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2B. Public Hearing - Consideration of a request for a Preliminary Plat for Jefferson 
Commons Fifth Addition and Conditional Use Permits for Cross-Access on a 7.01 acre 
site in a B-4 (Regional Business) district, for a Day Care Center use.  Applicant: Kid’s 
Haven Childcare and Preschool  
 

Prepared by:  Grittman Consulting, 
Stephen Grittman, City Planner 

 

Meeting Date: 

04/07/2026 

Council Date (pending 
Commission action): 
04/13/2026 

Additional Analysis by:  Community Development Director, Economic Development 
Manager, Assistant City Engineer, Chief Building Official, Community & Economic 
Development Coordinator  

 

 

ALTERNATIVE ACTIONS  

Decision 1:  Consideration of a request for a Preliminary Plat for Jefferson Commons Fifth 
Addition 

1. Motion to adopt Resolution No. PC-2026-09 recommending approval of a request for a 
Preliminary Plat for Jefferson Commons Fifth Addition, subject to the conditions in 
Exhibit Z and based on findings in said resolution.  

2. Motion to adopt Resolution No. PC-2026-09 recommending denial of a request for a 
Preliminary Plat for Jefferson Commons Fifth Addition based on findings to be made by 
the Planning Commission and directing staff to prepare the resolution and authorizing 
the Chair to execute said resolution.  

3. Motion to table action on Resolution No. PC-2026-09. 

Decision 2:  Consideration of a request for a Conditional Use Permit for cross-access 

1. Motion to adopt Resolution No. PC-2026-10 recommending approval of Conditional Use 
Permits for cross-access subject to the conditions in Exhibit Z and based on findings in 
said resolution.  

2. Motion to adopt Resolution No. PC-2026-10 recommending denial of a request for 
Conditional Use Permits for cross-access based on findings to be made by the Planning 
Commission and directing staff to prepare the resolution and authorizing the Chair to 
execute said resolution.  

3. Motion to table action on Resolution No. PC-2026-10. 
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Decision 3:  Consideration of a request for a Conditional Use Permit for cross-access 

1. Motion to adopt Resolution No. PC-2026-11 recommending approval of Conditional Use 
Permit for cross-access subject to the conditions in Exhibit Z and based on findings in 
said resolution.  

2. Motion to adopt Resolution No. PC-2026-11 recommending denial of a request for 
Conditional Use Permits for cross-access based on findings to be made by the Planning 
Commission and directing staff to prepare the resolution and authorizing the Chair to 
execute said resolution.  

3. Motion to table action on Resolution No. PC-2026-11. 

REFERENCE AND BACKGROUND 

Property: Legal Description: Outlot C Jefferson Commons, except that part 
platted as Jefferson Commons Second Addition] 
PID #: 155164000030, 155192001011, 155164000070 

Planning Case Number: 2026-05 

Request(s): 1. Preliminary Plat for Jefferson Commons Fifth Addition 
2. Conditional Use Permit for Cross-Access  
3. Conditional Use Permit for Cross-Access  

 
Deadline for Decision: April 3, 2026 (60-day deadline) 

June 2, 2026 (120-day deadline) – Extension Letter Sent 

Land Use Designation:   Regional Commercial  

Zoning Designation: B-4 (Regional Business) 

Overlays/Environmental 
Regulations Applicable: None 

Current Site Uses: Vacant Land 

Surrounding Land Uses: 
North: Vacant Commercial 
East:  Vacant Commercial 
South: Commercial (Monticello Theater) 
West: Stormwater Ponding 
 

Project Description:    The applicants seek to subdivide a portion of an existing outlot in 
the Jefferson Commons commercial district to establish a 
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commercial daycare facility for up to 316 students.  The building 
would be approximately 26,704 square feet in area, on a parcel of 
2.93 acres.  The remaining undeveloped portion of the existing 
outlot would be 4.09 acres, and replatted as a new outlot in the 
“Fifth Addition”, together with the building site. 

    Because the property was originally developed with specified 
access points to School Boulevard, along with a shared access 
easement between this land and the Theater parcel to the south, 
the consideration of the plat includes Conditional Use Permits to 
two shared/cross access easements that facilitate access from this 
parcel and the theater parcel to School Boulevard. 

ANALYSIS: 

Preliminary Plat 

The proposed plat consists of one building parcel (Lot 1, Block 1) which will be developed as a 
commercial daycare facility, and a residual outlot to the east available for future development.  
The underlying property is currently owned by the City of Monticello, which has consented to 
the plat application.  Pending approval of the plat and property sale, the easterly outlot will be 
retained by the City.   

In the current condition, the subject property is encumbered by an access easement along its 
far westerly property line.  This easement would be vacated or amended through a separate 
action of the City Council in coordination with the Council’s Final Plat consideration.  This 
easement would be replaced with two access points, including a revised location for the 
westerly access, which better facilitates development of the proposed daycare site.  One 
additional benefit of the driveway/easement relocation is the provision of proof-of-parking 
space for the daycare (discussed more directly in the Site Plan Review comments below).   The 
configuration is further discussed as part of the cross-access analysis below.  The service drive 
located along the south property line is an existing condition and subject to an existing 
easement.  

Apart from confirmation of the various easement descriptions and management of stormwater 
as reviewed separately by the City Engineer, planning staff believes the Plat to be consistent 
with the requirements of the Subdivision Ordinance.  The applicant has supplied a concurrent 
application for final plat consideration, which will be forwarded to the City Council for review 
pending the Planning Commission’s recommendation. 
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Conditional Use Permits for Cross Access 

Intertwined with the proposed plat are the CUPs for cross access.  The first CUP establishes 
shared access from the theater parcel across the daycare site to School Boulevard, and the 
second CUP establishes access for the daycare site across the undeveloped portion of the 
adjoining outlot, also to School Boulevard.  The access points along School Boulevard are 
controlled by the City to ensure that School Boulevard traffic is not disrupted by unregulated 
driveway locations.  School Boulevard is a major east-west collector route for the city. 

The primary requirement for such cross access permitting relates to assurances that the proper 
agreements are recorded to manage requirements for shared long-term maintenance of the 
access routes and ensure permanent access easements across the driveways for the benefitted 
parcels.  As noted above, the locations of driveway access points on School Boulevard are ed by 
the City, resulting in the need for these CUPs as the subdivision patterns often will not mesh 
with the prescribed driveway access points.   

Staff have made one comment related to improving access circulation, which is discussed 
below.  Other than that revision and the recording of cross easement documents as conditions 
of approval, planning staff sees no issues with these CUP requests. 

Site Plan 

The Preliminary Plat and the Cross-Access CUPs are the formal items for Planning Commission 
hearing and review.  The proposed use of the property as a day care facility is a permitted use 
in the B-4 (Regional Business) District and consistent with the Regional Business 2040 Plan land 
use designation.   

As a permitted use, an administrative site plan review is required for the use itself.  The 
applicants have prepared site plans to demonstrate the ability to develop the proposed use on 
the subdivided property.  Staff completed a site plan review concurrent with the land use 
applications and included the site plan review comments here for reference.  

Parking Supply.  Based on student and staff capacity, the Zoning Ordinance would require a 
total of 99 parking spaces.  The applicable parking ratios require one space per 5 students (64 
spaces), plus 35 staff spaces on maximum shift, a total of 99. The applicant proposed to 
construct 85 parking spaces and has illustrated the remaining 14 spaces along the westerly 
driveway as “proof of parking”, to be constructed if the City observes common overflow on the 
property.  There is no parking permitted on School Boulevard, so the site must be able to 
contain its parking on site.  For daycare facilities of this type, parents typically walk their 
children into the building (as opposed to more common drop-off circulation for older school 
students).  However, the parking stays are short and turn over rapidly.  It is staff’s belief that 
the 85 spaces should be sufficient for the use, and notes that if needed, the 14 proof-of-parking 
spaces can be required if needed. 



Planning Commission Agenda – 04/07/2026 
 

5 
 

Circulation.  The site is designed to accommodate access to School Boulevard in two locations – 
first along the westerly boundary of the site, and second via the extension of a driveway onto 
the easterly outlot.  Both of these access points are shared with adjoining parcels.  The building 
is also accessible for service purposes via a shared service drive along the south boundary of the 
site, shared with the Theater parcel.  One aspect of the parking and circulation design that 
bears attention is the alignment of the parking immediately to the west of the building. The 
layout leaves a large triangle of pavement without clear delineation for vehicle use and 
direction.  It further adds impervious surface that serves no circulation or other purpose. 

By repositioning the island parking rows along the west building line (adjacent to the sidewalk 
that abuts the building and planting space, the design could replace the 14 spaces in the island, 
or even add a few more, and create more defined circulation for all vehicles on the site, as well 
as those utilizing the shared driveway aisle from the Theater.  This triangular island, along with 
the additional edge islands near the building, would reduce pavement, but not increase 
planting requirements.  An illustration of this idea is shown below, but other alternatives to 
accomplish a clear circulation path may also be acceptable. 

  

 

 

 

 

 

 

 

 

 

 

                                      Staff Option         Proposed Plan 

Pedestrian Circulation.  The plan shows sidewalk construction around the building, as well as 
pathway along School Boulevard, accommodating the eventual extension of this pathway 
system to both sides of the collector roadway.  The plan shows a private sidewalk connection 
from the School Boulevard path into the site.  However, the location of this sidewalk extension 
leads to parking spaces, which are the accessible spaces with accessible ramps.  By shifting the 
private sidewalk connection to the east, it could align with the front entrance, and shorten the 
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distance for pedestrians using that sidewalk across the main driveway.  However, that shift 
would impact the site plan’s current compliance with parking lot island delineator 
requirements.  As such, as a site plan comment, if the applicant can provide an alternative to 
align the front entrance, the site plan may be adjusted to accommodate this change.  As a site 
plan comment, this is not a condition of approval. 

Lighting.  The applicants have provided a photometric lighting plan for the facility.  Site lighting 
levels appear to be consistent with the standards for commercial areas and should be 
confirmed at the time of building permit.  The Zoning Ordinance requires that all site lighting is 
hooded and directed downward to avoid direct light source glare onto adjoining property or 
public right or way.  In addition, the Ordinance requires site lighting to be on poles no greater 
than 25 feet in height.  These details are not included on the plans but should also be confirmed 
at the time of building permit. 

Landscaping.  The applicants have provided an extensive landscaping plan for the building 
perimeter, parking lot islands, and site perimeter.  The plans include a calculation of the 
Landscaping code requirements, and compliance with the quantities as required.  One note to 
mention – the zoning ordinance prescribes tree planting quantities based on total caliper inches 
of planting size.  Therefore, the 13 boulevard trees along School Boulevard are to be planted at 
3 caliper inches (DBH) to meet the standard as the plan notes.  It is recommended that the tree 
species are varied among the four species proposed, rather than just the two as shown.  Other 
trees in the plan are shown to be planted at 2-inch caliper and are accounted for at that size. 

Signage.  Limited signage information has been provided at this time.  The site will be required 
to meet the general ordinance standards, as well as specifics applicable to the Jefferson 
Commons development. 

Building Materials.  The primary building materials are LP “Cedar Mill Panel” siding, with a 
series of accent metal and other materials used on the primary building.  The front entrance 
includes an area of cultured stone fascia.  All materials meet the requirements of the City’s 
building materials regulations as shown on the plans. 

STAFF RECOMMENDED ACTION 

Staff recommends approval of the Preliminary Plat, as well as the two Conditional Use Permits 
for cross parking, with the conditions identified in Exhibit Z and incorporated into the 
resolutions. The proposed plat and cross access CUPs are consistent with the zoning and 
subdivision regulations applicable to the site, as well as the development expectations for the 
Jefferson Commons commercial area.  

SUPPORTING DATA 

A. Resolution PC-2026-09, Preliminary Plat 
B. Resolution PC-2026-10, CUP between City and Kids Haven 
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C. Resolution PC-2026-11, CUP between Kids Haven and Monticello Theatre 
D. Aerial Site Image 
E. Applicant Narrative 
F. Preliminary Plat 
G. Final Plat 
H. Plans, Including: 

1. Architectural  
2. Site Plan  
3. Grading & Drainage 
4. Sanitary Sewer & Water Plan 
5. Storm Sewer Plan  
6. SWPPP 
7. Existing Conditions & Removal Plan  
8. Pipe Size Analysis 
9. Drainage Analysis 
10. Landscape Plans 
11. Photometrics 

I. Easement Exhibits 
J. City Engineer’s Letter and Plan Comments, dated February 20, 2026 
K. Chief Building Official’s Letter, dated February 20, 2026 
Z. Conditions of Approval 
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EXHIBIT Z 
Conditions of Approval 

Legal Description: Outlot C Jefferson Commons, except that part platted as Jefferson Commons 
Second Addition 

PID #: 155164000030, 155192001011, 155164000070 
 

1. Cross access easement over Lot 1, Block 1 and Outlot A of the plat for access to School 
Boulevard is prepared and recorded per the direction of the City Attorney, to include 
language for maintenance requirements for both accesses.   

2. Cross Access Easement over Lot 1, Block 1 of the plat, Outlot G, Jefferson Commons 
and Lot 1, Block 1, Jefferson Commons Second Addition for shared access to School 
Boulevard and Deegan Avenue is prepared and recorded per the direction of the City 
Attorney. 

3. Amendment of the existing easement recorded with the Wright County as Document 
Number A925026 to amend the existing roadway easement to align with the shared 
boundary of Lot 1, Block 1 and Outlot A of the plat and Lot 1, Block 1, Jefferson 
Commons Second Addition to be prepared and recorded per the direction of the City 
Attorney, which shall also include language for maintenance and requirements for 
access. 

4. As related to the westerly shared access, develop an alternative configuration to create 
more defined circulation for the shared driveway aisle from the theater parcel.   

5. Site landscaping is completed as approved, with required maintenance securities as 
specified in the Zoning Ordinance.  Compliance with the approved landscaping plan is 
an ongoing requirement of CUP and site plan approval.  Materials that are removed or 
fail to survive shall be replaced, regardless of landscape guarantees.   

6. Approval and recording of the plat is subject to the approval and completion of the 
pending land sale of the proposed Lot 1, Block 1, Jefferson Commons Fifth Addition. 

7. A development contract for the proposed plat is executed and recorded providing for 
the terms and conditions of the plat development. 

8. Compliance with the City ordinance for lighting, signage, landscaping and building 
materials and other site plan details, to be verified with building permit. 

9. Compliance with the terms of the City’s Engineering Staff letter dated February 20, 
2026. 

10. Compliance with the terms of the Chief Building Official’s letter dated February 20, 
2026. 



CITY OF MONTICELLO  
WRIGHT COUNTY, MINNESOTA  

PLANNING COMMISSION  
RESOLUTION NO. PC 2026-09 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE  
CITY OF MONTICELLO RECOMMENDING APPROVAL OF A  

PRELIMINARY PLAT FOR JEFFERSON COMMONS FIFTH ADDITION  
PID:  155164000030 

 
WHEREAS, the applicant is seeking a preliminary plat of a parcel of currently undeveloped land, 
currently platted as Outlot C of Jefferson Commons; and  
  
WHEREAS, the proposed plat would incorporate development opportunity for a commercial 
daycare land uses as an allowed use in the proposed B-4, Regional Zoning District; and 
 
WHEREAS, the plat creates a single commercial development parcel and one outlot reflecting 
common access area in the commercial district, dedication of public easements, and utilizes 
existing access easements to public streets along with drainage and utilities; and 
 
WHEREAS, the platted parcel will be consistent with requirements of the City’s Subdivision and 
Zoning Ordinance requirements; and 
 
WHEREAS, the subject property will be developed under the requirements of the Monticello 
Comprehensive Plan, which designate the land use for the property as Regional Business; and 
 
WHEREAS, the proposed preliminary plat accommodates the proposed commercial daycare 
under the B-4 zoning structure; and  
 
WHEREAS, the Planning Commission has reviewed the application for the plat pursuant to the 
regulations of the applicable ordinances and land use plans and policies; and  
 
WHEREAS, the Planning Commission held a public hearing on April 7th, 2026 on the application 
and the applicant and members of the public were provided the opportunity to present 
information to the Planning Commission; and  
 



WHEREAS, the Planning Commission has considered all of the comments and the staff report, 
which are incorporated by reference into the resolution, and make the following Findings of 
Fact in relation to the recommendation of approval:  
 

1. The proposed uses are consistent with the intent and purpose of the B-4, Regional 
Business District. 

2. The proposed uses will be consistent with the existing and future land uses in the area in 
which they are located, including the Monticello Comprehensive Plan.  

3. The impacts of the improvements are those anticipated by the existing and future land 
uses and are addressed through standard review and ordinances as adopted.  

4. The proposed plat accommodates additional public and private improvements, including 
pedestrian facilities, utilities, and stormwater controls that ensure the project will 
continue to be consistent with the City’s long-term public service infrastructure. 

5. The proposed access and development details, as supplemented in further submissions, 
meet the intent and requirements of the applicable zoning regulations. 

6. As a property with development consistent with both the Comprehensive Plan and the 
previously approved plat for the site, the proposed plat is not anticipated to negatively 
impact surrounding residential properties.  

7. Approval of the plat will not result in the need for additional road or utility 
infrastructure other than that being provided by and for the proposed use, and should 
not otherwise negatively impact the health or safety of the community.   

 
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello, 
Minnesota recommends to the City Council that the proposed Preliminary Plat for the Jefferson 
Commons Fifth Addition be approved, subject to the conditions of Exhibit Z of the staff report, 
as follows: 
 
1. Cross access easement over Lot 1, Block 1 and Outlot A of the plat for access to School 

Boulevard is prepared and recorded per the direction of the City Attorney, to include 
language for maintenance requirements for both accesses.   

2. Cross Access Easement over Lot 1, Block 1 of the plat, Outlot G, Jefferson Commons 
and Lot 1, Block 1, Jefferson Commons Second Addition for shared access to School 
Boulevard and Deegan Avenue is prepared and recorded per the direction of the City 
Attorney. 

3. Amendment of the existing easement recorded with the Wright County as Document 
Number A925026 to amend the existing roadway easement to align with the shared 
boundary of Lot 1, Block 1 and Outlot A of the plat and Lot 1, Block 1, Jefferson 
Commons Second Addition to be prepared and recorded per the direction of the City 



Attorney, which shall also include language for maintenance and requirements for 
access. 

4. As related to the westerly shared access, develop an alternative configuration to create 
more defined circulation for the shared driveway aisle from the theater parcel.   

5. Site landscaping is completed as approved, with required maintenance securities as 
specified in the Zoning Ordinance.  Compliance with the approved landscaping plan is 
an ongoing requirement of CUP and site plan approval.  Materials that are removed or 
fail to survive shall be replaced, regardless of landscape guarantees.   

6. Approval and recording of the plat is subject to the approval and completion of the 
pending land sale of the proposed Lot 1, Block 1, Jefferson Commons Fifth Addition. 

7. A development contract for the proposed plat is executed and recorded providing for 
the terms and conditions of the plat development. 

8. Compliance with the City ordinance for lighting, signage, landscaping and building 
materials and other site plan details, to be verified with building permit. 

9. Compliance with the terms of the City’s Engineering Staff letter dated February 20, 
2026. 

10. Compliance with the terms of the Chief Building Official’s letter dated February 20, 
2026. 

 

ADOPTED this 7th day of April, 2026 by the Planning Commission of the City of 
Monticello, Minnesota. 
 
 
 
MONTICELLO PLANNING COMMISSION 

 

      By: _______________________________ 
             Andrew Tapper, Chair 

ATTEST: 

 

____________________________________________ 
Angela Schumann, Community Development Director 
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RECOMMENDING APPROVAL OF A  

CONDITIONAL USE PERMIT FOR CROSS ACCESS 
 IN A B-4, REGIONAL BUSINESS DISTRICT BETWEEN PARCELS 

TO BE PLATTED AS LOT 1, BLOCK 1, AND OUTLOT A JEFFERSON COMMONS FIFTH 
ADDITION 

 
WHEREAS, the applicant has submitted a request for a Conditional Use Permit for cross 
access over and with an adjoining parcel; and 
 
WHEREAS, the proposed access would facilitate the reasonable subdivision of commercial 
property; and 
 
WHEREAS, the proposed cross access is an aspect of the controlled access locations to 
School Boulevard from adjoining commercial development; and 

 
WHEREAS, the site is zoned Regional Business (B-4), which allows cross- and shared-access 
site development configurations between adjoining commercial parcels; and  

 
WHEREAS, the general land use would be consistent with the long term land use plan for 
the City and the location, including the designation of the site for “Regional Business” uses; 
and 

 
WHEREAS, the applicants have provided materials documenting that the proposed use 
facilitates long term use of the site for uses in the B-4 zoning district; and  
 
WHEREAS, the applicants have provided materials documenting that the proposed use will 
comply with the terms and standards of the subdivision ordinance with the 
recommendations approved by the Planning Commission; and  
 
WHEREAS, the Planning Commission held a public hearing on April 7th, 2026 on the 
application and the applicant and members of the public were provided the opportunity to 
present information to the Planning Commission; and 
 
WHEREAS, the Planning Commission has considered all of the comments and the staff 
report, which are incorporated by reference into the resolution; and 
 
WHEREAS, the Planning Commission of the City of Monticello makes the following Findings 
of Fact in relation to the recommendation of approval: 
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1. The applicant has provided plans demonstrating that the proposed facility will be 
in compliance with the standards for cross access found in the zoning ordinance. 

 
2. The applicant has provided plans demonstrating that the use will improve long-

term use of, and access to, the site for uses in the subject zoning district and 
Comprehensive Plan land use category. 

3. The parcel is intended for commercial uses, which is the existing and proposed 
use of the property. 

4. The operation of the business will benefit from the controlled access 
configurations through safer public street traffic and more predictable vehicle 
access maneuvers. 

5. The use will improve convenience to customers and to the public, consistent 
with the City’s economic development objectives for commercial property. 

 
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello, 
Minnesota, that the Planning Commission hereby recommends that the Monticello City 
Council approve the Conditional Use Permit for cross access, subject to the conditions 
identified in Exhibit Z of the Staff report, as listed below: 
 
1. Cross access easement over Lot 1, Block 1 and Outlot A of the plat for access to 

School Boulevard is prepared and recorded per the direction of the City Attorney, 
to include language for maintenance requirements for both accesses.   

2. Cross Access Easement over Lot 1, Block 1 of the plat, Outlot G, Jefferson Commons 
and Lot 1, Block 1, Jefferson Commons Second Addition for shared access to School 
Boulevard and Deegan Avenue is prepared and recorded per the direction of the 
City Attorney. 

3. Amendment of the existing easement recorded with the Wright County as 
Document Number A925026 to amend the existing roadway easement to align with 
the shared boundary of Lot 1, Block 1 and Outlot A of the plat and Lot 1, Block 1, 
Jefferson Commons Second Addition to be prepared and recorded per the direction 
of the City Attorney, which shall also include language for maintenance and 
requirements for access. 

4. As related to the westerly shared access, develop an alternative configuration to 
create more defined circulation for the shared driveway aisle from the theater 
parcel.   
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5. Site landscaping is completed as approved, with required maintenance securities as 
specified in the Zoning Ordinance.  Compliance with the approved landscaping plan 
is an ongoing requirement of CUP and site plan approval.  Materials that are 
removed or fail to survive shall be replaced, regardless of landscape guarantees.   

6. Approval and recording of the plat is subject to the approval and completion of the 
pending land sale of the proposed Lot 1, Block 1, Jefferson Commons Fifth Addition. 

7. A development contract for the proposed plat is executed and recorded providing 
for the terms and conditions of the plat development. 

8. Compliance with the City ordinance for lighting, signage, landscaping and building 
materials and other site plan details, to be verified with building permit. 

9. Compliance with the terms of the City’s Engineering Staff letter dated February 20, 
2026. 

10. Compliance with the terms of the Chief Building Official’s letter dated February 20, 
2026. 

 
ADOPTED this 7th day of April, 2026 by the Planning Commission of the City of 

Monticello, Minnesota. 
 
      MONTICELLO PLANNING COMMISSION 
 
 
      By: _______________________________ 
           Andrew Tapper, Chair 
 
ATTEST: 
 
 
____________________________________________ 
Angela Schumann, Community Development Director 
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RECOMMENDING APPROVAL OF A  

CONDITIONAL USE PERMIT FOR CROSS ACCESS 
 IN A B-4, REGIONAL BUSINESS DISTRICT  

PID 155-164-000030 (FOR THAT PORTION TO BE PLATTED AS LOT 1, BLOCK 1, JEFFERSON 
COMMONS FIFTH ADDITION); 155192001011, 155164000070 

 
WHEREAS, the applicant has submitted a request for a Conditional Use Permit for cross 
access over and with adjoining parcels; and 
 
WHEREAS, the proposed access would facilitate the reasonable subdivision of commercial 
property; and 
 
WHEREAS, the proposed cross access is an aspect of the controlled access locations to 
School Boulevard from adjoining commercial development; and 

 
WHEREAS, the site is zoned Regional Business (B-4), which allows cross- and shared-access 
site development configurations between adjoining commercial parcels; and  

 
WHEREAS, the general land use would be consistent with the long term land use plan for 
the City and the location, including the designation of the site for “Regional Business” uses; 
and 

 
WHEREAS, the applicants have provided materials documenting that the proposed use 
facilitates long term use of the site for uses in the B-4 zoning district; and  
 
WHEREAS, the applicants have provided materials documenting that the proposed use will 
comply with the terms and standards of the subdivision ordinance with the 
recommendations approved by the Planning Commission; and  
 
WHEREAS, the Planning Commission held a public hearing on April 7th, 2026 on the 
application and the applicant and members of the public were provided the opportunity to 
present information to the Planning Commission; and 
 
WHEREAS, the Planning Commission has considered all of the comments and the staff 
report, which are incorporated by reference into the resolution; and 
 
WHEREAS, the Planning Commission of the City of Monticello makes the following Findings 
of Fact in relation to the recommendation of approval: 
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1. The applicant has provided plans demonstrating that the proposed facility will be 
in compliance with the standards for cross access found in the zoning ordinance. 

 
2. The applicant has provided plans demonstrating that the use will improve long-

term use of, and access to, the site for uses in the subject zoning district and 
Comprehensive Plan land use category. 

3. The parcel is intended for commercial uses, which is the existing and proposed 
use of the property. 

4. The operation of the business will benefit from the controlled access 
configurations through safer public street traffic and more predictable vehicle 
access maneuvers. 

5. The use will improve convenience to customers and to the public, consistent 
with the City’s economic development objectives for commercial property. 

 
NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of Monticello, 
Minnesota, that the Planning Commission hereby recommends that the Monticello City 
Council approve the Conditional Use Permit for cross access, subject to the conditions 
identified in Exhibit Z of the Staff report, as listed below: 
 
1. Cross access easement over Lot 1, Block 1 and Outlot A of the plat for access to 

School Boulevard is prepared and recorded per the direction of the City Attorney, 
to include language for maintenance requirements for both accesses.   

2. Cross Access Easement over Lot 1, Block 1 of the plat, Outlot G, Jefferson Commons 
and Lot 1, Block 1, Jefferson Commons Second Addition for shared access to School 
Boulevard and Deegan Avenue is prepared and recorded per the direction of the 
City Attorney. 

3. Amendment of the existing easement recorded with the Wright County as 
Document Number A925026 to amend the existing roadway easement to align with 
the shared boundary of Lot 1, Block 1 and Outlot A of the plat and Lot 1, Block 1, 
Jefferson Commons Second Addition to be prepared and recorded per the direction 
of the City Attorney, which shall also include language for maintenance and 
requirements for access. 

4. As related to the westerly shared access, develop an alternative configuration to 
create more defined circulation for the shared driveway aisle from the theater 
parcel.   
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5. Site landscaping is completed as approved, with required maintenance securities as 
specified in the Zoning Ordinance.  Compliance with the approved landscaping plan 
is an ongoing requirement of CUP and site plan approval.  Materials that are 
removed or fail to survive shall be replaced, regardless of landscape guarantees.   

6. Approval and recording of the plat is subject to the approval and completion of the 
pending land sale of the proposed Lot 1, Block 1, Jefferson Commons Fifth Addition. 

7. A development contract for the proposed plat is executed and recorded providing 
for the terms and conditions of the plat development. 

8. Compliance with the City ordinance for lighting, signage, landscaping and building 
materials and other site plan details, to be verified with building permit. 

9. Compliance with the terms of the City’s Engineering Staff letter dated February 20, 
2026. 

10. Compliance with the terms of the Chief Building Official’s letter dated February 20, 
2026. 

 
ADOPTED this 7th day of April, 2026 by the Planning Commission of the City of 

Monticello, Minnesota. 
 
      MONTICELLO PLANNING COMMISSION 
 
 
      By: _______________________________ 
           Andrew Tapper, Chair 
 
ATTEST: 
 
 
____________________________________________ 
Angela Schumann, Community Development Director 
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NARRATIVE 

 
 
PROPOSED PROJECT: 
 
The project proposes a 2.9-acre industrial site improvement project to be constructed on Lot 1, 
Block 1, JEFFERSON COMMONS 2ND ADDITION in Monticello, MN. The project will provide 
building and parking lot improvements, and drainage and erosion control as required by the City 
of Monticello. 
 
The project proposes to collect a majority of hard surface storm water runoff for the project site 
and convey storm water to the existing storm water management basin southwest of the project.  
 
SITE LOCATION: 
 
The project site is located south of School Boulevard and westerly of MN State Highway No. 25 
in the City of Monticello, MN. The property is bounded by current and future industrial business 
sites. An existing storm water management basin is located to the southwest on city property. 
 
The project is in the NE ¼ of the SE ¼ of Section 15, Township 121, Range 25, Wright County, 
MN.  Access to the site can be achieved from School Boulevard. 
 
REQUIREMENTS: 
 
Stormwater management design for the project is subject to review by the City of Monticello. 
Pipe size analysis for on-site storm drainage is required. According to the City of Monticello 
regulations, the goal for the pipe size design is to control storm water runoff for the 10-year 
storm event using Minnesota IDF curve rainfall data. 
 
SUMMARY: 
 
The attached pipe size calculation tabulations propose to satisfy the City of Monticello 
requirements. 
 
CERTIFICATION: 
 
I hereby certify that this report was prepared by me or under my direct supervision and that I am 
a duly Licensed Professional Engineer under the laws of the State of Minnesota. 
 
 

 2/2/2026 
______________________ ______________ 
Scott Dahlke, P.E. Date 
 



STORM SEWER DESIGN SHEET - RATIONAL METHOD

Project Name:
Date: 2/2/2026

CATCH BASIN CALCULATIONS PIPE CALCULATIONS
STRUCTURE D.S. Travel UPSTREAM HYDRAULIC CALCULATIONS

ID STRUCT DA(acre) tc(area) Time tc(cb) i -10yr C CA SUM(CA) MH DIA RIM STR. ID IE DOWNSTREAM CIR. Actual UPSTREAM DOWNSTREAM
(min) (min) (min) (in/hr) ELEV IE STR. ID. Dia (in) Wall Lgth(ft) Grade (%) V(fps) Q (cfs) Qcap(cfs) HGL HGL(%) HGL

RD-B 0.30 10 10.0 5.8 0.90 0.2743802 0.27 STUB N/A RD-B 962.70 1.59
CB-111 0.1 960.90 CB-111 10 0.153 49 3.67% 7.7 4.21 961.57 0.53% 961.32

CB-111 0.09 10 10.1 5.8 0.24 0.0212351 0.30 27 964.90 CB-111 960.70 1.71
EX CB 0.0 960.60 EX CB 12 0.167 8 1.25% 5.1 3.99 961.67 0.23% 961.65

RD-A 0.31 10 10.0 5.8 0.90 0.2772727 0.28 STUB N/A RD-A 962.70 1.61
EX CB 0.2 960.90 EX CB 10 0.153 62 2.90% 6.9 3.74 961.65 0.54% 961.32

CB-107 0.22 10 10.0 5.8 0.81 0.1761249 0.18 2x3 963.13 CB-107 959.60 1.02
CB-106 0.3 957.60 CB-106 12 0.167 117 1.71% 5.9 4.67 958.20 0.08% 958.10

CB-106 0.25 10 10.0 5.8 0.63 0.1578512 0.16 2x3 962.40 CB-106 958.90 0.92
CB-105 0.3 957.60 CB-105 12 0.167 94 1.38% 5.3 4.20 958.16 0.07% 958.10

CB-105 0.23 10 10.3 5.8 0.79 0.18191 0.52 48 962.22 CB-105 957.40 2.99
EX STUB 0.0 957.40 EX STUB 15 0.188 0 1.00% 5.3 6.47 958.02 0.21% 958.02

CB-104 0.19 10 10.0 5.8 0.24 0.0463039 0.05 27 964.00 CB-104 960.80 0.27
CB-103 0.4 960.40 CB-103 12 0.167 80 0.50% 3.2 2.52 960.90 0.01% 960.90

CB-103 0.11 10 10.4 5.8 0.24 0.0268136 0.07 48 964.45 CB-103 960.40 0.42
CB-102 0.4 958.90 CB-102 12 0.167 120 1.25% 5.1 3.99 0.21 0.01% 0.19

CB-102 0.32 10 10.8 5.7 0.66 0.2125574 0.29 48 962.50 CB-102 958.90 1.63
CB-101 0.4 958.20 CB-101 12 0.167 91 0.77% 4.0 3.13 0.19 0.21% 0.00

CB-101 0.22 10 11.2 5.6 0.72 0.159068 0.44 48 962.52 CB-101 957.98 2.49
EX STUB 0.1 957.91 EX STUB 15 0.188 17 0.41% 3.4 4.15 958.56 0.15% 958.54
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NARRATIVE 

 
 
PROPOSED PROJECT: 
 
The project proposes a 2.9-acre industrial site improvement project to be constructed on Lot 1, 
Block 1, JEFFERSON COMMONS 2ND ADDITION in Monticello, MN. The project will provide 
building and parking lot improvements, and drainage and erosion control as required by the City 
of Monticello. 
 
The project proposes to collect a majority of hard surface storm water runoff for the project site 
and convey storm water to the existing storm water management basin southwest of the project.  
 
 
SITE LOCATION: 
 
The project site is located south of School Boulevard and westerly of MN State Highway No. 25 
in the City of Monticello, MN. The property is bounded by current and future industrial business 
sites. An existing storm water management basin is located to the southwest on city property. 
 
The project is in the NE ¼ of the SE ¼ of Section 15, Township 121, Range 25, Wright County, 
MN.  Access to the site can be achieved from School Boulevard. 
 
 
REQUIREMENTS: 
 
Stormwater management design for the project is subject to review by the City of Monticello, 
MN.  The significant requirements are no net increase in runoff volume and water quality 
treatment in accordance with the National Pollutant Discharge Elimination System (NPDES) 
permit. 
 
The attached storm water runoff and ponding calculations are based on the Soil Conservation 
Service Synthetic Unit Hydrograph Method incorporated into the software program HydroCAD 
10.00. Calculations use NOAA Atlas 14 rainfall depths and NRCS MSE 3 rainfall distribution. 
 
 
EXISTING SITE CONDITIONS: 
 
The existing site is part of JEFFERSON COMMONS plat. Drainage for the existing property is 
by surface drainage. The site drains northwest to the School Blvd. storm sewer system which 
drains to the existing storm water management basin southwest of the project.  
 
Existing topography elevation change of the property ranges from minimal to moderate with 
surface slopes from less than 1% to 20%.    
 
For this drainage analysis, the existing storm water management basin is assumed to have the 
proposed condition capacity and NURP pond water quality to satisfy stormwater management 
requirements at the time of the industrial park’s development. Since this occurred before Atlas 
14 rainfall data, the existing pond model uses a TP-40 Type II rainfall distribution as the existing 
condition. The project site has an assumed curve number less than 76 per city engineer email 
dated 10/26/25. 
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Existing Pond Conditions Drainage Area Map DA 1 and associated HydroCAD calculation 
model printouts for the pond existing condition with TP-40 rainfall data and curve number 76 can 
be found in attached Appendix A.  
 
 
PROPOSED SITE CONDITIONS: 
 
The project proposes a 2.9-acre industrial site improvement project that includes a building, 
entrance access, and parking lot improvements. 
 
The storm water will be collected by storm sewer from the proposed building and parking lot 
improvements and routed to the existing storm sewer stubs provided by the School Blvd. storm 
sewer system which is conveyed to the existing storm water management basin. The existing 
basin will be expanded to increase capacity to mitigate the increased runoff volume from 
incorporating Atlas 14 rainfall data from the old, assumed TP-40 rainfall data and from the 
increased curve number of 81 that is above the assumed value of 76. An infiltration shelf will 
also be incorporated to satisfy water quality requirements. 
 
Proposed Pond Conditions Drainage Area Map DA 2 and associated HydroCAD calculation 
model printouts for the pond proposed condition with Atlas 14 rainfall data and resulting curve 
number of 83 can be found in attached Appendix B. 
 
 
SOILS DATA: 
 
Based on Web Soil Survey data, soils in the project area are understood to be mainly 
Hydrologic Soil Group B which are defined as having a moderate infiltration rate when 
thoroughly wet. These consist chiefly of moderately deep or deep, moderately well drained or 
well drained soils that have moderately fine texture to moderately coarse texture. These soils 
have a moderate rate of water transmission. 
 
Soils data for the site can be found in attached Appendix C. 
 
RUNOFF VOLUME CALCULATIONS: 
 
Calculations have been generated using HydroCAD 10.00 for runoff volume analysis.  Refer to 
attachments of Exhibit A for drainage area plans and hydrographs for the TP-40 rainfall 
distribution 2-year 50% (2.70”) storm event, 10-year 10% (4.10”) storm event, and 100-year 1% 
(5.85”) storm event and Exhibit B for hydrographs for the Atlas 14 rainfall distribution 2-year 
50% (2.81”) storm event, 10-year 10% (4.18”) storm event, and 100-year 1% (6.93”) storm 
event. 
 
Individual subcatchment areas have been identified and runoff volumes have been calculated in 
the HydroCAD model. Increasing the capacity of the existing storm water management basin is 
proposed, and the basin size and volume capacity has been designed to mitigate the increased 
storm water runoff from the increase of rainfall from the difference of TP-40 to Atlas 14 rainfall 
distribution and the increase from the difference of curve numbers from 76 to 81. The site runoff 
volumes are then tabulated for both the existing pond condition and proposed pond condition. 
Results indicate the proposed modified pond condition storage is greater than the increase in 
runoff volume.  
 
The following table summarizes the calculation model results for comparison of storm water 
runoff volumes and pond storage of existing conditions to proposed conditions: 
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CALCULATION SUMMARY 
 

Item Subcatchment 
Area 

2 yr (2.81”) 
Runoff Vol. 

(cf) 

10 yr (4.18”) 
Runoff Vol. 

(cf) 

100 yr (6.93”) 
Runoff Vol. 

(cf) 

Pond Storage  
 to Berm    

(cf)  
Existing TP-40 

with CN 76 Pond 
Condition 

1S (3.3 ac.) 
Contributing 
Project Area 

9,845 
(2.7” rainfall) 

21,824 
(4.1” rainfall) 

39,073 
(5.85” rainfall) 

769,637 
 

Proposed Atlas 14 
with CN 81 Pond 

Condition 

11S (3.3 ac.) 
Contributing 
Project Area 

14,070 27,312 56,933 847,250 

      
Increased Pond 

Condition 
Existing to 
Proposed 

4,225 5,488 17,860 
 

77,613 
 

 
  
BASIN WATER QUALITY: 
 
Basin water quality volume is provided by the existing NURP pond. The expansion of the basin 
footprint and added infiltration shelf will serve as increased water quality for the proposed 
condition.  
 
Calculation of the basin water quality volume is to conform with MPCA General Construction 
Permit requirements. The required water quality volume is equal to one point one inch (1.1”) of 
runoff from the applicable new impervious surfaces created by the project. Pretreatment of the 
storm water before rising onto the infiltration shelf is provided by the wet basin. 
 
The impervious surface and basin volume calculations are provided in attached Appendix D. 
The following table summarizes the calculations: 
 

Item Applicable New 
Impervious 

Surface Area 
  (sf) 

1.1” Runoff 
Volume 

Required 
(cf) 

48 hr 
Discharge 
Capacity  

(cf) 

Infiltration 
Storage 
Provided  

(cf) 
Basin 11P 

 
79,830 

 
7,277 11,628 8,392 

 
 
SUMMARY: 
 
The project improvements and drainage analysis propose to satisfy the City of Monticello and 
MPCA NPDES requirements for storm water management. 
 
CERTIFICATION: 
 
I hereby certify that this report was prepared by me or under my direct supervision and that I am 
a duly Licensed Professional Engineer under the laws of the State of Minnesota. 

 2/2/2026 
______________________ ______________ 
Scott Dahlke, P.E. Date 
Reg. No. 24348 
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Existing TP-40 Pond with Curve Number 76 Calculations 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 








 







 










NO PARKING
NO PARKING

DRAINAGE
AREA 11S
3.31 AC.

DA1

C
IV

IL
 E

N
G

IN
E

E
R

IN
G

SI
TE

 D
E

SI
G

N

LEGEND:                                             

PROJECT LOCATION

EXISTING DESCRIPTION

SURVEY DATA

AutoCAD SHX Text
THIRD ADDITION

AutoCAD SHX Text
J E F F E R S O N         C O M M O N S

AutoCAD SHX Text
LOT 2

AutoCAD SHX Text
LOT 1

AutoCAD SHX Text
OUTLOT C

AutoCAD SHX Text
SCHOOL BOULEVARD

AutoCAD SHX Text
LOT 1

AutoCAD SHX Text
BLOCK  1

AutoCAD SHX Text
JEFFERSON COMMONS

AutoCAD SHX Text
FIRST ADDITION

AutoCAD SHX Text
JEFFERSON COMMONS

AutoCAD SHX Text
OUTLOT G

AutoCAD SHX Text
OUTLOT E

AutoCAD SHX Text
OUTLOT D

AutoCAD SHX Text
JEFFERSON COMMONS

AutoCAD SHX Text
JEFFERSON COMMONS SECOND ADDITION

AutoCAD SHX Text
JEFFERSON

AutoCAD SHX Text
COMMONS

AutoCAD SHX Text
SECOND

AutoCAD SHX Text
ADDITION

AutoCAD SHX Text
LOT 1

AutoCAD SHX Text
BLOCK 2

AutoCAD SHX Text
1021

AutoCAD SHX Text
964.89

AutoCAD SHX Text
TNH

AutoCAD SHX Text
1022

AutoCAD SHX Text
966.11

AutoCAD SHX Text
TNH

AutoCAD SHX Text
1012

AutoCAD SHX Text
964.96

AutoCAD SHX Text
CP 201

AutoCAD SHX Text
1013

AutoCAD SHX Text
964.95

AutoCAD SHX Text
CP 201

AutoCAD SHX Text
1014

AutoCAD SHX Text
964.94

AutoCAD SHX Text
CP 201

AutoCAD SHX Text
1015

AutoCAD SHX Text
963.14

AutoCAD SHX Text
CP 202

AutoCAD SHX Text
1016

AutoCAD SHX Text
963.14

AutoCAD SHX Text
CP 202

AutoCAD SHX Text
1017

AutoCAD SHX Text
963.14

AutoCAD SHX Text
CP 202

AutoCAD SHX Text
TV

AutoCAD SHX Text
TV

AutoCAD SHX Text
5003

AutoCAD SHX Text
964.18

AutoCAD SHX Text
IP PK

AutoCAD SHX Text
1487

AutoCAD SHX Text
970.38

AutoCAD SHX Text
TNH

AutoCAD SHX Text
TV

AutoCAD SHX Text
3570

AutoCAD SHX Text
967.68

AutoCAD SHX Text
TNH

AutoCAD SHX Text
TV

AutoCAD SHX Text
TV

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
FO

AutoCAD SHX Text
T

AutoCAD SHX Text
201

AutoCAD SHX Text
964.90

AutoCAD SHX Text
Control

AutoCAD SHX Text
202

AutoCAD SHX Text
963.11

AutoCAD SHX Text
Control

AutoCAD SHX Text
203

AutoCAD SHX Text
964.51

AutoCAD SHX Text
CP

AutoCAD SHX Text
966

AutoCAD SHX Text
966

AutoCAD SHX Text
966

AutoCAD SHX Text
965

AutoCAD SHX Text
965

AutoCAD SHX Text
964

AutoCAD SHX Text
965

AutoCAD SHX Text
965

AutoCAD SHX Text
963

AutoCAD SHX Text
964

AutoCAD SHX Text
962

AutoCAD SHX Text
961

AutoCAD SHX Text
960

AutoCAD SHX Text
958

AutoCAD SHX Text
959

AutoCAD SHX Text
957

AutoCAD SHX Text
955

AutoCAD SHX Text
956

AutoCAD SHX Text
954

AutoCAD SHX Text
953

AutoCAD SHX Text
952

AutoCAD SHX Text
952

AutoCAD SHX Text
953

AutoCAD SHX Text
954

AutoCAD SHX Text
955

AutoCAD SHX Text
955

AutoCAD SHX Text
956

AutoCAD SHX Text
957

AutoCAD SHX Text
958

AutoCAD SHX Text
959

AutoCAD SHX Text
960

AutoCAD SHX Text
961

AutoCAD SHX Text
962

AutoCAD SHX Text
963

AutoCAD SHX Text
964

AutoCAD SHX Text
965

AutoCAD SHX Text
966

AutoCAD SHX Text
965

AutoCAD SHX Text
967

AutoCAD SHX Text
964

AutoCAD SHX Text
962

AutoCAD SHX Text
962

AutoCAD SHX Text
963

AutoCAD SHX Text
963

AutoCAD SHX Text
962

AutoCAD SHX Text
962

AutoCAD SHX Text
962

AutoCAD SHX Text
961

AutoCAD SHX Text
960

AutoCAD SHX Text
955

AutoCAD SHX Text
952

AutoCAD SHX Text
965

AutoCAD SHX Text
966

AutoCAD SHX Text
967

AutoCAD SHX Text
967

AutoCAD SHX Text
966

AutoCAD SHX Text
968

AutoCAD SHX Text
967

AutoCAD SHX Text
964

AutoCAD SHX Text
964

AutoCAD SHX Text
964

AutoCAD SHX Text
963

AutoCAD SHX Text
963

AutoCAD SHX Text
963

AutoCAD SHX Text
962

AutoCAD SHX Text
963

AutoCAD SHX Text
964

AutoCAD SHX Text
966

AutoCAD SHX Text
966

AutoCAD SHX Text
963

AutoCAD SHX Text
963

AutoCAD SHX Text
964

AutoCAD SHX Text
963

AutoCAD SHX Text
963

AutoCAD SHX Text
963

AutoCAD SHX Text
963

AutoCAD SHX Text
965

AutoCAD SHX Text
966

AutoCAD SHX Text
100

AutoCAD SHX Text
BENCHMARK 2: : TOP NUT OF HYDRANT. ELEV.=964.89

AutoCAD SHX Text
613.46 S 82°36'28" W

AutoCAD SHX Text
356.97 N 64°39'57" W

AutoCAD SHX Text
=

AutoCAD SHX Text
4

AutoCAD SHX Text
5

AutoCAD SHX Text
°

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
'

AutoCAD SHX Text
2

AutoCAD SHX Text
0

AutoCAD SHX Text
"

AutoCAD SHX Text
R

AutoCAD SHX Text
=

AutoCAD SHX Text
4

AutoCAD SHX Text
0

AutoCAD SHX Text
7

AutoCAD SHX Text
.

AutoCAD SHX Text
0

AutoCAD SHX Text
0

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
2

AutoCAD SHX Text
.

AutoCAD SHX Text
4

AutoCAD SHX Text
2

AutoCAD SHX Text
OUTER EXTENTS OF OVERHEAD ELECTRIC TRANSMISSION LINES

AutoCAD SHX Text
"PRAIRIE'S EDGE PROFESSIONAL CENTER" SIGN

AutoCAD SHX Text
FLOOR ELEV.=967.10

AutoCAD SHX Text
FLOOR ELEV.=968.3

AutoCAD SHX Text
OUTER EXTENTS OF OVERHEAD ELECTRIC TRANSMISSION LINES

AutoCAD SHX Text
16" DIP

AutoCAD SHX Text
8" DIP

AutoCAD SHX Text
8" DIP

AutoCAD SHX Text
8" DIP

AutoCAD SHX Text
8" DIP

AutoCAD SHX Text
24" RCP

AutoCAD SHX Text
24" RCP

AutoCAD SHX Text
15" RCP

AutoCAD SHX Text
36" RCP

AutoCAD SHX Text
36" RCP

AutoCAD SHX Text
36" RCP

AutoCAD SHX Text
27" RCP

AutoCAD SHX Text
27" RCP

AutoCAD SHX Text
18" RCP

AutoCAD SHX Text
INV.=956.7 (PER AS-BUILT)

AutoCAD SHX Text
6" PVC

AutoCAD SHX Text
6" PVC

AutoCAD SHX Text
42" RCP

AutoCAD SHX Text
18" RCP

AutoCAD SHX Text
15" RCP

AutoCAD SHX Text
15" RCP

AutoCAD SHX Text
21" RCP

AutoCAD SHX Text
18" RCP

AutoCAD SHX Text
18" RCP

AutoCAD SHX Text
18" RCP

AutoCAD SHX Text
18" RCP

AutoCAD SHX Text
18" RCP

AutoCAD SHX Text
18" RCP

AutoCAD SHX Text
16" DIP

AutoCAD SHX Text
8" DIP

AutoCAD SHX Text
6" PVC

AutoCAD SHX Text
6" PVC

AutoCAD SHX Text
RIM=967.15 INV.=954.6

AutoCAD SHX Text
10"

AutoCAD SHX Text
RIM=965.1 INV.=952.0

AutoCAD SHX Text
=962.5 INV.=958.3

AutoCAD SHX Text
15" RCP

AutoCAD SHX Text
=962.55 INV.=957.8

AutoCAD SHX Text
RIM=963.45 INV.=957.7

AutoCAD SHX Text
=962.9 INV.(SE)=957.6 INV.(NW)=957.3

AutoCAD SHX Text
RIM=963.5 INV.(N)=956.4 INV.(S)=956.3 INV.(E)=956.2

AutoCAD SHX Text
FES INV.=951.8

AutoCAD SHX Text
FES INV.=950.8

AutoCAD SHX Text
FES INV.=951.9

AutoCAD SHX Text
FES INV.=951.6

AutoCAD SHX Text
FES FULL OF DIRT APPROX. INV.=953.6

AutoCAD SHX Text
RIM=961.8 INV.(SW)=954.7  INV.(NW)=955.4  INV.(SE)=955.2  INV.(NE)=954.3 

AutoCAD SHX Text
=961.1 INV.=957.1

AutoCAD SHX Text
RIM=962.9 INV.(SW)=953.5  INV.(NW)=955.5  INV.(NE&S)=951.4 

AutoCAD SHX Text
24"

AutoCAD SHX Text
RIM=963.9 INV.(NE&SW)=952.0  INV.(SE)=957.0 

AutoCAD SHX Text
RIM=964.0 INV.=947.7

AutoCAD SHX Text
10" PVC

AutoCAD SHX Text
10" PVC

AutoCAD SHX Text
10" PVC

AutoCAD SHX Text
RIM=963.2 INV.=947.1

AutoCAD SHX Text
RIM=962.9 INV.=946.0

AutoCAD SHX Text
RIM=963.0 INV.=952.5

AutoCAD SHX Text
RIM=962.6 INV.(N)=957.3 INV.(S)=956.7  INV.(E)=953.6 INV.(W)=952.8

AutoCAD SHX Text
=962.0 INV.(S)=958.0 INV.(N)=957.8

AutoCAD SHX Text
15" RCP

AutoCAD SHX Text
RIM=963.1 INV.(N)=958.4  INV.(S)=958.1   INV.(E&W)=954.4 

AutoCAD SHX Text
=962.7 INV.=958.6

AutoCAD SHX Text
15" RCP

AutoCAD SHX Text
RIM=964.0 INV.(N)=956.6 INV.(S)=956.4    INV.(E)=955.7 INV.(W)=955.6

AutoCAD SHX Text
=965.4 INV.(NE)=954.5

AutoCAD SHX Text
18" RCP

AutoCAD SHX Text
=964.5 INV.=961.2

AutoCAD SHX Text
18" CPP

AutoCAD SHX Text
21" RCP

AutoCAD SHX Text
=963.5 INV.(NE)=956.8 INV.(SW)=952.7 

AutoCAD SHX Text
=963.2 INV.(NE)=957.2 INV.(SW)=956.9

AutoCAD SHX Text
=963.6 INV.=957.3

AutoCAD SHX Text
=964.9 INV.(E)=958.0 INV.(SW)=957.8

AutoCAD SHX Text
=965.7 INV.(E)=959.2 INV.(W)=959.0

AutoCAD SHX Text
=964.35 INV.(W)=960.1

AutoCAD SHX Text
MANHOLE LOCATION SHOWN ON RECORD DRAWINGS (NOT FOUND)

AutoCAD SHX Text
87.67

AutoCAD SHX Text
S 27°24'12" W

AutoCAD SHX Text
R

AutoCAD SHX Text
=

AutoCAD SHX Text
8

AutoCAD SHX Text
9

AutoCAD SHX Text
0

AutoCAD SHX Text
.

AutoCAD SHX Text
0

AutoCAD SHX Text
0

AutoCAD SHX Text
=

AutoCAD SHX Text
8

AutoCAD SHX Text
°

AutoCAD SHX Text
0

AutoCAD SHX Text
1

AutoCAD SHX Text
'

AutoCAD SHX Text
5

AutoCAD SHX Text
9

AutoCAD SHX Text
"

AutoCAD SHX Text
Δ

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
4

AutoCAD SHX Text
.

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
33.78

AutoCAD SHX Text
N 45°32'10" E

AutoCAD SHX Text
Δ

AutoCAD SHX Text
215.64

AutoCAD SHX Text
S 89°04'30" E

AutoCAD SHX Text
99.47

AutoCAD SHX Text
S 84°52'10" E

AutoCAD SHX Text
100

AutoCAD SHX Text
100

AutoCAD SHX Text
PART OF OUTLOT C PLATTED AS LOT 1, BLOCK 1, JEFFERSON COMMONS SECOND ADDITION (EXCEPTION)

AutoCAD SHX Text
PERMANENT STORMWATER POND EASEMENT PER DOC. NO. 925026 (OUTLOT G EXCEPT N.E. 15 FT.)

AutoCAD SHX Text
RECIPROCAL EASEMENT FOR INGRESS, EGRESS, AND ACCESS PER DOC. NO. 925026

AutoCAD SHX Text
RECIPROCAL EASEMENT FOR INGRESS, EGRESS, AND ACCESS PER DOC. NO. 925026

AutoCAD SHX Text
75 FOOT WIDE NORTHERN STATES POWER EASEMENT PER PARTIAL RELEASE RECORDED AS DOC. NO. 565351 (CORRECTS PARTIAL RELEASE, DOC. NO. 471481) 

AutoCAD SHX Text
37.5

AutoCAD SHX Text
37.5

AutoCAD SHX Text
75

AutoCAD SHX Text
=963.3 INV.(NE)=958.9 INV.(SW)=959.9 INV.(NW)=953.7

AutoCAD SHX Text
=963.4 INV.=960.6

AutoCAD SHX Text
12" RCP

AutoCAD SHX Text
962.6

AutoCAD SHX Text
962.3

AutoCAD SHX Text
962.6

AutoCAD SHX Text
963.4

AutoCAD SHX Text
963.1

AutoCAD SHX Text
963.6

AutoCAD SHX Text
963.3

AutoCAD SHX Text
962.3

AutoCAD SHX Text
962.1

AutoCAD SHX Text
962.6

AutoCAD SHX Text
962.9

AutoCAD SHX Text
962.7

AutoCAD SHX Text
962.8

AutoCAD SHX Text
964.6

AutoCAD SHX Text
963.7

AutoCAD SHX Text
964.5

AutoCAD SHX Text
964.3

AutoCAD SHX Text
964.0

AutoCAD SHX Text
963.8

AutoCAD SHX Text
963.8

AutoCAD SHX Text
963.1

AutoCAD SHX Text
964.3

AutoCAD SHX Text
965.6

AutoCAD SHX Text
965.2

AutoCAD SHX Text
966.1

AutoCAD SHX Text
966.1

AutoCAD SHX Text
965.9

AutoCAD SHX Text
965.1

AutoCAD SHX Text
965.6

AutoCAD SHX Text
965.8

AutoCAD SHX Text
965.8

AutoCAD SHX Text
965.5

AutoCAD SHX Text
965.3

AutoCAD SHX Text
965.1

AutoCAD SHX Text
963.8

AutoCAD SHX Text
961.5

AutoCAD SHX Text
961.5

AutoCAD SHX Text
962.0

AutoCAD SHX Text
962.0

AutoCAD SHX Text
962.1

AutoCAD SHX Text
962.6

AutoCAD SHX Text
962.5

AutoCAD SHX Text
963.1

AutoCAD SHX Text
962.9

AutoCAD SHX Text
962.3

AutoCAD SHX Text
962.6

AutoCAD SHX Text
962.9

AutoCAD SHX Text
962.5

AutoCAD SHX Text
962.9

AutoCAD SHX Text
963.2

AutoCAD SHX Text
962.6

AutoCAD SHX Text
963.4

AutoCAD SHX Text
964.4

AutoCAD SHX Text
964.5

AutoCAD SHX Text
964.8

AutoCAD SHX Text
963.3

AutoCAD SHX Text
963.6

AutoCAD SHX Text
966.4

AutoCAD SHX Text
966.0

AutoCAD SHX Text
965.7

AutoCAD SHX Text
965.5

AutoCAD SHX Text
965.8

AutoCAD SHX Text
966.0

AutoCAD SHX Text
965.5

AutoCAD SHX Text
965.9

AutoCAD SHX Text
965.6

AutoCAD SHX Text
965.5

AutoCAD SHX Text
965.5

AutoCAD SHX Text
965.2

AutoCAD SHX Text
965.2

AutoCAD SHX Text
964.7

AutoCAD SHX Text
964.4

AutoCAD SHX Text
964.4

AutoCAD SHX Text
967.4

AutoCAD SHX Text
967.1

AutoCAD SHX Text
967.8

AutoCAD SHX Text
968.3

AutoCAD SHX Text
968.6

AutoCAD SHX Text
TC 966.4

AutoCAD SHX Text
TC 966.0

AutoCAD SHX Text
TC 966.2

AutoCAD SHX Text
TC 966.7

AutoCAD SHX Text
TC 967.1

AutoCAD SHX Text
TC 966.9

AutoCAD SHX Text
TC 966.0

AutoCAD SHX Text
TC 965.0

AutoCAD SHX Text
TC 964.0

AutoCAD SHX Text
TC 962.3

AutoCAD SHX Text
TC 963.1

AutoCAD SHX Text
TC 964.6

AutoCAD SHX Text
TC 964.0

AutoCAD SHX Text
TC 964.4

AutoCAD SHX Text
TC 965.1

AutoCAD SHX Text
TC 966.1

AutoCAD SHX Text
TC 965.5

AutoCAD SHX Text
TC 965.1

AutoCAD SHX Text
TC 964.0

AutoCAD SHX Text
TC 964.2

AutoCAD SHX Text
TC 964.6

AutoCAD SHX Text
TC 964.0

AutoCAD SHX Text
TC 964.5

AutoCAD SHX Text
TC 964.9

AutoCAD SHX Text
TC 965.6

AutoCAD SHX Text
TC 966.7

AutoCAD SHX Text
TC 966.3

AutoCAD SHX Text
TC 966.3

AutoCAD SHX Text
TC 967.4

AutoCAD SHX Text
TC 967.5

AutoCAD SHX Text
TC 964.8

AutoCAD SHX Text
TC 965.9

AutoCAD SHX Text
TC 966.5

AutoCAD SHX Text
TC 968.2

AutoCAD SHX Text
TC 968.5

AutoCAD SHX Text
TC 968.1

AutoCAD SHX Text
TC 964.7

AutoCAD SHX Text
TC 964.7

AutoCAD SHX Text
TC 963.9

AutoCAD SHX Text
TC 963.5

AutoCAD SHX Text
TC 963.2

AutoCAD SHX Text
TC 962.6

AutoCAD SHX Text
TC 962.9

AutoCAD SHX Text
TC 962.8

AutoCAD SHX Text
TC 963.4

AutoCAD SHX Text
TC 963.9

AutoCAD SHX Text
TC 964.0

AutoCAD SHX Text
TC 963.5

AutoCAD SHX Text
TC 962.9

AutoCAD SHX Text
TC 962.3

AutoCAD SHX Text
TC 962.1

AutoCAD SHX Text
TC 961.8

AutoCAD SHX Text
TC 962.1

AutoCAD SHX Text
TC 964.4

AutoCAD SHX Text
964.8

AutoCAD SHX Text
POND EDGE OF WATER (12/01/2025) WATER ELEVATION=951.3

AutoCAD SHX Text
Gross Area = 7.02 Acres

AutoCAD SHX Text
RIM=959.15 INV.=951.6

AutoCAD SHX Text
965

AutoCAD SHX Text
SCHOOL  BLVD

AutoCAD SHX Text
  PROPOSED BUILDING 26,704 SF FFE=967.70

AutoCAD SHX Text
LOT 1 BLOCK 1 127,517 SF +/- 2.93 AC

AutoCAD SHX Text
EXISTING POND

AutoCAD SHX Text
EXISTING POND BASIN DRAINAGE PLAN

AutoCAD SHX Text
CHECKED BY

AutoCAD SHX Text
DRAWN BY

AutoCAD SHX Text
DATE

AutoCAD SHX Text
DESIGNED BY

AutoCAD SHX Text
FILE NO.

AutoCAD SHX Text
REVISIONS

AutoCAD SHX Text
00992

AutoCAD SHX Text
SD

AutoCAD SHX Text
SD

AutoCAD SHX Text
12/16/25

AutoCAD SHX Text
SD

AutoCAD SHX Text
CLIENT:

AutoCAD SHX Text
Date:

AutoCAD SHX Text
I hereby certify that this plan, specification, or report 

AutoCAD SHX Text
was prepared by me or under my direct supervision and 

AutoCAD SHX Text
that I am a duly Licensed Professional Engineer under 

AutoCAD SHX Text
the laws of the State of Minnesota.

AutoCAD SHX Text
PREPARED BY:

AutoCAD SHX Text
Reg. No.

AutoCAD SHX Text
118 East Broadway St. PO Box 566  Monticello, Mn 55362  Phone: 763-314-0929  www.civilesd.com

AutoCAD SHX Text
302 12th Ave S Buffalo, MN 55313 Missy Sjolin msjolin@kidshaven.net 763-682-3072

AutoCAD SHX Text
KID'S HAVEN CHILD CARE AND PRESCHOOL

AutoCAD SHX Text
KID'S HAVEN  SITE IMPROVEMENT PROJECT xxxxx School Blvd   Monticello, MN 55362

AutoCAD SHX Text
908

AutoCAD SHX Text
908

AutoCAD SHX Text
         Existing Contours

AutoCAD SHX Text
Existing Storm Sewer

AutoCAD SHX Text
         Proposed Contours

AutoCAD SHX Text
Proposed Storm Sewer

AutoCAD SHX Text
GRAPHIC SCALE IN FEET

AutoCAD SHX Text
0

AutoCAD SHX Text
40

AutoCAD SHX Text
80

AutoCAD SHX Text
120

AutoCAD SHX Text
SURVEY INFORMATION PROVIDED BY: MEYER ROHLIN LAND SERVICES 708 1st AVENUE NE BUFFALO, MN 55313 DATED:  DECEMBER 10, 2025 BENCHMARK NO. 2: TOP NUT HYDRANT ELEV.=964.89 

AutoCAD SHX Text
NE 1/4 of the SE 1/4 SECTION 15 TOWNSHIP 121, RANGE 25,  WRIGHT COUNTY, MINNESOTA. 

AutoCAD SHX Text
OUTLOT C JEFFERSON COMMONS 2ND ADDITION,  WRIGHT COUNTY, MINNESOTA.

AutoCAD SHX Text
Existing Pond Basin Drainage Plan



11S

Lot 1 Block 1 Drainage
 Area - TP-40 CN 76

1P

Existing Pond

Routing Diagram for 00992 Existing Pond TP-40 CN 76
Prepared by Civil Engineering Site Design,  Printed 1/19/2026

HydroCAD® 10.20-3h  s/n 01607  © 2024 HydroCAD Software Solutions LLC

Subcat Reach Pond Link



Existing Drainage Condition
Type II 24-hr  2-Year Rainfall=2.70"00992 Existing Pond TP-40 CN 76

  Printed  1/19/2026Prepared by Civil Engineering Site Design
Page 2HydroCAD® 10.20-3h  s/n 01607  © 2024 HydroCAD Software Solutions LLC

Summary for Subcatchment 11S: Lot 1 Block 1 Drainage Area - TP-40 CN 76

Runoff = 3.21 cfs @ 12.09 hrs,  Volume= 0.226 af,  Depth= 0.82"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.10 hrs
Type II 24-hr  2-Year Rainfall=2.70"

Area (ac) CN Description
* 3.310 76 Overall CN 76

3.310 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
15.0 Direct Entry, 

Summary for Pond 1P: Existing Pond

Inflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af
Outflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.10 hrs
Starting Elev= 951.80'   Surf.Area= 44,960 sf   Storage= 53,612 cf
Peak Elev= 951.80' @ 0.00 hrs   Surf.Area= 44,960 sf   Storage= 53,612 cf

Plug-Flow detention time= (not calculated: initial storage exceeds outflow)
Center-of-Mass det. time= (not calculated: no inflow)

Volume Invert Avail.Storage Storage Description
#1 950.50' 769,637 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

950.50 37,520 0 0
951.80 44,960 53,612 53,612
952.00 46,890 9,185 62,797
954.00 56,950 103,840 166,637
956.00 64,840 121,790 288,427
958.00 73,430 138,270 426,697
960.00 83,480 156,910 583,607
962.00 102,550 186,030 769,637

Device Routing     Invert Outlet Devices
#1 Primary 951.80' 24.0"  Round RCP_Round  24"   

L= 33.0'   RCP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 951.80' / 951.60'   S= 0.0061 '/'   Cc= 0.900   
n= 0.013  Concrete pipe, bends & connections,  Flow Area= 3.14 sf   

#2 Primary 961.95' 20.0' long  + 4.0 '/' SideZ  x 8.0' breadth Broad-Crested Rectangular Weir   
Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60  1.80  2.00  
2.50  3.00  3.50  4.00  4.50  5.00  5.50   



Existing Drainage Condition
Type II 24-hr  2-Year Rainfall=2.70"00992 Existing Pond TP-40 CN 76
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Coef. (English)  2.43  2.54  2.70  2.69  2.68  2.68  2.66  2.64  2.64  
2.64  2.65  2.65  2.66  2.66  2.68  2.70  2.74   

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=951.80'   (Free Discharge)
1=RCP_Round  24"  ( Controls 0.00 cfs)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Summary for Subcatchment 11S: Lot 1 Block 1 Drainage Area - TP-40 CN 76

Runoff = 7.43 cfs @ 12.08 hrs,  Volume= 0.501 af,  Depth= 1.82"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.10 hrs
Type II 24-hr  10-Year Rainfall=4.10"

Area (ac) CN Description
* 3.310 76 Overall CN 76

3.310 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
15.0 Direct Entry, 

Summary for Pond 1P: Existing Pond

Inflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af
Outflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.10 hrs
Starting Elev= 951.80'   Surf.Area= 44,960 sf   Storage= 53,612 cf
Peak Elev= 951.80' @ 0.00 hrs   Surf.Area= 44,960 sf   Storage= 53,612 cf

Plug-Flow detention time= (not calculated: initial storage exceeds outflow)
Center-of-Mass det. time= (not calculated: no inflow)

Volume Invert Avail.Storage Storage Description
#1 950.50' 769,637 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

950.50 37,520 0 0
951.80 44,960 53,612 53,612
952.00 46,890 9,185 62,797
954.00 56,950 103,840 166,637
956.00 64,840 121,790 288,427
958.00 73,430 138,270 426,697
960.00 83,480 156,910 583,607
962.00 102,550 186,030 769,637

Device Routing     Invert Outlet Devices
#1 Primary 951.80' 24.0"  Round RCP_Round  24"   

L= 33.0'   RCP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 951.80' / 951.60'   S= 0.0061 '/'   Cc= 0.900   
n= 0.013  Concrete pipe, bends & connections,  Flow Area= 3.14 sf   

#2 Primary 961.95' 20.0' long  + 4.0 '/' SideZ  x 8.0' breadth Broad-Crested Rectangular Weir   
Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60  1.80  2.00  
2.50  3.00  3.50  4.00  4.50  5.00  5.50   
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Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=951.80'   (Free Discharge)
1=RCP_Round  24"  ( Controls 0.00 cfs)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Summary for Subcatchment 11S: Lot 1 Block 1 Drainage Area - TP-40 CN 76

Runoff = 13.34 cfs @ 12.08 hrs,  Volume= 0.897 af,  Depth= 3.25"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.10 hrs
Type II 24-hr  100-Year Rainfall=5.85"

Area (ac) CN Description
* 3.310 76 Overall CN 76

3.310 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
15.0 Direct Entry, 

Summary for Pond 1P: Existing Pond

Inflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af
Outflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.10 hrs
Starting Elev= 951.80'   Surf.Area= 44,960 sf   Storage= 53,612 cf
Peak Elev= 951.80' @ 0.00 hrs   Surf.Area= 44,960 sf   Storage= 53,612 cf

Plug-Flow detention time= (not calculated: initial storage exceeds outflow)
Center-of-Mass det. time= (not calculated: no inflow)

Volume Invert Avail.Storage Storage Description
#1 950.50' 769,637 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

950.50 37,520 0 0
951.80 44,960 53,612 53,612
952.00 46,890 9,185 62,797
954.00 56,950 103,840 166,637
956.00 64,840 121,790 288,427
958.00 73,430 138,270 426,697
960.00 83,480 156,910 583,607
962.00 102,550 186,030 769,637

Device Routing     Invert Outlet Devices
#1 Primary 951.80' 24.0"  Round RCP_Round  24"   

L= 33.0'   RCP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 951.80' / 951.60'   S= 0.0061 '/'   Cc= 0.900   
n= 0.013  Concrete pipe, bends & connections,  Flow Area= 3.14 sf   

#2 Primary 961.95' 20.0' long  + 4.0 '/' SideZ  x 8.0' breadth Broad-Crested Rectangular Weir   
Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60  1.80  2.00  
2.50  3.00  3.50  4.00  4.50  5.00  5.50   
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Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=951.80'   (Free Discharge)
1=RCP_Round  24"  ( Controls 0.00 cfs)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Proposed Atlas 14 Modified Pond with CN 81 Calculations 
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Lot 1 Block 1 Drainage
 Area - Atlas 14
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Routing Diagram for 00992 Proposed Pond Atlas 14 CN 81
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Proposed Drainage Condition
MSE 24-hr 3  2-Year Rainfall=2.81"00992 Proposed Pond Atlas 14 CN 81

  Printed  1/19/2026Prepared by Civil Engineering Site Design
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Summary for Subcatchment 11S: Lot 1 Block 1 Drainage Area - Atlas 14

Runoff = 4.79 cfs @ 12.25 hrs,  Volume= 0.323 af,  Depth= 1.17"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.10 hrs
MSE 24-hr 3  2-Year Rainfall=2.81"

Area (ac) CN Description
1.490 61 >75% Grass cover, Good, HSG B
0.610 98 Roofs, HSG B
1.210 98 Paved parking, HSG B
3.310 81 Weighted Average
1.490 45.02% Pervious Area
1.820 54.98% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
15.0 Direct Entry, 

Summary for Pond 11P: Proposed Modified Pond

Inflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af
Outflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.10 hrs
Starting Elev= 951.80'   Surf.Area= 51,410 sf   Storage= 62,003 cf
Peak Elev= 951.80' @ 0.00 hrs   Surf.Area= 51,410 sf   Storage= 62,003 cf

Plug-Flow detention time= (not calculated: initial storage exceeds outflow)
Center-of-Mass det. time= (not calculated: no inflow)

Volume Invert Avail.Storage Storage Description
#1 950.50' 847,250 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

950.50 43,980 0 0
951.80 51,410 62,003 62,003
952.00 53,350 10,476 72,480
954.00 63,380 116,730 189,210
956.00 71,540 134,920 324,130
958.00 80,420 151,960 476,090
960.00 90,730 171,150 647,240
962.00 109,280 200,010 847,250

Device Routing     Invert Outlet Devices
#1 Primary 951.80' 24.0"  Round RCP_Round  24"   

L= 33.0'   RCP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 951.80' / 951.60'   S= 0.0061 '/'   Cc= 0.900   



Proposed Drainage Condition
MSE 24-hr 3  2-Year Rainfall=2.81"00992 Proposed Pond Atlas 14 CN 81
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n= 0.013  Concrete pipe, bends & connections,  Flow Area= 3.14 sf   
#2 Primary 961.95' 20.0' long  + 4.0 '/' SideZ  x 8.0' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60  1.80  2.00  
2.50  3.00  3.50  4.00  4.50  5.00  5.50   
Coef. (English)  2.43  2.54  2.70  2.69  2.68  2.68  2.66  2.64  2.64  
2.64  2.65  2.65  2.66  2.66  2.68  2.70  2.74   

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=951.80'   (Free Discharge)
1=RCP_Round  24"  ( Controls 0.00 cfs)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)



Proposed Drainage Condition
MSE 24-hr 3  10-Year Rainfall=4.18"00992 Proposed Pond Atlas 14 CN 81
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Summary for Subcatchment 11S: Lot 1 Block 1 Drainage Area - Atlas 14

Runoff = 9.43 cfs @ 12.24 hrs,  Volume= 0.627 af,  Depth= 2.27"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.10 hrs
MSE 24-hr 3  10-Year Rainfall=4.18"

Area (ac) CN Description
1.490 61 >75% Grass cover, Good, HSG B
0.610 98 Roofs, HSG B
1.210 98 Paved parking, HSG B
3.310 81 Weighted Average
1.490 45.02% Pervious Area
1.820 54.98% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
15.0 Direct Entry, 

Summary for Pond 11P: Proposed Modified Pond

Inflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af
Outflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.10 hrs
Starting Elev= 951.80'   Surf.Area= 51,410 sf   Storage= 62,003 cf
Peak Elev= 951.80' @ 0.00 hrs   Surf.Area= 51,410 sf   Storage= 62,003 cf

Plug-Flow detention time= (not calculated: initial storage exceeds outflow)
Center-of-Mass det. time= (not calculated: no inflow)

Volume Invert Avail.Storage Storage Description
#1 950.50' 847,250 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

950.50 43,980 0 0
951.80 51,410 62,003 62,003
952.00 53,350 10,476 72,480
954.00 63,380 116,730 189,210
956.00 71,540 134,920 324,130
958.00 80,420 151,960 476,090
960.00 90,730 171,150 647,240
962.00 109,280 200,010 847,250

Device Routing     Invert Outlet Devices
#1 Primary 951.80' 24.0"  Round RCP_Round  24"   

L= 33.0'   RCP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 951.80' / 951.60'   S= 0.0061 '/'   Cc= 0.900   
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n= 0.013  Concrete pipe, bends & connections,  Flow Area= 3.14 sf   
#2 Primary 961.95' 20.0' long  + 4.0 '/' SideZ  x 8.0' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60  1.80  2.00  
2.50  3.00  3.50  4.00  4.50  5.00  5.50   
Coef. (English)  2.43  2.54  2.70  2.69  2.68  2.68  2.66  2.64  2.64  
2.64  2.65  2.65  2.66  2.66  2.68  2.70  2.74   

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=951.80'   (Free Discharge)
1=RCP_Round  24"  ( Controls 0.00 cfs)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Summary for Subcatchment 11S: Lot 1 Block 1 Drainage Area - Atlas 14

Runoff = 19.40 cfs @ 12.23 hrs,  Volume= 1.307 af,  Depth= 4.74"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.10 hrs
MSE 24-hr 3  100-Year Rainfall=6.93"

Area (ac) CN Description
1.490 61 >75% Grass cover, Good, HSG B
0.610 98 Roofs, HSG B
1.210 98 Paved parking, HSG B
3.310 81 Weighted Average
1.490 45.02% Pervious Area
1.820 54.98% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
15.0 Direct Entry, 

Summary for Pond 11P: Proposed Modified Pond

Inflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af
Outflow = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.10 hrs
Starting Elev= 951.80'   Surf.Area= 51,410 sf   Storage= 62,003 cf
Peak Elev= 951.80' @ 0.00 hrs   Surf.Area= 51,410 sf   Storage= 62,003 cf

Plug-Flow detention time= (not calculated: initial storage exceeds outflow)
Center-of-Mass det. time= (not calculated: no inflow)

Volume Invert Avail.Storage Storage Description
#1 950.50' 847,250 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

950.50 43,980 0 0
951.80 51,410 62,003 62,003
952.00 53,350 10,476 72,480
954.00 63,380 116,730 189,210
956.00 71,540 134,920 324,130
958.00 80,420 151,960 476,090
960.00 90,730 171,150 647,240
962.00 109,280 200,010 847,250

Device Routing     Invert Outlet Devices
#1 Primary 951.80' 24.0"  Round RCP_Round  24"   

L= 33.0'   RCP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 951.80' / 951.60'   S= 0.0061 '/'   Cc= 0.900   
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n= 0.013  Concrete pipe, bends & connections,  Flow Area= 3.14 sf   
#2 Primary 961.95' 20.0' long  + 4.0 '/' SideZ  x 8.0' breadth Broad-Crested Rectangular Weir   

Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60  1.80  2.00  
2.50  3.00  3.50  4.00  4.50  5.00  5.50   
Coef. (English)  2.43  2.54  2.70  2.69  2.68  2.68  2.66  2.64  2.64  
2.64  2.65  2.65  2.66  2.66  2.68  2.70  2.74   

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=951.80'   (Free Discharge)
1=RCP_Round  24"  ( Controls 0.00 cfs)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)



Montissippi Park, Monticello, MN 
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:12,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Wright County, Minnesota
Survey Area Data: Version 19, Sep 10, 2025

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Jun 29, 2023—Sep 
13, 2023

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

406 Dorset sandy loam, 0 to 2 
percent slopes

44.4 88.1%

441 Almora loam, 0 to 2 percent 
slopes

2.0 4.0%

1377B Dorset-Two Inlets complex, 2 
to 6 percent slopes

4.0 7.9%

Totals for Area of Interest 50.4 100.0%

Soil Map—Wright County, Minnesota

Natural Resources
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Wright County, Minnesota

406—Dorset sandy loam, 0 to 2 percent slopes

Map Unit Setting
National map unit symbol: 2w0m2
Elevation: 660 to 1,710 feet
Mean annual precipitation: 25 to 33 inches
Mean annual air temperature: 37 to 48 degrees F
Frost-free period: 120 to 170 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Dorset and similar soils: 80 percent
Minor components: 20 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Dorset

Setting
Landform: Flats
Landform position (three-dimensional): Talf
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Loamy glaciofluvial deposits over sandy and 

gravelly outwash

Typical profile
Ap - 0 to 11 inches: sandy loam
Bt - 11 to 20 inches: sandy loam
2Bk - 20 to 38 inches: gravelly coarse sand
2C - 38 to 79 inches: gravelly coarse sand

Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Somewhat excessively drained
Capacity of the most limiting layer to transmit water 

(Ksat): Moderately high to high (0.60 to 2.00 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 15 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 

mmhos/cm)
Available water supply, 0 to 60 inches: Low (about 5.0 inches)

Interpretive groups
Land capability classification (irrigated): 3s
Land capability classification (nonirrigated): 3s
Hydrologic Soil Group: B

Map Unit Description: Dorset sandy loam, 0 to 2 percent slopes---Wright County, Minnesota

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

12/8/2025
Page 1 of 2



Ecological site: R057XY008MN - Shallow Gravelly Prairie
Forage suitability group: Sandy (G057XN022MN)
Other vegetative classification: Sandy (G057XN022MN)
Hydric soil rating: No

Minor Components

Corliss
Percent of map unit: 10 percent
Landform: Flats
Landform position (three-dimensional): Rise
Down-slope shape: Linear
Across-slope shape: Linear
Other vegetative classification: Sandy (G057XN022MN)
Hydric soil rating: No

Oylen
Percent of map unit: 5 percent
Landform: Flats
Landform position (three-dimensional): Talf
Down-slope shape: Linear
Across-slope shape: Linear
Other vegetative classification: Sloping Upland, Low AWC, Neutral 

(G057XN004MN)
Hydric soil rating: No

Forada
Percent of map unit: 3 percent
Landform: Swales
Down-slope shape: Concave
Across-slope shape: Linear
Other vegetative classification: Level Swale, Neutral 

(G057XN001MN)
Hydric soil rating: Yes

Forada, occasionally ponded
Percent of map unit: 2 percent
Landform: Depressions
Down-slope shape: Concave
Across-slope shape: Concave
Other vegetative classification: Ponded If Not Drained 

(G057XN013MN)
Hydric soil rating: Yes

Data Source Information

Soil Survey Area: Wright County, Minnesota
Survey Area Data: Version 19, Sep 10, 2025

Map Unit Description: Dorset sandy loam, 0 to 2 percent slopes---Wright County, Minnesota

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Wright County, Minnesota

441—Almora loam, 0 to 2 percent slopes

Map Unit Setting
National map unit symbol: gkc8
Elevation: 870 to 1,130 feet
Mean annual precipitation: 23 to 35 inches
Mean annual air temperature: 43 to 50 degrees F
Frost-free period: 155 to 200 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Almora and similar soils: 90 percent
Minor components: 10 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Almora

Setting
Landform: Outwash plains
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Outwash

Typical profile
Ap - 0 to 10 inches: loam
BE - 10 to 14 inches: fine sandy loam
Bt - 14 to 36 inches: loam
2Bt - 36 to 41 inches: loamy sand
2C - 41 to 80 inches: gravelly coarse sand

Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water 

(Ksat): Moderately high to high (0.60 to 2.00 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 30 percent
Available water supply, 0 to 60 inches: Moderate (about 7.7 

inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2s
Hydrologic Soil Group: B
Ecological site: R057XY010MN - Loamy Prairie
Forage suitability group: Sloping Upland, Neutral (G091XN002MN)

Map Unit Description: Almora loam, 0 to 2 percent slopes---Wright County, Minnesota

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Other vegetative classification: Sloping Upland, Neutral 
(G091XN002MN)

Hydric soil rating: No

Minor Components

Dorset
Percent of map unit: 8 percent
Hydric soil rating: No

Southhaven
Percent of map unit: 2 percent
Hydric soil rating: No

Data Source Information

Soil Survey Area: Wright County, Minnesota
Survey Area Data: Version 19, Sep 10, 2025

Map Unit Description: Almora loam, 0 to 2 percent slopes---Wright County, Minnesota

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

12/8/2025
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Wright County, Minnesota

1377B—Dorset-Two Inlets complex, 2 to 6 percent slopes

Map Unit Setting
National map unit symbol: glqv
Elevation: 850 to 1,150 feet
Mean annual precipitation: 23 to 35 inches
Mean annual air temperature: 43 to 50 degrees F
Frost-free period: 155 to 200 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Dorset and similar soils: 70 percent
Two inlets and similar soils: 20 percent
Minor components: 10 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Dorset

Setting
Landform: Hills on outwash plains, hills on stream terraces
Landform position (two-dimensional): Backslope
Down-slope shape: Concave
Across-slope shape: Concave
Parent material: Outwash

Typical profile
Ap,A - 0 to 11 inches: sandy loam
Bt - 11 to 19 inches: sandy loam
2BC - 19 to 32 inches: gravelly loamy sand
2C - 32 to 80 inches: gravelly coarse sand

Properties and qualities
Slope: 2 to 6 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): High 

(2.00 to 6.00 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 30 percent
Available water supply, 0 to 60 inches: Low (about 4.7 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3s
Hydrologic Soil Group: A
Ecological site: R057XY008MN - Shallow Gravelly Prairie

Map Unit Description: Dorset-Two Inlets complex, 2 to 6 percent slopes---Wright County, 
Minnesota

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Forage suitability group: Sloping Upland, Low AWC, Acid 
(G091XN008MN)

Other vegetative classification: Sloping Upland, Low AWC, Acid 
(G091XN008MN)

Hydric soil rating: No

Description of Two Inlets

Setting
Landform: Hills on outwash plains, hills on stream terraces
Landform position (two-dimensional): Shoulder
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Outwash

Typical profile
Ap - 0 to 9 inches: loamy sand
Bt - 9 to 19 inches: gravelly loamy sand
C - 19 to 80 inches: gravelly sand

Properties and qualities
Slope: 2 to 6 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Excessively drained
Capacity of the most limiting layer to transmit water (Ksat): High to 

very high (6.00 to 20.00 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 30 percent
Available water supply, 0 to 60 inches: Low (about 3.2 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4s
Hydrologic Soil Group: A
Ecological site: F057XY018MN - Steep Sandy Upland Forest
Forage suitability group: Sandy (G091XN022MN)
Other vegetative classification: Sandy (G091XN022MN)
Hydric soil rating: No

Minor Components

Verndale, acid substratum
Percent of map unit: 5 percent
Hydric soil rating: No

Southhaven
Percent of map unit: 5 percent

Map Unit Description: Dorset-Two Inlets complex, 2 to 6 percent slopes---Wright County, 
Minnesota

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

12/8/2025
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Hydric soil rating: No

Data Source Information

Soil Survey Area: Wright County, Minnesota
Survey Area Data: Version 19, Sep 10, 2025

Map Unit Description: Dorset-Two Inlets complex, 2 to 6 percent slopes---Wright County, 
Minnesota

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

12/8/2025
Page 3 of 3
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APPENDIX D 

 
 

Basin Water Quality Volume Calculations 
 



KID’S HAVEN – CITY OF MONTICELLO 
SITE IMPROVEMENT PROJECT 
INFILTRATION WORKSHEET 

 
 
Requirements: 
 
Infiltration of runoff generated from a 1.1” rainfall over the applicable new impervious 
surface within 48 hours. 
 
Step 1: Determine areas of impervious surfaces area outside of right of way and 
effective infiltration area. 
 
Proposed impervious surface area = 79,380 sf 
Total existing impervious surface = 0 sf 
Net increase of impervious surface = 79,380 sf  
 
Effective Infiltration Area = 6,460 sf  
Effective Infiltration Area equals infiltration shelf footprint area at 950.5 elevation. 
 
Step 2: Calculate water quality volume from increase of impervious surface generated 

by 1.0” runoff. 
 
 79,380 sf x 1.0 x 1.1 inch x 1ft/12inch = 7,277 cf 
 Net Increased  Coefficient  Rainfall    Volume  
   Impervious        Required to be 
 Surface Area        Treated 
 
Step 3:  Calculate volume capacity of being infiltrated on site in 48 hours.  Use 

infiltration rate for Type B soils = 0.45 in/hr. 
 
 6,460 sf x 0.45 in/hr x 48 hrs x 1ft/12inch = 11,628 cf 
 Effective  Infiltration      Volume 
 Infiltration  Rate      Capacity 
 Area        in 48 Hours 
 
Step 4:  Compare volume capacity to volume required to be treated. 
 
 11,628 cf > 8,392 cf > 7,277 cf 
 Volume  Volume  Volume 
 Capacity  of Infiltration  Required to 
 in 48 Hours  Storage  be Treated 
 
Additional Basin storage = 8,391 cf (62,003 – 53,612) basin volume below outlet invert 
of 951.8 in excavated infiltration shelf area at 950.5 elevation (see custom stage data) 
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Luminaire Locations

No. Label X Y Z

Location

MH Orientation Tilt X Y

Aim

Z

1 AA 518580.90 212880.80 25.00 25.00 146.05 0.00 518581.70 212879.70 0.00

2 AA 518578.90 212660.80 25.00 25.00 45.94 0.00 518579.90 212661.70 0.00

1 BB 518868.90 212943.90 25.00 25.00 172.64 0.00 518869.10 212942.80 0.00

2 BB 518779.40 212932.00 25.00 25.00 172.55 0.00 518779.60 212930.90 0.00

3 BB 518509.20 212820.30 25.00 25.00 135.47 0.00 518510.00 212819.50 0.00

8 BB 518690.20 212920.50 25.00 25.00 172.55 0.00 518690.30 212919.40 0.00

10 BB 518592.70 212725.30 25.00 25.00 315.88 0.00 518591.90 212726.10 0.00

1 L1A 518794.40 212823.50 20.50 20.50 352.65 0.00 518794.40 212823.60 0.00

1 L1 518655.80 212805.60 12.00 12.00 352.65 0.00 518655.80 212805.80 0.00

2 L1 518631.80 212755.40 12.00 12.00 262.14 0.00 518631.60 212755.40 0.00

3 L1 518897.00 212791.00 12.00 12.00 83.80 0.00 518897.20 212791.00 0.00

6 L1 518685.50 212809.40 12.00 12.00 352.65 0.00 518685.50 212809.60 0.00

7 L1 518723.20 212814.30 12.00 12.00 352.65 0.00 518723.20 212814.50 0.00

8 L1 518754.00 212818.30 12.00 12.00 352.65 0.00 518754.00 212818.50 0.00

1 L2 518815.80 212822.20 7.50 7.50 352.65 0.00 518815.80 212822.60 0.00

2 L2 518868.00 212829.00 7.50 7.50 352.65 0.00 518867.90 212829.40 0.00

3 L2 518845.50 212826.10 7.50 7.50 352.65 0.00 518845.40 212826.50 0.00

4 L2 518897.90 212832.80 7.50 7.50 352.65 0.00 518897.80 212833.20 0.00

5 L2 518747.20 212817.30 7.50 7.50 352.65 0.00 518747.10 212817.70 0.00

6 L2 518699.10 212811.00 7.50 7.50 352.65 0.00 518699.00 212811.40 0.00

7 L2 518672.20 212807.50 7.50 7.50 352.65 0.00 518672.10 212807.90 0.00

8 L2 518639.60 212803.30 7.50 7.50 352.65 0.00 518639.50 212803.70 0.00

9 L2 518895.80 212761.10 7.50 7.50 83.80 0.00 518896.30 212761.10 0.00

20 L1 518831.50 212710.00 12.00 12.00 83.80 0.00 518831.70 212710.00 0.00

21 L1 518880.10 212741.10 12.00 12.00 171.39 0.00 518880.10 212740.90 0.00

22 L1 518904.70 212833.80 12.00 12.00 352.65 0.00 518904.70 212834.00 0.00

23 L1 518882.90 212831.00 12.00 12.00 352.65 0.00 518882.90 212831.20 0.00

24 L1 518856.80 212827.60 12.00 12.00 352.65 0.00 518856.80 212827.80 0.00

25 L1 518830.60 212824.20 12.00 12.00 352.65 0.00 518830.60 212824.40 0.00

26 L1 518759.60 212725.50 12.00 12.00 171.39 0.00 518759.60 212725.30 0.00

27 L1 518647.10 212710.90 12.00 12.00 171.39 0.00 518647.10 212710.70 0.00

28 L1 518702.50 212718.10 12.00 12.00 171.39 0.00 518702.50 212717.90 0.00

29 L1 518897.70 212747.70 12.00 12.00 83.80 0.00 518897.90 212747.70 0.00

30 L1 518628.20 212783.30 12.00 12.00 262.14 0.00 518628.00 212783.30 0.00

31 L1 518631.00 212726.40 12.00 12.00 262.14 0.00 518630.80 212726.40 0.00

32 L1 518912.40 212815.10 12.00 12.00 83.80 0.00 518912.60 212815.10 0.00

10 L2 518845.80 212736.70 7.50 7.50 171.39 0.00 518845.90 212736.30 0.00

11 L2 518825.70 212700.00 7.50 7.50 171.39 0.00 518825.80 212699.60 0.00

12 L2 518797.60 212696.30 7.50 7.50 171.39 0.00 518797.70 212695.90 0.00

13 L2 518750.60 212724.40 7.50 7.50 171.39 0.00 518750.70 212724.00 0.00

14 L2 518722.40 212720.90 7.50 7.50 171.39 0.00 518722.50 212720.50 0.00

15 L2 518682.40 212715.70 7.50 7.50 171.39 0.00 518682.50 212715.30 0.00

16 L2 518654.00 212711.90 7.50 7.50 171.39 0.00 518654.10 212711.50 0.00

17 L2 518776.00 212815.00 7.50 7.50 352.65 0.00 518775.90 212815.40 0.00

Schedule

Symbol Label Image Quantity Manufacturer Catalog Number Description
Number

Lamps

Lumens

Per Lamp

Light Loss

Factor
Wattage

AA
2 NLS LIGHTING NV-1-T2-48L-1-40K7-

HSS

NV-1 site fixture with version 1 backs

shields

1 12753 1 156

BB
5 NLS LIGHTING NV-1-T4FTW-48L-1-

40K7-HSS

OUTDOOR AREA LIGHT 1 10610 1 156

L1
19 NLS LIGHTING NV-W-T4FTW-16L-4-

40K7

OUTDOOR AREA LIGHT 1 2502 1 21

L1A
1 NLS LIGHTING NV-W2-T4FTW-64L-35-

40K7

OUTDOOR AREA LIGHT 1 8098 1 68

L2
17 BROWNLEE LIGHTING

INC

7070-08-PL-U07-FT-35K Chrome wedge light with single LED 1 673 1 6.86

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Main Entrance 1.9 fc 9.0 fc 0.5 fc 18.0:1 3.8:1

Parking 1.7 fc 6.7 fc 0.0 fc N/A N/A

Play Area 1 1.7 fc 11.2 fc 0.5 fc 22.4:1 3.4:1

Play Area 2 2.0 fc 12.0 fc 0.9 fc 13.3:1 2.2:1

Play Area 3 2.3 fc 10.0 fc 0.8 fc 12.5:1 2.9:1

Play Area 4 2.5 fc 9.9 fc 0.6 fc 16.5:1 4.2:1

Play Area 5 1.3 fc 11.9 fc 0.4 fc 29.8:1 3.3:1

Play Area 6 1.3 fc 9.9 fc 0.3 fc 33.0:1 4.3:1

Play Area 7 1.0 fc 7.6 fc 0.1 fc 76.0:1 10.0:1

Play Area 8 1.1 fc 8.4 fc 0.3 fc 28.0:1 3.7:1

PROPERTY LINE - APPROX 0.1 fc 0.6 fc 0.0 fc N/A N/A

Sidewalk 1 1.7 fc 4.7 fc 0.0 fc N/A N/A

Sidewalk 2 1.4 fc 2.4 fc 0.4 fc 6.0:1 3.5:1

Sidewalk 3 1.1 fc 2.3 fc 0.4 fc 5.8:1 2.8:1

Sidewalk 4 1.7 fc 2.4 fc 0.6 fc 4.0:1 2.8:1
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I hereby certify that this document 
was prepared by me or under my 
direct supervision and that I am a 
duly licensed engineer under the 
laws of the State of Minnesota

Signature

Typed or Printed Name

License # Date
xx/xx/2026

E0.1

KHV202501

P
H

O
TO

M
E

TR
IC

D
A

TA
 A

N
D

FI
X

TU
R

E
S

TYPES AA & BB TYPE L1

TYPE L1A TYPE L2



Meyer-Rohlin

DRAWN  BY:  AAN

FILE  NO.  25333

708 1st Avenue NE, #1

Ph. 763.682.1781  www.meyerrohlin.com

Buffalo, MN 55313

Meyer-Rohlin

EASEMENT  EXHIBIT

located  in  the  plat  of

JEFFERSON  COMMONS  FIFTH  ADDITION

WRIGHT  COUNTY,  MN

SHEET  1  OF  2  SHEETS

AutoCAD SHX Text
112.63 S 89°04'30" E

AutoCAD SHX Text
OUTLOT A

AutoCAD SHX Text
BLOCK 1

AutoCAD SHX Text
WEST LINE OF OUTLOT A

AutoCAD SHX Text
SOUTHEAST OF LOT 1, BLOCK 1, JEFFERSON COMMONS FIFTH ADDITION

AutoCAD SHX Text
SOUTHERLY LINE OF LOT 1, BLOCK 1, JEFFERSON COMMONS FIFTH ADDITION

AutoCAD SHX Text
SOUTHEASTERLY LINE OF THE PART OF OUTLOT C, JEFFERSON COMMONS WHICH WAS REPLATTED AS LOT 1 BLOCK 1 JEFFERSON COMMONS SECOND ADDITION 

AutoCAD SHX Text
S 82°36'28" W 63.03

AutoCAD SHX Text
N 27°24'12" E 18.27

AutoCAD SHX Text
S 82°36'28" W 146.00

AutoCAD SHX Text
S 27°24'12" W

AutoCAD SHX Text
81.05

AutoCAD SHX Text
N 64°39'57" W 86.00

AutoCAD SHX Text
N 44°08'21" W 227.05

AutoCAD SHX Text
249.25 S 44°08'21" E

AutoCAD SHX Text
103.26 S 64°39'57" E

AutoCAD SHX Text
94.30 N 27°24'12" E

AutoCAD SHX Text
109.47

AutoCAD SHX Text
N 82°36'28" E

AutoCAD SHX Text
N 27°24'12" E

AutoCAD SHX Text
18.27

AutoCAD SHX Text
L=24.01 R=890.00 Δ=1°32'45" C.B.=S47°37'28"W C=24.01

AutoCAD SHX Text
SCHOOL 

AutoCAD SHX Text
NORTHWESTERLY LINE OF LOT 1, BLOCK 1, JEFFERSON COMMONS FIFTH ADDITION

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
24

AutoCAD SHX Text
24

AutoCAD SHX Text
15

AutoCAD SHX Text
15

AutoCAD SHX Text
OUTLOT G

AutoCAD SHX Text
JEFFERSON COMMONS

AutoCAD SHX Text
SECOND ADDITION

AutoCAD SHX Text
LOT   1

AutoCAD SHX Text
BLOCK 1

AutoCAD SHX Text
JEFFERSON COMMONS

AutoCAD SHX Text
JEFFERSON COMMONS

AutoCAD SHX Text
FIFTH ADDITION

AutoCAD SHX Text
LOT 1

AutoCAD SHX Text
BLOCK 1

AutoCAD SHX Text
OUTLOT A

AutoCAD SHX Text
BLVD.

AutoCAD SHX Text
N27°24'12 E

AutoCAD SHX Text
L

AutoCAD SHX Text
A

AutoCAD SHX Text
N

AutoCAD SHX Text
D

AutoCAD SHX Text
S

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
V

AutoCAD SHX Text
I

AutoCAD SHX Text
C

AutoCAD SHX Text
E

AutoCAD SHX Text
S

AutoCAD SHX Text
LAND SERVICES

AutoCAD SHX Text
License No. 48664

AutoCAD SHX Text
Abram A. Niemela

AutoCAD SHX Text
I hereby certify that this survey, plan, or report was prepared by me or under my direct supervision and that I am a Licensed Land Surveyor under the laws of the State of Minnesota. Date       

AutoCAD SHX Text
02/02/2026

AutoCAD SHX Text
GRAPHIC SCALE IN FEET

AutoCAD SHX Text
0

AutoCAD SHX Text
120

AutoCAD SHX Text
60

AutoCAD SHX Text
DENOTES PROPOSED EASEMENT



DRAWN  BY:  AAN

FILE  NO.  25333

708 1st Avenue NE, #1

Ph. 763.682.1781  www.meyerrohlin.com

Buffalo, MN 55313

Meyer-Rohlin

EASEMENT  DESCRIPTION

located  in  the  plat  of

JEFFERSON  COMMONS  FIFTH  ADDITION

WRIGHT  COUNTY,  MN

SHEET  2  OF  2  SHEETS

AutoCAD SHX Text
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February 20, 2026 
 
 
 
Matt Leonard 
City Engineer/Public Works Director 
City of Monticello 
505 Walnut Street, Suite 1 
Monticello, MN  55362 
 
 
Re: Kids Haven Daycare Development – Prelim/Final Plat & Civil Engineering Plan Review 
 City Project No. 2026-005 

WSB Project No. 033402-000  
 
 

Dear Mr. Leonard: 
 
WSB staff have reviewed the Kids Haven Daycare Development preliminary/final plat and civil 
plan submittal dated February 2, 2026. The applicant proposes to construct an approximate 
27,000 SF childcare/preschool facility on a three acre parcel. 
 
The documents were reviewed for general conformance with the City of Monticello’s general 
engineering standards and Stormwater Design Manual.  We have the following comments with 
regards to engineering and stormwater management matters. 
 
General  

1. City staff will provide comments under separate cover. 
 

2. The Fire Marshall and/or building department will review required fire hydrant location(s) 
and emergency vehicle access/circulation. Fire truck circulation will need to 
accommodate the City’s ladder truck. Provide a turning movement exhibit to show that a 
fire truck can access all building structures and parking lots as applicable. Additional 
comments may be provided under separate cover by the Fire Marshall. 

 
3. The proposed improvements include expanding the existing regional pond to the south of 

the site. The work is proposed in and around existing electrical transmission poles and 
overhead lines. The applicant shall coordinate with the utility company that 
owns/maintains the lines and provide documentation that the proposed grading work 
within the easement is acceptable. 

 
4. Additional comments have been provided directly on the plan sheets. Not all comments 

on the plans have been summarized in this review letter. 
 
 
Site Plan & Streets (Sheets C1.1) 

5. The City will require the construction of a sidewalk along School Boulevard with the City 
right of way. The applicant is showing a proposed 6’ wide sidewalk meeting City 
standards but continue extension further east and connect with the driveway location. 

6. The final pavement section shall be designed by a registered geotechnical engineer for 
the specific soil conditions found on the site. Confirm whether or not there will be multiple 
bituminous pavement sections such as “light duty” and/or “heavy duty” and provide 
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different hatching information. Bituminous patching along for the entrance along School 
Boulevard shall be noted something to the effect of “match existing pavement section in-
kind”. 

7. Remove existing eastbound “RIGHT TURN LANE” signs, furnish and install RIGHT LANE 
MUST TURN RIGHT (R3-7R) signs where full width turn lane begins. At the westerly 
entrance, restripe the fog line to the east to better match up with the proposed location. 

 

Grading and Erosion Control (Sheet C2.1) 

8. With final plan submittal provide the following 
a. In general, maintain all surface grades within the minimum of 2% and maximum 

33% slopes. Vegetated swale grades shall also be a minimum of 2.0%. 
b. Drainage arrows on plans showing direction of runoff. Note specifically high 

points between each side-yard swale. 
c. Include percent slope In all other swale locations and verify that it meets the City 

requirement of 2%. 
d. The City will require a common draintile collection system (rigid PVC Schedule 

40 or SDR 26) for sump pump discharges.  A separate foundation pipe system in 
addition to the sump discharge system should be considered where full 
basements are proposed. The size of the common collection system should be 6” 
and comprised of PVC schedule 40 or SDR 26. 

e. Add rip-rap quantities and class notes at each flared end section and pond 
overflows (if applicable). 

f. Note the size of proposed storm sewer structures. 

 

Utility Plans (Sheets C3.1-4.1) 

9. Based on the current design within the commercial site, it appears the applicant will also 
be required to apply for a permit from DLI, provide copies to the City.  
 

10. Hydrant locations shall be reviewed and approved of by the City Fire Marshal; typically, a 
maximum of 250’ overlapping influence radius (maximum 400’ spacing) is required along 
roadway (hose length).  

11. The watermain connections to the building(s) will be reviewed and approved by the City 
Fire Marshall.  

12. In the City of Monticello, property owners are responsible for maintenance of services up 
to the main within the city street. The property owner would be responsible for to fix the 
unused service stubs if they were to leak or burst. The City highly recommends that the 
developer cap the unused services at the main. 

13. Add general notes to the utility plans to the effect of: 
a. The City shall not be responsible for any additional costs incurred that are 

associated with variations in the utility as-built elevations. All utility connections 
shall be verified in the field. 

b. The City, or agents of the City, are not responsible for errors and omissions on 
the submitted plans. The Owner and Engineer of Record are fully responsible for 
changes or modifications required during construction to meet the City’s 
standards. 

c. All watermain and sanitary sewer testing shall be conducted in accordance with 
the City standards and specifications. Copies of all test results shall be submitted 
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to the City (Public Works Director, City Engineer), the Owner, and the Engineer 
of Record. 

d. Watermain shall have a minimum cover of 7.5’. 
e. Tracer wire installation shall be in accordance with the latest edition of the MN 

Rural Water Association Standards. See these standards for further details. 
 

14. Where watermain crosses storm or sanitary sewer, add a note at each location to the 
effect of “Maintain 18” Minimum Separation, 4” Rigid Insulation”. 

 
Erosion Control & SWPPP Plans (Sheets C5.1) 

15. The proposed project will disturb more than one acre. Develop and include a SWPPP 
consistent with the MPCA CSWGP with future plan submittals.  
 

16. An NPDES/SDS Construction Storm Water General Permit (CSWGP) shall be provided 

with the grading permit or with the building permit application for review, prior to 

construction commencing.  

 

17. A detailed review of erosion/sediment control and SWPPP will be conducted with the final 
plan submittal.  

 

Existing Conditions & Removal Plan (Sheet 6.1) 

18. See markups on plan sheets concerning bituminous patching. 
 

19. City Public Works to determine required removal or abandonment of unused utility 
services 

 

Construction Notes & Standard Details Plans (Sheets C7.1-7.2) 

20. The proposed pavement section should be reviewed and designed by a geotechnical 
engineer. Provide soil borings and geotechnical report with final plat submittal. 
 

21. Provide details for the proposed stormwater treatment areas. 
 

22. Provide specific details for each of the control structures proposed. 
 

23. Include City details for the watermain and related work. 
 

24. Include the City detail for the proposed drop manhole. 
 

25. A full review of standard details will be conducted with the final plan submittal. 

 

Traffic & Access 

26. Based on the proposed site plan and 316 students, the anticipated daycare center traffic 
generation would be 1,198 daily trips, 250 AM peak hour trips and 250 PM peak hour 
trips.   

27. Provide a figure showing truck movements throughout the site including the largest truck 
and the largest fire truck. Design driveways and circulation routes to accommodate these 
vehicles. 
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28. A photometric plan has been provided. Label all lighting units, several are unlabeled and 
it is unclear if they were included in the photometric analysis or shown by mistake 
(unlabeled ones do not appear to be on the site plan). Include light levels at the property 
line. 

29. Provide intersection sight distance exhibits to verify sight lines will be clear at each 
access in consideration of both existing roadway geometrics and proposed landscaping 
improvements. 

 

Stormwater Management 

30. The development will need to meet the City’s volume control requirement to capture and 
retain onsite 1.1” of runoff from the net new impervious surface. By satisfying the volume 
requirement the water quality requirement is considered met. Follow the City’s 
Stormwater Design Manual for alternative credits towards the volume requirement if 
infiltration is not feasible. 

Volume control requirements will be met with a regional pond. The city-wide model 
assumed the proposed impervious for this site would be 42%. For the 3.31 acre drainage 
area, this would equate to 1.38 acres (60,052 sq ft) of impervious. Kid’s Haven proposes 
1.82 ac (79,279 sq ft) of impervious. The applicant will be required to provide 1.1” of 
additional water quality volume for the increase in impervious area (19,227 sq ft). 

19,227 sf * 1.1” * 1/12 = 1,763 cu ft additional WQV required 

8,392 cf of additional water quality volume is provided. 

31. The City-wide model includes all tributary areas to the existing stormwater pond. The 
existing City-wide model shows that this pond has a 100-year HWL of 956.4’. After 
including the additional storage to be added with the Kids Haven project, the proposed 
City-wide model shows the pond has a HWL of 955.9’. Include these existing and 
proposed HWLs on the plan set. Also show the 100-year HWL that results from only the 
Kids Haven development draining to the pond on the plan set. Include the NWL on the 
plan set.  

32. Provide a cross section through the proposed infiltration shelf. Indicate if soil 
amendments will be incorporated.  

33. The existing outlet for the regional pond is 951.8. The pond typically has a standing water 
pool based on aerial review. The proposed infiltration shelf will be excavated to 950.5, 
resulting in 1.3’ of infiltration depth. Please provide additional documentation of the 
feasibility of infiltration in this location given the existing pond has standing water and the 
survey notes from 12/1/2025 indicate a water elevation of 951.3.  

34. The existing storm sewer to the north of the planned development has capacity for the 
development. However, we assumed that half of the roof of the theater and rear drive 
aisle are tributary to the existing 18” storm sewer located south of the proposed Kids 
Haven development. Based on this assumption, the existing 18” pipe does not have any 
additional capacity for discharge from the proposed development. The entirety of the 
proposed site will need to be routed to the existing stubs along School Blvd or into a new 
pipe that will outlet into the stormwater pond. 

35. The City requires two feet of freeboard from structure low openings to 100-year high 
water levels and EOF’s.  Provide maintenance access to all ponding facilities. Kids 
Haven currently has over 10’ of freeboard from the FFE to the proposed HWL of 955.9’. 

36. The City will require a stormwater maintenance agreement.\ 
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Wetlands & Environmental 

37. The site is entirely within an upland area and no wetland impacts are proposed.  

Please have the applicant provide a written response addressing the comments above. We would 
be happy to discuss this review in more detail.  Please contact me at 612-419-1549 if you have 
any questions or if you would like to set up a time to meet. 
 
Sincerely, 
 
WSB 
 

 
Jim Stremel, P.E. 
Senior Project Manager 
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