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RE: NARRATIVE FOR “ONE ACRE OAKS” — R1 SINGLE-FAMILY RESIDENTIAL PRELIMINARY PLAT

APPLICATION | 2615 & 2511 PLYMOUTH ROAD

BRIEF SUMMARY

Welcome to ‘One Acre Oaks’, located just North of the
development known as Bent Tree, on the east side of
Plymouth Road in Minnetonka.

With easy access to the Ridgedale Mall and the City’s vast
trail system, the objective of this project is to create a
grandeur yet intimate residential neighborhood that stands
out from the neighboring developments by utilizing and
preserving the site’s topography to establish a naturally
secluded, 1+ acre “estate” lot development.

Combining two over-sized parcels totaling 10.01 gross acres
to create 8 single-family, estate lots zoned R-1, yielding a
net density of 0.93 units per acre. The 8 new single-family
detached homes will be accessed by a cul-de-sac from
Plymouth Road.

Our intention is to design a plan that embraces the preservation of the significant natural features of the topography,
minimizes grading where possible and utilizes the natural flow of the land to comply with stormwater, grading and

erosion requirements of the City.

We are requesting early home construction permits for the two lots with frontage on Plymouth Road for an early
start prior to the installation of site grading, utility & street work, and stormwater to be substantially completed in

the summer of 2024.
No variances are requested.

Sincerely,

Curt Fretham
CEO, Lake West Development

OFFICE:  (952) 930-3000
CELL: (612) 720-5690
EMAIL:  CURTF@LWESTDEV.COM

CC: SUSAN THOMAS
LOREN GORDON
MIKE ST. MARTIN


KelseyThompson


DEVELOPMENT TEAM:

DEVELOPER:

LAKE WEST DEVELOPMENT | 612-720-5690
CURT FRETHAM | CURTF@LWESTDEV.COM
CURTF@LWESTDEV.COM

14525 HIGHWAY 7, MINNETONKA, MN 55345

CIVIL ENGINEERING, SURVEYING & LAND PLANNING:

LOUCKS | 763-424-5505

MICHAEL J. ST. MARTIN, P.E. | MSTMARTIN@LOUCKSINC.COM
GREG JOHNSON, P.L.A. | GJOHNSON@LOUCKSINC.COM

LUKE HALSTEAD, E.I.T. | LHALSTEAD@LOUCKSINC.COM

VAL ANDERSON, P.E. | VANDERSON@LOUCKSINC.COM

SHARON F. MORIN, SR. SURVEY TECH | SMORIN@LOUCKSINC.COM

7200 HEMLOCK LANE, SUITE 300, MAPLE GROVE, MN 55369

TREE SURVEYOR:
TREEBIZ LLC | 651-336-8095
STEPHEN NICHOLSON, C.F. | STEVE@TREE-BIZ.COM

SOIL TECHNICIAN:

HAUGO GEOTECHNICAL SERVICES | 612-729-2959
PAUL HAUGO, PRESIDENT | PHAUGO@HAUGOGTS.COM
2825 CEDAR AVE. SOUTH, MINNEAPOLIS, MN 55407
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Thursdav, April 15, 2024

Dear City of Minnetonka,

As the owner of 2503 Plymouth Road in Minnetonka, | acknowledge that the One Acre Oaks application
‘equires an easement across my property as well as a concentrated discharge directed onto my property
juring smailer storms. Formal documentation of said easement was reviewed as well as a description of
the concentrated discharge.

Sincerely,

S 22
Jim Gray
Property Owne:

2503 Plymouth Road, Minnetonka



March 20, 2024 = LO U C KS

Susan Thomas

Assistant City Planner

City of Minnetonka

Community Development Department, Planning Division
14600 Minnetonka Blvd

Minnetonka, MN 55345

MEMORANDUM

Subject: One Acre Oaks — City Steep Slope Ordinance Section 300.28.
Performance Standards, Section 20. Performance Standards Regulating
Steep Slopes. a) 1-6 and b) 1-3: Findings 1-3
Loucks Proj. No. 21509.0B

Susan,

On behalf of Lake West Development, we have addressed each element of Findings 1, 2 & 3 listed in
20.b). of the subject ordinance to emphasize that the plan embraces the purpose of the ordinance and
specifically captures the spirit of Section 20. a) 1-6. of the steep slope ordinance. Please see the following
numbered code references and related responses in blue.

Finding 1. The plan embraces the existing topographical features of the site. The
proposed development will preserve significant natural features by minimizing
disturbance to existing topographical forms.

a. Design developments into steep slopes, rather than making significant alterations
to the slope to fit the development:

Minimal alternations will be made to the slopes as the design of the development
is to minimize disturbance to existing topographical forms. The south side house
pads are situated at the high point of the site, south of the steep slopes. Retaining
walls will be used to support the house pads and driveways to minimize impacts to
the steep slope features of each lot.

1. Avoid building pads that result in extensive grading outside the building
footprint and driveway areas;

The grading uses 3:1 slopes or less and retaining walls where applicable to
limit grading to the existing topography, and to allow for construction of the
homes and rear yard pool and patio areas.

2. Use retaining walls as an alternative to banks of cut-and-fill, and design and
site such walls to avoid adverse visual impact;
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Retaining walls will be incorporated where necessary to minimize impacts to
steep slopes. The exposed side of the retaining walls south of the proposed
street faces the wooded steep slopes, so they will have minimum visibility.

3. Allow for clustering with different lot shapes and sizes, with the prime
determinant being to maximize the preservation of the natural terrain;

The lot sizes are one acre minimum and typical rectangular shapes; however,
the house pad locations and driveway layouts are strategically placed to
minimize impacts to steep slopes. Some driveways are shared to minimize
disturbed area. The size of the lots permits key natural features of the site to
remain undisturbed.

4, Allow flag lots when appropriate to minimize grading;

Not applicable, see item 3. above.

5. Avoid cuts and fills greater than 25 feet in depth; and

Not applicable.

6. Design grading to preserve the crest of prominent ridges. Buildings may be
located on the prominent ridges, as long as the requirements of this
subdivision are met.

The southerly four house pads are situated on the natural ridge permitting the
crest of the ridges in this area to remain in their current condition. The
driveways will be routed up to the homes situated on the crest, minimizing
impacts to steep slopes.

b. Design streets and driveways that generally follow existing contours, except where
necessary for public safety or to minimize the adverse impacts from traffic:

The public street enters the property based on Hennepin County’s direction. The
street grades generally follow the topography and meet the city maximum slope of
eight percent.

1. Use cul-de-sacs and common drives where practical and desirable to preserve
slopes; and

The public street ends in a cul-de-sac and follows the topography. Two of the
driveways are shared to allow access to four lots total.

2. Avoid individual long driveways, unless necessary to locate the principal
structure on a less sensitive area of the site.

Lot 6 has an individual long driveway to allow access to the house pad at the
southern part of the lot, which is located on top of the ridge. This long driveway
feature preserves the crest of the steep slope.
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c. Concentrate development on the least sensitive portion of the site to maximize the
preservation of significant trees and natural features:

The public street enters the property based on Hennepin County’s
direction, which is in the center of the two parcels. This access creates a
site plan featuring a subdivision at no more than 1 unit per acre with lot
location and house pads that are concentrated in the least sensitive portion
of the site. On balance, the location of the access to the site preserves
much of the current features of the site including features within the WPA.
The house pads for the most part, fall outside the WPA. Finally, the layout
preserves a buffer of significant trees along the perimeter of the site.

1. Preserve sensitive areas by clustering buildings or using other innovative
approaches; and

The four lots using two shared driveways minimize grading and impact to the
site’s current features.

2. Maintain sufficient vegetation and design the scale of development so that it
does not overwhelm the natural character of the steep slope.

The preserved steep slope area is heavily wooded and will be preserved.

d. Preserve steep slopes that buffer residences from non-residential sources of light
and noise.

Not applicable, neighbors are residential.

Finding 2. The development will not result in soil erosion, flooding, severe scarring,
reduced water quality, inadequate drainage control, or other problems.

a. Wherever practical, minimize the impervious surface area and maximize the use of
the natural drainage systems:

To minimize the impervious surface area, we minimized the width and length of
the street by meeting the minimum street width and minimized the cul-de-sac
length by using long and shared driveways.

To maximize the use of the natural drainage systems, we have designed the site to
maintain the natural drainage patterns through the existing steep slope area that
collects in the existing storm sewer. This, along with the street and other site
areas, is routed to a stormwater pond for treatment and rate control. The pond
outlets to the existing ditch on the Irving Property to the North and there is also a
secondary piped outlet parallel to the ditch to minimize flood impacts and erosion
to the neighbor.

1. Design any new drainage systems away from neighboring properties, away from
cut faces or sloping surfaces of a fill, and toward appropriate drainage
facilities, whether artificial or natural. Drainage systems must comply with the
city’s water resources management plan; and
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To maximize the use of the natural drainage systems, we have designed the site
to maintain the natural drainage patterns through the existing steep slope area
that collects in the existing storm sewer. This, along with the street and other
site areas, is routed to a stormwater pond for treatment and rate control. The
pond outlets to the existing ditch on the Irving Property to the North and there
is also a secondary piped outlet parallel to the ditch to minimize flood impacts
and erosion to the neighbor and to comply with the City’s water resources
management plan.

2. Use the existing natural drainage system as much as possible in its unimproved
state, if the natural system adequately controls erosion:

To use the existing natural drainage systems, we have designed the site to
maintain the natural drainage patterns through the existing steep slope area
that collects in the existing storm sewer. This, along with the street and other
site areas, is routed to a stormwater pond for treatment and rate control. The
pond outlets to the existing ditch on the Irving Property to the North and there
is also a secondary piped outlet parallel to the ditch to minimize flood impacts
and erosion to the neighbor.

b. Avoid building on or creating steep slopes with an average grade of 30 percent or
more. The city may prohibit building on or creating such slopes in the following
situations:

1. Where the city determines that reasonable development can occur on the site
without building on or creating such slopes; or

The plan uses industry standard 3:1 slopes or less to limit impacts to wooded
areas and steep slopes.

2. Development on such slopes would create real or potentially detrimental
drainage or erosion problems.

The drainage area to the steep slope area is minimal and utilizes existing
drainage configurations.

c. Design slopes to be in character with the surrounding natural terrain;

The site plan topography conforms to the naturally steep terrain. The house pads,
driveways, streets and pond utilize the existing ridges and valleys to permit the
ongoing use of the current drainage and erosion features.

d. Use benching, terracing, or other slope-stabilizing techniques for fill, as
determined appropriate by the city engineer;

Not applicable.

e. Install and maintain erosion control measures during construction in accordance
with the current Minnesota Pollution Control Agency best management practices;
and




One Acre Estates March 20, 2024
Steep Slopes Memo

The project SWPPP plan complies with the MPCA NPDES permit requirements.

f. Revegetate disturbed slopes as soon as practical after grading to stabilize steep
slopes and prevent erosion, as required by the city.

The project SWPPP plan complies with the MPCA NPDES permit requirements,
including revegetation.

Finding 3. The proposed development provides adequate measures to protect public
safety.

a. Limit the slopes of private driveways to not more than 10 percent, unless necessary
to minimize excessive grading. Where the grade exceeds 10 percent, the driveway
should have sufficient flat areas at the top and toe to provide vehicles a landing
area and to avoid vehicles slipping onto the adjacent street during icy conditions.
The city may require a driveway turn-around; and

The project has driveways of 10 percent or less. The two shared driveways have a
hammerhead turnaround to allow emergency vehicle access.

b. Provide sufficient access for emergency vehicles to reach the proposed buildings

In most instances, the building pads are within 150" minimum length for the public
road. The two shared driveways have a hammerhead turnaround to allow for
emergency vehicle access.

4) The city may require that the applicant provide engineering certification, acceptable
to the city, that no excavation or fill will cause any steep slope to become unstable;
impose loads that may affect the safety of structures or steep slopes; interfere with
adequate drainage for the site area and the area that drains directly to the site; obstruct,
damage, or adversely affect existing sewerage or drainage; adversely affect the quality of
stormwater runoff; adversely affect downstream properties, wetlands or bodies of water;
or cause adverse erosion or sedimentation.

Noted.

5) the city may require that the applicant provide certification from a registered
engineer that the final grading was completed in compliance with the approved grading

plan.

Noted.

6) the city may require the applicant to prepare and record a declaration of covenants,
conditions and restrictions, in a form acceptable to the city attorney, providing for
property owner maintenance of manufactured slope areas, acceptance of all risks and
liability associated with those areas, and release of the city from all associated claims.

Noted.
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March 20, 2024

Regards,
LOUCKS

Michael J. St. Martin, PE
President, Principal Civil Engineer
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