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September 9, 2019 
 
TO:  Chairperson Cauley 

Members of the Planning Commission 
City Administrator Meyer 

 
FROM: Cynthia Smith Strack, Community Development Director 
 
 
 SUBJECT: PZ Resolution 19–024 (A) or (B): A Resolution 

Recommending (Version A = Conditional Approval; 
Version B = Denial) Of A Final Stage Planned Unit 
Development plan for Belle Court Apartments 561 Elk 
Street South.  

 
  
Schrom Construction has applied for final planned unit development 
plan approval for Belle Court Apartments which consists of two 36-
unit general occupancy apartment units with ancillary parking 
facilities at 561 Elk Street South.  
 
The development includes two parcels: Outlot B, Oak Village 
Subdivision which is an existing ingress/egress to Lot 7, Block 2 Oak 
Village Subdivision which is the proposed site for the apartment 
buildings.  
 
The PUD Final Plan is consistent with the approved development 
stage plan in terms of: 
 

Entitlements PUD 
Planned Use High Density Residential  
Base Zone R-7 Mixed Housing (Medium to High Density) District 
Residential Density 18.50 dwelling units/acre, maximum 
Residential Use General occupancy apartments 
Plat Status Previously subdivided.  

Performance Standards 

A. A maximum of two 36-unit apartment buildings are 
allowed on Lot 7, Block 2 Oak Village. 

B. Outlot B, Oak Village is not eligible for a building 
permit and shall perpetually remain a dedicated 
ingress/egress to Lot 7, Block 2 Oak Village.  

C. Detached garages may be placed in the front yard 
provided they are setback a minimum of ten (10) 
feet from the property line. 

D. Apartment buildings shall not exceed a height of 
forty-five feet and six inches (45’6”). 

E. One bedroom apartments shall be at least six 
hundred sixty (660) square feet in gross floor 
area. Two bedroom apartments shall be at least 
eight hundred fifty-five (855) feet in gross floor 
area.  
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The preliminary PUD plan was approved subject to several conditions. Please find a revised plan set 
attached including: 
 

 Turning movement analysis based on a 40’ vehicle (e.g. school bus). The analysis results in 
reconfiguration of parking. Total on-site parking spaces provided (155) exceed code requirement 
(144 spaces).  

 Revised landscaping plans illustrating placement of all vegetation including in planting schedule 
including overstory perimeter and foundation plantings. Construction details illustrate rock face 
concrete masonry units for relocated trash enclosure.  

 Phasing plan illustrating bituminous edge protection. Phase I includes mass grading for both 
phases and sewer/water services to both buildings. Phase II generally includes construction of 
second apartment structure, garages 2 & 3, the western infiltration basin, sidewalks adjacent to 
second apartment building, and remaining bituminous paving. 

 Photometric plan for entire site illustrating perimeter light intensity of less than 4 foot-candles. 
Proposed wall packs for garages have been eliminated. Wall packs on apartment buildings must 
feature cutoffs.  

 Elevations for garages which feature vinyl siding and asphalt shingles. 
 Civil plan set and site plan (12 pages) based on existing conditions survey, including: title sheet, 

SWPPP, plan detail sheets, site plan (Sheet 10 of 12), grading plan, and access road plan. 
Access road width to be narrowed to accommodate installation of sidewalk/curb. Site plan 
includes striped pedestrian route through parking lot and parking dimension detail.  

 Narrative indicates snow storage to be in infiltration basins with excess being removed from site.  
 
The Applicant has filed proposed access, drainage, and utility easement illustrations and legal descriptions 
which are being reviewed by the City Attorney.  
 
Although not required, consolidation of the platted lot and the outlot is recommended through a minor 
subdivision process.  
 
Drinking water, sanitary sewer, and storm water mains traverse the property, presumably installed with initial 
subdivision and site improvements. The mains have not been accepted by the City. Prior to consideration of 
accepting the previously placed mains the Property Owner must furnish proper test results to the City.  
 
The final PUD plans have been distributed for review by project review team members. Attached is a review 
memo from City Engineer Duncan dated September 3, 2019. PRT recommends approval subject to the 
following conditions: 

 
1. Recommendations contained in a review memo from the City Engineer dated September 3, 2019.   

 
2. Recommendations contained in this staff memo dated September 9, 2019. 

 
3. Execution of a planned unit development agreement and filing of easements. 
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BELLE COURT APARTMENTS
BELLE COURT APARTMENTS LLC

LOT 7, BLOCK 2, OAK VILLAGE
BELLE PLAINE, MN

SPECIFICATIONS WHICH APPLY

BENCHMARKS:
FLOW LINE OF STORM SEWER APRON TO POND
NEAR NW CORNER OF SITE ELEVATION 848.74

GENERAL NOTES

The subsurface utility information in this plan is Utility Quality Level D.  This Utility Quality Level was
determined according to the guidelines of CI/ASCE 38-02, entitled "Standard Guidelines  for the collection
and depiction of existing subsurface utility data."

VICINITY MAP

DESIGN ENGINEER:

 I HEREBY CERTIFY THAT THIS PLAN WAS PREPARED BY ME OR UNDER MY DIRECT SUPERVISION AND THAT I AM A DULY
LICENSED PROFESSIONAL ENGINEER UNDER THE LAWS OF THE  STATE OF MINNESOTA.

SWPPP GENERAL NOTES

JONES
HAUGH
SMITH
Engineers + Surveyors

415 West North Street Owatonna, MN    507-451-4598
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BUILDING 2 BUILDING 1

GARAGE 3 GARAGE 2

GARAGE 1
11 UNIT GARAGE

GARAGE 1
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SWPPP IMPLEMENTATION CHAIN OF RESPONSIBILITY

NOTIFICATION OF THE MPCA IN CASE OF POLLUTION

MPCA DUTY OFFICER: 800-422-0798

SWPPP NARRATIVE

SWPPP QUANTITIES

ESTIMATED ESC QUANTITIES

SEDIMENT CONTROL PRACTICES

·

·

·

·

·

·

·

EROSION PREVENTION PRACTICES

WINTER STABILIZATION

QUALIFIED SWPPP  PERSONNEL INFORMATIONDEWATERING AND BASIN DRAINING

POLLUTION PREVENTION MANAGEMENT MEASURES

GENERAL SITE INFORMATION

CONSTRUCTION ACTIVITY INFORMATION
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PERMIT TERMINATION CONDITIONS

ADDITIONAL BMP'S FOR SPECIAL WATERS

INSPECTIONS AND MAINTENANCE

RECORDS RETENTION

SWPPP AMENDMENTS
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LEGEND WINTER STABILIZATION

IN THE EVENT THAT FINAL STABILIZATION OF THE SITE HAS NOT OCCURRED PRIOR TO WINTER CONDITIONS, THE FOLLOWING ACTIVITIES WILL
OCCUR:

1. STABILIZE ALL AREAS DESIGNATED TO RECEIVE TURF WITH SODDING OR SEED MIX 22-112 @ 40 LB/ACRE WITH SEED MIX 21-112
(WINTER WHEAT) @ 100 LB/ACRE, AND TYPE 1 MULCH FROZEN TO GROUND WITH WATER

2. SPOT CHECK AND STABILIZE ALL AREAS ALREADY STABILIZED WITH THE ABOVE
3. PERFORM MONTHLY INSPECTIONS TO EVALUATE ON-GOING EFFECTIVENESS OF INSTALLED MEASURES
4. AT SPRING THAW, SPOT CHECK AND STABILIZE ALL AREAS PER THE METHOD IN NO. 1 ABOVE, INSPECT ALL ESC BMP'S AND

REPLACE OR REPAIR AS NEEDED, RESUME TYPICAL MAINTENANCE SCHEDULE

JONES
HAUGH
SMITH
Engineers + Surveyors

415 West North Street Owatonna, MN    507-451-4598
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PHASING NOTE:

1. BUILDING 1 AND GARAGE 1 WILL BE
CONSTRUCTED PRIOR TO BUILDING 2
AND GARAGES 2 AND 3.

2. MASS GRADING WILL OCCUR FOR THE
ENTIRE SITE DURING PHASE 1

GRADE THIS AREA TO
DRAIN TO CATCH BASIN
FOR INTERIM DRAINAGE

DO NOT EXCAVATE
INFILTRATION BASIN TO

GRADE UNTIL ALL
UPSTREAM AREAS HAVE

BEEN STABILIZED

GRADE THIS AREA TO
DRAIN TO CATCH BASIN
FOR INTERIM DRAINAGE

DO NOT EXCAVATE
INFILTRATION BASIN TO

GRADE UNTIL ALL
UPSTREAM AREAS HAVE

BEEN STABILIZED
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RING INFILTRATION BASINS WITH
8" BIO-ROLL FOR TO PROTECT
DURING CONSTRUCTION
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RING INFILTRATION BASINS WITH 8"
BIO-ROLL FOR TO PROTECT DURING
CONSTRUCTION
THIS AREA MUST BE PROTECTED
STARTING WITH PHASE 1

ADDITIONAL SILT FENCE BOX
AROUND REAR CATCH BASINS

ADDITIONAL SILT FENCE BOX
AROUND REAR CATCH BASINS

TURF ESTABLISHMENT

1. PROVIDE A MINIMUM OF 6" OF TOPSOIL OVER ALL AREAS DESIGNATED TO RECEIVE TURF.
2. STABILIZE ALL OTHER DISTURBED AREAS OF THE SITE NOT SHOWN TO RECEIVE SPECIAL TREATMENT

ON THIS PLAN IN ACCORDANCE WITH THE LANDSCAPE PLAN OF IF NOT SHOWN, WITH HYDROSEED
MIXTURE AS MNDOT RAPID STABILIZATION METHOD 3 WITH:

SEED MIX 260 @ 100 LB/ACRE,
FERTILIZER 22-5-10 @ 300 LBS/ACRE
TYPE 1 HYDRAULIC SOIL STABILIZER

GRADE AND STABILIZE REAR
SWALES AS PART OF PHASE 1
STABILIZE IMMEDIATELY WITH
RAPID STABILIZATION METHOD 4

GRADE AND STABILIZE REAR
SWALES AS PART OF PHASE 1
STABILIZE IMMEDIATELY WITH
RAPID STABILIZATION METHOD 4

DISCUSSION OF STORMWATER
TREATMENT REQUIREMENTS:

THIS PROJECT IS PART OF AN
PREVIOUSLY APPROVED SWPPP.
STORMWATER RATE CONTROL IS
ACHIEVED VIA THE STORMWATER POND
DIRECTLY NORTH OF THE SITE.

THE ONLY STORMWATER TREATMENT
REQUIRED OF THIS PROJECT IS TO
PROVIDE AN ADDITION 0.5" WQV FOR
THE NEW HARD SURFACE AREAS.
SAID WQV IS PROVIDED VIA THE TWO
INFILTRATION BASINS IN THE CENTER
OF THE PARKING LOT.  A SUMMARY OF
THE TREATMENT REQUIREMENTS IS
BELOW:

NEW HARD SURFACE: 91675 SF
REQUIRED WQV: 0.5"x91675=7640 CF

WQV PROVIDED BY TWO INFILTRATION
BASINS:  8801 CF FROM ELEVATION 855
TO ELEVATION 856.

DESIGN INFILTRATION RATE: 0.5"/HR

DISCHARGE TIME: 12"/0.5"/HR = 24 HRS
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SPECIFICATIONS

JONES
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GOVERNING SPECIFICATIONS

The Minnesota Department of Transportation's "Standard Specifications for Construction" latest Edition, including the Mn/DOT Special Provisions modified for this
project, Minnesota Plumbing Code, and the City Engineers Association of Minnesota Standard Specification, latest Edition, will govern except as modified or
altered in the Special Provisions.  All references to “State of Minnesota” or “Commissioner of Transportation” or “Department” are hereby revised to mean
“Owner.”

WORK WITHIN PROPERTY
The Contractor will work only in areas secured by the Owner, and will comply with all requirements of access agreements.

MATERIALS TESTING

The following materials tests will be provided by the Contractor:

Work to be Tested Method Reference Spec. Testing Rate
Subgrade Compaction Specified Density MnDOT 2105 1 test per major soil (Clay, Sand, etc.)
Test Rolling Fully Loaded Dump Truck 1 test per major area completed
Select Granular Borrow Specified Density MnDOT 3149 1 per 5000 ton

Gradation MnDOT 3149 1 per Source
Aggregate Base (CL 2, CL 3, CL 5) Modified DCP MnDOT 2211 2 tests per 1000 ton

Gradation MnDOT 2211 1 per 5000 ton
Bituminous Paving Ordinary Comp.-Control Strip MnDOT 2360 1 control strip per mobilization and/or per workday
Concrete Curb & Gutter Air, Slump, Temp, Strength MnDOT 2461

Air, Temp. - 1 per day
Slump, Strength - 1 per day; and each time water is added at the site

Concrete Driveway or Sidewalk Air, Slump, Temp, Strength MnDOT 2461
Air, Temp. - 1 per day
Slump, Strength - 1 per day; and each time water is added at the site

Concrete Paving MnDOT 2301
All Concrete Field testing or Concrete Pavement per 2012 MnDOT Schedule of Materials Control (page 32), except Pavement Texture and Smoothness.

Table Notes:

· Specified Density also requires Moisture-Density and Relative Density
· The Engineer may omit duplicative trench compaction tests at his discretion

Unless required by the above, no concrete or bituminous plant testing is required.

REQUIRED SUBMITTALS

The following submittals will be required from the Contractor prior to beginning work.
1. Copy of NPDES Permit Card

After Substantial Completion, prior to Final Acceptance, and prior to Final Payment, the Contractor's testing subcontractor will submit a report to the Engineer that
documents that all testing requirements were met, all accepted work was successfully tested, and includes all successful test documentation.

MAINTENANCE OF TRAFFIC (1404)

The Contractor will be responsible for traffic control on the Project, and will furnish, erect, and maintain all necessary traffic control devices required to provide
safe movement of vehicular traffic through the Project.  Any traffic control device installed will meet the requirements of the Minnesota Manual on Uniform Traffic
Control Devices, Field Manual, latest edition, and the latest MnDOT specifications approved at the time of bid.

The Contractor will prepare and submit to the City Engineer and County Engineer for Approval a Traffic Control Plan for any work in or utilization of traveled
Right-of-Way.  The plan will be submitted a minimum of 48 hours prior to the commencement of work.  No work in the Right-of-Way will commence without an
Approved Traffic Control Plan.

Traffic control will be in accordance with the Traffic Control Layout Plan and the following:
Traffic control devices include, but are not limited to, barricades, warning signs, lane markings, trailers, flashers, cones, and drums, as required, and sufficient
barricade weights to maintain barricade stability.
No material will be deposited on a traveled roadway.
Materials will not be placed on road right of way more than one week in advance of their use.
Contractor will notify the affected parties at least one week prior to commencement of disturbance of the private or business drives.
Coordination will be maintained with the Fire and Police Departments to ensure that passage is maintained for emergency vehicles at all times.
The Contractor will make one person responsible for the maintenance of all signs.  The Contractor will check each intersection at the end of each day whether it is
a working day or not.  The name and telephone number of this person will be left with the Police, the City Engineer, and the Fire Departments.

UTILITY PROPERTY AND SERVICE (1507)

Construction operations in the proximity of utility properties will be performed in accordance with the Provisions of 1507, except as modified below:

The first paragraph of 1507 is deleted and the following substituted therefore:

It will be the Contractor's responsibility to contact all local utility companies and ascertain the location of all existing underground utilities, if any, prior to performing
any excavation operations.  The Contractor will conduct his/her operations in the vicinity of any such facilities, which may exist, in a manner that will prevent
damage thereto.

It will be the Contractor's responsibility to utilize the One-Call Excavation Notice System at 'Gopher State One Call' (1-800-252-1166) required under Minnesota
Statute Chapter 216D, 48 hours prior to performing any excavation adjacent to any underground facility, which may exist, in a manner that will prevent damage
thereto.

CONSTRUCTION STAKES, LINES AND GRADES (1508)

All construction staking will be provided by the Contractor and performed by or under the direct supervision of a Land Surveyor licensed in the State of Minnesota.

Field Fit Adjustments to Grade Stakes
The Engineer may make minor adjustments (< 0.5') to the grade stakes after they have been placed, in order to adjust to actual conditions in the field or to ensure
proper or better drainage.  Any adjustments to proposed or in-place materials required due to minor adjustments made by the Engineer are incidental to the work.

CONTROL OF HAUL ROADS (1515), LAWS TO BE OBSERVED (1701)

In addition to the requirements of 1515 and 1701, the Contractor will abide by all weight restrictions implemented by the governing road authorities in the
performance of the work and in delivering materials and equipment to the project site.

AIR LAND AND WATER POLLUTION (1717)

The provisions of Mn/DOT 1717 are hereby modified and supplemented as follows:

Extreme Events
The determination of “extreme” weather events will be solely at the discretion of the Engineer.  Unless the Engineer determines that an “extreme” event has
occurred, no additional compensation will be remitted for ESC work due to precipitation events.

The Contractor may request the Engineer determine an “extreme” event if:
1. 4” or more of precipitation falls in less than 24 hours or
2. Precipitation falls steadily for longer than 4 days

These conditions do not themselves determine an “extreme” event, the Engineer will determine if an “extreme” event has occurred.
No extension of contract time will be granted due to “extreme” events.

DEWATERING

Any dewatering  necessary to construct the work will be done by the Contractor as work incidental to construction. The Contractor understands that groundwater
levels at the site will fluctuate from what might be shown on Geotechnical Report and will include all work regardless of the water levels once construction
commences.  The Contractor is responsible to determine the type and method of dewatering and to provide and implement all equipment and materials necessary
to accomplish the work on this project. Discharged water from dewatering will be routed through a temporary sediment basin. Sediment trapped in the temporary
basins will be removed and disposed of on-site.

PROTECTION OF SURFACE STRUCTURES

The Contractor will not trespass on any private property without the express written consent of the Owner thereof.  Trees, shrubs, fences, poles and all other
private property will be protected unless their removal is authorized. Any property damaged will be satisfactorily restored at the expense of the Contractor.  Any
land survey or property monuments destroyed, covered, moved, bent or disturbed will be replaced by a Licensed Land Surveyor at the expense of the Contractor.

Wherever construction is planned to cross private property, an easement for the construction has been acquired from the property owner.  The Contractor will
familiarize himself with the terms of such easements, which the Owner will have on file.

Ground surface, trees, shrubbery, fences and other private property will be restored to the same condition as existed prior to the beginning of construction.  This
will include consolidating backfill, graveling driveways and any other leveling and landscaping required to restore the premises to original condition.  The topsoil
will be piled separately from subsoil material and will be replaced in the trench above the subsoil material.

Except where sodding is required, all grassed areas disturbed during the construction will be seeded following landscaping.

The Contractor will restore at his own expense streets, roads, alleys, private or public structures such as water mains, water connections and appurtenances,
culverts, drain tiles, sewers, manholes, catch basins, sewer connections, curb, gutter, sidewalk, street signs, or other structures designated to remain in place
which are damaged or injured in any way by his acts, and will be responsible for all damages to other utilities he may encounter.

The Contractor will not claim, or be entitled to receive, compensation for any damages sustained by reason of the inaccuracy or omission of any of the information
given on the drawings relative to surface, overhead, or underground structures, or by reason of his failure to properly protect such structures.

PROTECTION OF SIDE STREETS AND HAUL ROUTES

The Contractor will be responsible for any damage of the side streets in the area and any other streets that are used as haul routes.  The Contractor will discuss
all haul route possibilities with the City Engineer and County Engineer prior to their use.  The City Engineer, County Engineer, and the Contractor together will
inspect the condition of the proposed routes before, during and after their use.  The Contractor will correct any damage that is caused by the hauling activities at
no cost to the Owner.

INTERFERENCE OF UNDERGROUND STRUCTURES

Existing utilities crossed by the new construction will be protected against damage, and/or replaced to original grade. Protection, temporary support and
maintenance of existing utilities will be furnished by the Contractor at his own expense.  The final installation will provide permanent support to prevent any
settlement or movement, which may result in damage to these utilities.

Whenever existing pipe is replaced, the material of replacement will be DIP or PVC pipe of the same diameter as the original, long enough to extend at least one
foot into the solid bank on either side of the excavation.  The backfill under and around such pipe will be thoroughly compacted by mechanical means to preclude
settlement.  All connections between different types or sizes of pipe or improperly matched joint types will be encased in concrete with a minimum thickness of 6
inches.

Should it become necessary during the progress of the work to remove or relocate existing utilities or structures, the Owner will cause the same to be done at no
expense to the Contractor, except as otherwise provided herein.  The Contractor will notify those who maintain utilities sufficiently in advance of construction so
they may make the necessary location, disclosure, relocation or other preparation.  Where necessary to locate existing underground utilities, the Contractor, upon
order of the Engineer, will make any required subsurface explorations and excavation, and will be allowed compensation therefore.  Where relocation or
reconstruction of existing utilities is impracticable, a change in line and/or grade of the new construction will be ordered, and the change will be made as directed.
No deviation from the line or grade set by the Engineer will be made without his approval.

CONNECT TO EXISTING SANITARY SEWER

The Contractor will connect to the existing sanitary sewer at the locations shown on the plan.  Exploratory excavation for determining the location of existing
utilities and the connection to the existing sanitary sewer are incidental to the work.  The Contractor will verify the connection elevation at the main is reasonably
close to the elevation shown on the plan prior to beginning work.  If the elevation is substantially different, the Contractor will notify the Owner and Engineer.

Where new connections are made to existing sanitary sewer manholes, the contractor will core drill the manhole wall and invert to the existing flow line, construct
and shape a new invert for the new pipe, and provide a waterproof boot through the wall of the manhole for the new pipe.

SANITARY SEWER CONSTRUCTION REQUIREMENTS

1. Noise -- The Contractor will insure all equipment is properly fitted with mufflers to reduce noise to the minimum attainable to avoid creating a nuisance in the
residential and business area.

2. Trench Compaction -- All trenches will be tamped using the existing material that has been excavated.  Tamping will not be paid as a bid item, therefore the
cost of this work will be included in the price bid for furnishing and installing the pipe.

3. Piling Excavated Materials -- Excavated material will not be piled on private property without the express permission of the owner thereof, except where
easements for the sewer construction or for related work have been obtained; nor will it be piled in any location that will require backfilling machinery to operate
on private property.  Where excavated material is piled on private property it will be placed to cause the least possible inconvenience to the property owner.
Any damage caused thereby, including damage to buildings, walls, sidewalks, driveways, trees, shrubs, lawns, or any other property, will be repaired at the
expense of the Contractor.  Backcasting in order to minimize disturbance is incidental to the work.

4. It will be the Contractor's responsibility to protect adjacent pipes in and around manholes to be reconstructed, and will replace any pipes damaged, cracked, or
broken by the Contractor at their expense.

5. All excavations, trenching and/or jacking and boring pits will be sheeted and/or shored as per OSHA requirements.  No unsheeted trench will be left open
overnight.

6. Backfilling of all trenches within the limits of street excavation will comply with the provisions of MN/DOT Specification 2112 including achieving 100%
compacted density in the upper three feet of subgrade (below aggregate base) and 95% below the upper three feet.  Density testing will be performed as
directed by the Owner to verify compaction. Trench areas that are determined by the Owner to have yielded due to improper compaction will be deemed as
Unacceptable Work and will be corrected by the contractor at no additional cost.

7. Removal of former service lines. -- Service lines no longer being utilized will be removed to the main, as directed by the City.  Removal and restoration of street
surfacing required for the service removal is incidental.

8. RECORDS OF LATERALS:  The Contractor will maintain a complete and accurate record of the location and depth of each lateral. The Contractor will make
measurements from the end of each service to prominent permanent features to facilitate its location in the future.  The end of each lateral will be located in
plan and elevation, and a sketch made to show the plan location.  These records will be turned over to the Owner.

9. All plumbing shall be installed in accordance with the Minnesota Plumbing Code (see Minnesota Rules, part 4715.0320).
10.The installation will comply with ASTM D2321, which requires installation by open trench on a continuous granular bed (see Minnesota Rules,

part 4715.0530).
11.PVC solvent weld joints will include a primer of contrasting color to the pipe and cement (see Minnesota Rules, part 4715.0810, subpart 2).
12.A sanitary sewer cleanout will be provided near the connection between the building drain and the building sewer (see Minnesota Rules, part 4715.1000).
13.All portions of the storm sewer system located within 10 feet of the building or water service line must be tested in accordance with Minnesota Rules, part

4715.2820.

MATERIALS FOR SANITARY SEWER CONSTRUCTION

1. The project calls for the use of Poly-Vinyl Chloride (PVC).  Pipe and fittings should be properly bedded and encased in accordance with the Standard Detail
Sheet and Standard Specifications for Sanitary Sewer Installation.

2. Bedding and encasement beneath, along the sides, and above the pipe will be Select Granular material, tamped in place.  The only deviation will be in poor
soil conditions, as approved by the Engineer, where foundation rock will be substituted.  Pipe bedding is incidental to pipe installation.  Foundation rock is
incidental to pipe installation.

3. PVC sanitary sewers will meet one of the following ASTM Standards: D3034, F789, D2665, or F891.  ASTM D2241 pipe may be used for sewers 6 inch and
larger.

4. Joints for PVC-SDR 35, and PVC-SDR 26 gravity sewer pipe will be made using Elastomeric gaskets conforming to the requirements of ASTM D3212.
5. Joints in precast concrete manholes will be made using a joint compound equal to Ram-Nek or rubber gasketed conforming to ASTM C443.
6. All manhole castings will be equipped with solid lid covers, self-sealing, with concealed pick holes.  Manhole casting will be Neenah R1772, or equal and will be

labeled 'SANITARY' on casting.

CONNECT TO EXISTING WATERMAIN

The Contractor will connect to existing watermain at the locations shown on the plan.  All connections to existing water main are incidental to the work.  All
exploratory excavation in determining the location of existing water main is incidental to the work.  The Contractor will coordinate with the City and be responsible
for any fees due for connections.

WATERMAIN CONSTRUCTION REQUIREMENTS

1. Noise -- The Contractor will insure all equipment is properly fitted with mufflers to reduce noise to the minimum attainable to avoid creating a nuisance in the
residential and business area.

2. Bedding and encasement beneath, along the sides, and above the pipe will be Select Granular material, tamped in place.  The only deviation will be in poor
soil conditions, as approved by the Engineer, where foundation rock will be substituted.  Pipe bedding is incidental to pipe installation.  Foundation rock will
be paid at the unit price per ton.  No payment will be made for bedding materials which, in the opinion of the Engineer, was unnecessary for proper pipe
installation.

3. Trench Compaction -- All trenches will be tamped using the existing material that has been excavated.  Tamping will not be paid as a bid item, therefore the
cost of this work will be included in the price bid for furnishing and installing the pipe.

4. Piling Excavated Materials -- Excavated material will not be piled on private property without the express permission of the owner thereof, except where
easements for the sewer construction or for related work have been obtained; nor will it be piled in any location that will require backfilling machinery to
operate on private property.  Where excavated material is piled on private property it will be placed to cause the least possible inconvenience to the property
owner.  Any damage caused thereby, including damage to buildings, walls, sidewalks, driveways, trees, shrubs, lawns, or any other property, will be
repaired at the expense of the Contractor.

5. It will be the Contractor's responsibility to protect adjacent pipes in and around manholes to be reconstructed, and will replace any pipes damaged, cracked,
or broken by the Contractor at their expense.

6. All excavations, trenching and/or jacking and boring pits will be sheeted and/or shored as per OSHA requirements.  No unsheeted trench will be left open
overnight.

7. Backfilling of all trenches within the limits of street excavation will comply with the provisions of MN/DOT Specification 2112 including achieving 100%
compacted density in the upper three feet of subgrade (below aggregate base) and 95% below the upper three feet.  Density testing will be performed as
directed by the Engineer to verify compaction.  Payment will be made at the unit price for tests which pass the specified compaction.  No payment will be
made for tests which fail to meet the specified density. Trench areas that are determined by the Engineer to have yielded due to improper compaction will be
deemed as Unacceptable Work and will be corrected by the contractor at no additional cost.

8. The Contractor will coordinate the construction of all private and municipal utilities.
9. The Contractor will be responsible for all tapping or other fees paid to public or private utilities as work incidental to the contract.
10.RECORDS OF LATERALS:  The Contractor will maintain a complete and accurate record of the location and depth of each water lateral. The Contractor

will make measurements from the end of each service to prominent features to facilitate its location in the future.  The end of each lateral will be located in
plan and elevation, and a sketch made to show the plan location.  These records will be turned over to the Owner.

11.The bottom of the water service pipe located within ten feet of the sewer crossing must be at least 12 inches above the top of the sewer.  When this is not
feasible, the sewer pipe must be constructed of materials listed in Minnesota Rules, part 4715.1710, subpart2, E.  The water service should not contain any
joints or connections within 10 feet of the crossing.

12.Water services will be installed per ASTM D2774 (see Minnesota Rules, part4715.0510).  Joints must use approved insert fittings with metal clamps.  No
more than two feet may be exposed within the building.

MATERIALS FOR WATERMAIN CONSTRUCTION

1. Pipe and fittings should be properly bedded and encased in accordance with manufacturer's requirements.  Foundation rock will be used in poor soil
conditions.

2. Bedding and encasement for pipe, beneath, along the sides, and above the pipe will be Select Granular material, tamped in place.  The only deviation will
be in poor soil conditions, as approved by the Engineer, where foundation rock will be substituted.  Pipe bedding is incidental to pipe installation.
Foundation rock will be paid at the unit price per ton.

3. All joints between pipe, fittings, valves, and hydrants will be equipped to provide electrical conductivity.
4. Gaskets will be mechanical joint rubber gaskets, unless otherwise specified.
5. The furnishing and installing of disinfection materials to disinfect the watermains will be the responsibility of the Contractor.  The City Utilities Department will

assist the Contractor in flushing and testing the watermains.
6. The Contractor will use restrained joint mechanical joint flanges with mega lug retainer glands or equal on all watermain offsets, bends, or other mechanical

fittings.  COR-BLUE-T-BOLTS will be required on all mechanical joints and sleeves.
7. All exposed parts of the bolts and nuts will be completely coated with an approved asphaltic type rust preventive material.  Any parts of the fittings that have

been scraped will also be coated with an approved asphaltic type rust preventive material. Watermain fittings will conform to ANSI Standard A21.10. All
watermain fittings, hydrants and retaining rods will be protected by using sacrificial zinc anode caps such as 175P190 Protecto Caps as manufactured by
Ebba Iron or an approved equal. Two caps per mechanical joint will be used.

8. Polyethylene (PE) water services must meet ASTM D2239 or D2737.
9. Tracer wire will be provided as specified by the most current version of the MN Rural Water Tracer Wire Specification for materials and installation available

at:   https://www.mrwa.com/PDF/TracerWireSpecGuideFinalweb7.pdf; which includes a break strength of 450#.
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10.  Hydrants will be American Darling B-84-B or equal.  Hydrant bury length, measured from the bottom of the branch pipe connection to the finished ground line
at the hydrant will be 8'-2”.  Hydrant will include but not be limited to the following:

6-inch mechanical joint inlet
5 inch or 5¼ inch valve opening
2-2½ inch hose connection -- National Standard Thread
1 pumper connection, 4½-inch (ID) hose connection -- National Standard Thread
Gaskets will be mechanical joint rubber gaskets, unless otherwise specified.

All hydrants will be tied to the mainline tee with restrained joint mechanical joint flanges, and also blocked in accordance with the Standard Specifications for
Watermain Installation.

11. Water Valve Boxes
Base: #6 Round Cast Iron or equal
Bottom Sections:  Tyler 36B Cast Iron 24”-36”-48” sections or equal
Top Section: Tyler 26T 27” Cast Iron with 3” skirted cover marked WATER or equal

TESTING OF WATER MAIN
Hydrostatic pressure testing of water main and services will be conducted as follows:
After the pipe has been laid, including fittings and valves and blocking, all newly laid pipe or any valved section thereof, unless directed otherwise by the Engineer,
will be subject to hydrostatic pressure of 150 pounds per square inch. The duration of each such test will be at least two hours.

Each section of pipe to be tested will be filled with water and all air expelled at the highest point. The required taps to expel air or to fill the water main will be
supplied and installed by the Contractor and will be 3/4 inch and will include an approved service saddle when required.

The test apparatus will be applied at the lowest elevation on the section to be tested. The apparatus will be connected to the main at a service tap or special tap
location.
The pressure gauge will be a standard pressure gauge. The dial will register from 0 - 200 psi and have a dial size of 4 1/2 inches with 1-psi increments.

The hydrostatic test, pressure requirement for an acceptable test will be a maximum pressure drop of 2 psi during the last hour of the two-hour pressure test.
If this test requirement cannot be met, the Contractor will investigate the cause, make corrections, and retest until the pressure drop requirement can be met.

Only if several consecutive tests indicate a consistent pressure drop and only after the Contractor has made numerous attempts to resolve the problem,
acceptable to the Engineer, may the Contractor request in writing and the Engineer consider the use of the leakage test. The leakage test may be performed by
the Contractor to determine the magnitude of the leak, however, meeting the leakage allowance will not automatically be considered acceptance, in lieu of the
pressure test, for the section being tested. Final acceptance will be at the discretion of the Engineer.

When allowed, the leakage test will be performed in accordance with AWWA C-600, Section 4.1.5, 4.1.6 and the line will be accepted as per Section 4.1.7.

Operational Testing will be conducted as follows:
At the completion of the project and in the presence of the Engineer and the Contractor, representatives of the Owner will operate all valves, hydrants, and water
services to ascertain that the entire facility is in good working order; that all valve boxes are centered and valves are opened; that all hydrants operate and drain
properly; that all curb boxes are plumb and centered; and that water is available at all curb stops.

Disinfection Testing:
The water distribution system shall be disinfected per Minnesota Rules, part 4715.2250.

Before being placed in service, the completed water main will be disinfected. Disinfection materials and procedures, and the collection and testing of water
samples, will be in accordance with the provisions of AWWA C-651. After the final flushing the water will be tested for bacteriologic quality and found to meet the
standards prescribed by the Minnesota Department of Health.

Samples will be taken and tested after 24 and 48 hours of disinfection.  Both tests must be returned with passing results prior to approval for service.

Where an existing water main is cut for the installation of any fitting, the pipe and fittings proposed to be installed will be disinfected prior to installation as follows:

The interior of the pipe and fittings will be cleaned of all dirt and foreign material.

The interior of the pipe and fittings will be thoroughly swabbed or sprayed with a 1 percent minimum hypochlorite solution.

Unless otherwise indicated in the Plans, Specifications, and Special Provisions, the Contractor will furnish all materials and perform the disinfecting, flushing, and
testing as necessary for meeting the water quality requirements.

The flushing operations and the form of chlorine and method of application to be used will be subject to approval by the Engineer.

STORM SEWER CONSTRUCTION REQUIREMENTS
2. Unless otherwise noted, all existing drain tile encountered during the course of the work will be repaired if damaged by the work, or if the existing outlet is

known to be removed or made dysfunctional, hooked up to the new storm sewer improvements.  This work is incidental to the contract.
3. Where existing tile lines, sump pump lines, or other existing drainage lines are tied into RCP storm sewer lines, a hole will be created in the upper 1/3 of the

side of the new storm sewer, the existing line will be inserted into the side of the new RCP to a depth of not greater than 2”, geotextile fabric will be blanketed
around or stuffed into the opening around the new pipe, and cement grout will be formed around the connection, so as to ensure water tightness.

4. Where existing tile lines, sump pump lines, or other existing drainage lines are tied into HPDE storm sewer, fittings specifically manufactured for the
connection of these lines will be used.

5. All existing drainage structures receiving new pipe will be cemented water tight around all pipes entering or exiting the structure.  In addition, the inverts of all
structures will be cemented so that all water entering the structure has a direct line out of the structure.

6. All new drainage structures will have integrally cast rubber boots to accept pipes and to ensure water-tightness.  Worm screw stainless steel bands will be
affixed to the boots to secure the pipe to the structure.

7. HDPE pipe will be installed accordance with ASTM F2306.
5. PVC solvent weld joints will include a primer of contrasting color to the pipe and cement (see Minnesota Rules, part 4715.0810, subpart 2).
6. RCP storm sewers must comply with ASTMC76 (see Minnesota Rules, part 4715.0540).
7. All joints and connections in the storm sewer system shall be gastight or watertight (see Minnesota Rules, part 4715.0700).  Approved resilient rubber joints

must be used to make watertight connections to manholes, catchbasins, and other structures. Cement mortar joints are permitted only for repairs and
connections of existing lines constructed with such joints (see Minnesota Rules, part4715.0750).

REMOVALS (2104)
Saw-cut Bituminous and/or Saw-cut Concrete
The edges of paving at the locations shown on the plan or directed as directed by the Engineer in the field will be full-depth saw-cut, typically at right angles to the
faces to remain, in order to produce a clean edge of which to match the replacement paving or other surface to.  Saw-cutting is incidental to the removals.

Remove Bituminous and/or Concrete Surface
After removal of bituminous or concrete surfacing in the traveled way, an aggregate surface will be provided in the removal area to the elevation of the removed
materials.  A minimum thickness of 6” of aggregate at the surface will be provided.  This work is incidental to removals.

Disposal of Removed Materials
The removed materials will become property of the Contractor and be removed from the project site at the Contractor's expense.

Remove Storm Sewer
When existing storm sewer is designated to be removed, the existing pipe will be removed in its entirety, or crushed in its entirety and backfilled over, if directed
by the Engineer.

EXCAVATION AND EMBANKMENT  (2105)
1. The area designated for excavation will be excavated to sufficient depth to allow construction of the typical section shown on the plans except as otherwise

directed by the Owner.  The Contractor will verify to the Owner that the subgrade has been constructed to the proper elevation before base construction
proceeds.  The subgrade must be within 0.10' plus or minus of plan elevation before the construction is allowed to proceed.  A subgrade elevation
consistently above or below plan elevation will not be considered acceptable work.  On average, the subgrade will be at about plan elevation.

2. Excess excavated material will be disposed of by the Contractor.  Excess topsoil material will be stockpiled separately or leveled, as directed by the Owner.
Stockpiling and leveling will be considered incidental to the excavation, and will not be paid for directly.

3. The contractor will salvage and stockpile suitable topsoil and surface material to the satisfaction of the Owner as necessary to provide for final seed and turf
establishment and restoration. Topsoil salvage will be considered incidental to excavation and no direct compensation will be made therefore.

4. Removal of rocks, boulders, masonry or concrete within the excavated area will be considered common excavation.  All roots, stumps, rubbish, rocks and
other waste materials will be hauled to the nearest landfill.  This work will be considered incidental to the construction and will not be paid for directly.

5. Paving sections will be required to allow construction of the typical cross-section. Embankment will be constructed in accordance with the provisions of
2105.  Suitable excess excavated materials will be utilized for embankment to the fullest extent practicable.  The remaining embankment material will be
granular borrow conforming to the provisions of 3149.2A.

6. Site grading will be performed as required to establish plan grade.  All excess becomes property of the Contractor to be disposed of off-site.
7. All borrow or salvaged excavated material to be used as embankment within the limits of paving construction will be approved by the Owner prior to

placement.  Embankment will comply with the provisions of Minnesota Department of Transportation Spec. 2112 including achieving 100% compacted
density in the upper 3 feet of subgrade and 95% below the upper 3 feet of subgrade.

8. All natural topsoils will be removed from below all paving construction areas.
9. Suitable excavated material will be used as backfill.  Embankments and boulevards not being seeded or sodded will be dragged or raked smooth prior to

completion of each project.
10.Excess excavated material, excluding rocks, boulders, debris and organic material, will be the property of the Owner and will be stockpiled on site as

directed by the Owner.  All other excess material will be disposed of by the Contractor offsite.
11.When embankment materials are placed on existing ground with an existing slope of greater than 4:1, the embankment will be placed in accordance with

2105.3.B.
12.Where excavation is performed to the subgrade without the placing of embankment materials, the contractor will work the upper 1' of the subgrade to

within 2% of optimum moisture prior to the test-rolling stated below. When the existing moisture content is greater or less than 2% of optimum, the
contractor will “farm” the material to dry it, or add water and mix the materials until the subgrade reaches the desired moisture content.  This work will be
incidental to construction.

13.Backfill construction of concrete curb and gutter in accordance with 2531.J is incidental.  The contractor will note that when this work is complete,
continuous positive drainage is provided to the curb & gutter, which is defined by the MPCA as a stormwater conveyance.

SOIL PREPARATION (2574)
Prepare soils in accordance with MnDOT Specification 2574 including soil tracking, soil bed preparation, and subsoiling.  Utilize discs, roto-tillers or similar
equipment to prepare topsoil or backfill spoils prior to finish grading and turf establishment activities.  Prepare all areas of excavation or embankment and
adjacent areas to ensure smooth drainage transitions to the work.
Perform soil tracking on slopes steeper than 2:1.
Section A.1 regarding erodible surface is hereby deleted.

SUBGRADE PREPARATION (2112)
1. The provisions of 2112 will be follows and as outlined in 2112.
2. The final shaping and compacting of the subgrade will be done just prior to placing any base or surface course.
3. At the time the subgrade preparation operations have been completed, the prepared surface will be in reasonably close conformity with the cross sections

shown in the Plans and the lines and grades shown on the plan.
4. Where excavation is performed to the subgrade with or without the placing of embankment materials, the contractor will work the subgrade to within 2% of

optimum moisture. When the existing moisture content is greater or less than 2% of optimum, the contractor will “farm” the material to a minimum depth of
12” to dry it, or add water and mix the materials until the subgrade reaches the desired moisture content.  This work will be incidental to construction.

5. The required stability will be such that when any material for base or surface courses is deposited on the subgrade, no rutting or displacement will occur.
6. The subgrade preparation prior to construction of underground utilities will not be subject to elevation tolerances.
7. Subgrade preparation is incidental to the contract

S-7 SUBGRADE COMPACTION
The subgrade when exposed will be compacted with a tamping roller, compactor or other means to not less than 100% Maximum Density and 2% Optimum
Moisture.  The Contractor will work the upper 1' of the subgrade to within 2% of optimum moisture during compaction. When the existing moisture content is
greater or less than 2% of optimum, the contractor will “farm” the material to dry it, or add water and mix the materials until the subgrade reaches the desired
moisture content.  This work will be incidental to construction.

Prior to placement of any stabilized base, a fully loaded dual axle dump truck will be driven over the completed sub-grade in the presence of the Contractor and
Engineer present.  The subgrade will be found suitable for placement when no rutting or displacement occurs.  The test-rolling will be incidental to stabilized base
and no specific payment will be made therefore.

S-8 SUBGRADE CORRECTION
If after substantial efforts by the contractor to correct the moisture content of the subgrade and re-compact the materials, the subgrade displays evidence of rutting
or yielding prior to, during, or after this compactive effort, additional material will be excavated as directed by the Owner to the depth required to provide a stable
foundation for the base material.

Suitable material removed during excavation will be utilized for subgrade correction.  This work will not be paid as Extra Work if it was or would have been, or
could have been performed as part of any other grading activity.

STABILIZED BASE CONSTRUCTION (2211)
This work will consist of the excavation and embankment of existing subgrade and surface materials, and the construction of aggregate base.

1. Aggregate base will be either MnDOT Class 2 or Class 5, at the Contractor's option.  Class 7 recycled base is acceptable where allowed in the MnDOT
standard specifications.

2. AGGREGATE:  Aggregate for the purposes required by this contract will be furnished by the Contractor from sources selected by him.
3. AGGREGATE BASE:  Aggregate base, will be constructed in accordance with the provisions of 2211.  Aggregate will conform to the requirements of 3138.
4. Compaction will be obtained by the Modified Penetration Index Method modified as follows:  The Owner will hire an independent testing laboratory to

perform density and moisture testing.  Moisture tests will be performed with each density test.  Tests will be performed in accordance with the Materials
Testing Section above. Penetration and moisture content testing will be performed along with to the density tests.  No payment will be made for work tested
that fail to meet the specified density.  The Contractor will be responsible for any additional tests due to the failure of work.  Water will be applied to the base
material during mixing, spreading and compaction operations for proper compaction and will be considered incidental work.

5. Test rolling will be performed on the aggregate base in the presence of the Owner's testing subconsultant.  Test rolling will be as specified in Mn/DOT
specification 2111 except that the test will be performed with a fully loaded tandem axle dump truck in lieu of the test roller.  The Owner may delete the
requirement for test-rolling on all or portions of the stabilized base, at his discretion, after consultation with the Contractor.

6. Furnish and install Aggregate Base, Class 5 meeting MN/DOT Specification No. 3138 under all concrete or bituminous pavements and a minimum of 2
inches of Aggregate Base, Class 5 under all curb and curb and gutter.

MAINTENANCE OF COMPLETED BASE
After completion of any part of the base, such base will be maintained in a dust free condition.  It will be the Contractor's responsibility to repair at his expense all
prepared and shaped surfaces until project is complete.  Any water applied to keep the base dampened or reshaped will be at the Contractor's expense.

The Contractor will maintain the completed aggregate base after rain events, and replace and recompact any eroded aggregate as work incidental to the contract.

Maintenance of completed base is incidental to construction.

APPLICATION OF WATER (2130)
Application of water will be in accordance with the provisions of 2130 except as herein modified.  No direct compensation will be made for water used in
conjunction with the mixing, placing and compacting operations for base construction.

The contractor is responsible for application of water for dust control in accordance with Mn/DOT 1717 and with the NPDES permit.  Application of water for dust
control is incidental to the work and no additional payment will be made therefore.

BITUMINOUS TACK COAT (2357)
Treating existing bituminous or concrete surfaces preparatory to placing a bituminous course thereon will be performed in accordance with the provisions of
MN/DOT 2357 and the following:

A bituminous tack coat consisting of emulsified asphalt will be applied between all bituminous surfaces.  A tack coat will be placed on the existing pavement prior
to placing the next layer of bituminous and the edges of concrete pavement and curb and gutter that will come into contact with the new bituminous will be tacked.
All surfaces will be cleaned of all dirt, debris and loose material prior to the application of the bituminous tack coat.

PLANT MIXED ASPHALT PAVEMENT (2350/2360)
Plant mixed asphalt pavement density will be constructed in accordance with Mn/DOT specification 2360, as published by Mn/DOT at the time of bid.

After placement of the base course of bituminous paving courses, the Contractor will flood the work area with water to identify possible "bird bath" locations where
the pavement has not been placed at enough grade to ensure proper drainage.  Prior to or during placement of the wear course, the Contractor will ensure that
these areas are graded to properly drain.

CONCRETE MIX FOR CURB & GUTTER, WALKS, & DRIVEWAYS (2461)
Concrete for this Contract will be as follows and as outlined in 2461:
The concrete mix number to be used for slip form curb and gutter will be 3A22.  The concrete mix number for hand formed curb and gutter, sidewalks, and
driveways will be 3A32.

Minnesota Highway Designation Minnesota Highway Designation

Mix Number 3A32B 3A22B

Type of Concrete Type 3 (Air Entrained) Type 3 (Air Entrained)

Grade Grade A Grade A

28 Day Strength 27 Mpa (3900 psi) 27 Mpa (3900 psi)

Slump 50 mm to 75 mm (2” to 3”) 25 mm to 50 mm (1” to 2”)

Coarse Aggregate Composition 100% Class "B" 100% Class "B"

Gradation of Coarse Aggregate CA25 or CA50 For Structural Concrete CA25 or CA50 For Structural Concrete

Concrete will be supplied from a Mn/DOT certified producer. The Contractor will supply the mix designs. The Contractor will provide the Engineer with the mix
design a minimum of 24 hours prior to the first pour.

WALKS (2521)
Concrete sidewalks will be constructed in accordance with 2521 and Standard Plate 7035.  Preformed joint filler material will be placed in accordance with
Standard Plate 7035.  Concrete sidewalks will be mix design 3A32 with a maximum slump of 3”.  No water will be added to the mix to reduce the slump beyond 3”
for temporary workability, as stated in 2461.B3.

CONCRETE CURING AND PROTECTION (2521, 2531)
All sidewalk, driveway, curb and gutter will be cured using a membrane curing compound conforming to the requirement of Minnesota Highway Department
#3754.

For concrete curb and gutter poured after October 1st, blanket or extreme service membrane methods of curing will be substituted for membrane curing, in
accordance with 2531.
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EXTREME TEMPERATURE CONCRETE
The following additional measures will be required for extreme temperature concrete construction, as work incidental to the contract:

Hot Weather Concrete Construction
1. Do not place concrete with a placing temperature that will cause difficulty from loss of slump, flash set, or cold joints.
2. Maintain a concrete temperature during placement of less than 90 degrees F.
3. Use all means necessary to avoid drying the concrete prior to the completion of finishing operations.
4. Provide and use windbreaks, sunshades, fog sprays, and other devices to protect the concrete.

Cold Weather Concrete Construction
1. Provide adequate protection when temperatures are 40 degrees F or lower occur during the placing and early curing periods.
2. Comply with all pertinent recommendations of ACI 306 (Recommended Practice for Cold Weather Concreting).
3. Type IIIA cement may be used.
4. The use of Calcium Chloride or other accelerators will not be permitted.
5. Maintain a concrete temperature during placement of more than 60 degrees F.
6. Use all means necessary to avoid exposure of concrete to freezing temperatures during placement, finishing, and curing.
7. Concrete will not be placed on a frozen subgrade.
8. Provide and maintain heated enclosures, insulating blankets, tarpaulins, heaters, fuel, and all other protective equipment required.
9. Maintain favorable curing temperature at all times until the concrete gains sufficient strength to withstand exposure to low temperature and applied loads.

CONCRETE CURBING & GUTTER (2531)
Concrete curb and gutter will be constructed in accordance with the provisions of 2531 and the following:  Curing will be by the Membrane Curing Method as
specified in 2531.3G (2).  The sealing of joints in concrete curb and gutter will not be required.

Construction joints in curb and gutter will be installed at 10-foot intervals.  Preformed joint filler material (1/2-inch) will be place at the ends of all street returns, at
the ends of concrete driveway approaches, and in accordance with MN/Dot Standard Plate 7035N.

Concrete curb and gutter will be the style shown on the plans.

PEDESTRIAN CURB RAMPS (2531)
Unless otherwise provided for in the Proposal, pedestrian curb ramps including the truncated dome section will be paid as square feet of concrete sidewalk, and
will not constitute a separate pay item.  Dome sections will be cast iron and be procured from the list of MnDOT approved suppliers.
Construct curb ramps in accordance with MnDOT Standard plan 5-297.250 and Standard Plate 7038

STORM WATER MANAGEMENT (2573)
The Stormwater Pollution Prevention Plan (SWPPP) required by the NPDES permit has been provided by the Owner and is incorporated into the plans and
specifications.

The Minnesota Department of Transportation's Specification 2573 - Stormwater Management is hereby modified as follows:

1. The Contractor will comply with the provisions of the NPDES permit and the SWPPP (Stormwater Pollution Prevention Plan).
2. The Stormwater Pollution Prevention Plan provided by the Owner is meant and provided as a guide in the provision of Erosion and Sediment Control (ESC)

Best Management Practices (BMP's) as required by the NPDES permit. The SWPPP is based on finish grade contours. Additional ESC measures, although
not shown by the plan, may be required to comply with the provisions of the NPDES permit. Provision and maintenance of the ESC BMP's in accordance
with the NPDES permit is the responsibility of the contractor, regardless of what is shown on the SWPPP. Interim ESC BMP's and updating of the SWPPP
are the responsibility of the contractor.  Maintenance of the ESC BMP's is incidental to the work and will be performed in accordance with 2573.M.

3. When updates to the SWPPP are required, the Contractor will provide the Engineer with sketches of the updated areas, so that the Engineer can update the
SWPPP.

4. No additional payment will be made for additional ESC BMP's required by the NPDES permit but not shown on the SWPPP.
5. The contractor will obtain the NPDES permit from the MPCA and pay any applicable fees as work incidental to the contract.  The contractor will remain

named on the NPDES permit until the warranty period expires, at which time he/she may submit an NPDES Permit Modification/Transfer Form to the Owner
for completion and submission to the MPCA.

6. The contractor will maintain the NPDES site inspection log.
7. The contractor will be responsible for all fines imposed by regulating agencies for failure to comply with the provisions of the NPDES permit.
8. If the Engineer determines that ESC BMP's have failed or require maintenance, the Contractor will correct the cause of failure, maintain the BMP's, and

alleviate all sediment deposition outside the construction limits, to the fullest extent possible.  If the Contractor fails to install or maintain erosion or sediment
control measures required by the NPDES permit, fails to conduct required inspections, or fails to take action ordered by the Engineer to correct ESC
problems, the Engineer will issue a written order to the Contractor. The Contractor will respond within 24 hours with sufficient personnel, equipment, and/or
materials and conduct the required work or be subject to a $500 per calendar day penalty for noncompliance.  In addition, the Engineer may recommend
that the Owner withhold payment from all work until the ESC BMP's are constructed or maintained.

9. The Engineer may require the Contractor to submit a site plan for certain portions of the work detailing proposed ESC BMP's, and a schedule indicating
start and completion dates.  The Contractor will not start work within these areas until the Engineer has accepted the site plan and schedule.  No additional
payment will be made for preparation of site plans required by the Engineer, or reasonable delays or production losses caused by this requirement.

10.Sediment removal required due to the failures to implement or maintain ESC BMP's will not be considered Extra Work. The Contractor will remove all
sediment from areas accrued due to actions or inactions by the Contractor, at no cost to the Owner

11.Comply with all requirements of the the SWPPP Narrative.

Extreme Events
The determination of “extreme” weather events will be solely at the discretion of the Engineer.  Unless the Engineer determines that an “extreme” event has
occurred, no additional compensation will be remitted for ESC work due to precipitation events.

The Contractor may request the Engineer determine an “extreme” event if:
4” or more of precipitation falls in less than 24 hours or
Precipitation falls steadily for longer than 4 days

These conditions do not themselves determine an “extreme” event, the Engineer will determine if an “extreme” event has occurred.

No extension of contract time will be granted due to “extreme” events.

CONTROLLING EROSION AND ESTABLISHING VEGETATION (2575)
MN/DOT Specification 2575 will be modified as follows:

1. The contractor will notify the Owner at least 24 hours in advance of performing any work under this section.
2. Topsoil will be prepared per that specification prior to work of this section.
3. Seed rates will be as specified in Table 2575-2 or if not specified at a rate of 100 lbs per acre.
4. Temporary seed mixes will be interchangeable without changes to the contract price, depending on when the seeding occurs (spring or fall).
5. If the Contractor feels that the specified seed mix will not produce the desired cover, the Contractor will recommend an alternate seed mix for approval by

the Owner.
6. Temporary seed mix for erosion control will be MnDOT Mix 100/110.
7. Type 1 mulch will be spread at a rate of 2 tons per acre.
8. Maintenance of sod and seeded areas will be in accordance with 2575.3L.  All turf establishment includes maintenance.
9. Slow release fertilizer with 22-5-10 analysis will be placed on prepared areas to receive seed and mulch at a rate of 300 lbs per acre as work incidental to

seed and mulch.
10.The contractor will water sod prior to rolling, and water a minimum of once per week through the maintenance period; unless the Owner determines that

precipitation events preclude the need for watering.
11.Water placed as part of the turf establishment work is incidental to the work and will not constitute a separate pay item.
12.Disk anchoring of mulch is incidental to placement and will constitute a separate pay item.
13.Snow mulching will not be allowed. Frozen ground mulching will be used in lieu of snow mulching.  Frozen ground mulching with the application of water in

lieu of disk anchoring will be compensated as disk anchoring with no adjustment to the contract price.
14.Dormant sodding will be allowed in the boulevard areas behind the curb and gutter, when the Owner has authorized dormant sodding.

For Reference: Rapid Stabilization Method 4=
Cat. 3 Erosion Blanket
Seed Mix 22-111 @ 2#/100 SY
Type 3 Slow Release Fertilizer @ 10-10-10 @ 8#/100 SY

TURF ESTABLISHMENT
1. Provide a minimum of 6" of topsoil over all areas designated to receive turf.
2. Prepare topsoil per Topsoil Placement specification.
3. Stabilize all other disturbed areas of the site not shown to receive special treatment on this plan in accordance with the landscape plan of if not shown, with

hydroseed mixture as MnDot Rapid Stabilization Method 3 with:
Seed mix 260 @ 100 lb/acre
Fertilizer 22-5-10 @ 300 lbs/acre
Type 1 hydraulic soil stabilizer

GRANULAR MATERIAL (3149)
The provisions of Mn/DOT 3149.2J are hereby modified and supplemented as follows as work incidental to construction:

Fine Filter Aggregate
The Gradation for Fine Filter Aggregate is:
Sieve Size Percent Passing
19.0 mm [3/4 inch] 100
9.5 mm [3/8 inch] 50-95
4.75 mm [No. 4] 20-60
2.00 mm [No. 10] 0-15
425 um [No. 40] 0-4
75 um [No. 200] 0-2

Coarse Filter Aggregate
The Gradation for Coarse Filter Aggregate is:

Sieve Size Percent Passing
2 inch 100
1 ½ inch 50-100
1 inch 0-10

Modified Breaker Run
Modified Breaker Run will be 100% crushed quarry rock, 3” diameter and finer, well graded, with less than 11% passing the 1” sieve.

A loose gradation for Modified Breaker Run is:
Sieve Size Percent Passing
3 inch 100
2 inch 50-70
1 inch 0-10

A gradation for Modified Breaker Run will be submitted to the Engineer for approval at least 1 week prior to installation.

Stabilizing Aggregate
Stabilizing aggregate shall be Aggregate Base Class 2 or Class 5.
Stabilizing aggregate shall be used as backfill for areas excavated as subgrade excavation as directed by the Engineer.

GEOTEXTILE FABRIC TYPE V (3733)
Geotextile fabric placed in order to stabilize the subgrade will meet the requirements of Mn/DOT 3733 and the Mn/DOT Grading and Base Manual, latest revision.
The fabric will be placed in the direction such that the strongest axis is perpendicular to the centerline.

- - -

MATERIALS FOR BIOFILTRATION/INFILTRATION BASINS
2" Choker Course Stone:
· #8 Stone - 3/8" Clean Crushed Stone
· #78 Stone - 3/8" to 1/2" Clean Crushed Stone
· #89 Stone - 1/4"-3/8" Clean Crushed Stone

Pipe Bedding Stone:
· #57 Stone - 1/2"-1 1/2" Clean Crushed Stone

30" Bio-retention Soils
Mix B: Enhanced filtration blend
A well-blended, homogenous mixture of:

1. 70 to 85 percent construction sand = Clean construction sand, free of deleterious materials. AASHTO M-6 or ASTM C-33 washed sand.
2. 15 to 30 percent organic matter = MnDOT Grade 2 compost

ADDITIONAL PLUMBING SPECIFICATIONS

1. All plumbing shall be installed in accordance with the Minnesota Plumbing Code.
2. The water distribution system shall be disinfected per Minnesota Rules.
3. A sanitary sewer cleanout will be provided near the connection between the building drain and the building sewer.
4. PVC sanitary sewers will meet one of the following ASTM Standards: D3034, F789, D2665, or F891.  ASTM D2241 pipe

may be used for sewers 6_inch and larger.  The installation will comply with ASTM D2321, which requires installation by
open trench on a continuous granular bed.

5. PVC solvent weld joints will include a primer of contrasting color to the pipe and cement.
6. RCP storm sewers must comply with ASTMC76.
7. All joints and connections in the storm sewer system shall be gastight or watertight.  Approved resilient rubber joints

must be used to make watertight connections to manholes, catchbasins, and other structures. Cement mortar joints are
permitted only for repairs and connections of existing lines constructed with such joints.

8. Polyethylene (PE) water services must meet ASTM D2239 or D2737 installed per ASTM D2774.  Joints must use approved
insert fittings with metal clamps.  No more than two feet may be exposed within the building.

9. The bottom of the water service pipe located within ten feet of the sewer crossing must be at least 12 inches above the
top of the sewer.  When this is not feasible, the sewer pipe must be constructed of PVC Schedule 40.  The water service
should not contain any joints or connections within 10 feet of the crossing.

10. All portions of the storm sewer system located within 10 feet of the building or water service line must be tested in
accordance with Minnesota Rules.
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VAN HANDICAP

18'

12"

5'-
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1'-
6"

SIGNAGE:
"HANDICAPPED PARKING" EQUAL TO "BEST" No. SS53.
AT RIGHT HAND DISCHARGE LOCATION PROVIDE
"VAN ACCESSIBLE" SIGNAGE EQUAL TO "BEST" No. SS57.
ATTACH EA. SIGN TO BOLLARDS W/ GALV. MOUNTING BOLTS.

8'-0" X 1 1/2" DIAMETER GALVANIZED POLE
2'-

0"

Per Plan
15' Min. Filter Strip

3:1 Max Slope
Bioretention Plants - MnDOT Seed Mix 33-261 @ 35#/acre

Native Soils

Native soils mechanically agitated to remove natural compaction

0.5'H
:1'V

CONSTRUCTION SEQUENCING - Filtration Basins Cut from Existing Fill Materials or from Embankment Areas

1. Install perimeter site erosion and sediment controls.
2. Mass grade the site ignoring the basin.  Grade to the top elevations of the basin.
3. Install silt fence upstream of the basin area.
4. Protect the basin from sedimentation during building and gravel surface construction.
5. Perform continuous inspections of erosion control practices, especially after each rainfall event.
6. Complete, stabilize, and vegetate all other site improvements.
7. Construct and vegetate bioretention device following stabilization of contributing drainage area.  Ensure that critical elevations, such as underdrain

invert, top of media, top of mulch, and invert of overflow rip rap are correct.
8. Remove temporary erosion control devices after the contributing drainage area is adequately vegetated and hard surfaced.

EOF Per Plan

Media Elev Per Plan

36" Filtration Layer

12" CL 5 AGGREGATE BASE EDGE
PROTECTION (1' SHOULDER)
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PARKING CALCULATION PER PHASE

PHASE 1
UNITS PROPOSED: 36
REQUIRED STALLS: 2 STALLS/UNIT = 72

STALLS PROPOSED: 11 GARAGES
1 ADA GARAGES
63 STRIPED STALLS
3 ADA STALLS

74 TOTAL STALLS

PHASES 1 AND 2
UNITS PROPOSED: 72
REQUIRED STALLS: 2 STALLS/UNIT = 144

STALLS PROPOSED: 29 GARAGES
2 ADA GARAGES
116 STRIPED STALLS
6 ADA STALLS

145 TOTAL STALLS

JONES
HAUGH
SMITH
Engineers + Surveyors

415 West North Street Owatonna, MN    507-451-4598

- - -

B
IR

D
 H

O
U

S
E

P
R

O
P

E
R

TY
 L

IN
E

P
R

O
P

E
R

TY
 L

IN
E

PROPERTY LINE

PROPERTY LINE
PROPERTY LINE

10.00 ACCESSORY
SETBACK10.50

30
' S

E
TB

A
C

K

30' SETBACK

5' UTILITY EASEMENT

5'
 U

TI
LI

TY
 E

A
S

E
M

E
N

T

30
' S

E
TB

A
C

K

30' SETBACK

5'
 U

TI
LI

TY
 E

A
S

E
M

E
N

T

24.00 UTILITY
EASEMENT

BUILDING 2
36 UNIT 3-STORY APARTMENTS BUILDING 1

36 UNIT 3-STORY APARTMENTS

GARAGE 3
8 UNIT GARAGE

GARAGE 2
10 UNIT GARAGE GARAGE 1

11 UNIT GARAGEA
D
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45.50

32.30

45.52

45.50

TRASH

PLAY AREA

24

24 24
24

24

24
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10.50

10.50

132.00

24.00
24.00

120.00
96.00

24.00

55.33

214.67

214.67

55.33

WOODS LINE

EXISTING UTILITY
EASEMENT TYP.

GARDEN

G
A

R
D

E
N

45.50

24.00

NEW UTILITY EASEMENT FOR
AS-BUILT STORM SEWER &
SANITARY SEWER

10.32

10.00

10.00

6' CONC. SIDEWALK

6' CONC. SIDEWALK

9'x20" PARKING STALLS TYP.
4" WHITE LATEX PAINT

INFILTRATION BASIN
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GREEN AREA

GREEN AREA

GREEN AREA

GREEN AREA

EXISTING FIRE HYDRANT TO
BE REMOVED

= FlowLine Elevation
= Rim Elevation
= Spot Elevation
= Elevation Contour Line

= Fire hydrant

= Power Pole
= Guy Anchor

= Flood Lights

= Overhead Electric
= Underground Electric

= Overhead Telephone
= Underground Telephone
= Gas Main
= Storm Sewer
= Sanitary Sewer
= Water Main

= Manholes
= Catch Basin

LEGEND

= Fiber-Optics

= Gas Marker

= Flow Direction

= Gas Main Valve

= Electric Marker

= Light Pole

= Fiber Optics Marker

1
15

1
8

1
8

1
8

1
8

1
15

1
22 1

20

1 1
6

NEW UTILITY EASEMENT FOR
CENTERED FIRE HYDRANT

NO PARKING FIRE LANE NO PARKING FIRE LANE

REMOVE EXISTING
WATER SERVICE

NOTE: THIS ACCESS AISLE TO BE
MAINTAINED FOR POTENTIAL
FUTURE ACCESS EASEMENT TO
PROPERTY TO SOUTH

NO

PARKING

FIRE

LANE

NEW UTILITY EASEMENT FOR
AS-BUILT STORM SEWER

BITUMINOUS PAVING

BITUMINOUS PAVING

BITUMINOUS PAVING

BITUMINOUS PAVING

INFILTRATION BASIN

VEGETATIVE BUFFER8"
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5'

PHASE 1 PAVING LIMITS

RAISE GRATE TO ELEVATION 855.72

DESIGN DRAWINGS INDICATE
CATCH BASIN AT THIS LOCATION

RAISE GRATE TO ELEVATION 855.3

RAISE GRATE TO ELEVATION 856.0

CONSTRUCT 48-4020 CB OVER
EXISTING 24" STS
R2502 CASTING
GR856.00
FL849.35 (VERIFY)

REMOVE GRATE & REPLACE
WITH SOLID LID

RAISE TO ELEVATION 857.10

REMOVE GRATE & REPLACE
WITH SOLID LID
RAISE TO ELEVATION 857.21

RAISE CASTING TO
ELEVATION 857.31

9'
PRESSURE TEST SEWER WITHIN 10'
OF BUILDING PER PLUMBING CODE

NOTES:

1. PRESSURE TEST PUBLIC PORTION OF
WATER MAIN AT START OF
CONSTRUCTION

2. TELEVISE AND MANDREL PUBLIC
PORTION OF SEWER MAIN AT START OF
CONSTRUCTION

3. FLUSH AND TELEVISE EXISTING STORM
SEWER ON SITE AT START OF
CONSTRUCTION

CLEAR AND GRUBB TREES TO
PROPERTY LINE

CLEAR AND GRUBB TREES TO
PROPERTY LINE

CONSTRUCT SEWER & WATER
SERVICES AS PART OF PHASE 1

SEE SHEET 12 FOR
DRIVEWAY CONSTRUCTION

6" DI CL 52 WATER SERVICE.
EXTEND TO WITHIN 5' OF BUILDING
COORD. WITH MECH.

6" PVC SCHED. 40 SEWER SERVICE
WITH CLEANOUTS
EXTEND TO WITHIN 5' OF BUILDING
COORD. WITH MECH.

1

2

1

1

2
2

6" G.V. & BOX

VEGETATIVE BUFFER

6" PVC SCHED. 40 DOWNSPOUT DRAIN @ 1.05% 6" PVC SCHED. 40 DOWNSPOUT DRAIN @ 1.05%
6" PVC SCHED. 40 DOWNSPOUT DRAIN @ 1.05% 6" PVC SCHED. 40 DOWNSPOUT DRAIN @ 1.05%

8"
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 1
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8"

8" CSP APRON  WITH
RODENT GUARD & 5 CY CL
2 RIP RAP & GEOTEXTILE
FABRIC

8" CSP APRON  WITH
RODENT GUARD & 5 CY CL
2 RIP RAP & GEOTEXTILE
FABRIC

TRASH

6

NEW 5'
CONCRETE
SIDEWALK

NEW 5'
CONCRETE
SIDEWALK

WHITE LATEX PAINT TYP.

WHITE LATEX PAINT TYP.
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EARTHWORK NOTES:

1. CONTRACTOR TO FURNISH ON SITE GEOTECHNICAL CONSULTING ENGINEER AS REQUIRED.
2. SOIL CORRECTIONS UNDER THE PROPOSED CONCRETE & ASPHALTIC PAVEMENT SHALL INCLUDE, BUT

NOT BE LIMITED TO, REMOVAL OF ALL TOPSOIL AND VISIBLY ORGANIC FILL MATERIAL.
3. CONTRACTOR TO FURNISH ON SITE GEOTECHNICAL CONSULTING ENGINEER TO COORDINATE SOIL

CORRECTIONS UNDER PAVEMENTS.
4. THE SITE SHALL BE GRADED TO THE CONTOURS SHOWN AND TO PROVIDE THE DRAINAGE PATTERN

SHOWN.
5. GRADE ALL AREAS TO DRAIN.

LEGEND
TURF ESTABLISHMENT

1. PROVIDE A MINIMUM OF 6" OF TOPSOIL OVER ALL AREAS DESIGNATED TO RECEIVE TURF.
2. STABILIZE ALL OTHER DISTURBED AREAS OF THE SITE NOT SHOWN TO RECEIVE SPECIAL TREATMENT

ON THIS PLAN IN ACCORDANCE WITH THE LANDSCAPE PLAN OF IF NOT SHOWN, WITH HYDROSEED
MIXTURE AS MNDOT RAPID STABILIZATION METHOD 3 WITH:

SEED MIX 260 @ 100 LB/ACRE,
FERTILIZER 22-5-10 @ 300 LBS/ACRE
TYPE 1 HYDRAULIC SOIL STABILIZER
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September 3, 2019 
 
 
 
Cynthia Smith-Strack 
Community Development Director 
City of Belle Plaine 
PO Box 129 
218 Meridian Street  
Belle Plaine, MN 56011 
 
RE: Belle Court Apartments LLC 
 Lot 7, Block 2, Oak Village 
 
Dear Cynthia, 
 
At your request, I have reviewed the site, grading, and detail plans for the Belle Court Apartments PUD 
submitted by Jones Haugh Smith Engineers and Surveyors dated 8/21/2019. I offer the following 
comments: 
 

1. Infiltration rates in Belle Plaine sands tend to be high. It is important that a boring or other test be 
performed to confirm that the infiltration rates do not exceed 8.3 in/hr. Soil amendment may be 
necessary to remain in the allowable range. Deposition of snow and/or snow storage procedures 
as appropriate so as not to significantly alter infiltration characteristics. 

2. Page 2 of 12 – SWPPP Notes 
a. The SWPPP Designer training documentation should be included in the SWPPP. 
b. The Minnesota Duty Officer Program is in the MN Department of Public Safety. 
c. The notes discuss silt fence and the plan refers to bio-roll. Please clarify which is to be 

used, especially around the infiltration areas.  
3. Page 3 of 12 – SWPPP 

a. Wheel stops or curbing are recommended at the parking spaces that border the infiltration 
area to protect against vehicles inadvertently entering the infiltration areas.  

b. Adjust the location of the sediment controls to ensure all work is protected. 
4. Page 4 of 12 – SWPPP Notes 

a. The project location should be shown on the Soils Map and Map of Surface Waters. 
b. Verify the 1-mile radius on the Map of Surface Waters. The area shown is approximately 

1-mile diameter. 
5. Page 6 of 12 – Specifications 

a. Hydrants shall be Waterous Improved Pacer Style WB-67-250, UL, 250 psi rated with 
safety flange and stem coupling. Bury length shall be 8’ and break-off height shall be 16” 
Hydrants shall be painted red. 

b. Hydrant pumper nozzle shall be one-piece compatible with 5” Storz hose coupling. Storz 
adaptors will not be accepted. Hydrants shall be equipped with Hydrafinder fiberglass 
shafts. Confirm threads with Fire Department prior to ordering. 
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6. Page 10 of 12 – Site Plan 
a. At least one of the ADA accessible parking spaces must be van accessible.  
b. Cleanouts are recommended where the sanitary service lines deflect. 
c. Turning movements base on SU-40 Design Vehicle, which will accommodate typical 

delivery vehicles. Owner may wish to consider signing the access road for weight and 
appropriate vehicles. 

7. Page 11 of 12 – Grading Plan 
a. The Construction Stormwater Permit requires that both existing and proposed 

construction flow arrows be shown. The grading plan appears to show only proposed 
construction. 

b. Curb or traffic stops are recommended along the sidewalk to protect against vehicles 
encroaching on the sidewalk. 

 
Please contact me if you have any questions. 
 
Sincerely, 

Bolton & Menk, Inc. 
 
 
 

D. Joseph Duncan II, PE 

City Engineer 



BELLE PLAINE PLANNING COMMISSION  
RESOLUTION PZ-19-024(A) 

 
 

RECOMMENDING THE CITY COUNCIL CONDITIONALLY APPROVE A FINAL STAGE PLANNED 
UNIT DEVELOPMENT PLAN FOR BELLE COURT APARTMENTS 

561 ELK STREET SOUTH  
  

 
WHEREAS, the City Code §1105.15 provides for the processing of planned unit developments; and,   
 
WHEREAS, Troy Schrom, Schrom Construction LLC/Belle Court LLC has submitted for consideration a 
final stage Planned Unit Development plan as presented in Attachment A affixed hereto; and  
 
WHEREAS, ‘Belle Court Apartments’ a high density residential planned unit development (the 
‘Development’) at 561 Elk Street South; and,  
 
WHEREAS, the Development consists of a two, 36-unit general occupancy apartment buildings and 
ancillary parking facilities; and, 
 
WHEREAS, the Development is proposed for property legally described as Outlot B, Oak Village 
Subdivision (PID #200790170) and Lot 7, Block 2 Oak Village Subdivision (PID #200790120); and,  
 
WHEREAS, a development stage planned unit development plan was conditionally approved under City 
Council resolution 19-071 on May 20, 2019; and, 
 
WHEREAS, the Planning Commission has reviewed the final stage planned unit development 
plan; and,  
 
WHEREAS, the Planning Commission finds 

 
1. The subject parcel is within the municipal urban service area and the subject parcels 

were previously improved to accommodate the proposed development.  
2. The Development is broadly consistent Comprehensive Plan policies related to planned 

land use, creation of a variety of life-cycle housing, managed growth, promotion of infill 
development, and acceptance of mixed residential development. 

3. The subject property is appropriately zoned to accommodate high density residential 
development. 

4. The Development is consistent with conditions required under the approving resolution 
for the development stage planned unit development plan. 

5. Present and planned uses in the area feature a mix of residential densities.  
6. Existing water production and distribution facilities and sanitary sewer 

collection/treatment systems are designed and planned to accommodate development of 
similar density/intensity at the subject site. 

7. Elk Street South is a minor collector street designed and adequately sized to support the 
development. 

 
NOW, THEREFORE BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF BELLE 
PLAINE, SCOTT COUNTY, MINNESOTA, THAT:  It recommends the City Council conditionally approve 
a final stage Planned Unit Development plan for Belle Court Apartments at 561 Elk Street South, subject 
to the following conditions: 

 
 
 
 
 



 
 

1. The “Use” of the property is a multiple family apartment development consisting of two 36-unit 
apartment buildings with ancillary parking facilities.   
 

2. Planned unit development entitlements are as follows:  
 
Entitlements PUD 
Planned Use High Density Residential  
Base Zone R-7 Mixed Housing (Medium to High Density) District 
Residential Density 18.50 dwelling units/acre, maximum 
Residential Use General occupancy apartments 
Plat Status Previously subdivided.  

Performance Standards 

A. A maximum of two 36-unit apartment buildings 
are allowed on Lot 7, Block 2 Oak Village. 

B. Outlot B, Oak Village is not eligible for a building 
permit and shall perpetually remain a dedicated 
ingress/egress to Lot 7, Block 2 Oak Village.  

C. Detached garages may be placed in the front 
yard provided they are setback a minimum of 
ten (10) feet from the property line. 

D. Apartment buildings shall not exceed a height of 
forty-five feet and six inches (45’6”). 

E. One bedroom apartments shall be at least six 
hundred sixty (660) square feet in gross floor 
area. Two bedroom apartments shall be at least 
eight hundred fifty-five (855) feet in gross floor 
area.  

 
 

3. All application materials and plan sets are hereby incorporated by reference and accepted in 
good faith by the City as the Applicant’s intended development.  
 

4. Plan shall be revised to reflect incorporation of recommendations contained in the staff memo 
dated September 9, 2019 and a review member from the City Engineer dated September 3, 
2019.  
 

5. Execution of a Planned Unit Development agreement.    
 

The adoption of the foregoing resolution was duly moved by Commissioner _______ and seconded by 
Commissioner ________, and after full discussion thereof and upon a vote being taken thereon, the 
following Commissioners voted in favor thereof: ________________________________.  
 
and the following voted against the same:  ________.  
 
Whereupon said resolution was declared duly passed and adopted.  Dated this 9th day of September, 
2019.  
  
         
___________________      _______________________  
Ashley Cauley        Cynthia Smith Strack  
Chairperson        Community Development Director  



ATTACHMENT A 
PZ RESOLUTION 19-024(A) 
FINAL STAGE PUD PLAN 

 
 
 
 
 



 

BELLE PLAINE PLANNING COMMISSION  
RESOLUTION PZ-19-024(B) 

 
 

RECOMMENDING THE CITY COUNCIL DENY A FINAL STAGE PLANNED UNIT DEVELOPMENT 
PLAN FOR BELLE COURT APARTMENTS 

561 ELK STREET SOUTH  
  

 
WHEREAS, the City Code §1105.15 provides for the processing of planned unit developments; and,   
 
WHEREAS, Troy Schrom, Schrom Construction LLC/Belle Court LLC has submitted for consideration a 
final stage Planned Unit Development plan as presented in Attachment A affixed hereto; and  
 
WHEREAS, ‘Belle Court Apartments’ a high density residential planned unit development (the 
‘Development’) at 561 Elk Street South; and,  
 
WHEREAS, the Development consists of a two, 36-unit general occupancy apartment buildings and 
ancillary parking facilities; and, 
 
WHEREAS, the Development is proposed for property legally described as Outlot B, Oak Village 
Subdivision (PID #200790170) and Lot 7, Block 2 Oak Village Subdivision (PID #200790120); and,  
 
WHEREAS, a development stage planned unit development plan was conditionally approved under City 
Council resolution 19-071 on May 20, 2019; and, 
 
WHEREAS, the Planning Commission has reviewed the final stage planned unit development 
plan; and,  
 
WHEREAS, the Planning Commission finds 

 
1.     
2.  

 
NOW, THEREFORE BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF BELLE 
PLAINE, SCOTT COUNTY, MINNESOTA, THAT:  It recommends the City Council deny a final stage 
Planned Unit Development plan for Belle Court Apartments at 561 Elk Street South. 

 
 

The adoption of the foregoing resolution was duly moved by Commissioner _______ and seconded by 
Commissioner ________, and after full discussion thereof and upon a vote being taken thereon, the 
following Commissioners voted in favor thereof: ________________________________.  
 
and the following voted against the same:  ________.  
 
Whereupon said resolution was declared duly passed and adopted.  Dated this 9th day of September, 
2019.  
  
         
___________________      _______________________  
Ashley Cauley        Cynthia Smith Strack  
Chairperson        Community Development Director  
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