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t's good to be home.

MONTROSE
PLANNING AND ZONING COMMISSION MEETING
AGENDA

Wednesday, August 10, 2022
7:00 PM

Montrose Community Center
200 Center Avenue South
Montrose, Minnesota §5363

1. Call to Order
2. Roll Call

3. Pledge of Allegiance

4. Approval of Agenda

5. Approval of Minutes

A. July 13, 2022 Planning and Zoning Commission Meeting Minutes
6. Public Hearing

A. To Consider a Request for a Preliminary Plat for Creekside Hollow, an 80-lot Single Family Development
on Approximately 40 Acres of Land Zoned R-1, Single Family Residential

7. Old Business
8. New Business
A. Updates from City Planner
9. Next Meeting
A. Wednesday, September 14, 2022 to be held at the Montrose Community Center — 7:00 p.m.

10. Adjournment

* * Please note that a quorum of the City Council may be present at the Planning
and Zoning Commission Meeting, * *



City of Montrose

Planning and Zoning Commission Meeting
Montrose Community Center

200 Center Avenue South

Wednesday, July 13, 2022

7:00 P.M.

1. CALL TO ORDER

Pursuant to call and notice the Montrose Planning and Zoning Commission met in Regular Session on
Wednesday, July 13, 2022 at 7:00pm.

Planning and Zoning Commission Chair, Mr. Charles Smallwood, called the meeting to order at 7:00 p.m.
2. ROLL CALL
Present: Commissioner Charles Smallwood
Commissioner Catherine Neiberger
Commissioner Sylvia Henry
Commissioner Roger Fraumann
City Council Liaison David Paradeise

Absent: Commissioner Shawn Cuff

Staff Present:  Ms. Jessica Bonniwell, City Administrator
Mzr. Bob Kirmis, City Planner

3. PLEDGE OF ALLEGIENCE
The Pledge of Allegiance was taken.
4. APPROVAL OF THE AGENDA

Commissioner Neiberger motioned to approve the July 13, 2022 Planning and Zoning Meeting Agenda.
Commissioner Henry seconded the motion. Motion carried 4-0.

5. APPROVAL OF THE MINUTES
A. May 18,2022 Planning and Zoning Commission Meeting Minutes

Commissioner Henry motioned to approve the May 18, 2022 Planning and Zoning Commission
Meeting Minutes. Commissioner Fraumann seconded the motion. Motion carried 4-0.

B. June 8, 2022 Planning and Zoning Commission Meeting Minutes

Commissioner Henry motioned to approve the June 8, 2022 Planning and Zoning Commission
Meeting Minutes. Commissioner Neiberger seconded the motion. Motion carried 4-0.

6. PUBLIC HEARING
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A. To Consider a Zoning Code Amendment to Chapter 1020-2: Fencing/Screening/Landscaping, related to
Residential Fences

Commissioner Henry motioned to close the Planning and Zoning Meeting and Open the Public
Hearing at 7:03 p.m. Commissioner Fraumann seconded the motion. Motion carried 4-0.

Mr. Kirmis went through the updated report as follows:

There are two particular clauses that have been raised by staff as being at issue in recent fence requests as
follows:

1) Requirements related to boundary line fences, and the provisions requiring neighbor
“sign-off” on a boundary line fence less than 2 feet from the common property line. This can be
burdensome for many, particularly in instances where neighbors are not getting along. Without

the neighbor’s agreement, the fence-building resident effectively gives up access to 2 feet of
his/her property.

Staff would prefer a blanket change that eliminates this clause, and instead allows fences
constructed of “no or low-maintenance” materials (such as coated steel, vinyl, etc.) to be built
with a fence permit, and proof of property line location via surveyor’s marking. The alternative

for fences that require maintenance (such as wood materials) would maintain the 2-foot setback to
accommodate that maintenance.

2) Side yard fencing on corner lots. The current regulations require that the side yards of
corner lots be treated as front yards for fence height, opacity, and setback purposes. This means
that a property owner on a corner lot who wishes to enclose their rear yard with a privacy fence
could only do so while leaving the 25 feet closest to the side street outside the fenced-in area.
Most residents prefer to enclose as much of their back yards as possible.

A recommended text change would propose that in side yards on corner lots (or rear yards on
through lots), a fence of up to 6 feet in height could be constructed so long as it meets a 10-foot
setback (rather than the current 25 feet). It is noted here that an open 4-foot fence can currently
be constructed up to the property/right-of-way line. This allowance would not change.

The Planning Commission asked for information on surrounding communities’ treatment of this
issue.

i.  InBuffalo, where building setbacks from public right of way are generally 30 feet, the
allowance for rear yard fences on through lots is 6 feet with a 20-foot setback. Buffalo
does not have an allowance for taller fences adjoining side yards on corner lots. Their

code makes an allowance for yards that adjoin alleys. A visual depiction of this is shown
below:
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ii.  InMonticello, the code permits side or rear fences abutting a public right of way to be up
to 7 feet in height (exceeding their typical 4-foot-high front yard fence), with a
requirement that such fences be set back at least 6 feet and include additional landscaping
in that 6-foot set back area.

iii.  InDelano, the code permits side or rear fences on corner lots abutting a public right-of-
way to be up to 6 feet in height, with a setback of at least 10 feet from the property/right-
of-way line, and provided they are behind the front building line of the home.

As an additional comment, some communities (Monticello is an example) have increased their fence
height allowances in side and rear yards to 7 feet, over the prior requirement of 6 feet. This tracks with
the Building Code changes that create an exemption from building permit requirements for fences of that
7-foot height — the prior standard was 6 feet. This further avoids disputes over 6-foot fences that
occasionally exceed that height due to variations in the ground level at the bottom of the fence.

In sum, the decision points on side/rear yard fences adjoining a public right-of-way are as follows:

A.

Should the City permit taller fences in these areas on corner or through lots?

The draft materials attached include this permission.

If so, should the taller fence be located behind the rear building line of the home, or behind the
front building line of the home?

The draft materials attached suggest the rear building line.
How tall should the fence be allowed to be?

The draft materials suggest 6 feet, consistent with the current maximum fence height in
rear yards.

What setback from the public right of way should the fence maintain?
The draft materials suggest 10 feet, reduced from the current 25 feet.
Should the rear-yard fence height be kept at 6 feet, or increased to 7 feet?

This amendment could be made if preferred by the Planning Commission.

The draft ordinance is as follows:
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1020-2: FENCES: Fences shall be permitted in all yards subject to the following;

A. Permit Required: No person except on a farm and related to agricultural uses, but not including hobby
farms, shall construct any fence without first making an application for and securing an administrative

permit for fences not exceeding six feet (6") in height, and a building permit for fences exceeding six feet
(6") in height.

B. Locations; Boundary Line Fences:

1. A fence that requires periodic maintenance shall be located no closer than two feet (2') from any side or
rear yard lot line on the property of the person constructing said fence. An exception to this may be

allowed by administrative fence permit provided that an-asreementaddressingeonstruction, maintenanee;
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o the proposed fence is
constructed of maintenance free materials (vinyl, vinyl-coated steel. metal with a durable finish, etc.). and
is located entirely upon the property of the fence permit applicant, verified by a certificate of survey.
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2. A fence that is maintenance free, such as a chain link of steel, plastic or vinyl, and is acceptable as such
to the zoning administrator, may be constructed up to the side or rear yard property line, with submission
of a certificate of survey to verify the location of the fence.

3. The City may require the owner of the property upon which a fence now exists, or may require any

applicant for a fence permit to establish the boundary lines of the property by a survey thereof to be made
by any land surveyor.

4. No fences shall be placed on or extend into public rights of way or onto public property.

C. Construction and Maintenance:

1. Every fence shall be constructed in a substantial, workmanlike manner and of substantial material
reasonably suited for the purpose for which the fence is proposed to be used. Every fence shall be
maintained in a condition of reasonable repair and shall not be allowed to become and remain in a
condition of disrepair or danger, or constitute a nuisance, public or private. Any such fence which is, or
has become dangerous to the public safety, health or welfare, is a public nuisance, and the Zoning
Administrator shall commence proper proceedings for the abatemment thereof.

2. That side of any fence considered to be its "face" (i.e., the finished side having no structural supports)
shall face abutting property or street right-of-way.

3. Electric fences shall only be permitted in the UR District when related to agriculture, and on farms in
other districts when related to agricultural purposes, but not as boundary fences.

4. Barbed wire fences shall only be permitted on farms related to agriculture except as provided for by
Section 1020-2.H.3 of this Ordinance.

D. Solid Walls: Solid walls up to eight feet (8') in height that are not part of buildings may be constructed
and maintained only within the buildable area of a lot.

E: Traffic Sight Visibility Triangle: On corner lots, no fence or screen shall be permitted within the traffic
sight visibility triangle specified by Section 1016-7 of this Ordinance.

F. Residential Fencing and Screening:

1. Except as provided herein, fences shall be at least five percent (5%4) open for passage of air, light, and
drainage.

Page 4 of 6



2. Except as provided herein, fences may not exceed six feet (6') in height. Montrose Zoning Ordinance
1020-2

3. Fences extending across front yards and-side yards abutting a public right-of-way shall not exceed
forty-eight inches (48") in height and shall be at least seventy five percent (75%) open space for passage

of air and light and shall conform to the traffic visibility triangle requirements of Section 1016-7 of this
Ordinance.

4. Fences extending across side yards adjoining a public right-of-way on corner lots, or across a rear yard
on through lots, shall meet the following requirements:

a. Such fence may be constructed to a height of six feet.

b. The fence shall be located behind the rear building line of the principal structure.

c. The fence shall be located no closer than 10 feet from the public right-of-way line.

d. The fence may be constructed as a solid fence for screening purposes, and shall be exempt
from the open space requirements in Section 1020-2 F.3. above. Notwithstanding this exemption,
the traffic visibility requirements of that Section shall continue to apply.

Mr. Kirmis stated that staff is recommending the draft amendment that is outlined in the packet for the
meeting.

No members of the public were present for comment at the meeting.

Commissioner Henry motioned to close the Public Hearing and Open the Planning
and Zoning Meeting. Commissioner Fraumann seconded the motion. Motion carried 4-0.

Discussion between Commission Members took place regarding the proposed ordinance changes.
Commissioner Fraumann asked if every property in Montrose have property markers around their
property. Ms. Bonniwell stated that markers should be present at properties, but have been illegally
removed over the years, especially for some of the older properties around town. Ms. Bonniwell stated
this is why the city would want all property owners that want to install a fence to obtain a survey or have
the property lines found and marked otherwise. Ms. Bonniwell stated that once the ordinance is passed,
the city will be having Metro West Inspection Services inspect all fences and property line information so
city staff is not responsible for the placement of the fence. Ms. Bonniwell stated this ordinance update
will no longer allow neighbors to sign off on property line fences, as long as they are maintenance free or
the fence will need to be set-back two feet. Ms. Neiberger asked if the ordinance change will allow a
seven-foot fence to be placed in the residential district. Ms. Bonniwell stated that the state has recently
changed their building code to allow a fence to be up to seven feet without requiring a building permit
and still just needing an administrative fence permit. The Commissioners stated they would be in favor of
keeping the fence height at six-feet. Ms. Neiberger shared her concerns about allowing a seven-foot fence
regarding people trying to increase the height of their already existing six-foot fence by adding chicken
wire or some other material to increase the height to seven feet. Mr. Kirmis stated that if they currently
have a six-foot fence, it would need to stay that way unless they pulled a permit to change their fence and
install a taller fence. Ms. Bonniwell stated that it would be up to the commission to make a
recommendation to stay with six feet or increase to allowing seven-foot fences. Ms. Neiberger stated she
did agree with the set-back of 10 feet from the public right-of-way line, reduced from 25 feet. Mr. Kirmis
stated that the higher fence would need to be located behind the rear building line, and not encroach into
the front yard, or past that rear building line. Ms. Neiberger asked about having different types of fences
next to each other if maintenance free fences will be allowed to be on the property line. Ms. Bonniwell
stated that is currently the case all over towns and neighbors have worked together to complete
maintenance and put fencing in their yards. Mr. Paradeise stated he has seen where there is an existing
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wood fence and the neighbor wants to put a chain-link fence, and the neighbor will just meet the wood

fence at the corner and the neighbor would share the wood fence as the fence line and not lay chain-link
against the wood fence. Mr. Kirmis stated this is an issue for property owners to handle without the city
being involved with how they will work with their neighbors to complete fencing. Ms. Neiberger stated

she did not agree with the two-foot set-back for fences that require maintenance and believes all fences
should be right on the property line.

Commissioner Fraumann motioned to approve recommendation to Council to adopt the draft
ordinance as written. Commissioner Neiberger seconded the motion. Motion carried 4-0.

7. OLD BUSINESS
No old business.
8. NEW BUSINESS

A. Updates from City Planner

Mr. Kirmis stated that the city has received an application for a Preliminary Plat for the Creekside Hollow
Development, which is just to the south of Cole Avenue and the Forest Creek Development.

9. NEXT MEETING

A. Wednesday, August 10, 2022 to be held at the Montrose Community Center — 7:00 p.m.
PUBLIC HEARING for Preliminary Plat

10. ADJOURNMENT

Commissioner Henry motioned to adjourn the meeting at 7:44 p.m. Commissioner Fraumann seconded the
motion. Motion carried 4-0.

ATTEST:

Charles Smallwood

Planning and Zoning Chair

City of Montrose
Jessica Bonniwell
City Administrator
City of Montfrose
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NORTHWEST ASSOCIATED CONSULTANTS, INC.

4150 Olson Memorial Highway, Ste. 320, Golden Valley, MN 55422

Telephone: 763.857.1100 Wehsite: www.nacplanning.com
MEMORANDUM
TO: Montrose Planning Commission
FROM: Stephen Grittman
DATE: August 3th, 2022

MEETING DATE: August 10th, 2022

RE: Montrose — Preliminary Plat for Creekside Hollow
The NE Quarter of the NW Quarter of Section 35, Twp 119 N,

Range 26 W, Wright County, MN, Subject parcel PID number: 112-
500-352100

NAC FILE NO: 273.03 - 22.03

Background and Analysis

The subject property consists of approximately 40 acres and is currently broken into 3
phases. Per the submitted plans, the property is planned for 80 units. The property is
zoned R-1, Single Family Residential, and is adjoined by other single-family parcels to
the north and east, with suggested future uses towards the west and south parcels.

Creekside Hollow Preliminary Plat.

Lot sizes. The proposed subdivision consists of 80 proposed lots. The applicant
illustrates home sites on each of the 80 parcels, consistent with the City’s R-1 zoning
regulations, which require lots of 10,000 square feet in area and 75 feet of width.
Setbacks are shown to be consistent with the requirements for 25 feet front, 10 feet
side, and 20 feet rear. Corner lots are required (and are shown) to maintain a 25 foot
setback from both streets.

The current design meets/exceed all lot requirements. The proposed lots are a
combination of rambler (26), lookout (28) and walkout (26) homesites along the west



side of Aspen Lane, with full basement lots along the east side of Aspen. The easterly
extension of Fieldcrest Avenue show full-basement walkouts and lookouts.

Street and Subdivision layout. The subdivision property lies in an area that has seen a
significant amount of development activity on surrounding properties. To the east is the
Northridge plats, including the recently approved Northridge 6" Addition. To the
northeast is the Rolling Meadows subdivisions. To the north is the Forest Creek
subdivisions. To the south is the Park View subdivision, with some yet-to-be developed

land adjoining the subject Creekside Hollow property. Landsto the west are as yet
unplatted.

Each of the subdivisions mentioned have provided street extensions that are planned to
interconnect with the various plats, including the Creekside Hollow property.
Connections to the external major collector street system is a critical factor in
subdivision design. Without these interconnections, long stretches of street end up
serving isolated neighborhoods.



This condition raises two issues. First is the availability of, and response time for,
emergency services including police, fire, and ambulance. VWhen the service route is
complex and the need is isolated, each of these service responses are impaired and
threaten public safety. Moreover, in some circumstances such as storms that result in
blocked streets, access to emergency services can be cut off completely.

The second issue relates to the nature of low density residential neighborhoods, and the
traffic levels created by the long single-access street designs. Common residential
design will work to avoid concentrations of street traffic over 300 trips per day, with a
maximum planned level of 500 trips per day. A standard trip generation expectation for

single family homes is 10 trips (actually “trip ends”) per day. A trip end is a trip that
originates or terminates at a certain location.

In practice, residential streets that carry more than 500 trips per day begin to lose the
safety and character of low density areas. As such, residential design requires a
system of street interconnections to avoid an over-concentration of trips in any particular
location. When we review subdivision proposals, we apply this standard by ensuring
that there is at least one street connection for every 30 lots to 50 lots, at minimum.

An example of how this is more commonly applied is through the Subdivision Ordinance
limitation on cul-de-sac length. The City’s 500 foot cul-de-sac length regulation is
designed to limit the total number of homes — thus the traffic generated by those homes
- before the neighborhood must have another outlet to an external street.

This design consideration comes into play both as a part of the overall development
planning, and in the phasing proposed for multi-phase projects. The street design
issues for Creekside Hollow relate both to the immediate ability to serve the subdivision
with external street connections, and are then complicated by the phasing of this and
nearby subdivision development.

To be noted is that connections to the west are purely speculative at this point, since
there has been no imminent subdivision interest for that property. To the south, the still
remains a future connection but additional property must be developed to create that
connection. To the north, the connection to be made to the Forest Creek subdivision is
to a street that already is far over the short-term capacity — only one connection through
this subdivision to Clementa Avenue serves the entire subdivision of nearly 150 homes.

A connection from the Creekside Hollow project’s 3™ phase of 20 lots is proposed to 7t
Street to the east, which itself will connect to Aspen Lane with the addition of the

Northridge 6" project. The 3" phase also shows a future connection to land to the
south.

Phases 1 and 2 of Creekside Hollow (30 lots each, total of 60 lots), would have one
connection to the north immediately (through the Forest Creek subdivision of 150
homes as noted); a second connection would provide future access to the west when
that land is proposed for development. These first two phases would push development
utilizing the single road connection to Clementa to more than 200 residential units.
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The design proposed by the applicant relies on a future connection to the west, as
noted, and a connection between Phases 2 and 3 to the east. However, the applicants
argue that the easterly connection to 7t Street serves not advantage for this
subdivision, and because it crosses the creek — a relatively expensive additional cost —

the applicants are suggesting that the City should pay for that expense, since the route
benefits only the surrounding property.

Planning staff disagrees with this assessment. Without that connection — and in a very
early phase of development - it is arguable that none of this subdivision is buildable due
to the additional traffic burden it would place on already over-burdened external local
streets. The City has treated this east-west connection as a “minor collector” street,
which is one that is designed to carry a bit more than the standard traffic of a residential
neighborhood, but which is still permitted to have direct driveway and lot access. Major
collectors, by contrast, would not typically have direct lot access.

The overall street arrangement proposed is an acceptable design for the subject
property, and should result in an attractive subdivision with conforming single family
lots. However, street connections and construction would appear to raise a significant
issue with project timing. Staff would recommend that the connection to 7t Street to the
east is a vital connection to make as an initial aspect of the project development.

Moreover, that connection is necessary to make the overall project feasible rather than
a connection that benefits off-site property. If practical, planning staff would recommend
that Phase 3 be the first phase of this project, including a connection across the creek to
be timed with Phase 2 construction to the west. [f not due to utility service concerns,
some connection of the streets between Forest Creek to the north, and Park View to the
east should be required as a part of first phase construction. Efforts to minimize the
design needs or cost of the creek crossing would be supported, pending City Engineer
approval, but these costs are attributable to this project.

Tree Preservation/Replacement. A significant amount of tree cover is impacted by the
proposed plat. The City’s Subdivision Ordinance allows 50% of the frees on a
subdivision property to be removed for development activity. When more than 50% are
removed, the additional removals are to be replaced at a 1.5 caliper inch replanting rate
per 1.0 caliper inches removed.

For this project, the applicant’s survey summary indicates that 71% of the caliper inches
of existing trees are being removed, resulting in excess above the 50% threshold of
4,298 caliper inches of tree replacement requirement. At a typical size of 2.5 caliper
inches at the time of planting, this would result in a replacement requirement of
approximately 1,719 newly planted trees.

The applicant believes that this requirement is unreasonable. They have requested the
approval of the submitted landscape plan, which has, “as many trees as can be planted
on site while maintaining best horticulture/landscape practices.”



The applicant also wants to bring in “high quality” trees, these trees must meet the code
of 1020-4B, or be approved by city staff. The proposed landscaping plan shows a
planting plan of 243 new trees, or 607 caliper inches.

The Subdivision Ordinance establishes two alternative replacement options for excess
removal. That clause reads as follows:
(a) Cash Payment. The subdivider may mitigate the free loss via cash payment
to the City. Such payment shall equal the product of the total required caliper
inches to be replaced multiplied by the fee per diameter inch as set forth by

the City fee schedule. The cash payment shall be utilized for City forestry
projects as determined by the City.

(b) Off-Site Planting. The subdivider may plant replacement trees upon either
property located within the City which is either under the control of the
subdivider or owned by the City of Montrose.

Due to the nature of the property in question, there is a significant amount of tree cover
that is inevitably going to be lost for street construction, house pad grading, and the
associated lot and stormwater grading necessary. However, it must be noted that much
of the woodland on the site consists of high quality trees (Maple, Basswood, Bitternut
Hickory, Ironwood, Hackberry, Oak).

In planning staff's estimation, there are three areas of consideration toward tree
preservation on the site:

e larger sized trees installed
The landscape Plan utilizes 2.5” (minimum) sized replacement trees. The trees
have been located on the site in an acceptable manner, however, larger than

minimum sizes could be proposed to raise the caliper inches to meet the required
removal threshold.

e Grading Limits
It would appear that the limits of grading could be altered in several locations to
preserve significant trees—particularly in rear lots. Lessening rear yard “flat” area
size, utilizing walls, or utilizing steeper slopes would save more of the existing
tree cover—resulting in a lower tree removal over the 50% allowed.

In this review—500" inches of trees to be removed were identified that were
within the 50" OHWL creek setback (Wetland C). Keeping grading out of the
creek wetland buffer would reduce the tree loss by this amount.

o Stormwater Pond (Basin 200P). A large number of significant trees have been
removed for the location/construction of basin 200P—while the area in the NE
corner of the site appears to have a limited number of significant trees, yet a
comparable area in size. If possible, shifting the pond to the north would reduce
tree loss. As noted below, this area is of marginal use for park land.
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Once these options are explored, the remaining gap, if any, should be assigned
according to the ordinance cited above.

One option for replacement is planting in other areas of the community, specifically
including parks or open spaces where additional tree cover is desired. The City should
address the applicant’s request to waive this requirement. If this is to be considered, it
may be appropriate to do so by addressing the ordinance requirements with a more
generally applicable ordinance amendment rather than a case-by-case waiver.

Naturally, the purpose of the tree replacement requirement isto encourage developers
to design subdivisions in a way that preserves existing tree cover wherever possible.

Water and Sewer

The proposed neighborhood will be serviced with water and sanitary sewer from
existing infrastructure located to the south, east, and north. The City Engineer will
comment on utility services, including stormwater management.

Parks, Trails, and Open Space.

The Subdivision Ordinance provides for park dedication from every subdivision, either
land or cash. No park land is proposed with this project — a cash payment in lieu of land
per City fee schedule would be expected A portion of the very northeast corner of the
plat could be used for park if the City is interested in that area. However, it is across the
creek from the Forest Creek park area, so it's use and accessibility is questionable.

The plat shows the extension of a planned trail along the creek as has been planned
from the Rolling Meadows subdivision, terminating eventually at the 7t Street creek
road crossing. With connections to the internal sidewalk system, this plan would serve
the pedestrian and bicycle transportation needs of the area.

Sidewalk is currently in place along the west side of Aspen Lane to the north. The
proposed plat drawing includes an extension of this sidewalk along the west side of the
street to 7t Street. In addition, the plans show sidewalk along the north side of
Fieldcrest Avenue, linking 7t Street and Aspen Lane, in accardance with the Ordinance.
Sidewalk is in place along the south side of 7" Street for its full length - no gaps are
foreseen as a part of this project.

Summary and Recommendation

The proposed preliminary plat for Creekside Hollow sizes for ali lots are consistent with
that plan, and with those of the surrounding neighborhoods. All lots meet the
dimensional standards of the R-1 District, and as such, planning staff recommends
approval of the Preliminary Plat, with the following conditions:
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. The applicant considers modified grading as noted in this report, reducing tree
loss and minimizing replacement requirements.

. The applicant provides additional replacement tree planting not possible in the
proposed plat in accordance with the Subdivision Ordinance noted above,
including either or both tree planting in eligible off-site locations and/or cash
payments according to city policy and ordinances.

. The plat layout and phasing is timed to ensure that street connections from the
north through to the east are made as a part of the initial phasing to avoid further
overburdening of the street traffic in adjoining neighborhoods.

. The applicant enters into a development contract securing the various public and
private improvements and the established required park dedication.

. The applicant provides for and financially secures tree and lawn planting as a
part of the plat construction.

. The applicant complies with City staff's decision related to the waterway
crossing.

. The applicant complies with the requirements of the City Engineer related to
street, utility, grading, and stormwater requirements.

. Other recommendations of staff and/or Planning Commission following the public
hearing.



2040 Highway 12 East
g?ﬂ?l E Wilmr, VN 56201-5818

Ph: (320) 231-3956

Real People. Real Solutions. Fax: (320 231-9710

Bolton-Menk.com

August 2, 2022

Honorable Mayor Moynagh
City Council Members
Planning Commission

City of Montrose

via e-mail: jbonniwell@montrose-mn.com

RE:

Creekside Hollow - Preliminary Plat
Montrose, Minnesota
Project No.: 0W1.126358

Dear Council and Planning Commission,

We have reviewed the Preliminary Plat and Preliminary Construction Plans dated 6/17/2022 and have the
following comments.

1.

10.

11.

The phasing plan shall be revised to include the creek crossing and connection to 7% St. as an
early part of the development phasing instead of the last phase as currently proposed.

The right of way for all roads except cul-de-sac roads and the collector road shall be 60-feet.
The right of way for the collector road shall be 80-feet and cul-de-sac roads shall be 50-feet.

All streets shall be named on the plat and plans.

Drainage and utility easements shall be expanded to include the wetland buffers on lots 6 thru
12 Block 4, Lots 1 thru 6 Block 3, and Lot 4 Block 1.

Outlots A, B, C, and D which contain wetlands and ponds shall be deeded to the City upon final
plat recording.

The loop road and cul-de-sac roads street width shall be 33".
A5’ boulevard shall be placed between all sidewalks and curb.

Lot 1 Block 5 and Lot 12 Block 4 will be un-buildable until such time that the collector street is
extended to the west and the temporary cul-de-sac is removed. A building restriction
document shall be recorded against the lots or other means to restrict building shall be
completed as approved by the City.

An easement shall be placed over the temporary cul-de-sac on Lot 9 Block 3.

Driveways shall be located off of the side streets instead of the collector road on Lot 1 Block 9,
Lot 8 Block 4, and Lot 8 Block 3.

The collector road shall have minimum 300’ radii on all curves.

https://boltonmenk-my.sharepoint.com/personal/justinka_bolton-menk_com/documents/desktop/2022-08-02 126358 creekside hollow preliminary plat.docx

Bolton & Menk is an equal opportunity employer.
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. Driveway widths within the right of way shall be a minimum of 20 feet.
A potential trail extension south of the collector road shall be discussed with the City.
An additional catch basin shall be added in the vicinity of the rear yard of Lot 18 Block 9.

The lookout elevation for Lot 6 Block 5 shall be added.

The lookout elevations for Lots 14 and 15 Block 9 shall be raised to 972.5 to meet the 2’
minimum EOF separation.

The low floor elevation for Lot 1 Block 7 shall be raised to 964.0 to maintain 3’ above the
adjacent pond NWL.

Pond 200P shall have a rip-rap EOF.

Maintain minimum 2 feet above the EOF for low opening elevations on Lots 1, 2, 3, 4 and 21
Block 9.

At least one additional catch basin shall be added in the rear yard in the vicinity of Lot 5 Block
2,

The creek running through the site is located in the Shoreland Overlay District. The
structure setback requirement is 50-ft from the ordinary high water level. According to

the site plan several lots do not meet this criteria. The layout shall be adjusted
accordingly.

The proposed 100-yr creek OHWL shall be shown on the grading plans.

The rear yard drainage in Lot 19 Block 9 shall be adjusted to achieve a minimum 2%
grade from the back of the house pad.

Street plan and profile sheets shall be submitted with the final plans. Include labeling of all radii
on the plan.

Include a typical section specific to this development in the final plans. The typical section shall
consist of a 5" boulevard and 5" wide sidewalk all located within the right-of-way.

Utility plan and profile sheets shall be submitted with the final plans.
Proposed water and sewer services shall be shown on the final plans.
All storm sewer shall have a minimum cover of 3’ over the top of the pipe.

Minimum storm sewer size is 12-inches. Storm sewer pipe sizescan be reduced to 12-inch
diameter if capacity allows.

All catch basins within the roadway shall have rings coated with Flex-Seal.
Easements shall be 30" wide in all storm sewer locations.

The outlet control structure detail information does not match what is shown in the
Storm Water Management Plan. The details on sheet 9.3 shall be adjusted accordingly.

Bolton & Menk is an equal opportunity employer.
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Creekside Hollow — Preliminary Plat
August 2, 2022

Page 3

33.

34.
35.

36.

37.

38.

39;

40.
41.

42.
43,
44,
45,

46.
47.
48.
49.

50.

51.

52;

CBMH-302 and CBMH-311 shall be tied together, which may require an additional
structure, to eliminate one FES into pond 300P.

The outlet elevation of FES-150 shall be adjusted to 961.00.

A storm sewer structure table shall be included in the final plans that includes structure
sizes, castings, etc.

The HWL's for wetlands B, D and the proposed HWL in wetland C on the upstream and
downstream side of the collector street shall be calculated.

The NRCS soils map shows a majority of the upland soils in the development to be Type C soils.
The Curve Numbers in the HydroCAD calculations should be updated to reflect this soil type.

Several of the time-of-concentrations are very small, less than 5 minutes. The NRCS Velocity

Method is the preferred method for determining the time of concentration. The calculations
shall be adjusted accordingly.

Storm sewer sizing calculations shall be submitted.
Sizing calculations for the culverts crossing under the collector street shall be submitted.

The Developer has requested financial contribution by the City for the culverts at the creek
under the collector roadway. It is not standard practice or policy for the City to contribute to
these items. Any contribution would have to be specifically approved by the City Council. The

City should consider setting precedent for contributions to private development when
considering this request.

All sanitary sewer shall be PVC.
The watermain on the cul-de-sac in Block 9 shall not be located under the curb.
The gate valve at the connection to 7™ Street shall be removed and replaced.

If possible, the cul-de-sac for Block 2 shall be raised up to provide additional cover over the
sanitary sewer.

All watermain shall be PVC C900 complete with a tracer system.
All watermain fittings shall be secured using COR-BLUE-T-BOLTS or approved equal.
Two large zinc anode caps shall be installed on all fitting glands.

All watermain fittings shall be fusion bonded, epoxy coated, with a minimum thickness of 6-8
mils.

The connection to the existing sanitary sewer manhole shall include a Kor-n-Seal boot or
approved equal.

All requirements of the Floodplain Overlay District of the City Zoning Ordinance shall be met,
including but not limited to submittal of floodway impact statement for all fill placed within the
flood plain. The City Engineer and DNR shall approve all impacts to the floodplain.

A SWPPP shall be submitted that meets the current MPCA Construction Stormwater General
Permit requirements (MNR100001) in Section 5.

Bolton & Menk is an equal opportunity employer.



Creekside Hollow — Preliminary Plat
August 2, 2022

Page 4

53.
54.

55.

56.
57.
58.

59.

60.

61.

A signing plan shall be included with the final plans.
All proposed trees shall be located outside of the drainage and utility easements.

The tree preservation plan and landscape plan shall be subject to review and comment by the
City Planner.

The applicant shall enter into a development agreement prior to recording of final plat.
All construction shall be in accordance with the City of Montrose Standards and Ordinances.

A soils report, including soil borings, shall be submitted.

A wetland delineation has been approved. The wetland lines shown on the plans shall match

the approved delineation. It appears some of the linework might be different than the
approved delineation.

As part of the final plat submittal, the Developer shall be responsible for obtaining all permits
including but not limited to Corps of Engineer Wetland Impact permit (if applicable), Wetland
Conservation Act Wetland Impact permit, DNR Public Waters Permit, MIDH Watermain

Extension permit, MPCA Sanitary Sewer Extension permit, and MPCA NPDES Construction
Stormwater permit.

Revised plans and documents incorporating the above referenced comments shall be
submitted for review by the City Engineer prior to final plat approval.

We recommend approval of the Preliminary Plat contingent on the above referenced comments and
those comments provided by other city staff, commissions, and council.

If you have any questions on the above, please call.

Sincerely,

Bolton & Menk, inc.

QJM i R

Justin Kannas, P.E.
Principal Engineer

Bolton & Menk is an equal opportunity employer.
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To: City of Montrose

From: Robert Machacek/Phil Soby, Sheffer Group
Date: July 11, 2022

Re: Creekside Hollow

Thank you for taking the time to review our preliminary plat for Creekside Hollow.

Property

The property is located in the north central area of Montrose. There is awooded public waterway
running up through the east side of the property. The site is rolling with woodland areas and wetlands.
Seventh Street is stubbed on the east property line, Cole Avenue to the north, and Humphrey Street to

the south. There are existing and recently approved single family developments to the north, east, and
south. Itis rural or undeveloped directly west.

Zoning

The property is zoned R-1 single family residential with a shoreland overlay district 300’ from the
waterway. Our plat conforms to current zoning requirements and we are not requesting any variances.

Comprehensive Plan

The property is designated on the 2040 comprehensive plan as low density residential allowing for 2-4
units/acre.

Project Phasing

We anticipate the project to be constructed in phases. A preliminary phasing plan has been included and
can be found in Exhibit A attached.

Infrastructure

Access

The proposed neighborhood has existing access points on the north, south, and east that will be utilized.
Seventh Street will be stubbed to the west boundary for potential future extension.

Discussion of Waterway Crossing

It is our belief that a waterway crossing is not ahsolutely necessary for the development of our parcel.
On its own merits, access to and from this parcel from the Northwest corner at Cole Avenue and the
Southeast corner at 77 Street would be more than sufficient.

Under normal circumstances, after full review of the project with a waterway crossing, we would omit
the crossing from the plan and move forward with a different design due to the overwhelming costs
associated with such a crossing.

19
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However, during our review of the project and discussions with City Staff,itwas made clearto us thata
waterway crossing would in fact be required. This requirement was due in large part to the City’s need
or desire to connect the adjoining neighborhoods and have it become a part of the City’s Collector
Street System. This benefits the City and the flow of traffic surrounding our project by way of a complete

and unobstructed passage between County Road 12 to the East and Clementa Avenue to the West,
which currently does not exist in this area.

We are mindful of the factors in consideration and the beneficial circumstances to the City in adding the

waterway crossing, however, providing the crossing is fulfilling needs of the City more so than the needs
of our development.

When combined, the fact that the City is requiring the crossing and the City isthe largest beneficiary, it

supports not only the idea that the cost of the crossing not be ours aloneto bear but that the portion of
cost share be relative to the beneficiary.

Due to these factors, we ask and request that the City participate in a cost sharing agreement in the
following manner:

City Paid Portion = 2/3 of total crossing construction costs
Developer Paid Portion = 1/3 of total crossing construction costs

Accompanying this material is a diagram showing a visual of this and a methodology of allocating costs.
This is represented on Exhibit B. We also have included a rough estimate of the materials cost of this

crossing which was provided by the hydrology engineers who performed the drainage study of the
existing waterway. Enclosed please find their design summary report.

We feel justified in making this request due to the nature of this component as part of the City’s overall
Collector Street system.

Water and Sewer

The new neighborhood will be serviced with water and sanitary sewer from existing infrastructure
located to the south, east, and north.

Stormwater

The stormwater design will meet or exceed all relevant state and local regulations. There are two basins
on the north end adjacent to the waterway and wetland. There is one basin on the south end.

Trees and Landscaping

There were over 2,000 trees tagged on site for a total of over 20,000 inches of significant trees. We are
removing 71% of these trees leaving us with 4,298” removed over the allowable threshold. The City
requires this removal beyond the threshold be replaced at a rate of 1.5” per 1” removed. This would
require us with planting over 6,000” of new trees or 2,400 2.5” B&B trees (typical) on 80 lots. Essentially
we would not only be required to plant more trees than we are removing, we would be required to
plant more trees than are currently on site. The existing mitigation requirements appear to be
disproportional. We are making every effort to save as many trees as possible. Most of the trees being
saved are along the waterway. Ultimately, we are developing at the low end of the required comp plan



21

density of 2-4 units/acre and we are now required to plant more than the number of trees than are
currently on site. We are proposing planting high quality tree species, removing the undesirable trees
(such as the green ash trees which are showing signs of Emerald Ash Borer) and providing more tree
diversity. The submitted landscape plan is a reasonable plan with as many trees as can be planted on
site while maintaining best horticulture/landscape practices. We ask thatthe City recognize the

burdensome 1.5":1” mitigation requirements on any property with even partially wooded areas and
work with us to provide the City an attractive, reasonable landscape plan.

We are very excited about this new neighborhood and we look forward to working with the City as we
move forward with our applications.
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CREEKSIDE HOLLOW — MONTROSE, MN
Preliminary Design Summary

BACKGROUND

Pioneer Engineering retained AE2S to complete a drainage analysis of natural drainage channel
that traverses through the proposed Creekside Hollow Developmentin Montrose, MN. The
AE2S analysis utilized existing hydrology data to develop of a hydraulic model of the study
reach. The model was used to understand channel hydraulics, locate inundation extents, and
size a proposed crossing. The study reach is a public water subject to DNR regulations.

DESIGN SUMMARY

The following sections describe the general design approach used for the study.

Hydroloay

The watershed contributing flow to study reach is approximately 1,125 acres. Flows were
obtained from the USGS StreamStats web application and are presented below:

s 1.5-year event = 28 cfs

e 2-year event = 42 cfs

o 25-year event = 194 cfs
o 100-year event = 313 cfs

Page 1 of 2

Think Big. Go Beyond. '?Q @ HE; www.ae2s.com
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Montrose — Creekside Hollow Design Summary
May 17, 2022

Hydraulics

AE2S developed a HEC-RAS model to analyze the study reach and to size the proposed crossing.
A schematic of the HEC-RAS model is shown in the image below. Note that flows travel
generally from the southwest to the northeast.

The study reach has an average slope of about 4%

The 100-year inundation area was determined along with an estimated ordinary high water
boundary based on the 2-year event flow from StreamStats.

Design Criteria

AE2S designed alternatives for the proposed crossing to meet the requirements of the
Minnesota DNR for public waters, meaning the crossing was sized to ensure that the 100-year
flow event does not experience a rise of more than 0.5" at any modeled cross section.
Additionally, the proposed crossing embankment is elevated to not overtop during the 100-year
flow event.

Page 2 of 2

Think Big. Go Beyond. g)@w neﬁ www.ae2s.com
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