0"

50'-0"25'-0"

N

SITE PLAN LEGEND:

PROPERTY LINE

CURB AND GUTTER-SEE NOTES (T.O.) TIP OUT
GUTTER WHERE APPLICABLE-SEE PLAN

BITUMINOUS PAVEMENT. SEE GEOTECHNICAL
REPORT FOR AGGREGATE BASE & WEAR COURSE
DEPTH, SEE DETAIL.

TO

CONCRETE PATIO

CONCRETE PAVEMENT (IF APPLICABLE) AS
SPECIFIED (PAD OR WALK) SEE GEOTECHNICAL
REPORT FOR AGGREGATE BASE & CONCRETE
DEPTHS, WITHIN ROW SEE CITY DETAIL, WITHIN
PRIVATE PROPERTY SEE CSG DETAIL

 RETAIL SETBACKS
COMMERCIAL

B-2 (PERIMETER)
NWA B-2 (10-13J-5)

(INTERNAL) PROPOSED

FRONT 30 FEET MIN: 10 FEET MAX:
30 FEET 30 FEET

REAR 30 FEET 30 FEET 30 FEET

SIDE 10 FEET 20 FEET BETWEEN
BUILDINGS N/A

ABUTTING R
DISTRICT 30 FEET N/A 30 FEET

PARKING CALCULATIONS
TOTAL  NUMBER OF UNITS 157 UNITS

TOTAL REQUIRED PARKING 393 STALLS 2.5 STALLS  X NUMBER OF UNITS

GARAGES 293 STALLS 3 SINGLE GARAGE + 145 DOUBLE GARAGE

DRIVEWAY PARKING 293 STALLS 3 SINGLE STALL + 145 DOUBLE STALL

ADDITIONAL PARKING 14 STALLS PROVIDED AT THE CLUBHOUSE

TOTAL PROVIDED PARKING 600 STALLS

ZONING
CURRENT A- AGRICULTURAL

PROPOSED B-2 PUD, R-3 PUD

 RESIDENTIAL (R3-C) SETBACKS
TOWNHOME

(10-15B-2)
(PERIMETER)

NWA R3-C (10-13J-5)
(INTERNAL) PROPOSED COMPLIANT OR

FLEXABILITY REQUEST

FRONT 30 FEET MIN: 20 FEET MAX:
30 FEET

PERIM:      30 FEET
INTERN:    15 FEET

PERIM: COMPLIANT
INTERN: FLEX. REQUEST

REAR 30 FEET 30 FEET PERIM:      30 FEET
INTERN:    15 FEET

PERIM: COMPLIANT
INTERN: FLEX. REQUEST

SIDE 30 FEET 20 FEET BETWEEN
BUILDINGS

PERIM:      30 FEET
INTERN:    10 FEET
MIN. 18 FEET BETWEEN
BUILDINGS

PERIM: COMPLIANT
INTERN: FLEX. REQUEST

LOCAL STREET 40 FEET N/A 10 FEET FLEX. REQUEST

BUILDING
COVERAGE 20% MAX. NA 28.7%, SEE AREA TABLE FLEX. REQUEST

SITE AREAS CALCULATIONS:
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N

LEGEND:

DISTURBED OPEN SPACE

OPEN SPACE CALCULATIONS
NET DEVELOPABLE 18.2 ACRES GROSS SITE AREA

REQUIRED TOTAL OPEN SPACE 3.6 ACRES NET DEVELOPABLE AREA X 20%

REQUIRED CONTIGUOUS OPEN SPACE (100' MINIMUM WIDTH) 2.7 ACRES REQUIRED OPEN SPACE X 75%

REQUIRED UNDISTURBED OPEN SPACE 1.8 ACRES REQUIRED OPEN SPACE X 50%

PROVIDED TOTAL OPEN SPACE 7.9 ACRES MEETS REQUIREMENT

PROVIDED CONTIGUOUS OPEN SPACE 2.9 ACRES MEETS REQUIREMENT

PROVIDED UNDISTURBED OPEN SPACE 1.8 ACRES MEETS REQUIREMENT

UNDISTURBED OPEN SPACE

CONTIGUOUS OPEN SPACE (100' WIDTH MINIMUM)

AREA CALCULATIONS
TOTAL SITE, GROSS AREA 19.85 ACRES

PROPOSED COUNTY ROW 1.63 ACRES

BELOW OHW LEVEL N/A ACRES

WITHIN WETLAND BOUNDRARIES N/A ACRES

BLUFFS ABUTTING TO PUBLIC
WATERS N/A ACRES

PARK LAND TO BE DEDICATED 0.00 ACRES

TOTAL NET DEVELOPABLE AREA 18.22 ACRES

AutoCAD SHX Text_209
TWP. 27,

AutoCAD SHX Text_210
RNG. 22

AutoCAD SHX Text_211
NE 1/4 OF

AutoCAD SHX Text_212
THE NW 1/4

AutoCAD SHX Text_213
BLACKSTONE			RIDGE		    3RD						ADDITIONRIDGE		    3RD						ADDITION    3RD						ADDITIONADDITION

AutoCAD SHX Text_214
BLACKSTONE  RIDGE 2ND ADDITION     

AutoCAD SHX Text_215
DAKOTA COUNTY  

AutoCAD SHX Text_216
RIGHT OF WAY MAP NO. 435		   

AutoCAD SHX Text_217
DAKOTA      COUNTY       RIGHT     OF             WAY            MAP           NO. 471 

AutoCAD SHX Text_218
PARCEL 20	   

AutoCAD SHX Text_219
PARCEL 20	   

AutoCAD SHX Text_220
DAKOTA COUNTY RIGHT OF WAY MAP NO. 471 

AutoCAD SHX Text_221
1

AutoCAD SHX Text_222
8

AutoCAD SHX Text_223
6

AutoCAD SHX Text_224
5

AutoCAD SHX Text_225
4

AutoCAD SHX Text_226
3

AutoCAD SHX Text_227
1

AutoCAD SHX Text_228
22

AutoCAD SHX Text_229
BLOCK 2

AutoCAD SHX Text_230
27

AutoCAD SHX Text_231
26

AutoCAD SHX Text_232
25

AutoCAD SHX Text_233
OUTLOT H

AutoCAD SHX Text_234
EXCEPTION

AutoCAD SHX Text_235
OUTLOT D

AutoCAD SHX Text_236
EXCEPTION

AutoCAD SHX Text_237
37.5

AutoCAD SHX Text_238
37.5

AutoCAD SHX Text_239
PARCEL 36	   

AutoCAD SHX Text_240
PARCEL 36A	   

AutoCAD SHX Text_241
PARCEL 35C	   

AutoCAD SHX Text_242
PARCEL 35	   

AutoCAD SHX Text_243
PARCEL 22	   

AutoCAD SHX Text_244
° Surveying ° Landscape Architecture ° Landscape Architecture 



C
.S

.A
.H

. 
N

O
. 

26
 (

70
TH

 S
T 

W
)

72
N

D
 S

T 
W

ARCHERTRL

71
S
T

S
T 

W

(A
 P

ub
lic

 R
/W

)

(A
 P

ub
lic

 R
/W

)

(A
 P

ub
lic

 R
/W

)

(A Public R/W)

N
E 

C
or

ne
r 

of
 t

he
 N

W
 1

/4
 a

nd
th

e 
N

W
 C

or
ne

r 
of

 t
he

 N
E 

1/
4 

of
S
ec

. 
7,

 T
w

p.
 2

7,
 R

ng
. 

22
P.

O
.B

. 
EX

C
EP

TI
O

N

of Sec. 7, Twp. 27, Rng. 22

N
 L

in
e 

of
 t

he
 N

E 
1/

4 
of

th
e 

N
W

 1
/4

 o
f

S
ec

. 
7,

 T
w

p.
 2

7,
 R

ng
. 

22

S
 L

in
e 

of
 t

he
 N

E 
1/

4 
of

th
e 

N
W

 1
/4

 o
f

S
ec

. 
7,

 T
w

p.
 2

7,
 R

ng
. 

22

E Line of the W 620.16 Feet
of the NE 1/4 of the NW 1/4 of
Sec. 7, Twp. 27, Rng. 22

N
89

°4
7'

41
"E

 5
47

.4
1

S16°46'18"E 462.59

122.55

Δ=6°07'31"

R=1146.28

N89°47'57"E
10.78

S00°27'19"E 414.44
N88°39'18"W

31.78

S01°20'42"W 299.44

S
89

°4
4'

33
"W

 3
10

.0
0

N00°15'27"W
25.00

70
.0

0
S
89

°4
4'

33
"W

70.00
S00°15'27"E

S
89

°4
4'

33
"W

 2
93

.9
3

N00°29'51"W 1321.04

N
89

°4
7'

41
"E

 5
34

.9
1

N16°46'18"W 394.16

352.01

Δ=18°07'00"

R=1113.28

S01°20'42"W 475.23
S
89

°4
7'

41
"W

 1
68

.8
2

(D
es

c.
=

W
es

t 
16

7.
51

)

Centerline of C.S.A.H. NO. 63

per Dakota County Right of Way Map No. 471

(Desc.=S16°27'56"E 557.51)

(Desc.= 28.32)

(Desc.= 2°57'13")

(Desc.= 549.30)

[1
7]

 D
ra

in
ag

e 
&

 U
til

ity
 E

as
em

en
t

pe
r 

D
oc

. 
N

o.
 3

12
70

42

[1
8]

 D
ra

in
ag

e 
&

 U
til

ity
 E

as
em

en
t 

36
pe

r 
D

ak
ot

a 
C
ou

nt
y 

R
O

W
 M

ap
 N

o.
 4

71

C.S.A.H. NO. 63
(A Public R/W)

(ARGENTA TRAIL)

75.00
1246.04

[A] Temporary Easement per DAKOTA COUNTY
RIGHT OF WAY MAP NO. 435

73
R
D

S
T 

W
(A

 P
ub

lic
 R

/W
)

FUTURE CONCEPT RETAIL

71
S

T 
S

T 
W

73
R

D
 S

T 
W

70
TH

 S
T 

W

N
O

P
A

R
K

IN
G

ARCHER TRL

EXISTING
COUNTY
POND

EXISTING
COUNTY
POND

ARCHER TRL

ZONING: PUDZONING: PUDZONING: PUD

ZO
N

IN
G

: P
U

D

ZONING: A

ZONING: A

CONSTRUCTION
LIMITS

CONSTRUCTION
LIMITS

CONSTRUCTION
LIMITS

CONSTRUCTION
LIMITS

CONSTRUCTION
LIMITS

E
O

F=
94

5.
70

EOF=948.69
EOF=943.83

E
O

F=
94

6.
70

E
O

F=
95

2.
10

E
O

F=
95

1.
10

E
O

F=
95

6.
50

E
O

F=
95

7.
40

EOF=955.66

EOF=958.27

EOF=946.94
EOF=945.20EOF=945.06

EOF=940.88

E
O

F=946.33

EOF=936.00

INFILTRATION BASIN 1
TOP=936.00
BOT=929.40
EOF=936.00

OUTLET=934.00
100-YR=934.84

WQ LEVEL=929.96

Civil Engineering  Surveying  Landscape Architecture

5000 Glenwood Avenue
Golden Valley, MN 55422

civilsitegroup.com                            612-615-0060

COPYRIGHT         CIVIL SITE GROUP INC.c

P
R

O
JE

C
T

PRELIMINARY:

NOT FOR

CONSTRUCTION

2022

ISSUE/SUBMITTAL SUMMARY
DATE DESCRIPTION

10/23/2023 PRELIMINARY PLAT/PUD
11/20/2023 PRELIMINARY PLAT/PUD RESUBMITTAL

DRAWN BY MP, RB, MS, MD
REVIEWED BY MP, RB

PROJECT MANAGER MP

PROJECT NUMBER 23131

44263
Matthew R. Pavek

LICENSE NO.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 PROFESSIONAL ENGINEER
UNDER THE LAWS OF THE STATE OF

MINNESOTA.

11/20/23

A
R

G
E

N
TA

 T
R

A
IL

IN
V

E
R

 G
R

O
V

E
 H

E
IG

H
TS

S
TU

A
R

T 
D

E
V

E
LO

P
M

E
N

T 
C

O
R

P
O

R
A

TI
O

N
10

00
 W

E
S

T 
80

TH
 S

TR
E

E
T,

 M
IN

N
E

A
P

O
LI

S
, M

N
 5

54
20

C3.0

GRADING PLAN

1.0' CONTOUR ELEVATION INTERVAL

GRADING PLAN LEGEND:

SPOT GRADE ELEVATION GUTTER

SPOT GRADE ELEVATION TOP OF CURB
SPOT GRADE ELEVATION BOTTOM OF
STAIRS/TOP OF STAIRS

CITY OF INVER GROVE HEIGHTS GRADING NOTES:
1. RESERVED FOR CITY SPECIFIC GRADING NOTES.

EX. 1' CONTOUR ELEVATION INTERVAL

SPOT GRADE ELEVATION (GUTTER/FLOW
LINE UNLESS OTHERWISE NOTED)

CURB AND GUTTER (T.O = TIP OUT)

EMERGENCY OVERFLOW

41.26

1125

891.00 G

891.00 TC

891.00 BS/TS

1137

EOF=1135.52

TO

SPOT GRADE ELEVATION MATCH EXISTING891.00 ME

GB GRADE BREAK - HIGH POINTS

SEE SHEET C0.1 FOR GENERAL
GRADING NOTES

SEE SWPPP ON SHEETS SW1.0 - SW1.5
EROSION CONTROL NOTES:

CONSTRUCTION LIMITS

REVISION SUMMARY

DATE DESCRIPTION

Know what's below.
before you dig.Call

R

0

1" = 50'-0"

50'-0"25'-0"

N

ESTIMATED EARTHWORK:

21,880 CY FILL
SITE TO BALANCE

AutoCAD SHX Text_245
TWP. 27,

AutoCAD SHX Text_246
RNG. 22

AutoCAD SHX Text_247
NE 1/4 OF

AutoCAD SHX Text_248
THE NW 1/4

AutoCAD SHX Text_249
BLACKSTONE			RIDGE		    3RD						ADDITIONRIDGE		    3RD						ADDITION    3RD						ADDITIONADDITION

AutoCAD SHX Text_250
BLACKSTONE  RIDGE 2ND ADDITION     

AutoCAD SHX Text_251
DAKOTA COUNTY  

AutoCAD SHX Text_252
RIGHT OF WAY MAP NO. 435		   

AutoCAD SHX Text_253
DAKOTA      COUNTY       RIGHT     OF             WAY            MAP           NO. 471 

AutoCAD SHX Text_254
PARCEL 20	   

AutoCAD SHX Text_255
PARCEL 20	   

AutoCAD SHX Text_256
PARCEL 20	   

AutoCAD SHX Text_257
DAKOTA COUNTY RIGHT OF WAY MAP NO. 471 

AutoCAD SHX Text_258
1

AutoCAD SHX Text_259
8

AutoCAD SHX Text_260
6

AutoCAD SHX Text_261
5

AutoCAD SHX Text_262
4

AutoCAD SHX Text_263
3

AutoCAD SHX Text_264
1

AutoCAD SHX Text_265
22

AutoCAD SHX Text_266
BLOCK 2

AutoCAD SHX Text_267
27

AutoCAD SHX Text_268
26

AutoCAD SHX Text_269
25

AutoCAD SHX Text_270
OUTLOT H

AutoCAD SHX Text_271
EXCEPTION

AutoCAD SHX Text_272
OUTLOT D

AutoCAD SHX Text_273
EXCEPTION

AutoCAD SHX Text_274
37.5

AutoCAD SHX Text_275
37.5

AutoCAD SHX Text_276
PARCEL 36	   

AutoCAD SHX Text_277
PARCEL 36A	   

AutoCAD SHX Text_278
PARCEL 35C	   

AutoCAD SHX Text_279
PARCEL 35	   

AutoCAD SHX Text_280
PARCEL 22	   

AutoCAD SHX Text_281
916

AutoCAD SHX Text_282
918

AutoCAD SHX Text_283
920

AutoCAD SHX Text_284
922

AutoCAD SHX Text_285
924

AutoCAD SHX Text_286
926

AutoCAD SHX Text_287
928

AutoCAD SHX Text_288
930

AutoCAD SHX Text_289
932

AutoCAD SHX Text_290
934

AutoCAD SHX Text_291
936

AutoCAD SHX Text_292
936

AutoCAD SHX Text_293
938

AutoCAD SHX Text_294
938

AutoCAD SHX Text_295
938

AutoCAD SHX Text_296
938

AutoCAD SHX Text_297
938

AutoCAD SHX Text_298
938

AutoCAD SHX Text_299
938

AutoCAD SHX Text_300
938

AutoCAD SHX Text_301
940

AutoCAD SHX Text_302
940

AutoCAD SHX Text_303
940

AutoCAD SHX Text_304
940

AutoCAD SHX Text_305
940

AutoCAD SHX Text_306
940

AutoCAD SHX Text_307
940

AutoCAD SHX Text_308
940

AutoCAD SHX Text_309
940

AutoCAD SHX Text_310
942

AutoCAD SHX Text_311
942

AutoCAD SHX Text_312
942

AutoCAD SHX Text_313
942

AutoCAD SHX Text_314
942

AutoCAD SHX Text_315
942

AutoCAD SHX Text_316
942

AutoCAD SHX Text_317
942

AutoCAD SHX Text_318
942

AutoCAD SHX Text_319
942

AutoCAD SHX Text_320
944

AutoCAD SHX Text_321
944

AutoCAD SHX Text_322
944

AutoCAD SHX Text_323
944

AutoCAD SHX Text_324
944

AutoCAD SHX Text_325
944

AutoCAD SHX Text_326
944

AutoCAD SHX Text_327
944

AutoCAD SHX Text_328
944

AutoCAD SHX Text_329
944

AutoCAD SHX Text_330
944

AutoCAD SHX Text_331
944

AutoCAD SHX Text_332
944

AutoCAD SHX Text_333
944

AutoCAD SHX Text_334
944

AutoCAD SHX Text_335
946

AutoCAD SHX Text_336
946

AutoCAD SHX Text_337
946

AutoCAD SHX Text_338
946

AutoCAD SHX Text_339
946

AutoCAD SHX Text_340
946

AutoCAD SHX Text_341
946

AutoCAD SHX Text_342
946

AutoCAD SHX Text_343
946

AutoCAD SHX Text_344
946

AutoCAD SHX Text_345
946

AutoCAD SHX Text_346
946

AutoCAD SHX Text_347
946

AutoCAD SHX Text_348
946

AutoCAD SHX Text_349
946

AutoCAD SHX Text_350
946

AutoCAD SHX Text_351
946

AutoCAD SHX Text_352
946

AutoCAD SHX Text_353
946

AutoCAD SHX Text_354
946

AutoCAD SHX Text_355
946

AutoCAD SHX Text_356
946

AutoCAD SHX Text_357
946

AutoCAD SHX Text_358
946

AutoCAD SHX Text_359
948

AutoCAD SHX Text_360
948

AutoCAD SHX Text_361
948

AutoCAD SHX Text_362
948

AutoCAD SHX Text_363
948

AutoCAD SHX Text_364
948

AutoCAD SHX Text_365
948

AutoCAD SHX Text_366
948

AutoCAD SHX Text_367
948

AutoCAD SHX Text_368
948

AutoCAD SHX Text_369
948

AutoCAD SHX Text_370
948

AutoCAD SHX Text_371
950

AutoCAD SHX Text_372
950

AutoCAD SHX Text_373
950

AutoCAD SHX Text_374
950

AutoCAD SHX Text_375
950

AutoCAD SHX Text_376
950

AutoCAD SHX Text_377
950

AutoCAD SHX Text_378
950

AutoCAD SHX Text_379
950

AutoCAD SHX Text_380
950

AutoCAD SHX Text_381
950

AutoCAD SHX Text_382
950

AutoCAD SHX Text_383
950

AutoCAD SHX Text_384
950

AutoCAD SHX Text_385
950

AutoCAD SHX Text_386
950

AutoCAD SHX Text_387
950

AutoCAD SHX Text_388
952

AutoCAD SHX Text_389
952

AutoCAD SHX Text_390
952

AutoCAD SHX Text_391
952

AutoCAD SHX Text_392
952

AutoCAD SHX Text_393
952

AutoCAD SHX Text_394
952

AutoCAD SHX Text_395
952

AutoCAD SHX Text_396
952

AutoCAD SHX Text_397
952

AutoCAD SHX Text_398
952

AutoCAD SHX Text_399
952

AutoCAD SHX Text_400
954

AutoCAD SHX Text_401
956.70 TC 

AutoCAD SHX Text_402
MATCH

AutoCAD SHX Text_403
954

AutoCAD SHX Text_404
954

AutoCAD SHX Text_405
954

AutoCAD SHX Text_406
954

AutoCAD SHX Text_407
954

AutoCAD SHX Text_408
954

AutoCAD SHX Text_409
954

AutoCAD SHX Text_410
954

AutoCAD SHX Text_411
954

AutoCAD SHX Text_412
954

AutoCAD SHX Text_413
954

AutoCAD SHX Text_414
954

AutoCAD SHX Text_415
954

AutoCAD SHX Text_416
954

AutoCAD SHX Text_417
956

AutoCAD SHX Text_418
956

AutoCAD SHX Text_419
956

AutoCAD SHX Text_420
956

AutoCAD SHX Text_421
956

AutoCAD SHX Text_422
956

AutoCAD SHX Text_423
956

AutoCAD SHX Text_424
956

AutoCAD SHX Text_425
956

AutoCAD SHX Text_426
956

AutoCAD SHX Text_427
956

AutoCAD SHX Text_428
956

AutoCAD SHX Text_429
956

AutoCAD SHX Text_430
956

AutoCAD SHX Text_431
958

AutoCAD SHX Text_432
958

AutoCAD SHX Text_433
958

AutoCAD SHX Text_434
958

AutoCAD SHX Text_435
958

AutoCAD SHX Text_436
958

AutoCAD SHX Text_437
958

AutoCAD SHX Text_438
958

AutoCAD SHX Text_439
958

AutoCAD SHX Text_440
958

AutoCAD SHX Text_441
960

AutoCAD SHX Text_442
960

AutoCAD SHX Text_443
960

AutoCAD SHX Text_444
960

AutoCAD SHX Text_445
960

AutoCAD SHX Text_446
962

AutoCAD SHX Text_447
962

AutoCAD SHX Text_448
962

AutoCAD SHX Text_449
962

AutoCAD SHX Text_450
962

AutoCAD SHX Text_451
962

AutoCAD SHX Text_452
962

AutoCAD SHX Text_453
962

AutoCAD SHX Text_454
940.88

AutoCAD SHX Text_455
SWALE

AutoCAD SHX Text_456
33%%%

AutoCAD SHX Text_457
958.31

AutoCAD SHX Text_458
958.06

AutoCAD SHX Text_459
HP

AutoCAD SHX Text_460
GR=955.40

AutoCAD SHX Text_461
TB=955.90

AutoCAD SHX Text_462
LF=955.40

AutoCAD SHX Text_463
G=955.40

AutoCAD SHX Text_464
GR=953.90

AutoCAD SHX Text_465
TB=954.40

AutoCAD SHX Text_466
LF=953.90

AutoCAD SHX Text_467
G=953.90

AutoCAD SHX Text_468
948.24 TW

AutoCAD SHX Text_469
959.04

AutoCAD SHX Text_470
GR=963.20

AutoCAD SHX Text_471
TB=963.70

AutoCAD SHX Text_472
LF=963.20

AutoCAD SHX Text_473
G=963.20

AutoCAD SHX Text_474
955.19

AutoCAD SHX Text_475
954.75

AutoCAD SHX Text_476
951.32

AutoCAD SHX Text_477
947.25 BW

AutoCAD SHX Text_478
LF=957.60

AutoCAD SHX Text_479
G=957.60

AutoCAD SHX Text_480
GR=957.60

AutoCAD SHX Text_481
TB=958.10

AutoCAD SHX Text_482
LF=956.40

AutoCAD SHX Text_483
G=956.40

AutoCAD SHX Text_484
GR=956.40

AutoCAD SHX Text_485
TB=956.90

AutoCAD SHX Text_486
944.44BW

AutoCAD SHX Text_487
950.85BW

AutoCAD SHX Text_488
945.45BW

AutoCAD SHX Text_489
FFE=940.50

AutoCAD SHX Text_490
GR=946.80

AutoCAD SHX Text_491
TB=947.30

AutoCAD SHX Text_492
LF=946.80

AutoCAD SHX Text_493
G=946.80

AutoCAD SHX Text_494
915.10

AutoCAD SHX Text_495
LP

AutoCAD SHX Text_496
949.50

AutoCAD SHX Text_497
954.15

AutoCAD SHX Text_498
955.48

AutoCAD SHX Text_499
954.59

AutoCAD SHX Text_500
959.74 

AutoCAD SHX Text_501
ME

AutoCAD SHX Text_502
958.87

AutoCAD SHX Text_503
SWALE

AutoCAD SHX Text_504
956.44 

AutoCAD SHX Text_505
MATCH

AutoCAD SHX Text_506
957.14

AutoCAD SHX Text_507
939.57

AutoCAD SHX Text_508
MATCH

AutoCAD SHX Text_509
956.65 

AutoCAD SHX Text_510
ME

AutoCAD SHX Text_511
956.44

AutoCAD SHX Text_512
952.74 

AutoCAD SHX Text_513
ME

AutoCAD SHX Text_514
945.91 

AutoCAD SHX Text_515
ME

AutoCAD SHX Text_516
946.53 

AutoCAD SHX Text_517
ME

AutoCAD SHX Text_518
946.94

AutoCAD SHX Text_519
SWALE

AutoCAD SHX Text_520
944.90 LP

AutoCAD SHX Text_521
SWALE

AutoCAD SHX Text_522
946.26

AutoCAD SHX Text_523
ME

AutoCAD SHX Text_524
941.38

AutoCAD SHX Text_525
ME

AutoCAD SHX Text_526
949.67

AutoCAD SHX Text_527
950.58

AutoCAD SHX Text_528
GR=950.50

AutoCAD SHX Text_529
TB=951.00

AutoCAD SHX Text_530
LF=950.50

AutoCAD SHX Text_531
G=950.50

AutoCAD SHX Text_532
966.68 ME

AutoCAD SHX Text_533
967.81 

AutoCAD SHX Text_534
ME

AutoCAD SHX Text_535
968.01 

AutoCAD SHX Text_536
ME

AutoCAD SHX Text_537
958.14

AutoCAD SHX Text_538
ME

AutoCAD SHX Text_539
956.62 TC 

AutoCAD SHX Text_540
MATCH

AutoCAD SHX Text_541
968

AutoCAD SHX Text_542
961.20TW

AutoCAD SHX Text_543
961.50 HP

AutoCAD SHX Text_544
SWALE

AutoCAD SHX Text_545
956.00BW

AutoCAD SHX Text_546
959.06

AutoCAD SHX Text_547
955.05BW

AutoCAD SHX Text_548
950.52

AutoCAD SHX Text_549
915.98 GU

AutoCAD SHX Text_550
MATCH

AutoCAD SHX Text_551
950.03

AutoCAD SHX Text_552
950.00

AutoCAD SHX Text_553
SWALE

AutoCAD SHX Text_554
950.50

AutoCAD SHX Text_555
950.70

AutoCAD SHX Text_556
950.70

AutoCAD SHX Text_557
947.90

AutoCAD SHX Text_558
SWALE

AutoCAD SHX Text_559
952.00

AutoCAD SHX Text_560
947.72

AutoCAD SHX Text_561
945.10

AutoCAD SHX Text_562
SWALE

AutoCAD SHX Text_563
946.00 

AutoCAD SHX Text_564
SWALE

AutoCAD SHX Text_565
944.12 LP

AutoCAD SHX Text_566
SWALE

AutoCAD SHX Text_567
946.07

AutoCAD SHX Text_568
MATCH

AutoCAD SHX Text_569
947.00

AutoCAD SHX Text_570
950.00

AutoCAD SHX Text_571
952.30

AutoCAD SHX Text_572
958.30

AutoCAD SHX Text_573
945.76

AutoCAD SHX Text_574
ME

AutoCAD SHX Text_575
946.12

AutoCAD SHX Text_576
ME

AutoCAD SHX Text_577
946.21 

AutoCAD SHX Text_578
ME

AutoCAD SHX Text_579
945.72

AutoCAD SHX Text_580
ME

AutoCAD SHX Text_581
943.30

AutoCAD SHX Text_582
ME

AutoCAD SHX Text_583
939.04

AutoCAD SHX Text_584
MATCH

AutoCAD SHX Text_585
941.55

AutoCAD SHX Text_586
ME

AutoCAD SHX Text_587
LF=949.00

AutoCAD SHX Text_588
G=949.00

AutoCAD SHX Text_589
GR=949.00

AutoCAD SHX Text_590
TB=949.50

AutoCAD SHX Text_591
LF=949.50

AutoCAD SHX Text_592
G=949.50

AutoCAD SHX Text_593
GR=949.50

AutoCAD SHX Text_594
TB=950.00

AutoCAD SHX Text_595
LF=955.20

AutoCAD SHX Text_596
G=955.20

AutoCAD SHX Text_597
GR=955.20

AutoCAD SHX Text_598
TB=955.70

AutoCAD SHX Text_599
LF=954.00

AutoCAD SHX Text_600
G=954.00

AutoCAD SHX Text_601
GR=954.00

AutoCAD SHX Text_602
TB=954.50

AutoCAD SHX Text_603
LF=952.80

AutoCAD SHX Text_604
G=952.80

AutoCAD SHX Text_605
GR=952.80

AutoCAD SHX Text_606
TB=953.30

AutoCAD SHX Text_607
LF=950.00

AutoCAD SHX Text_608
G=950.00

AutoCAD SHX Text_609
GR=950.00

AutoCAD SHX Text_610
TB=950.50

AutoCAD SHX Text_611
LF=951.00

AutoCAD SHX Text_612
G=951.00

AutoCAD SHX Text_613
GR=951.00

AutoCAD SHX Text_614
TB=951.50

AutoCAD SHX Text_615
959.00

AutoCAD SHX Text_616
TC

AutoCAD SHX Text_617
956.02 

AutoCAD SHX Text_618
ME

AutoCAD SHX Text_619
958.10

AutoCAD SHX Text_620
GR=950.00

AutoCAD SHX Text_621
TB=950.50

AutoCAD SHX Text_622
LF=950.00

AutoCAD SHX Text_623
G=950.00

AutoCAD SHX Text_624
GR=949.00

AutoCAD SHX Text_625
TB=949.50

AutoCAD SHX Text_626
LF=949.00

AutoCAD SHX Text_627
G=949.00

AutoCAD SHX Text_628
GR=948.50

AutoCAD SHX Text_629
TB=949.00

AutoCAD SHX Text_630
LF=948.50

AutoCAD SHX Text_631
G=948.50

AutoCAD SHX Text_632
949.62

AutoCAD SHX Text_633
947.71

AutoCAD SHX Text_634
945.80

AutoCAD SHX Text_635
945.36

AutoCAD SHX Text_636
946.00

AutoCAD SHX Text_637
SWALE

AutoCAD SHX Text_638
949.45

AutoCAD SHX Text_639
SWALE

AutoCAD SHX Text_640
940.88

AutoCAD SHX Text_641
SWALE

AutoCAD SHX Text_642
941.05

AutoCAD SHX Text_643
SWALE

AutoCAD SHX Text_644
938.54 LP

AutoCAD SHX Text_645
SWALE

AutoCAD SHX Text_646
943.04

AutoCAD SHX Text_647
944.02 LP

AutoCAD SHX Text_648
SWALE

AutoCAD SHX Text_649
945.20 HP

AutoCAD SHX Text_650
SWALE

AutoCAD SHX Text_651
945.06 HP

AutoCAD SHX Text_652
SWALE

AutoCAD SHX Text_653
943.88

AutoCAD SHX Text_654
SWALE

AutoCAD SHX Text_655
955.00HP

AutoCAD SHX Text_656
SWALE

AutoCAD SHX Text_657
958.00

AutoCAD SHX Text_658
SWALE

AutoCAD SHX Text_659
957.00

AutoCAD SHX Text_660
SWALE

AutoCAD SHX Text_661
952.51

AutoCAD SHX Text_662
SWALE

AutoCAD SHX Text_663
946.33 HP

AutoCAD SHX Text_664
SWALE

AutoCAD SHX Text_665
947.14

AutoCAD SHX Text_666
947.58

AutoCAD SHX Text_667
954.50

AutoCAD SHX Text_668
955.61 HP

AutoCAD SHX Text_669
SWALE

AutoCAD SHX Text_670
956.57 TC 

AutoCAD SHX Text_671
MATCH

AutoCAD SHX Text_672
GR=958.40

AutoCAD SHX Text_673
TB=958.90

AutoCAD SHX Text_674
LF=958.40

AutoCAD SHX Text_675
G=958.40

AutoCAD SHX Text_676
GR=956.90

AutoCAD SHX Text_677
TB=957.40

AutoCAD SHX Text_678
LF=956.90

AutoCAD SHX Text_679
G=956.90

AutoCAD SHX Text_680
948.00 

AutoCAD SHX Text_681
SWALE

AutoCAD SHX Text_682
956.38 

AutoCAD SHX Text_683
ME

AutoCAD SHX Text_684
947.00 

AutoCAD SHX Text_685
ME

AutoCAD SHX Text_686
950.85

AutoCAD SHX Text_687
DRP FOOT

AutoCAD SHX Text_688
958.92

AutoCAD SHX Text_689
HP

AutoCAD SHX Text_690
LF=958.80

AutoCAD SHX Text_691
G=958.80

AutoCAD SHX Text_692
GR=958.80

AutoCAD SHX Text_693
TB=959.30

AutoCAD SHX Text_694
954.50

AutoCAD SHX Text_695
953.20

AutoCAD SHX Text_696
953.20

AutoCAD SHX Text_697
952.00

AutoCAD SHX Text_698
953.65

AutoCAD SHX Text_699
956.00

AutoCAD SHX Text_700
961.58

AutoCAD SHX Text_701
945.98

AutoCAD SHX Text_702
960.23

AutoCAD SHX Text_703
959.86

AutoCAD SHX Text_704
959.48

AutoCAD SHX Text_705
962.18

AutoCAD SHX Text_706
960.83

AutoCAD SHX Text_707
POOL=962.20

AutoCAD SHX Text_708
FFE=962.20

AutoCAD SHX Text_709
945.20

AutoCAD SHX Text_710
945.20

AutoCAD SHX Text_711
945.45LP

AutoCAD SHX Text_712
SWALE

AutoCAD SHX Text_713
959.70TW

AutoCAD SHX Text_714
959.70TW

AutoCAD SHX Text_715
961.20TW

AutoCAD SHX Text_716
957.40

AutoCAD SHX Text_717
957.40

AutoCAD SHX Text_718
956.50

AutoCAD SHX Text_719
956.50

AutoCAD SHX Text_720
956.15LP

AutoCAD SHX Text_721
SWALE

AutoCAD SHX Text_722
956.15

AutoCAD SHX Text_723
SWALE

AutoCAD SHX Text_724
957.40HP

AutoCAD SHX Text_725
SWALE

AutoCAD SHX Text_726
955.24LP

AutoCAD SHX Text_727
SWALE

AutoCAD SHX Text_728
956.50

AutoCAD SHX Text_729
SWALE

AutoCAD SHX Text_730
955.24

AutoCAD SHX Text_731
SWALE

AutoCAD SHX Text_732
955.50

AutoCAD SHX Text_733
954.40TW

AutoCAD SHX Text_734
953.30BW

AutoCAD SHX Text_735
955.40TW

AutoCAD SHX Text_736
954.40TW

AutoCAD SHX Text_737
952.10

AutoCAD SHX Text_738
952.10

AutoCAD SHX Text_739
951.10

AutoCAD SHX Text_740
951.10

AutoCAD SHX Text_741
950.85

AutoCAD SHX Text_742
SWALE

AutoCAD SHX Text_743
952.10HP

AutoCAD SHX Text_744
SWALE

AutoCAD SHX Text_745
949.84LP

AutoCAD SHX Text_746
SWALE

AutoCAD SHX Text_747
951.10

AutoCAD SHX Text_748
SWALE

AutoCAD SHX Text_749
949.84 

AutoCAD SHX Text_750
SWALE

AutoCAD SHX Text_751
951.10

AutoCAD SHX Text_752
950.66

AutoCAD SHX Text_753
950.00BW

AutoCAD SHX Text_754
950.85

AutoCAD SHX Text_755
SWALE

AutoCAD SHX Text_756
950.10

AutoCAD SHX Text_757
949.10TW

AutoCAD SHX Text_758
950.00TW

AutoCAD SHX Text_759
950.00TW

AutoCAD SHX Text_760
949.10 TW

AutoCAD SHX Text_761
946.70 

AutoCAD SHX Text_762
945.70

AutoCAD SHX Text_763
945.70

AutoCAD SHX Text_764
945.45

AutoCAD SHX Text_765
SWALE

AutoCAD SHX Text_766
946.70HP

AutoCAD SHX Text_767
SWALE

AutoCAD SHX Text_768
944.44LP

AutoCAD SHX Text_769
SWALE

AutoCAD SHX Text_770
945.70HP

AutoCAD SHX Text_771
SWALE

AutoCAD SHX Text_772
944.44

AutoCAD SHX Text_773
SWALE

AutoCAD SHX Text_774
944.20

AutoCAD SHX Text_775
944.20

AutoCAD SHX Text_776
955.51

AutoCAD SHX Text_777
950.61

AutoCAD SHX Text_778
955.91

AutoCAD SHX Text_779
956.10

AutoCAD SHX Text_780
944.88

AutoCAD SHX Text_781
951.60

AutoCAD SHX Text_782
950.14

AutoCAD SHX Text_783
945.28

AutoCAD SHX Text_784
945.28

AutoCAD SHX Text_785
944.81

AutoCAD SHX Text_786
HP

AutoCAD SHX Text_787
943.47

AutoCAD SHX Text_788
LP

AutoCAD SHX Text_789
953.38

AutoCAD SHX Text_790
953.55

AutoCAD SHX Text_791
955.00

AutoCAD SHX Text_792
954.20 TW

AutoCAD SHX Text_793
947.89 BW

AutoCAD SHX Text_794
953.96

AutoCAD SHX Text_795
SWALE

AutoCAD SHX Text_796
946.64

AutoCAD SHX Text_797
946.37

AutoCAD SHX Text_798
946.80

AutoCAD SHX Text_799
948.00

AutoCAD SHX Text_800
946.80

AutoCAD SHX Text_801
948.00

AutoCAD SHX Text_802
947.81 BW

AutoCAD SHX Text_803
953.70 TW

AutoCAD SHX Text_804
945.92

AutoCAD SHX Text_805
946.19

AutoCAD SHX Text_806
GR=961.70

AutoCAD SHX Text_807
TB=962.20

AutoCAD SHX Text_808
LF=961.70

AutoCAD SHX Text_809
G=961.70

AutoCAD SHX Text_810
956.57 TC

AutoCAD SHX Text_811
MATCH

AutoCAD SHX Text_812
LF=957.90

AutoCAD SHX Text_813
G=957.90

AutoCAD SHX Text_814
GR=957.90

AutoCAD SHX Text_815
TB=958.40

AutoCAD SHX Text_816
LF=957.00

AutoCAD SHX Text_817
G=957.00

AutoCAD SHX Text_818
GR=957.00

AutoCAD SHX Text_819
TB=957.50

AutoCAD SHX Text_820
GR=956.50

AutoCAD SHX Text_821
TB=957.00

AutoCAD SHX Text_822
LF=956.50

AutoCAD SHX Text_823
G=956.50

AutoCAD SHX Text_824
GR=957.40

AutoCAD SHX Text_825
TB=957.90

AutoCAD SHX Text_826
LF=957.40

AutoCAD SHX Text_827
G=957.40

AutoCAD SHX Text_828
LF=952.60

AutoCAD SHX Text_829
G=952.60

AutoCAD SHX Text_830
GR=952.60

AutoCAD SHX Text_831
TB=953.10

AutoCAD SHX Text_832
LF=951.60

AutoCAD SHX Text_833
G=951.60

AutoCAD SHX Text_834
GR=951.60

AutoCAD SHX Text_835
TB=952.10

AutoCAD SHX Text_836
GR=951.10

AutoCAD SHX Text_837
TB=951.60

AutoCAD SHX Text_838
LF=951.10

AutoCAD SHX Text_839
G=951.10

AutoCAD SHX Text_840
GR=952.00

AutoCAD SHX Text_841
TB=952.50

AutoCAD SHX Text_842
LF=952.00

AutoCAD SHX Text_843
G=952.00

AutoCAD SHX Text_844
LF=947.20

AutoCAD SHX Text_845
G=947.20

AutoCAD SHX Text_846
GR=947.20

AutoCAD SHX Text_847
TB=947.70

AutoCAD SHX Text_848
LF=946.20

AutoCAD SHX Text_849
G=946.20

AutoCAD SHX Text_850
GR=946.20

AutoCAD SHX Text_851
TB=946.70

AutoCAD SHX Text_852
GR=945.70

AutoCAD SHX Text_853
TB=946.20

AutoCAD SHX Text_854
LF=945.70

AutoCAD SHX Text_855
G=945.70

AutoCAD SHX Text_856
GR=946.70

AutoCAD SHX Text_857
TB=947.20

AutoCAD SHX Text_858
LF=946.70

AutoCAD SHX Text_859
G=946.70

AutoCAD SHX Text_860
944.16 BW

AutoCAD SHX Text_861
947.96BW

AutoCAD SHX Text_862
951.50 TW

AutoCAD SHX Text_863
949.56BW

AutoCAD SHX Text_864
949.84BW

AutoCAD SHX Text_865
955.40TW

AutoCAD SHX Text_866
955.40

AutoCAD SHX Text_867
TW/BW

AutoCAD SHX Text_868
954.40BW

AutoCAD SHX Text_869
955.42TW

AutoCAD SHX Text_870
959.72BW

AutoCAD SHX Text_871
956.15BW

AutoCAD SHX Text_872
957.60BW

AutoCAD SHX Text_873
959.70

AutoCAD SHX Text_874
TW/BW

AutoCAD SHX Text_875
959.22 TW

AutoCAD SHX Text_876
959.03 BW

AutoCAD SHX Text_877
968.95 TW

AutoCAD SHX Text_878
962.00 BW

AutoCAD SHX Text_879
962.00 BW

AutoCAD SHX Text_880
969.08 TW

AutoCAD SHX Text_881
963.50 TW

AutoCAD SHX Text_882
962.00 BW

AutoCAD SHX Text_883
945.58 

AutoCAD SHX Text_884
TC-ME

AutoCAD SHX Text_885
946.41

AutoCAD SHX Text_886
946.89

AutoCAD SHX Text_887
947.40

AutoCAD SHX Text_888
948.74

AutoCAD SHX Text_889
949.58

AutoCAD SHX Text_890
9.9%%%

AutoCAD SHX Text_891
GR=955.00

AutoCAD SHX Text_892
TB=955.50

AutoCAD SHX Text_893
LF=955.00

AutoCAD SHX Text_894
G=955.00

AutoCAD SHX Text_895
GR=953.70

AutoCAD SHX Text_896
TB=954.20

AutoCAD SHX Text_897
LF=953.70

AutoCAD SHX Text_898
G=953.70

AutoCAD SHX Text_899
LF=947.30

AutoCAD SHX Text_900
G=947.30

AutoCAD SHX Text_901
GR=947.30

AutoCAD SHX Text_902
TB=947.80

AutoCAD SHX Text_903
LF=948.50

AutoCAD SHX Text_904
G=948.50

AutoCAD SHX Text_905
GR=948.50

AutoCAD SHX Text_906
TB=949.00

AutoCAD SHX Text_907
948.39 TW

AutoCAD SHX Text_908
947.40 BW

AutoCAD SHX Text_909
952.93

AutoCAD SHX Text_910
953.20

AutoCAD SHX Text_911
LF=954.20

AutoCAD SHX Text_912
G=954.20

AutoCAD SHX Text_913
GR=954.20

AutoCAD SHX Text_914
TB=954.70

AutoCAD SHX Text_915
LF=955.50

AutoCAD SHX Text_916
G=955.50

AutoCAD SHX Text_917
GR=955.50

AutoCAD SHX Text_918
TB=956.00

AutoCAD SHX Text_919
GR=948.00

AutoCAD SHX Text_920
TB=948.50

AutoCAD SHX Text_921
LF=948.00

AutoCAD SHX Text_922
G=948.00

AutoCAD SHX Text_923
915.36 TC

AutoCAD SHX Text_924
MATCH

AutoCAD SHX Text_925
915.56 TC

AutoCAD SHX Text_926
MATCH

AutoCAD SHX Text_927
940.54

AutoCAD SHX Text_928
940.67 TC

AutoCAD SHX Text_929
MATCH

AutoCAD SHX Text_930
940.87 TC

AutoCAD SHX Text_931
MATCH

AutoCAD SHX Text_932
942.97

AutoCAD SHX Text_933
942.31

AutoCAD SHX Text_934
TC

AutoCAD SHX Text_935
942.30

AutoCAD SHX Text_936
TC

AutoCAD SHX Text_937
944.26

AutoCAD SHX Text_938
TC

AutoCAD SHX Text_939
941.47

AutoCAD SHX Text_940
TC

AutoCAD SHX Text_941
944.28

AutoCAD SHX Text_942
TC

AutoCAD SHX Text_943
956.65

AutoCAD SHX Text_944
950.60TW

AutoCAD SHX Text_945
949.10BW

AutoCAD SHX Text_946
961.20TW

AutoCAD SHX Text_947
958.99

AutoCAD SHX Text_948
TC

AutoCAD SHX Text_949
957.69

AutoCAD SHX Text_950
TC

AutoCAD SHX Text_951
957.69

AutoCAD SHX Text_952
TC

AutoCAD SHX Text_953
957.89

AutoCAD SHX Text_954
TC

AutoCAD SHX Text_955
957.91

AutoCAD SHX Text_956
TC

AutoCAD SHX Text_957
GR=949.50

AutoCAD SHX Text_958
TB=950.00

AutoCAD SHX Text_959
LF=949.50

AutoCAD SHX Text_960
G=949.50

AutoCAD SHX Text_961
LF=950.50

AutoCAD SHX Text_962
G=950.50

AutoCAD SHX Text_963
GR=950.50

AutoCAD SHX Text_964
TB=951.00

AutoCAD SHX Text_965
948.69

AutoCAD SHX Text_966
BERM

AutoCAD SHX Text_967
943.83

AutoCAD SHX Text_968
BERM

AutoCAD SHX Text_969
955.66

AutoCAD SHX Text_970
BERM

AutoCAD SHX Text_971
943.20

AutoCAD SHX Text_972
SWALE LP

AutoCAD SHX Text_973
955.40

AutoCAD SHX Text_974
SWALE LP

AutoCAD SHX Text_975
962.81 

AutoCAD SHX Text_976
SWALE

AutoCAD SHX Text_977
962.37

AutoCAD SHX Text_978
SWALE

AutoCAD SHX Text_979
948.60

AutoCAD SHX Text_980
SWALE LP

AutoCAD SHX Text_981
924.80 

AutoCAD SHX Text_982
ME

AutoCAD SHX Text_983
921.80 

AutoCAD SHX Text_984
ME

AutoCAD SHX Text_985
919.36 

AutoCAD SHX Text_986
ME

AutoCAD SHX Text_987
927.54 

AutoCAD SHX Text_988
ME

AutoCAD SHX Text_989
927.80 

AutoCAD SHX Text_990
ME

AutoCAD SHX Text_991
929.11 

AutoCAD SHX Text_992
ME

AutoCAD SHX Text_993
930.97 

AutoCAD SHX Text_994
ME

AutoCAD SHX Text_995
935.14 

AutoCAD SHX Text_996
ME

AutoCAD SHX Text_997
939.64 

AutoCAD SHX Text_998
ME

AutoCAD SHX Text_999
942.97 

AutoCAD SHX Text_1000
ME

AutoCAD SHX Text_1001
942.48 

AutoCAD SHX Text_1002
ME

AutoCAD SHX Text_1003
942.68 

AutoCAD SHX Text_1004
ME

AutoCAD SHX Text_1005
942.27 

AutoCAD SHX Text_1006
ME

AutoCAD SHX Text_1007
937.76 

AutoCAD SHX Text_1008
ME

AutoCAD SHX Text_1009
939.97 

AutoCAD SHX Text_1010
ME

AutoCAD SHX Text_1011
941.43 

AutoCAD SHX Text_1012
ME

AutoCAD SHX Text_1013
943.00 

AutoCAD SHX Text_1014
ME

AutoCAD SHX Text_1015
945.63 

AutoCAD SHX Text_1016
ME

AutoCAD SHX Text_1017
950.56 

AutoCAD SHX Text_1018
ME

AutoCAD SHX Text_1019
953.09 

AutoCAD SHX Text_1020
ME

AutoCAD SHX Text_1021
954.44 

AutoCAD SHX Text_1022
ME

AutoCAD SHX Text_1023
956.16 

AutoCAD SHX Text_1024
ME

AutoCAD SHX Text_1025
961.79 

AutoCAD SHX Text_1026
ME

AutoCAD SHX Text_1027
965.54 

AutoCAD SHX Text_1028
ME

AutoCAD SHX Text_1029
968.36 

AutoCAD SHX Text_1030
ME

AutoCAD SHX Text_1031
33%%%

AutoCAD SHX Text_1032
33%%%

AutoCAD SHX Text_1033
33%%%

AutoCAD SHX Text_1034
33%%%

AutoCAD SHX Text_1035
33%%%

AutoCAD SHX Text_1036
25%%%

AutoCAD SHX Text_1037
17%%%

AutoCAD SHX Text_1038
13%%%

AutoCAD SHX Text_1039
20%%%

AutoCAD SHX Text_1040
4.1%%%

AutoCAD SHX Text_1041
4.9%%%

AutoCAD SHX Text_1042
7.9%%%

AutoCAD SHX Text_1043
8.6%%%

AutoCAD SHX Text_1044
8.3%%%

AutoCAD SHX Text_1045
4.7%%%

AutoCAD SHX Text_1046
9.1%%%

AutoCAD SHX Text_1047
5.4%%%

AutoCAD SHX Text_1048
4.7%%%

AutoCAD SHX Text_1049
8.1%%%

AutoCAD SHX Text_1050
8.4%%%

AutoCAD SHX Text_1051
5.3%%%

AutoCAD SHX Text_1052
5%%%

AutoCAD SHX Text_1053
8.7%%%

AutoCAD SHX Text_1054
9.5%%%

AutoCAD SHX Text_1055
5.8%%%

AutoCAD SHX Text_1056
5.3%%%

AutoCAD SHX Text_1057
8.4%%%

AutoCAD SHX Text_1058
8.7%%%

AutoCAD SHX Text_1059
5.3%%%

AutoCAD SHX Text_1060
9.3%%%

AutoCAD SHX Text_1061
3.1%%%

AutoCAD SHX Text_1062
5.3%%%

AutoCAD SHX Text_1063
9%%%

AutoCAD SHX Text_1064
9.3%%%

AutoCAD SHX Text_1065
5.6%%%

AutoCAD SHX Text_1066
9.2%%%

AutoCAD SHX Text_1067
3.1%%%

AutoCAD SHX Text_1068
7.7%%%

AutoCAD SHX Text_1069
6.7%%%

AutoCAD SHX Text_1070
7.1%%%

AutoCAD SHX Text_1071
7.6%%%

AutoCAD SHX Text_1072
8.3%%%

AutoCAD SHX Text_1073
8.8%%%

AutoCAD SHX Text_1074
9.9%%%

AutoCAD SHX Text_1075
9.2%%%

AutoCAD SHX Text_1076
8.2%%%

AutoCAD SHX Text_1077
8.8%%%

AutoCAD SHX Text_1078
9.6%%%

AutoCAD SHX Text_1079
10%%%

AutoCAD SHX Text_1080
10%%%

AutoCAD SHX Text_1081
9.9%%%

AutoCAD SHX Text_1082
6.7%%%

AutoCAD SHX Text_1083
8.9%%%

AutoCAD SHX Text_1084
9.7%%%

AutoCAD SHX Text_1085
9.9%%%

AutoCAD SHX Text_1086
9.5%%%

AutoCAD SHX Text_1087
8.9%%%

AutoCAD SHX Text_1088
2.5%%%

AutoCAD SHX Text_1089
2.9%%%

AutoCAD SHX Text_1090
9.2%%%

AutoCAD SHX Text_1091
8.6%%%

AutoCAD SHX Text_1092
3.8%%%

AutoCAD SHX Text_1093
4%%%

AutoCAD SHX Text_1094
8.6%%%

AutoCAD SHX Text_1095
8.9%%%

AutoCAD SHX Text_1096
2.5%%%

AutoCAD SHX Text_1097
3%%%

AutoCAD SHX Text_1098
9.3%%%

AutoCAD SHX Text_1099
9.1%%%

AutoCAD SHX Text_1100
4.3%%%

AutoCAD SHX Text_1101
4.6%%%

AutoCAD SHX Text_1102
9.2%%%

AutoCAD SHX Text_1103
26%%%

AutoCAD SHX Text_1104
22%%%

AutoCAD SHX Text_1105
3%%%

AutoCAD SHX Text_1106
2%%%

AutoCAD SHX Text_1107
2%%%

AutoCAD SHX Text_1108
29%%%

AutoCAD SHX Text_1109
17%%%

AutoCAD SHX Text_1110
33%%%

AutoCAD SHX Text_1111
5%%%

AutoCAD SHX Text_1112
1%%%

AutoCAD SHX Text_1113
4.3%%%

AutoCAD SHX Text_1114
3.5%%%

AutoCAD SHX Text_1115
3.1%%%

AutoCAD SHX Text_1116
2%%%

AutoCAD SHX Text_1117
2.6%%%

AutoCAD SHX Text_1118
2%%%

AutoCAD SHX Text_1119
2%%%

AutoCAD SHX Text_1120
2%%%

AutoCAD SHX Text_1121
2%%%

AutoCAD SHX Text_1122
2.6%%%

AutoCAD SHX Text_1123
2%%%

AutoCAD SHX Text_1124
2%%%

AutoCAD SHX Text_1125
2%%%

AutoCAD SHX Text_1126
2.5%%%

AutoCAD SHX Text_1127
2%%%

AutoCAD SHX Text_1128
2%%%

AutoCAD SHX Text_1129
6.3%%%

AutoCAD SHX Text_1130
3.3%%%

AutoCAD SHX Text_1131
3.8%%%

AutoCAD SHX Text_1132
2.4%%%

AutoCAD SHX Text_1133
2%%%

AutoCAD SHX Text_1134
2%%%

AutoCAD SHX Text_1135
2%%%

AutoCAD SHX Text_1136
2%%%

AutoCAD SHX Text_1137
2.4%%%

AutoCAD SHX Text_1138
2.4%%%

AutoCAD SHX Text_1139
6.5%%%

AutoCAD SHX Text_1140
2.8%%%

AutoCAD SHX Text_1141
957.00

AutoCAD SHX Text_1142
943.73 LP

AutoCAD SHX Text_1143
949.02 LP

AutoCAD SHX Text_1144
954.36 LP

AutoCAD SHX Text_1145
944.55 LP

AutoCAD SHX Text_1146
951.57 LP

AutoCAD SHX Text_1147
934.23 

AutoCAD SHX Text_1148
ME

AutoCAD SHX Text_1149
926.72 

AutoCAD SHX Text_1150
ME

AutoCAD SHX Text_1151
924.77 

AutoCAD SHX Text_1152
ME

AutoCAD SHX Text_1153
923.37 

AutoCAD SHX Text_1154
ME

AutoCAD SHX Text_1155
922.06 

AutoCAD SHX Text_1156
ME

AutoCAD SHX Text_1157
922.68 

AutoCAD SHX Text_1158
ME

AutoCAD SHX Text_1159
924.21 

AutoCAD SHX Text_1160
ME

AutoCAD SHX Text_1161
923.33 

AutoCAD SHX Text_1162
ME

AutoCAD SHX Text_1163
925.25 

AutoCAD SHX Text_1164
ME

AutoCAD SHX Text_1165
926.53 

AutoCAD SHX Text_1166
ME

AutoCAD SHX Text_1167
925.68 

AutoCAD SHX Text_1168
ME

AutoCAD SHX Text_1169
925.66 

AutoCAD SHX Text_1170
ME

AutoCAD SHX Text_1171
924.64 

AutoCAD SHX Text_1172
ME

AutoCAD SHX Text_1173
919.49 

AutoCAD SHX Text_1174
ME

AutoCAD SHX Text_1175
919.48 

AutoCAD SHX Text_1176
ME

AutoCAD SHX Text_1177
920.47 

AutoCAD SHX Text_1178
ME

AutoCAD SHX Text_1179
924.12 

AutoCAD SHX Text_1180
ME

AutoCAD SHX Text_1181
925.80 

AutoCAD SHX Text_1182
ME

AutoCAD SHX Text_1183
927.65 

AutoCAD SHX Text_1184
ME

AutoCAD SHX Text_1185
936.00

AutoCAD SHX Text_1186
929.40

AutoCAD SHX Text_1187
° Surveying ° Landscape Architecture ° Landscape Architecture 



C
.S

.A
.H

. 
N

O
. 

26
 (

70
TH

 S
T 

W
)

72
N

D
 S

T 
W

ARCHERTRL

71
S
T

S
T 

W

(A
 P

ub
lic

 R
/W

)

(A
 P

ub
lic

 R
/W

)

(A
 P

ub
lic

 R
/W

)

(A Public R/W)

N
E 

C
or

ne
r 

of
 t

he
 N

W
 1

/4
 a

nd
th

e 
N

W
 C

or
ne

r 
of

 t
he

 N
E 

1/
4 

of
S
ec

. 
7,

 T
w

p.
 2

7,
 R

ng
. 

22
P.

O
.B

. 
EX

C
EP

TI
O

N
N

 L
in

e 
of

 t
he

 N
E 

1/
4 

of
th

e 
N

W
 1

/4
 o

f
S
ec

. 
7,

 T
w

p.
 2

7,
 R

ng
. 

22

S
 L

in
e 

of
 t

he
 N

E 
1/

4 
of

th
e 

N
W

 1
/4

 o
f

S
ec

. 
7,

 T
w

p.
 2

7,
 R

ng
. 

22

E Line of the W 620.16 Feet
of the NE 1/4 of the NW 1/4 of
Sec. 7, Twp. 27, Rng. 22

N
89

°4
7'

41
"E

 5
47

.4
1

S16°46'18"E 462.59

122.55

Δ=6°07'31"

R=1146.28

10.78

S00°27'19"E 414.44
N88°39'18"W

31.78

S01°20'42"W 299.44

S
89

°4
4'

33
"W

 3
10

.0
0

N00°15'27"W
25.00

70
.0

0
S
89

°4
4'

33
"W

70.00
S00°15'27"E

S
89

°4
4'

33
"W

 2
93

.9
3

N00°29'51"W 1321.04

N
89

°4
7'

41
"E

 5
34

.9
1

N16°46'18"W 394.16

352.01

Δ=18°07'00"

R=1113.28

S01°20'42"W 475.23

S
89

°4
7'

41
"W

 1
68

.8
2

(D
es

c.
=

W
es

t 
16

7.
51

)

Centerline of C.S.A.H. NO. 63

per Dakota County Right of Way Map No. 471

(Desc.=S16°27'56"E 557.51)

(Desc.= 28.32)

(Desc.= 2°57'13")

(Desc.= 549.30)

[1
7]

 D
ra

in
ag

e 
&

 U
til

ity
 E

as
em

en
t

pe
r 

D
oc

. 
N

o.
 3

12
70

42

[1
8]

 D
ra

in
ag

e 
&

 U
til

ity
 E

as
em

en
t 

36
pe

r 
D

ak
ot

a 
C
ou

nt
y 

R
O

W
 M

ap
 N

o.
 4

71

C.S.A.H. NO. 63
(A Public R/W)

(ARGENTA TRAIL)

75.00
1246.04

[A] Temporary Easement per DAKOTA COUNTY
RIGHT OF WAY MAP NO. 435
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F=946.33

EOF=936.00

INFILTRATION BASIN 1
TOP=936.00
BOT=929.40
EOF=936.00

OUTLET=934.00
100-YR=934.84

WQ LEVEL=929.96
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EX SANMH C
EX RE=936.00

RAISE RIM TO GRADE
PROP RE=943.11

EX IE(12" E)=874.77
EX IE(8" S)=874.80 (40' RISER) IE=914.80

PROP IE(8" S)=929.59
EX IE(8" NE)=875.00 (40' RISER) IE=915.00

EX IE(12" W)=874.77
FIELD VERIFY

STUB
SANITARY
IE=XXX.XX

SANMH 1
RE=945.45

IE(E)=931.93
IE(S)=931.91

IE(NW)=931.71

SANMH 1A
RE=945.31
IE=933.31

SANMH 2A
RE=945.31
IE=933.31

SANMH 2
RE=947.02

IE(W)=932.32
IE(S)=932.32
IE(N)=932.12

SANMH 3
RE=950.60
IE(E)=936.56
IE(S)=936.56
IE(N)=936.36

SANMH 3A
RE=949.59
IE=937.59

SANMH 4
RE=953.97
IE(S)=939.33
IE(W)=939.33
IE(N)=939.13

SANMH 4A
RE=952.31
IE=940.31

SANMH 5
RE=956.03
IE(E)=941.91
IE(N)=941.71

SANMH 5A
RE=954.94
IE=942.94

SANMH 10
RE=961.18
IE=949.18

SANMH 11
RE=958.27

IE(E)=948.20
IE(W)=948.10

245 LF 8" PVC SDR 26
SANITARY SERVICE

@ 0.40%

360 LF 8" PVC SDR 26
SANITARY SERVICE

@ 3.76%

258 LF 8" PVC SDR 26
SANITARY SERVICE

@ 0.40%

62 LF 8" PVC SDR 26
SANITARY SERVICE

@ 3.84%

246 LF 8" PVC SDR 26
SANITARY SERVICE
@ 0.40%

257 LF 8" PVC SDR 26
SANITARY SERVICE

@ 0.40%

117 LF 8" PVC SDR 26
SANITARY SERVICE

@ 3.45%

247 LF 8" PVC SDR 26
SANITARY SERVICE
@ 0.40%

256 LF 8" PVC SDR 26
SANITARY SERVICE

@ 0.54%

52 LF 8" PVC SDR 26
SANITARY SERVICE
@ 3.25%

106 LF 8" PVC SDR 26
SANITARY SERVICE
@ 2.00%

106 LF 8" PVC SDR 26
SANITARY SERVICE

@ 2.42%

EX SANMH MH-9
EX RE=946.57
EX IE(8" W)=934.45
PROP IE(8" E)=934.56
RECONSTRUCT BENCH
FIELD VERIFY
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40 LF 8" PVC SDR 26
SANITARY SERVICE

@ 2.00%

8" WATER STUB

CONNECT TO EX.
XX" WATERMAIN
(WET TAP)

CONNECT TO
EX. 12"

WATERMAIN
STUB

CONNECT TO EX.
12" WATERMAIN

STUB

CONNECT TO EX.
12" WATERMAIN

STUB

EXISTING
HYDRANT

(ADJUST GRADE)

EXISTING
HYDRANT

(ADJUST GRADE)

EXISTING
HYDRANT

(ADJUST GRADE)

EXISTING
HYDRANT

EXISTING
HYDRANT

EXISTING
HYDRANT

2 CT 4" PVC SCH40
SANITARY SERVICE
FOR TOWNHOMES,
TYP.

2 CT 4" PVC SCH40
SANITARY SERVICE
FOR TOWNHOMES,
TYP.

2 CT 4" PVC SCH40
SANITARY SERVICE
FOR TOWNHOMES,
TYP.

2 CT 4" PVC SCH40
SANITARY SERVICE
FOR TOWNHOMES,
TYP.

2 CT 4" PVC SCH40
SANITARY SERVICE
FOR TOWNHOMES,
TYP.

2 CT 4" PVC SCH40
SANITARY SERVICE
FOR TOWNHOMES,
TYP.

2 CT 4" PVC SCH40
SANITARY SERVICE
FOR TOWNHOMES,
TYP.

2 CT 4" PVC SCH40
SANITARY SERVICE
FOR TOWNHOMES,
TYP.

2 CT 4" PVC SCH40
SANITARY SERVICE
FOR TOWNHOMES,
TYP.

2 CT 4" PVC SCH40
SANITARY SERVICE
FOR TOWNHOMES,
TYP.

2 CT 4" PVC SCH40
SANITARY SERVICE
FOR TOWNHOMES,
TYP. 2 CT 4" PVC SCH40

SANITARY SERVICE
FOR TOWNHOMES,
TYP.

2 CT 4" PVC SCH40
SANITARY SERVICE
FOR TOWNHOMES,
TYP.

4" PVC SCH40
SANITARY SERVICE
FOR TOWNHOMES,
TYP.
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C.S.A.H. NO. 63
(A Public R/W)

(ARGENTA TRAIL)

75.00
1246.04

[A] Temporary Easement per DAKOTA COUNTY
RIGHT OF WAY MAP NO. 435
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EOF=958.27

EOF=946.94
EOF=945.20EOF=945.06
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E
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F=946.33

EOF=936.00

INFILTRATION BASIN 1
TOP=936.00
BOT=929.40
EOF=936.00

OUTLET=934.00
100-YR=934.84

WQ LEVEL=929.96

RAIN GUARDIAN
RE=943.73

IE=942.73 (12"
BELOW RE TYP.)

RAIN GUARDIAN
RE=949.02

IE=948.02 (12"
BELOW RE TYP.)

RAIN GUARDIAN
RE=954.36

IE=953.36 (12"
BELOW RE TYP.)

RAIN GUARDIAN
RE=XXX.XX
IE=XXX.XX (12"
BELOW RE TYP.)

NYLOPLAST CB 14C
W/ "STOOL GRATE"
RIM=956.15
IE=953.15

NYLOPLAST CB 13C
W/ "STOOL GRATE"
RIM=950.85
IE=947.85

NYLOPLAST CB 12C
W/ "STOOL GRATE"
RIM=945.45
IE=942.45

NYLOPLAST CB 28A
W/ "STOOL GRATE"
RIM=945.10
IE=938.13

NYLOPLAST CB 29B
W/ "STOOL GRATE"
RIM=944.12
IE=941.12

NYLOPLAST CB 31
W/ "STOOL GRATE
RIM=944.90
IE=943.20

NYLOPLAST CB 42
W/ "STOOL GRATE"

RIM=957.25
IE=954.08

NYLOPLAST CBMH 14B
W/ "STOOL GRATE"
RIM=955.24
IE=952.41

NYLOPLAST CBMH 13B
W/ "STOOL GRATE"
RIM=949.84
IE=947.11

NYLOPLAST CBMH 12B
W/ "STOOL GRATE"
RIM=944.44
IE=941.71

NYLOPLAST CBMH 12
W/ "STOOL GRATE"
RIM=943.20
IE=940.77

NYLOPLAST CBMH 13
W/ "STOOL GRATE"
RIM=948.60
IE=945.51

NYLOPLAST CBMH 14
W/ "STOOL GRATE"
RIM=955.40
IE=951.49

NYLOPLAST CBMH 14A
W/ "STOOL GRATE"
RIM=956.50
IE=951.75

NYLOPLAST CBMH 13A
W/ "STOOL GRATE"
RIM=946.70
IE=941.03

NYLOPLAST CBMH 13A
W/ "STOOL GRATE"
RIM=951.10
IE=945.76

NYLOPLAST CBMH 11
W/ "STOOL GRATE"
RIM=938
IE=936.66

NYLOPLAST CB 28
W/ "STOOL GRATE"
RIM=943.88
IE=939.82

NYLOPLAST CB 29
W/ "STOOL GRATE"
RIM=944.02
IE=940.52

CBMH 30
CURB INLET
RIM=945.74

IE=942.63CBMH 26
CURB INLET

RIM=942
IE=939.14

CBMH 25
CURB INLET

RIM=942.31
IE=938.46

CBMH 24
CURB INLET
RIM=942.30

IE=938.19

CBMH 23
CURB INLET
RIM=944.26

IE=937.59

CBMH 22A
CURB INLET
RIM=943.47

IE=940.47
CBMH 22

CURB INLET
RIM=943.47

IE=934.17

CBMH 29C
CURB INLET
RIM=945.74

IE=942.74

CB 22B
CURB INLET
RIM=943.47

IE=940.47

CB 29A
CURB INLET
RIM=951.49

IE=941.00CB 27
CURB INLET
RIM=944.48

IE=941.48

FES 20
IE=932.31
W/ RIPRAP AND
TRASH GUARD

FES 2
IE=926.53
W/ RIPRAP AND
TRASH GUARD

FES 10
IE=935
W/ RIPRAP AND
TRASH GUARD

115 LF 15" HDPE
STORM @0.50%

70 LF 15" HDPE
STORM @2.39%

98 LF 12" HDPE
STORM @2.00%

149 LF 12" HDPE
STORM @0.50%

131 LF 12" HDPE
STORM @0.50%

52 LF 12" HDPE
STORM @0.50%

176 LF 12" HDPE
STORM @3.40%

50 LF 12" HDPE
STORM @0.50%

135 LF 12" HDPE
STORM @1.00%

149 LF 12" HDPE
STORM @0.50%

168 LF 15" HDPE
STORM @2.82%

52 LF 12" HDPE
STORM @0.50%

135 LF 12" HDPE
STORM @0.50%

149 LF 12" HDPE
STORM @0.50%

126 LF 18" HDPE
STORM @3.00%

67 LF 24" HDPE
STORM @3.00%

143 LF 24" HDPE
STORM @1.18%

24 LF 12" HDPE
STORM @2.00%

113 LF 18" HDPE
STORM @0.53%

111 LF 24" HDPE
STORM @0.67%

117 LF 12" HDPE
STORM @2.00%

48 LF 12" HDPE
STORM @1.41%

27 LF 15" HDPE
STORM @1.00%

32 LF 15" HDPE
STORM @1.87%

218 LF 18" HDPE
STORM @1.57%

8 LF 18" HDPE
STORM @0.00%

14 LF 18" HDPE
STORM @2.00%

42 LF 24" HDPE
STORM @1.00%

72 LF 30" HDPE
STORM @2.00%

46 LF 18" HDPE
STORM @5.00%

MH 21
SCX-08 HYDRODYNAMIC

SEPARATOR W/
SOLID COVER

RIM=942.5
IE=933.75

SUMP=924.22

CBMH 41
CURB INLET
RIM=959.04

IE=956.04

EX. STORM MH
RIM=MATCH EXISTING

EX IE=940.96 VERIFY PRIOR TO
CONSTRUCTION

PROP 12" IE=940.96
CORE DRILL NEW CONNECTION TO

EXISTING MH

OCS 1
GRATE INLET

RIM=934.00
IE=928.83

NYLOPLAST CB 28B
W/ "STOOL GRATE"
RIM=947.50
IE=936.07

143 LF 24" HDPE
STORM @1.37%

276 LF 24" HDPE
STORM @0.84%

111 LF 12" HDPE
STORM @1.46%

EX. STORM MH
RIM=MATCH EXISTING

EX IE=950.90 VERIFY PRIOR TO
CONSTRUCTION

PROP 12" IE=953.50
CORE DRILL NEW CONNECTION TO

EXISTING MH

RIPRAP
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UTILITY LEGEND:

CITY OF INVER GROVE HEIGHTS UTILITY NOTES:
1. RESERVED FOR CITY SPECIFIC UTILITY NOTES.

CATCH BASIN

GATE VALVE AND VALVE BOX

SANITARY SEWER

STORM SEWER

WATER MAIN

PROPOSED FIRE HYDRANT

MANHOLE

FES AND RIP RAP

SEE SHEET C0.1 FOR GENERAL
UTILITY NOTES

CONSTRUCTION LIMITS

REVISION SUMMARY

DATE DESCRIPTION

C4.1

UTILITY PLAN - STORM
SEWER

Know what's below.
before you dig.Call

R

0

1" = 50'-0"

50'-0"25'-0"

N
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CONSTRUCTION
LIMITS

CONSTRUCTION
LIMITS

CONSTRUCTION
LIMITS

CONSTRUCTION
LIMITS

CONSTRUCTION
LIMITS

INFILTRATION BASIN 1
TOP=936.00
BOT=929.40
EOF=936.00

OUTLET=934.00
100-YR=934.84

WQ LEVEL=929.96

AA BB

E1

E2

E3

E4

E5

E6

E7

E8

E9

E10

E11

E12

E13

E14

E15

W1

W2

W3

W4

W5

W6

W7

W8

W9

W10

W11

W12

ALL TREES SHOWN IN THIS
COMMERCIAL AREA SHALL BE
INSTALLED AS PART OF PHASE 2
CONSTRUCTION.  ALL NATURAL,
TEMPORARY, OR LAWN SEEDING
SHALL BE INSTALLED AS PART
OF PHASE 1 OVERALL
DEVELOPMENT.

PHASE 2 TREE
PLANTING BOUNDARY

PHASE 2 TREE
PLANTING BOUNDARY

PHASE 2 TREE
PLANTING BOUNDARY

THESE STREET TREES ARE PART
OF PHASE 1 TREE PLANTING

PHASE 2 TREE
PLANTING BOUNDARY

SYMBOL CODE QTY COMMON / BOTANICAL NAME SIZE

GROUND COVERS
SSNV 17,114 sf Lower Basin Native Seed Mix Seed Mix

SSNV2 57,465 sf Shooting Star Dry Short Parairie Mix / Dry Short Prairie Seed
Mix Seed Mix

SSNV3 83,400 sf NATIVE TEMP. SEED MIX / Dry Short Prairie Seed Mix Seed Mix

PLANT SCHEDULE NORTH PH 2

SYMBOL CODE QTY COMMON / BOTANICAL NAME SIZE

GROUND COVERS
SSSL 203,250 sf Shooting Star Sunny Lawn Mix / Turf

Seed Seed Mix

PLANT SCHEDULE SOUTH

L1.0
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PROPOSED PERENNIAL PLANT SYMBOLS - SEE PLANT
SCHEDULE AND PLAN FOR SPECIES AND PLANTING SIZES

PROPOSED DECIDUOUS AND EVERGREEN
SHRUB SYMBOLS - SEE PLANT SCHEDULE AND
PLAN FOR SPECIES AND PLANTING SIZES

PROPOSED ORNAMENTAL TREE SYMBOLS - SEE
PLANT SCHEDULE AND PLAN FOR SPECIES AND
PLANTING SIZES

PROPOSED EVERGREEN TREE SYMBOLS - SEE
PLANT SCHEDULE AND PLAN FOR SPECIES AND
PLANTING SIZES

PROPOSED CANOPY TREE
SYMBOLS - SEE PLANT
SCHEDULE AND PLAN FOR
SPECIES AND PLANTING
SIZES

DECORATIVE BOULDERS (ROUNDED & BLOCK STYLE), 18"-30" DIA.

LEGEND

EDGING - SHALL BE COMMERCIAL GRADE, 4" DEPTH ALUMINUM,
BLACK OR DARK GREEN IN COLOR, INCLUDE ALL CONNECTORS,
STAKES, & ALL APPURTENANCES PER MANUF. INSTALL PER MANUF.
INSTRUC./SPECS.

SEE SHEET L1.1 FOR
GENERAL LANDSCAPE
& IRRIGATION NOTES

CONSTRUCTION LIMITS

REVISION SUMMARY

DATE DESCRIPTION

Know what's below.
before you dig.Call

R

0

1" = 50'-0"

50'-0"25'-0"

N
PHASE 2 TREE PLANTING AREA.
ALL TREES SHOWN IN THIS COMMERCIAL AREA
SHALL BE INSTALLED AS PART OF PHASE 2
CONSTRUCTION.  ALL NATURAL, TEMPORARY, OR
LAWN SEEDING SHALL BE INSTALLED AS PART OF
PHASE 1 OVERALL DEVELOPMENT.
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SYMBOL CODE QTY COMMON / BOTANICAL NAME CONT NATIVE PLANTS POLLINATOR FRIENDLY

TREES
AB2 17 Autumn Blaze Maple / Acer x freemanii `Jeffsred` TM 2.5" Cal. B&B NATIVE CULTIVAR

BV 1 Prairie Dream Paper Birch / Betula papyrifera 'Varen' TM 2.5" CAL. B&B NATIVE CULTIVAR N

EK 4 Espresso Kentucky Coffeetree / Gymnocladus dioica `Espresso` 2.5" Cal. B&B NATIVE CULTIVAR N

GD 3 Street Keeper Honey Locust / Gleditsia triacanthos `Draves` TM 2.5" Cal. B&B NATIVE CULTIVAR N

QB 2 Swamp White Oak / Quercus bicolor 2.5" Cal. B&B NATIVE Y

RB 1 River Birch / Betula nigra 2.5" Cal. B&B NATIVE N

SH 3 Skyline Thornless Honey Locust / Gleditsia triacanthos inermis `Skycole`
TM 2.5" Cal. B&B NATIVE CULTIVAR N

UN 3 New Horizon American Elm / Ulmus americana `New Horizon` 2.5" Cal. B&B NATIVE CULTIVAR Y

EVERGREEN TREES
JE 41 Eastern Red Cedar / Juniperus virginiana 6` B&B NATIVE

PD 17 Black Hills Spruce / Picea glauca `Densata` 6` B&B NATIVE CULTIVAR

PK2 21 Eastern Larch / Larix laricina 6` B&B NATIVE

ORNAMENTAL TREES
MP 6 Prairifire Crabapple / Malus x `Prairifire` 1.5" Cal. B&B NATIVE CULTIVAR Y

SYMBOL CODE QTY COMMON / BOTANICAL NAME SIZE NATIVE PLANTS POLLINATOR FRIENDLY

SHRUBS
SGJ 102 Sea Green Juniper / Juniperus chinensis `Sea Green` #5 CONT NOT NATIVE N

PLANT SCHEDULE NORTH PH 2

SYMBOL CODE QTY COMMON / BOTANICAL NAME CONT NATIVE PLANTS POLLINATOR FRIENDLY

TREES
AN 42 Northwood Red Maple / Acer rubrum `Northwood` 2.5" Cal. B&B NATIVE CULTIVAR Y

BV 14 Prairie Dream Paper Birch / Betula papyrifera 'Varen' TM 2.5" CAL. B&B NATIVE CULTIVAR N

EK 11
Espresso Kentucky Coffeetree / Gymnocladus dioica
`Espresso` 2.5" Cal. B&B NATIVE CULTIVAR N

GD 12 Street Keeper Honey Locust / Gleditsia triacanthos `Draves`
TM 2.5" Cal. B&B NATIVE CULTIVAR N

EVERGREEN TREES
JE 118 Eastern Red Cedar / Juniperus virginiana 6` B&B NATIVE

PD 7 Black Hills Spruce / Picea glauca `Densata` 6` B&B NATIVE CULTIVAR

PK2 4 Eastern Larch / Larix laricina 6` B&B NATIVE

WP 37 White Pine / Pinus strobus 6` B&B NATIVE

ORNAMENTAL TREES
CV 12 Thornless Cockspur Hawthorn / Crataegus crus-galli inermis

TM 1.5" Cal. B&B NATIVE Y

MB 42 Red Barron Crabapple / Malus x 'Red Barron' 1.5" CAL. B&B NOT NATIVE Y
MP 10 Prairifire Crabapple / Malus x `Prairifire` 1.5" Cal. B&B NATIVE CULTIVAR Y

MPS 25 Professor Sprenger Crabapple / Malus x `Professor Sprenger` 1.5" Cal. B&B NATIVE CULTIVAR Y

SI 36 Ivory Silk Japanese Tree Lilac / Syringa reticulata `Ivory Silk` 1.5" Cal. B&B NOT NATIVE Y

PLANT SCHEDULE SOUTH

SYMBOL CODE QTY COMMON / BOTANICAL NAME CONT NATIVE PLANTS POLLINATOR FRIENDLY

TREES

EK 5
Espresso Kentucky Coffeetree / Gymnocladus dioica
`Espresso` 2.5" Cal. B&B NATIVE CULTIVAR N

QB 3 Swamp White Oak / Quercus bicolor 2.5" Cal. B&B NATIVE Y

UN 3 New Horizon American Elm / Ulmus americana `New Horizon` 2.5" Cal. B&B NATIVE CULTIVAR Y

PLANT SCHEDULE NORTH PH 1

L1.1
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1. ENTIRE SITE SHALL BE FULLY IRRIGATED. THE  CONTRACTOR SHALL
SUBMIT IRRIGATION SHOP DRAWINGS  FOR REVIEW AND APPROVAL BY
THE LANDSCAPE  ARCHITECT PRIOR TO INSTALLATION.

2. PROVIDE SITE WIDE IRRIGATION SYSTEM DESIGN AND INSTALLATION.
SYSTEM SHALL BE FULLY PROGRAMMABLE AND CAPABLE OF
ALTERNATE DATE WATERING.  THE SYSTEM SHALL PROVIDE HEAD TO
HEAD OR DRIP COVERAGE AND BE CAPABLE OF DELIVERING ONE INCH
OF PRECIPITATION PER WEEK.  SYSTEM SHALL EXTEND INTO THE
PUBLIC RIGHT-OF-WAY TO THE EDGE OF PAVEMENT/BACK OF CURB.

3. CONTRACTOR SHALL SECURE APPROVAL OF PROPOSED IRRIGATION
SYSTEM INLCUDING PRICING FROM OWNER, PRIOR TO INSTALLATION.

4. SEE MECHANICAL AND ELECTRICAL PLANS AND SPECIFICATIONS FOR
IRRIGATION WATER, METER, AND POWER CONNECTIONS.

5. CONTRACTOR TO VERIFY LOCATION OF ALL UNDERGROUND/ABOVE
GROUND FACILITIES PRIOR TO ANY EXCAVATION/INSTALLATION. ANY
DAMAGE TO UNDERGROUND/ABOVE GROUND FACILITIES SHALL BE THE
RESPONSIBILITY OF THE CONTRACTOR AND COSTS ASSOCIATED WITH
CORRECTING DAMAGES SHALL BE BORNE ENTIRELY BY THE
CONTRACTOR.

6. SERVICE EQUIPMENT AND INSTALLATION SHALL BE PER LOCAL UTILITY
COMPANY STANDARDS AND SHALL BE PER NATIONAL AND LOCAL
CODES.  EXACT LOCATION OF SERVICE EQUIPMENT SHALL BE
COORDINATED WITH THE LANDSCAPE ARCHITECT OR EQUIVALENT AT
THE JOB SITE.

7. CONTRACTOR SHALL COORDINATE WITH LOCAL UTILITY COMPANY FOR
THE PROPOSED ELECTRICAL SERVICE AND METERING FACILITIES.

8. IRRIGATION WATER LINE CONNECTION SIZE IS 1-12" AT BUILDING.
VERIFY WITH MECHANICAL PLANS.

9. ALL MAIN LINES SHALL BE 18" BELOW FINISHED GRADE.

10. ALL LATERAL LINES SHALL BE 12" BELLOW FINISHED GRADE.

11. ALL EXPOSED PVC RISERS, IF ANY, SHALL BE GRAY IN COLOR.

12. CONTRACTOR SHALL LAY ALL SLEEVES AND CONDUIT AT 2'-0" BELOW
THE FINISHED GRADE OF THE TOP OF PAVEMENT. EXTEND SLEEVES TO
2'-0" BEYOND PAVEMENT.

13. CONTRACTOR SHALL MARK THE LOCATION OF ALL SLEEVES AND
CONDUIT WITH THE SLEEVING MATERIAL "ELLED" TO 2'-0" ABOVE
FINISHED GRADE AND CAPPED.

14. FABRICATE ALL PIPE TO MANUFACTURE'S SPECIFICATIONS WITH CLEAN
AND SQUARE CUT JOINTS. USE QUALITY GRADE PRIMER AND SOLVENT
CEMENT FORMULATED FOR INTENDED TYPE OF CONNECTION.

15. BACKFILL ALL TRENCHES WITH SOIL FREE OF SHARP OBJECTS AND
DEBRIS.

16. ALL VALVE BOXES AND COVERS SHALL BE BLACK IN COLOR.

17. GROUP VALVE BOXES TOGETHER FOR EASE WHEN SERVICE IS
REQUIRED.  LOCATE IN PLANT BED AREAS WHENEVER POSSIBLE.

18. IRRIGATION CONTROLLER LOCATION SHALL BE VERIFIED ON-SITE WITH
OWNER'S REPRESENTATIVE.

19. CONTROL WIRES:  14 GAUGE DIRECT BURIAL, SOLID COPPER
IRRIGATION WIRE.  RUN UNDER MAIN LINE. USE MOISTURE-PROOF
SPLICES AND SPLICE ONLY AT VALVES OR PULL BOXES. RUN SEPARATE
HOT AND COMMON WIRE TO EACH VALVE AND ONE (1) SPARE WIRE AND
GROUND TO FURTHEST VALVE FROM CONTROLLER. LABEL OR COLOR
CODE ALL WIRES.

20. AVOID OVER SPRAY ON BUILDINGS, PAVEMENT, WALLS AND ROADWAYS
BY INDIVIDUALLY ADJUSTING RADIUS OR ARC ON SPRINKLER HEADS
AND FLOW CONTROL ON AUTOMATIC VALVE.

21. ADJUST PRESSURE REGULATING VALVES FOR OPTIMUM PRESSURE ON
SITE.

22. USE SCREENS ON ALL HEADS.

23. A SET OF AS-BUILT DRAWINGS SHALL BE MAINTAINED ON-SITE AT ALL
TIMES IN AN UPDATED CONDITION.

24. ALL PIPE 3" AND OVER SHALL HAVE THRUST BLOCKING AT EACH TURN.

25. ALL AUTOMATIC REMOTE CONTROL VALVES WILL HAVE 3" MINIMUM
DEPTH OF 3/4" WASHED GRAVEL UNDERNEATH VALVE AND VALVE BOX.
GRAVEL SHALL EXTENT 3" BEYOND PERIMETER OF VALVE BOX.

26. THERE SHALL BE 3" MINIMUM SPACE BETWEEN BOTTOM OF VALVE BOX
COVER AND TOP OF VALVE STRUCTURE.

IRRIGATION NOTES:

FINISHED GRADE

18" - VERIFY W/ PLAN

AGGREGATE MAINTANENCE STRIP
N T S

SLOPE - MIN. 2%, MAX. 5:1
VERIFY W/ GRADING PLAN

MIN. 3" LAYER OF ROCK MULCH AS SPECIFIED.
PROVIDE SAMPLE TO LANDSCAPE ARCHITECT FOR
APPROVAL PRIOR TO INSTALLATION

FACE OF BUILDING, WALL, OR STRUCTURE

STAKED LANDSCAPE EDGER AS SPECIFIED, SEE
MANUFACTURER'S INSTRUCTIONS AND SPECS. FOR
INSTALLATION AND PLACEMENT

WATER PERMEABLE GEOTEXTILE FABRIC AS SPECIFIED

COMPACTED SUBGRADE

1

PERENNIAL BED PLANTING
N T S

PLANT TOP OF ROOTBALL 1-2" ABOVE  ABOVE
SURROUNDING GRADE

ROOTS AT OUTER EDGE OF ROOTBALL LOOSENED TO
ENSURE PROPER BACKFILL-TO-ROOT CONTACT

SLOPE SIDES OF HOLE OR VERTICAL SIDES AT EDGE OF
PLANTING BED

EXISTING GRADE

ROCK OR ORGANIC MULCH, SEE GENERAL LANDSCAPE
NOTES AND PLAN NOTES FOR MULCH TYPE.  KEEP MULCH
MIN. 2" FROM PLANT STEM

BACKFILL AS PER SPECIFICATION

DO NOT EXCAVATE BELOW ROOTBALL.

SIZE VARIES
SEE LANDSCAPE PLAN

MODIFY EXCAVATION BASED ON LOCATION OF PLANT
MATERIAL AND DESIGN OF BEDS OR OVERALL PLANT
PLACEMENT

4

DECIDUOUS & CONIFEROUS SHRUB PLANTING
N T S

PRUNE AS FIELD DIRECTED BY THE LANDSCAPE ARCHITECT
TO IMPROVE APPEARANCE (RETAIN NORMAL SHAPE FOR
SPECIES)

PLANT TOP OF ROOTBALL 1-2" ABOVE  ABOVE
SURROUNDING GRADE

ROOTS AT OUTER EDGE OF ROOTBALL LOOSENED TO
ENSURE PROPER BACKFILL-TO-ROOT CONTACT

SLOPE SIDES OF HOLE OR VERTICAL SIDES AT EDGE OF
PLANTING BED

EXISTING GRADE

ROCK OR ORGANIC MULCH, SEE GENERAL LANDSCAPE
NOTES AND PLAN NOTES FOR MULCH TYPE.  KEEP MULCH
MIN. 2" FROM PLANT TRUNK

BACKFILL AS PER SPECIFICATION

DO NOT EXCAVATE BELOW ROOTBALL.

THREE TIMES WIDTH
OF ROOTBALL

RULE OF THUMB - MODIFY EXCAVATION BASED ON
LOCATION OF PLANT MATERIAL AND DESIGN OF BEDS OR
OVERALL PLANT PLACEMENT

3

THREE TIMES WIDTH
OF ROOTBALL

DECIDUOUS & CONIFEROUS TREE PLANTING
N T S

PRUNE AS FIELD DIRECTED BY THE LANDSCAPE ARCHITECT
TO IMPROVE APPEARANCE (RETAIN NORMAL TREE SHAPE)

THREE 2"X4"X8' WOODEN STAKES, STAINED BROWN WITH
TWO STRANDS OF WIRE TWISTED TOGETHER. STAKES
SHALL BE PLACED AT 120° TO ONE ANOTHER. WIRE SHALL
BE THREADED THROUGH NYLON STRAPPING WITH
GROMMETS.  ALTERNATE STABILIZING METHODS MAY BE
PROPOSED BY CONTRACTOR.

TRUNK FLARE JUNCTION:  PLANT TREE 1"-2" ABOVE
EXISTING GRADE

MULCH TO OUTER EDGE OF SAUCER OR TO EDGE OF
PLANTING BED, IF APPLICABLE.  ROCK OR ORGANIC MULCH,
SEE GENERAL LANDSCAPE NOTES AND PLAN NOTES FOR
MULCH TYPE.  KEEP MULCH MIN. 2" FROM PLANT TRUNK

EXISTING GRADE

CUT AND REMOVE BURLAP FROM TOP 1/3 OF ROOT BALL. IF
NON-BIODEGRADABLE, REMOVE COMPLETELY

SLOPE SIDES OF HOLE OR VERTICAL SIDES AT EDGE OF
PLANTING BED

BACKFILL AS SPECIFIED

COMPACT BOTTOM OF PIT, TYP.

RULE OF THUMB - MODIFY EXCAVATION BASED ON
LOCATION OF PLANT MATERIAL AND DESIGN OF BEDS OR
OVERALL PLANT PLACEMENT

2

REVISION SUMMARY

DATE DESCRIPTION

Know what's below.
before you dig.Call

R

0

1" = 20'-0"

20'-0"10'-0"

N

ADDITIONAL FOUNDATION PLANTING WILL BE PROVIDED AND COUNT
TOWARD REQUIRED LANDSCAPE TREES.  EACH BUILDING UNIT WILL GET AN
ADDITIONAL (1) ORNAMENTAL TREES AND (3) SHRUBS.  THESE WILL BE
ARRANGED AND POSITIONED TO BEST PRESENT THE INDIVIDUAL BUILDING
THE UNIT IS IN, AND NOT NECESSARILY IN DIRECT ADJACENT PROXIMITY TO
THE INDIVIDUAL UNIT.

LANDSCAPE NOTES:

MULCH SCHEDULE
AREA MULCH TYPE EDGING FABRIC REMARKS

TREE RINGS 4" DEPTH, SHREDDED CEDAR YES NO SEE DETAIL SHT. L1.1

PLANTING BEDS 1-1/2" CRUSHED LIMESTONE4" DEPTH, YES NO

MAINT. STRIP AT BUILDING FOUNDATION 1-1/2" CRUSHED LIMESTONE4" DEPTH, YES YES SEE DETAIL SHT. L1.1

NATIVE SEED AREAS STRAW MULCH NO NO

INSTALL PER SEED SUPPLIER SPECS.,
SEE GRADING PLAN AND SPECS. FOR
SLOPE BLANKET AND STABILIZATION,
COORD. WITH GRADING CONTRACTOR

NOTE:   COORDINATE ALL MULCH AND PLANTING BED MATERIAL PRIOR TO INSTALLATION, PROVIDE SAMPLES AND SHOP DRAWINGS/PHOTOS/DATA SHEETS  OF ALL
MATERIALS

1. ALL EXISTING UTILITY LOCATIONS SHOWN ARE APPROXIMATE.  CONTACT "GOPHER
STATE ONE CALL" (651-454-0002 OR 800-252-1166) FOR UTILITY LOCATIONS, 48
HOURS PRIOR TO  CONSTRUCTION.  THE CONTRACTOR SHALL REPAIR OR REPLACE
ANY UTILITIES THAT ARE DAMAGED DURING CONSTRUCTION AT NO COST TO THE
OWNER.

2. SEE MULCH SCHEDULE FOR MULCH AND GROUND COVER PROTECTION AS
SPECIFIED

3. IF SHOWN ON PLAN, RANDOM SIZED LIMESTONE BOULDERS COLOR AND SIZE TO
COMPLIMENT NEW LANDSCAPING.  OWNER TO APPROVE BOULDER SAMPLES PRIOR
TO INSTALLATION.

4. PLANT MATERIALS SHALL CONFORM WITH THE AMERICAN ASSOCIATION OF
NURSERYMEN STANDARDS AND SHALL BE OF HARDY STOCK, FREE FROM DISEASE,
DAMAGE AND DISFIGURATION. CONTRACTOR IS RESPONSIBLE FOR MAINTAINING
PLUMPNESS OF PLANT MATERIAL FOR DURATION OF ACCEPTANCE PERIOD.

5. UPON DISCOVERY OF A DISCREPANCY BETWEEN THE QUANTITY OF PLANTS SHOWN
ON THE SCHEDULE AND THE QUANTITY SHOWN ON THE PLAN, THE PLAN SHALL
GOVERN.

6. CONDITION OF VEGETATION SHALL BE MONITORED BY THE LANDSCAPE ARCHITECT
THROUGHOUT THE DURATION OF THE CONTRACT. LANDSCAPE MATERIALS PART OF
THE CONTRACT SHALL BE WARRANTED FOR TWO (2) FULL GROWING SEASONS
FROM SUBSTANTIAL COMPLETION DATE.

7. ALL AREAS DISTURBED BY CONSTRUCTION ACTIVITIES SHALL RECEIVE 6" LAYER
TOPSOIL AND SOD AS SPECIFIED UNLESS OTHERWISE NOTED ON THE DRAWINGS.

8. COORDINATE LOCATION OF VEGETATION WITH UNDERGROUND AND OVERHEAD
UTILITIES, LIGHTING FIXTURES, DOORS AND WINDOWS. CONTRACTOR SHALL STAKE
IN THE FIELD FINAL LOCATION OF TREES AND SHRUBS FOR REVIEW AND APPROVAL
BY THE LANDSCAPE ARCHITECT PRIOR TO INSTALLATION.

9. ALL PLANT MATERIALS SHALL BE WATERED AND MAINTAINED UNTIL ACCEPTANCE.

10. REPAIR AT NO COST TO OWNER ALL DAMAGE RESULTING FROM LANDSCAPE
CONTRACTOR'S ACTIVITIES.

11. SWEEP AND MAINTAIN ALL PAVED SURFACES FREE OF DEBRIS GENERATED FROM
LANDSCAPE CONTRACTOR'S ACTIVITIES.

12. PROVIDE SITE WIDE IRRIGATION SYSTEM DESIGN AND INSTALLATION.  SYSTEM
SHALL BE FULLY PROGRAMMABLE AND CAPABLE OF ALTERNATE DATE WATERING.
THE SYSTEM SHALL PROVIDE HEAD TO HEAD OR DRIP COVERAGE AND BE CAPABLE
OF DELIVERING ONE INCH OF PRECIPITATION PER WEEK.  SYSTEM SHALL EXTEND
INTO THE PUBLIC RIGHT-OF-WAY TO THE EDGE OF PAVEMENT/BACK OF CURB.

13. CONTRACTOR SHALL SECURE APPROVAL OF PROPOSED IRRIGATION SYSTEM
INCLUDING PRICING FROM OWNER, PRIOR TO INSTALLATION.

PLANTING SEASON SCHEDULE
SEASON CONIFEROUS DECIDUOUS REMARKS

SPRING PLANTING APRIL 15 - JUNE 15 APRIL 15 - JUNE 15

FALL PLANTING AUGUST 21 - SEPTEMBER 30 AUGUST 15 - NOVEMBER 15

NOTE:   ADJUSTMENTS TO PLANTING DATES MUST BE APPROVED IN WRITING BY THE LANDSCAPE ARCHITECT.
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33
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19.017.679.6

LOCATION OF
PROPOSED
TOWNHOMES

PROPOSED RETAINING WALL

SWALE, SEE GRADING

PROPERTY LINE

APPROX. LOCATION OF
ADJACENT BUILDING

MULTI-LEVEL VEGETATIVE SCREEN PLANTING CONSISTING OF WHITE
PINE & EASTERN RED CEDAR EVERGREENS, PLANTS SHOWN AT

APPROX. 3 4  TO 1/2 FULL GROWN HEIGHT & WIDTH.  SEE LANDSCAPE
PLAN FOR INDIVIDUAL PLANT LOCATIONS AND DENSITY

5.
9

2 STORY PROPOSED
TOWNHOMES

INITIAL PLANTING SIZE

SCREEN PLANTS SUMMARY
PLANT TYPE INITIAL PLANTING SIZE MATURE SIZE
WHITE PINE - PINUS STROBUS EVERGREEN 6' HT. - SEE PLANTING SCHEDULE HT.: 80', SPRD.: 40'

RED CEDAR - JUNIPERUS VIRGINIANA EVERGREEN 6' HT. - SEE PLANTING SCHEDULE HT.: 40', SPRD.: 20'

36.019.3

LOCATION OF
PROPOSED
TOWNHOMESSWALE, SEE GRADING

PROPERTY
LINE

APPROX. LOCATION OF ADJACENT BUILDING

MULTI-LEVEL VEGETATIVE SCREEN PLANTING CONSISTING OF
WHITE PINE & EASTERN RED CEDAR EVERGREENS, PLANTS

SHOWN AT APPROX. 3 4  TO 1/2 FULL GROWN HEIGHT & WIDTH.  SEE
LANDSCAPE PLAN FOR INDIVIDUAL PLANT LOCATIONS AND

DENSITY

33
.5

2 STORY
PROPOSED
TOWNHOMES

6.
0

SCREEN PLANTS SUMMARY
PLANT TYPE INITIAL PLANTING SIZE MATURE SIZE
WHITE PINE - PINUS STROBUS EVERGREEN 6' HT. - SEE PLANTING SCHEDULE HT.: 80', SPRD.: 40'

RED CEDAR - JUNIPERUS VIRGINIANA EVERGREEN 6' HT. - SEE PLANTING SCHEDULE HT.: 40', SPRD.: 20'

INITIAL PLANTING
SIZE
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NOT FOR

CONSTRUCTION
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ISSUE/SUBMITTAL SUMMARY
DATE DESCRIPTION

10/23/2023 PRELIMINARY PLAT/PUD
11/20/2023 PRELIMINARY PLAT/PUD RESUBMITTAL

DRAWN BY MP, RB, MS, MD
REVIEWED BY MP, RB

PROJECT MANAGER MP

PROJECT NUMBER 23131

LICENSE NO.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 LANDSCAPE ARCHITECT UNDER
THE LAWS OF THE STATE OF MINNESOTA.

25821
Robert L. Binder
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PLANT SCHEDULE SUMMARY

REVISION SUMMARY

DATE DESCRIPTION

Know what's below.
before you dig.Call

R

0

1" = 10'-0"

10'-0"5'-0"
1 SECTION AA

0

1" = 5'-0"

5'-0"2'-6"
N3 CLUBHOUSE LANDSCAPE PLAN

0

1" = 10'-0"

10'-0"5'-0"
2 SECTION BB

SEE SHEET L1.1 FOR
GENERAL LANDSCAPE
& IRRIGATION NOTES
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[A] Temporary Easement per DAKOTA COUNTY
RIGHT OF WAY MAP NO. 435

73
R
D

S
T 

W
(A

 P
ub

lic
 R

/W
)

CONSTRUCTION
LIMITS

CONSTRUCTION
LIMITS

CONSTRUCTION
LIMITS

CONSTRUCTION
LIMITS

CONSTRUCTION
LIMITS

EXISTING TREES TO
REMAIN, PROVIDE

TREE PROTECTION
FENCING, TYP.

Civil Engineering  Surveying  Landscape Architecture

5000 Glenwood Avenue
Golden Valley, MN 55422

civilsitegroup.com                            612-615-0060

COPYRIGHT         CIVIL SITE GROUP INC.c

P
R

O
JE

C
T

PRELIMINARY:

NOT FOR

CONSTRUCTION

2022

ISSUE/SUBMITTAL SUMMARY
DATE DESCRIPTION

10/23/2023 PRELIMINARY PLAT/PUD
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LICENSE NO.DATE
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C1.1

TREE PRESERVATION
PLAN

REVISION SUMMARY

DATE DESCRIPTION

Know what's below.
before you dig.Call
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4.1

kaas wilson architects(612)879-6000 Drawn by: Checked by:

Inver Grove Heights TownhomesEXTERIOR ELEVATIONS

A7.2
     03/12/20Author Checker

1/8" = 1'-0"
1

BUILDING A - NORTH

1/8" = 1'-0"
2

BUILDING A - SOUTH

1/8" = 1'-0"
4

BUILDING A - WEST

1/8" = 1'-0"
3

BUILDING A - EAST

EXTERIOR MATERIALS
Material Mark Description Percentage Image

4.1 ADHERED CONCRETE MASONRY
VENEER

4%

7.1 VERTICAL CFB BOARD AND BATTEN
PANEL SIDING

1%

7.2 HORIZONTAL CFB 5" LAP SIDING -
WHITE

13%

7.3 CFB PANEL SIDING 14%

7.4 HORIZONTAL CFB 8" LAP SIDING -
DARK GRAY

29%

8.1 WINDOW GLAZING - BLACK FRAMES 38%
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kaas wilson architects(612)879-6000 Drawn by: Checked by:

Inver Grove Heights TownhomesEXTERIOR ELEVATIONS
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     03/12/20Author Checker

1/8" = 1'-0"
1

BUILDING D - NORTH

1/8" = 1'-0"
2

BUILDING D - SOUTH
1/8" = 1'-0"

3
BUILDING D - EAST

1/8" = 1'-0"
4

BUILDING D - WEST

EXTERIOR MATERIALS
Material Mark Description Percentage Image

4.1 ADHERED MASONRY STONE VENEER 10%

7.1 VERTICAL CFB BOARD AND BATTEN
PANEL SIDING

24%

7.2 HORIZONTAL CFB 5" LAP SIDING -
WHITE

26%

7.4 HORIZONTAL CFB 8" LAP SIDING -
DARK GRAY

10%
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Inver Grove Heights TownhomesEXTERIOR ELEVATIONS
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1/8" = 1'-0"
1

BUILDING E - NORTH

1/8" = 1'-0"
2

BUILDING E - SOUTH
1/8" = 1'-0"

3
BUILDING E - EAST

1/8" = 1'-0"
4

BUILDING E - WEST

EXTERIOR MATERIALS
Material Mark Description Percentage Image

4.1 ADHERED MASONRY STONE VENEER 11%

7.1 VERTICAL CFB BOARD AND BATTEN
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19%
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11%
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Material Mark Description Percentage Image

4.1 ADHERED MASONRY STONE VENEER 9%

7.1 VERTICAL CFB BOARD AND BATTEN
PANEL SIDING

17%

7.2 HORIZONTAL CFB 5" LAP SIDING -
WHITE

8%

7.4 HORIZONTAL CFB 8" LAP SIDING -
DARK GRAY

23%

8.1 WINDOW GLAZING - BLACK FRAMES 43%
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To: Ryan Dunlay, President 

Stuart Development Corporation 

From: Matt Pacyna, PE, Principal 
Transportation Collaborative & Consultants, LLC 

Date: November 17, 2023 

Subject: Argenta Trail Development Traffic Review 

INTRODUCTION 

TC2 was asked to conduct a traffic review of the proposed Argenta Trail Development in the southwest 
quadrant of the 70th Street (CR 26) and Argenta Trail (CR 63) intersection in the City of Inver Grove 
Heights. The proposed mixed-use development, which encompasses a total of about 18 acres, includes 
approximately 157 townhomes and future retail. The objectives of the review are to quantify existing 
and planned area infrastructure, estimate the trip generation of the proposed development and other 
potential land uses, and determine the overall impact to adjacent roadways with respect to capacity, 
access, and circulation. Based on a review of the proposed development and associated transportation 
system, the following findings are offered for consideration. 

Transportation Infrastructure 

• The proposed development is adjacent to 70th Street (CR 26) and Argenta Trail (CR 63), which were 
both reconstructed within the last year or two; these projects were designed to accommodate long-
term growth within the area and region, including the proposed development.   

• Access to the proposed development is planned to 70th Street (CR 26) via Archer Trail and Argenta 
Trail (CR 63) via 72nd Street; the 70th Street (CR 26) and Archer Trail intersection is a right-in/right-
out access, while the Argenta Trail (CR 63) and 72nd Street intersection is a three-quarter access.  

o The proposed access is consistent with Dakota County Access Spacing Guidelines, which 
indicates that for a divided highway with less than 35,000 vehicles per day, full-access is allowed 
every ¼-mile and partial access (i.e., three-quarter or right-in/right-out) every 1/8-mile.  

o The proposed development desires for the 70th Street (CR 26) and new Archer Trail intersection 
to be a three-quarter access, which would be consistent with current access spacing guidance. 

• The proposed internal roadways will connect to the adjacent city street network and residential 
neighborhoods via 71st Street and 73rd Street, improving overall roadway connectivity and circulation 
options for area residents. 

Trip Generation 

• A trip generation estimate for the proposed development, shown in Table 1, was created using the 
ITE Trip Generation Manual, 11th Edition.  

• The proposed townhouse development is expected to generate on average 63 a.m. peak hour,  
80 p.m. peak hour, and 1,058 daily trips; the a.m. and p.m. peak hours typically represent 7:30 to 
8:30 a.m. and 4:30 to 5:30 p.m. 
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• The maximum allowable residential density for the site based on the current zoning guidance is  
35 dwelling units per acre, which equates to a residential develop of approximately 420 units.   

• For comparison purposes, the trip generation for the maximum allowable residential development 
would be about two times the amount of peak hour and daily trips as compared to the residential 
portion of the proposed development. 

Table 1   Trip Generation Summary  

Land Use Type (ITE Code) 
Dev.  
Size 

AM Pk Hour PM Pk Hour 
Daily 

In Out In Out 

 Proposed Development 

   Multi-Family Housing (220) 157-units 15 48 50 30 1,058 

   Future Retail (822) 14,000 SF* 20 13 46 46 762 

Total  35 61 96 76 1,820 

 Maximum Allowable Residential Density 

   Multi-Family Housing (221)  420-units 36 119 100 64 1,908 

      * Estimated potential future retail space based on the remaining parcel size. 
 
Traffic Impacts / Circulation 

• Most traffic from the proposed development would be expected to utilize 70th Street (CR 26) via the 
new Archer Trail access or Argenta Trail (CR 63) via 72nd Street.   

• The adjacent roadway network has sufficient capacity to accommodate the proposed development 
and the projected traffic volumes on the local street system (i.e., Archer Trail, 72nd Street, etc.) are 
within reasonable levels given the overall residential context of these roadways. 

SUMMARY 

Based on this traffic review, the proposed development is consistent with land use guidance and 
expected growth within the area.  The adjacent roadway network, which includes 70th Street (CR 26) 
and Argenta Trail (CR 63), were recently reconstructed and designed to accommodate long-term 
growth within the area and region, including the proposed development. Therefore, no significant 
operational or safety issues are expected as a result of the proposed development. 
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Project: KSSK - Inver Grove Heights TH  

Event: Neighborhood Meeting  

Date: October 12, 2023  

Present: 

 Neighbors Sign-In Sheet Attached 
Mayor Dietrich 
Scott Peterson, KSSK 
Ryan Dunlay, Stuart Companies 
Petro Megits, KWA  
Malini Foobalan, KWA 
Matt Pavek, CSG 
Mike Sheehan, CSG 

 
      

Copy To:  City of Inver Grove Heights       

Next Meeting: N/A  

 
 
A neighborhood meeting was held specifically with neighboring residents (list as provided by city ) to present 
proposed development plans on property address 7101 Argenta Trail ( PIN: 20-00700-05-018).  
 
The 15-minute presentation included introduction of development team and their history with rental 
properties; proposed townhome design and intent, as well as a description of planned site access.  
 
Following the presentation, a question-and-answer session was conducted and the meeting ended with an 
informal open floor discussion between neighbors and the development team for any further clarifications and 
questions.   
 
Below is a summary of topics that had been discussed during the meeting:  
 

1) Q: Timing of information/ contact with neighbors seem late given the city and ownership have been  
     engaged for about 3-4 months. 
A: Initial contact and engagement with city were to discuss viability of proposal on a high-level.  
    The development team is just now engaging in a formal process with the city. Neighborhood   
    meeting falls within the formal application timeline as dictated by the city ordinance and  
    planning.   
     

2) Q: Site zoning and inclusion of retail 
A: Site is guided by Mixed-Use zoning per IGH’s 2040 Comprehensive Plan for the NWA. Access  
    through site is grandfathered through county development plans & on-going efforts. Curb cuts at  
    71st & 73rd ST. correspond with city’s vision to be thru streets. Density allowed for guiding zoning is   
    between 12min.-30ma.x units/acres.  
    Retail inclusion is a requirement per mixed-use zoning and is intended to be in phase II of   
    development.  
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3) Q: Site zoning and inclusion of retail 
A: Site is guided by Mixed-Use zoning per IGH’s 2040 Comprehensive Plan for the NWA. Access  
    through site is grandfathered through county development plans & on-going efforts. Curb cuts at  
    71st & 73rd ST. correspond with city’s vision to be thru streets.  

 
 

4) Q: Rental vs For-Sale 
A: Proposed market-rate rental townhomes 
 

5) Q: Range of housing type & appropriate buffer between R1/R3 
A: Site is guided by Mixed-Use zoning per IGH’s 2040 Comprehensive Plan for the NWA and will fall  
    under PUD guidelines. Buffer currently proposed (31’-5”) is within city’s setback guidelines and   
    limits for proposed zoning adjacencies.  
 

6) Q: Parking requirements and concerns for increased traffic through adjacent neighborhood 
A: Proposal currently shows 2:1 covered parking for all units except for 1-bedroom types. Additionally   
    each unit will have 2 driveway guest parking. Developers also explained new access thru site to the    
    north and southeast will provide traffic relief through existing neighborhoods.  
 

7) Q: Can buildings be more clustered to increase open green space?  
A: To achieve more cluster in pod, buildings will have to increase in height and will run into height   
     limitations of city code. Current design is intended to keep to a neighborhood scale. Proposed   
     design intentionally planned for 2 story types to be adjacent to existing single family homes and 3  
     story types to be adjacent to Argenta Trail.  
 

8) Q: Timing & Schedule of Development 
A:  Early Quarter 1 of 2024 to be reviewed at city council. 18-24 months of construction.  

 
Other general comments during open floor discussion include the following:  

a) Energy efficient/green building ; electric vs gas appliance 
b) Traffic impact study  
c) Overall massing study of development 
d) Grades and FF elevations between the TH and existing homes since the building heights are the same, 

are the elevations the same? 
e) Type of buffer provided between existing homes and current development 
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