
For the best experience, open this PDF portfolio in
 
Acrobat X or Adobe Reader X, or later.
 

Get Adobe Reader Now! 

http://www.adobe.com/go/reader




 


 1 


DRAFT 


 


PLAN COMMISSION MEETING 


Town of Troy 


January 8, 2026 


Hudson Wisconsin  54016 


 


Members Present: Doug Rowen, Alicia Schneider, Dean Albert, David Wolf, John Bjorseth, 


Pete Hawksford, Warren Vollmar  


 


Members Absent:   


 


Staff Present:   Rob Jones, David Carlson 


 


Recording Secretary: Amanda Randall 


 


Others present: Scott Cerveny, Jeremy Skaw, Ben Peterson, April Fredrick, Jan Cuccia  


 


AGENDA:  


 


1. Call meeting to order 


2. Roll call 


3. Public input 


4. Approve minutes of November 6, 2025 Plan Commission meeting; 


5.   Consideration and possible action on:  


Applicant: Terrain Inventory, LLC 


Site Location: 241A Glen Circle 


PID 040-1159-80-000 


Request: preliminary plat review of Glen Oaks Subdivision and possible recommendation to the 


Town Board  


6.   Correspondence 


      7.   Potential items for future meetings; 


      8.  Adjourn. 


  


      AGENDA: 


1. Call to order 


Plan Commission Chair Doug Rowen called the meeting of the Troy Plan Commission to order at 6:01 


p.m. 


 


     2. Roll Call 


Present were Doug Rowen, Alicia Schneider, Dean Albert, John Bjorseth, Pete Hawksford, David Wolf 


(arrived at 6:22 p.m.), and Warren Vollmar (arrived at 6:28 p.m.). 


 


     3. Public Input 


Jan Cuccia, 132 Skyline Drive, addressed the Commission. She commended the Town for posting the 


packet agenda on the Town’s website. Regarding the subdivision agenda item, she emphasized the 


importance of having two entrances and exits for major subdivisions, particularly for emergency service 


access; the planned layout of the CSM has only one.  


 


     4.  Approve minutes of November 6, 2025 meeting:  
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The minutes of the November 6, 2025 Plan Commission meeting were previously distributed. Dean 


Albert moved to approve the minutes of the November 6, 2025, Plan Commission meeting. John 


Bjorseth seconded. All Ayes, Motion carried.  


 


     5.  Discuss and consider preliminary plat review for Terrain Inventory, 241A Glen Circle, PID 


040-1159-80-000; applicant is proposing a residential subdivision 


Rob Jones explained that the concept for this subdivision was reviewed late last year and a site visit was 


conducted at that time. The applicant is proposing a 9-lot, 2-outlot major subdivision on an 


approximately 33.56-acre parcel that is zoned AG-RES. The proposed layout would extend Glen Circle 


by approximately 880 feet, resulting in a total cul-de-sac length of roughly 1,900 feet from the primary 


public road. He reviewed the approval process for subdivisions, noting that several of the required 


documents are not in final draft form; he is also unsure which documents Town Attorney Ron Siler has 


reviewed. The final engineering review will be ready shortly. The applicant supplied the Commission 


with an updated plat that was not previously distributed that makes Lot 5 compliant with the required lot 


size of 2.5-acres and removes the shared driveway for Lots 6 and 7. Outlot 1 is a sediment and 


infiltration basin and Outlot 2 will serve as the driveway access to the existing home at 241A Glen 


Circle, which is not part of the subdivision or HOA. Rob Jones also noted two potential requests for 


Exception to Design Standards for a 3:1 roadway slope and for the number of lots fronting on a cul-de-


sac. 


 


There was extensive discussion on Outlot 1 ownership and management and whether to require an HOA 


to own the Outlot or if each parcel will be assigned proportional ownership of the lot. The County favors 


proportional ownership and the Commission agreed to align with the County with their preferred 


ownership mechanism. There is a special assessment provision in the Developer’s Agreement to ensure 


stormwater can be maintained and recharged to the 9 lot owners if it is not done voluntarily. The 


applicant is working on obtaining official NSP approval to cross the transmission line easement and still 


need to submit their DNR application. They are working with the County on the stormwater approval. 


 


Outlot 2 is planned to be transferred to the current owner of 241A Glen Circle.  There is currently no 


plan or application to combine Outlot 2 with the parcel it would serve. 


 


Jeremy Skaw of Real Land Surveying spoke to the application. He discussed extending Glen Circle to 


the east in the future as extending the road to the north is not feasible. He explained that they would be 


requesting an Exception to Design Standards to allow 3:1 roadway slope from the initial T-point off 


Glen Circle to roughly the transmission easement, on the west side of the road across from Outlot 1. He 


also noted that the current asphalt road that services Lots 6, 7, 8, and 9 will be removed. Chairperson 


Rowen expressed concern with inconsistencies within documents that need to be corrected, such as the 


Declaration of Covenants discussing special assessments for stormwater but elsewhere ownership is 


described as an HOA. References to “township” should also be replaced with “Town”. It was also 


suggested they address dumpsters during construction and road damage in the bylaws. Administrator 


David Carlson agreed to contact the County again to confirm that they are requiring split ownership for 


the stormwater Outlot and to inquire if they see any major issues so far in their review process. He will 


also contact Town Public Works to see if they have any issues with allowing a 3:1 roadway slope. NSP 


feedback on the easement is also needed. Chairperson Rowen stated he would be more comfortable 


sending this to the Town Board after these issues have been addressed so the Plan Commission can 


provide a clean recommendation To the Town Board. 


 


Town approval processes were discussed. Rob Jones explained that the Town allows infrastructure 


construction to begin after preliminary plat approval and that the road does not need to be built prior to 


final plat approval. The Town will also have the developer’s Letter of Credit. Staff will hold a weekly 
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update meeting with the applicant’s team to ensure the application is ready for the February Plan 


Commission meeting. The applicant was advised that they could make concurrent application with the 


Town office before the February meeting for the final plat so it can be evaluated in parallel, with the aim 


of approving the final plat in March if there are no additional issues or changes.    


 


Dean Albert moved to table the preliminary plat review of the Glen Oaks Subdivision. David Wolf 


seconded. All Ayes, Motion carried.   


 


       6.    Correspondence 


Correspondence from the YMCA was reviewed regarding complimentary passes for Town residents.  


 


 7.    Potential items for future meetings; 


Two concept reviews have been submitted and are expected to be addressed at the February meeting. 


Rob Jones reported that Cedar is working on compiling demographic data for the Comprehensive Plan 


update and he will meet with Administrator David Carlson to discuss scheduling.  


 


       8.   Adjourn 


Dean Albert moved to adjourn the meeting of the January 8, 2026, Plan Commission at 7:36 p.m. 


Alicia Schneider seconded. All Ayes, Motion carried. 








TOWN OF TROY 
654 Glover Road, Hudson, WI 54016 


Phone: (715)425-2665 Fax: (715)425-2551 


PLAN COMMISSION MEETING will be held on Thursday, February 5th, 


2026, at the Troy Town Hall at 6pm.   
 


AGENDA:   


 


1. Call meeting to order 


 


2. Roll Call 


 


3. Public Input to the Plan Commission 


 


4. Approve Minutes of January 8th, Plan Commission meeting 


 


5. Consideration and possible action on:  


Applicant: Terrain Inventory, LLC 


Site Location: 241 A Glen Circle 


PID: 040-1159-80-000 


Request: Preliminary Plat Review of Glen Oaks Subdivision and possible 


recommendation to the Town Board. 


 


6. Consideration and possible action on recommending a Farm Plan (Conservation Easement) 


to the Town Board:  


  Applicant: Tim Morrow 


Site Location: 50 Glendale Drive, River Falls WI  


PID: 040-1124-40-001 


Request: Rezoning Map amendment from Exclusive Agricultural (AG) to 


Agricultural Residential (AG-RES) and encumbering the parent parcel with a 


conservation easement consistent with the requirements of the Farm Plan program 


to the Town Board. 


 


7. Consideration and possible action on recommending a rezoning to the Town Board: 


 


Applicant: Tim Morrow 


Site Location: 50 Glendale Drive, River Falls WI  


PID: 040-1124-40-001 


Request: Rezoning Map amendment from Exclusive Agricultural (AG) to 


Agricultural Residential (AG-RES) and encumbering the parent parcel with a 


conservation easement consistent with the requirements of the Farm Plan program 


to the Town Board. 


 


8. Consideration and possible action recommending approval of a Preliminary Survey Map: 


 


Applicant: Tim Morrow 







Site Location: 50 Glendale Drive, River Falls WI  


PID: 040-1124-40-001 


Request: Preliminary Survey Map approval to the Town Board  


 


9. Correspondence 


 


10. Potential items for future meetings 


 


11. Adjourn 


   


Action may be taken on any agenda item. 


 
This is official notice that a quorum of the Town Board Supervisors may be present at the Plan Commission Meeting 


at the date, time and location above. This is not a formal meeting of the Town Board. The purpose of the Town 


Board Supervisors’ attendance is to gather information. No formal discussion or action will be taken by the 


Supervisors. This agenda and meeting location is subject to change.  The posted agenda at the Town Hall is the 


primary notice. 


 


April Fredrick 


Clerk/Treasurer 


 








 
 
 
 
 
 
 
 


DATE:   February 2, 2026 


TO:   Town of Troy Plan Commission 


FROM:   Robert Jones 


REGARDING: Preliminary Plat – Glen Acres – PID 040-1159-80-200 


 


1. PURPOSE OF FEBRUARY REVIEW 


The January 5, 2026 memorandum was reviewed by the Plan Commission at its January 8, 2026 meeting. The 
Commission discussed the application in detail and voted to table the preliminary plat to allow additional 
coordination and revisions to address identified issues and ensure a complete and internally consistent 
application prior to a recommendation to the Town Board. Draft minutes of that meeting are attached.  


Since that meeting, Town staff, the applicant, and the applicant’s consultants have continued working 
collaboratively to revise the application materials and address both Plan Commission discussion points and 
detailed technical review comments. This memorandum is intended to supplement the January 5, 2026 
memorandum, and to summarize changes and progress made since the January Plan Commission review. 


2. PLAN COMMISSION DRAFT JANUARY 2026 MINUTES 


Rob Jones explained that the concept for this subdivision was reviewed late last year and a site visit was 
conducted at that time. The applicant is proposing a 9-lot, 2-outlot major subdivision on an approximately 
33.56-acre parcel that is zoned AG-RES. The proposed layout would extend Glen Circle by approximately 880 
feet, resulting in a total cul-de-sac length of roughly 1,900 feet from the primary public road. He reviewed the 
approval process for subdivisions, noting that several of the required documents are not in final draft form; he 
is also unsure which documents Town Attorney Ron Siler has reviewed. The final engineering review will be 
ready shortly. The applicant supplied the Commission with an updated plat that was not previously distributed 
that makes Lot 5 compliant with the required lot size of 2.5-acres and removes the shared driveway for Lots 6 
and 7. Outlot 1 is a sediment and infiltration basin and Outlot 2 will serve as the driveway access to the 
existing home at 241A Glen Circle, which is not part of the subdivision or HOA. Rob Jones also noted two 
potential requests for Exception to Design Standards for a 3:1 roadway slope and for the number of lots 
fronting on a cul-de-sac. 


There was extensive discussion on Outlot 1 ownership and management and whether to require an HOA to 
own the Outlot or if each parcel will be assigned proportional ownership of the lot. The County favors 
proportional ownership and the Commission agreed to align with the County with their preferred ownership 
mechanism. There is a special assessment provision in the Developer’s Agreement to ensure stormwater can 
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MEMO 
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be maintained and recharged to the 9 lot owners if it is not done voluntarily. The applicant is working on 
obtaining official NSP approval to cross the transmission line easement and still need to submit their DNR 
application. They are working with the County on the stormwater approval. 


Outlot 2 is planned to be transferred to the current owner of 241A Glen Circle.  There is currently no plan or 
application to combine Outlot 2 with the parcel it would serve. 


Jeremy Skaw of Real Land Surveying spoke to the application. He discussed extending Glen Circle to the east in 
the future as extending the road to the north is not feasible. He explained that they would be requesting an 
Exception to Design Standards to allow 3:1 roadway slope from the initial T-point off Glen Circle to roughly the 
transmission easement, on the west side of the road across from Outlot 1. He also noted that the current 
asphalt road that services Lots 6, 7, 8, and 9 will be removed. Chairperson Rowen expressed concern with 
inconsistencies within documents that need to be corrected, such as the Declaration of Covenants discussing 
special assessments for stormwater but elsewhere ownership is described as an HOA. References to 
“township” should also be replaced with “Town”. It was also suggested they address dumpsters during 
construction and road damage in the bylaws. Administrator David Carlson agreed to contact the County again 
to confirm that they are requiring split ownership for the stormwater Outlot and to inquire if they see any 
major issues so far in their review process. He will also contact Town Public Works to see if they have any 
issues with allowing a 3:1 roadway slope. NSP feedback on the easement is also needed. Chairperson Rowen 
stated he would be more comfortable sending this to the Town Board after these issues have been addressed 
so the Plan Commission can provide a clean recommendation To the Town Board. 


Town approval processes were discussed. Rob Jones explained that the Town allows infrastructure 
construction to begin after preliminary plat approval and that the road does not need to be built prior to final 
plat approval. The Town will also have the developer’s Letter of Credit. Staff will hold a weekly update meeting 
with the applicant’s team to ensure the application is ready for the February Plan Commission meeting. The 
applicant was advised that they could make concurrent application with the Town office before the February 
meeting for the final plat so it can be evaluated in parallel, with the aim of approving the final plat in March if 
there are no additional issues or changes.    


Dean Albert moved to table the preliminary plat review of the Glen Oaks Subdivision. David Wolf seconded. 
All Ayes, Motion carried.   


3. DOCUMENTS PROVIDED FOR FEBRUARY PLAN COMMISSION REVIEW 


The following documents have been updated and are included in the February Plan Commission packet for 
consideration: 


1. Developers Agreement with attachments – dated January 29, 2026 


2. Revised Preliminary Plat – Glen Oaks Subdivision – dated February 2, 2026  


3. Updated Civil Engineering Plan Set – dated January 2026 – received February 1, 2026 


4. Updated Stormwater Management Report, Drainage Maps, and Modeling Exhibits – dated January 
2026, received February 1, 2026 


5. Draft Stormwater Maintenance and Monitoring Agreement – undated, received February 1, 2026 
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6. Engineering Review Comments and Responses Summary – Town comments in black text; applicant 
responses in red text 


7. January 5, 2026 Plan Commission Staff Memorandum (for reference) 


4. POST-JANUARY PLAN COMMISSION WORK SESSIONS 


Following the January 8, 2026 Plan Commission meeting, staff held multiple working meetings with the 
applicant and their representatives to review revisions and resolve outstanding issues: 


 January 21, 2026 – Virtual working meeting (overall application coordination, discussed technical 
review comments) 


 January 28, 2026 – Virtual working meeting (overall application coordination, reviewed submitted 
engineering, stormwater, and plat revisions) 


 January 30, 2026 – Virtual working meeting (reviewed comments on 1/27 documents and coordination 
for resubmittal) 


These meetings were working sessions intended to coordinate and inform all parties working on, and 
reviewing, the revisions to the preliminary plat and required accompanying project documents. 


5. SUMMARY OF TECHNICAL CHANGES SINCE JANUARY PLAN COMMISSION REVIEW 


Since the January 8, 2026 Plan Commission meeting, the applicant has made revisions at the request of Town 
staff to the application materials in two major review iterations. These included a revised set of documents 
generally delivered on January 27 and version with final revisions delivered on February 1. A detailed response 
to staff comments is provided in the attached technical review summary. In general, key areas of progress 
include: 


 Lot Compliance: 
All residential lots are now shown as meeting or exceeding the minimum 2.50-acre requirement for 
AG-RES subdivisions. 


 Cul-de-Sac and Roadway Details: 
Requested exceptions to design standards have been clarified and documented on the plans, including 
cul-de-sac lot counts and limited areas of 3:1 roadway side slopes. Signage and legal roadway 
termination details have been added. 


 Driveways and Access: 
Proposed driveway locations (or envelopes) are now shown, shared driveway concepts have been 
eliminated, and culvert sizing has been detailed. 


 Stormwater Management: 
Significant refinement has occurred to reconcile HydroCAD and WinSLAMM modeling, clearly 
distinguish treated vs. bypassed runoff, confirm infiltration assumptions, document basin details and 
construction methods, overflow routing, and outlet locations and reporting. 


 Stormwater Ownership and Maintenance: 
Draft maintenance and monitoring agreements have been revised to clearly define long-term 
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responsibility, inspection authority, and corrective action procedures, including provisions addressing 
infiltration performance and drawdown time. 


 Document Consistency: 
Plat notes, HOA references, and cross-document terminology have been reviewed and revised to 
reduce internal inconsistencies identified during the January Plan Commission discussion. 


The attached technical review summary provides a record of staff comments (black font) and applicant 
responses (red font). 


6. TOWN ATTORNEY REVIEW 


The Town Attorney is concurrently reviewing revisions to the Developer’s Agreement and related legal 
instruments. A separate summary of those revisions and any remaining legal considerations will be provided 
directly to the Plan Commission and Town Board as part of the overall review process. 


7. UPDATED DRAFT MOTIONS FOR PLAN COMMISSION CONSIDERATION 


Possible Motion to Recommend Approval 


I move that the Plan Commission recommend Town Board approval of the Glen Oaks Preliminary Plat dated 
February 2, 2026, having reviewed the revised application materials and considered the criteria for subdivision 
approval and exceptions to design standards, subject to the following conditions: 


1. Final engineering plans, stormwater management documents, and erosion control measures shall 
receive written approval from the Town Engineer prior to commencement of construction. 


2. The Developer’s Agreement, financial surety, HOA bylaws, declarations, and stormwater maintenance 
agreement shall be approved by Town staff and the Town Attorney and executed by all parties prior to 
final plat approval. 


3. The applicant shall provide copies of all required permits and approvals from St. Croix County, 
Wisconsin DNR, and all easement rights holders prior to construction. 


4. The Town Chairperson and Clerk/Treasurer are authorized to execute final approval documents 
following staff verification of compliance. 


Possible Motion to Table 


I move that the Plan Commission table consideration of the Glen Oaks Preliminary Plat to allow additional 
time for final coordination of engineering, stormwater, and legal documents prior to forwarding a 
recommendation to the Town Board. 


8. ATTACHMENTS 


1. Preliminary Plat – dated February 2, 2026 
2. Engineering Review Comments and Responses – dated January 8 through February 1, 2026 
3. January 5, 2026 Glen Acres memorandum 
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UTILITY EASEMENT PROVISIONS: AN EASEMENT FOR ELECTRIC AND COMMUNICATIONS SERVICE IS HEREBY GRANTED BY TERRAIN INVENTORY, LLC, GRANTOR TO , GRANTEE THEIR RESPECTIVE SUCCESSORS AND ASSIGNS, TO CONSTRUCT, INSTALL, OPERATE, REPAIR, MAINTAIN AND REPLACE FROM TIME TO TIME, FACILITIES USED IN CONNECTION WITH UNDERGROUND TRANSMISSION AND DISTRIBUTION OF ELECTRICITY AND ELECTRIC ENERGY, GAS, TELEPHONE AND CABLE TV AND INTERNET FACILITIES FOR SUCH PURPOSES AS THE SAME IS NOW OR MAY HEREAFTER BE USED, ALL IN, OVER, UNDER, ACROSS, ALONG AND UPON THE PROPERTY SHOWN WITHIN THOSE AREAS ON THE PLAT DESIGNATED AS “UTILITY EASEMENT” TOGETHER WITH THE RIGHT TO INSTALL SERVICE CONNECTIONS UPON, UTILITY EASEMENT” TOGETHER WITH THE RIGHT TO INSTALL SERVICE CONNECTIONS UPON,  TOGETHER WITH THE RIGHT TO INSTALL SERVICE CONNECTIONS UPON, ACROSS WITHIN AND BENEATH THE SURFACE OF EACH LOT TO SERVE IMPROVEMENTS, THEREON; ALSO THE RIGHT TO TRIM OR CUT DOWN TREES, BRUSH AND ROOTS AS MAY BE REASONABLE REQUIRED INCIDENT TO THE RIGHTS HEREIN GIVEN, AND THE RIGHT TO ENTER UPON THE SUBDIVIDED PROPERTY OF ALL SUCH PURPOSES. NO FACILITY, PEDESTAL, CABLE OR ANY TYPE OF STRUCTURE SHALL BE INSTALLED CLOSER THAN THREE FEET FROM ANY LOT CORNER. THE GRANTEES AGREE TO RESTORE OR CAUSE TO HAVE RESTORED, THE PROPERTY, AS NEARLY AS IS REASONABLE POSSIBLE, TO THE CONDITION EXISTING PRIOR TO SUCH ENTRY BY THE GRANTEES OR THEIR AGENTS. THIS RESTORATION, HOWEVER, DOES NOT APPLY TO THE INITIAL INSTALLATION OF SAID UNDERGROUND ELECTRIC FACILITIES OR COMMUNICATION FACILITIES OR TO ANY TREES, BRUSH OR ROOTS WHICH MAY BE REMOVED AT ANY TIME PURSUANT TO THE RIGHTS HEREIN GRANTED. BUILDINGS SHALL NOT BE PLACED OVER GRANTEES' FACILITIES OR IN, UPON OR OVER THE PROPERTY WITHIN THE LINES MARKED “UTILITY EASEMENT WITHOUT THE PRIOR WRITTEN CONSENT OF GRANTEES. UTILITY EASEMENT WITHOUT THE PRIOR WRITTEN CONSENT OF GRANTEES. THE GRANT OF EASEMENT SHALL BE BINDING UPON AND INURE TO THE BENEFIT OF THE HEIRS, SUCCESSORS AND ASSIGNS OF ALL PARTIES HERETO.
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DATE: January 9, 2026  - AEC Comments 01.27.26 


TO: Scott Cerveny, AEC, Applicant Representative 


FROM: Robert Jones 


REGARDING: Engineering Review Comments – Glen Acres – PID 040-1159-80-200 
 


 
1. Plat – Requested Revisions and Clarifications  
1. Minimum Lot Area Compliance 


Revise the preliminary plat to demonstrate that all residential lots exceed the 2.50-acre minimum 
required for AG-RES subdivisions, or otherwise document compliance through an approved cluster 
subdivision framework. 
- Preliminary plat has been revised to show 2.5-acre minimum lot sizes.  


2. Driveway Locations 
Show proposed driveway locations for all lots on the preliminary plat. If flexibility is requested for wide 
lots, provide an alternative approach acceptable to the Town Engineer (e.g., driveway envelopes or 
worst-case culvert sizing assumptions). 
- AEC will design culverts for worst case scenarios on each lot and specify these on the civil plan.  
- General range of locations of where this could be placed for a driveway will be shown on the 


preliminary plat.  


3. Outlot Ownership and Purpose 
Clarify ownership, access rights, and long-term maintenance responsibility for: 
a. Outlot 1 (stormwater) – provide reference to external documents detailing the ownership and 
responsibility for this parcel (to be detailed and developed through further discussion with Town and 
County staff). 
- We are proceeding with the outlot for stormwater being a 1/9th ownership split and will be 


shown/ noted in the stormwater maintenance agreement this way which has been attached to 
this resubmittal.  


b. Outlot 2 (access) – clearly identify ownership, benefited parcel(s), and maintenance obligations. 


- Property will be dedicated to adjacent landowner and is stated on the plat as such.  


4. Exceptions to Design Standards 
Please list all requested Exceptions to Design Standards directly on the Preliminary Plat. These are 
currently known to include: 


a. § 135-6.G.10 Maximum number of lots on bulb of cul-de-sac 


o This is a requested exception request, all lots meet the minimum area and have a greater 
setback around the cul-de-sac so we should be able to exceed the max number of lots on a cul-
de-sac bulb.  


b. § 125-14.J(9) 3:1 slopes with Town Board Approval 


o This was explained in the Town planning commission meeting and was generally agreed to 
based on our restrictions and the adjacent lot not being able to be graded into. Generally 
speaking, the grades should be mowable at a 3:1 slope and there are many areas within the 
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Town of Troy that exceed 3:1 or greater as stated by Town staff.  


c. § 135-6.G.9 Lots with side and rear setbacks less than 50-feet 


o This has been revised to show 50-feet on all lots.  
 
 
 


Construction Plans – Requested Revisions and Clarifications  


5. Plan Data / Design Controls Block 
Please add a compact design controls block summarizing roadway geometrics and assumptions, 
including (as applicable): assumed design speed, lane and shoulder widths, cross slopes, minimum 
horizontal radius, K-values / stopping sight distance basis, and drainage design storm criteria. 
- AEC added a horizontal alignment report to the civil plans for the project. K Values are shown on 


the civil plan & profile sheets.  


6. Pipe Materials Details and Design 
§ 125-14 requires a minimum diameter of 18” for road culverts, with 1-foot of vertical cover (to top of 
base), and be made of galvanized corrugated steel pipe, pipe arch, plate or reinforced concrete pipe. 
Please either modify to comply or provide additional justification (e.g., rate control) for the size and pip 
material proposed. 
- AEC reviewed flows for each lot and showed minimum culvert sizes for each driveway on the 


overall grading plan. AEC also updated flared end section and callouts to denote CMP pipe material.  


7. Cul-de-sac Drainage 
Please add information to clearly detail the pavement and ditch conveyance drainage proposed at the 
cul-de-sac. 
- AEC added additional spot elevations around the cul-de-sac pavement to show pavement & ditch 


conveyance.  


8. Constructability and Inspection Points 
Identify recommended inspection points consistent with Town code §125-15. 
- AEC added town inspection notes to page 3 of the civil plans.  


9. Glen Circle Terminus 
Please revise plans to construct and sign for a legal turnaround at the terminus of Glen Circle. 
Additional modifications may be required to provide adequate access for the existing private driveway. 
- AEC added signage to page 3 of the civil plans. Signage includes “end of roadway” marker and a 


sign denoting “private property no outlet”. 


2. Stormwater – Requested Revisions and Clarifications  


1. Modeling reconciliation summary (HydroCAD vs WinSLAMM) 


a. Please provide a reconciliation table that explicitly separates (i) on-site vs off-site drainage, and (ii) 
treated vs bypassed areas for each NR 151 standard being demonstrated. 


o AEC reviewed and we are matching the requirements for NR 151 under the current design 
modeling which includes off-site drainage areas. Note that off-site areas are modeled 
appropriately in the post construction model to split apart runoff in winslamm accounting 
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for water volume only. Providing this table would only show that we are exceeding the 
requirements further than we are.   


b. Please verify the model is not combining directly connected impervious surfaces with pervious 
surfaces as discussed in EGAD# 3800-2025-20.B.24 


o All stormwater areas within the project are going to be disconnected. All impervious 
surfaces will flow to some sort of green space, i.e. ditching, lawn, green space, prior to 
draining into the stormwater management facilities. All impervious surfaces are noted 
as disconnected or draining to a pervious surface within Winslamm as well.  


c. Please add an exhibit that clearly labels: 


1. HydroCAD subcatchment boundaries and IDs 


o Hydrocad areas and boundaries are identified in the post development drainage map.  


2. WinSLAMM land uses 


o AEC revised the WINSLAMM modeling to coincide with the Hydrocad modeling areas which is 
shown on the post-development drainage map. 


3. infiltration vs bypass drainage 


o Infiltration vs. bypass drainage can be seen within the post development drainage map along with 
the hydrocad modeling.  


4. the multiple outfall locations to compare pre- vs post-development peaks. 


o AEC has noted these outfall locations to compare pre- vs post-development analysis.   


2. Infiltration BMP details 
a. Provide a representative infiltration basin cross section that includes: bottom elevation, 


scarification or over excavation notes, pretreatment interface, observation well, and 
construction protection measures. The civil plan includes a plan/profile view for the wet pond 
and infiltration basin, but we recommend additional detail to ensure proper construction. 
o AEC added additional notes for filling of the infiltration basin, pretreatment interface, and 


construction protection measures.  
b. Add plan notes detailing maintenance drawdown capability and pretreatment sizing/space 


allocation. 


o AEC noted maintenance and drawdown capability option on page 8. Please advise if this is 
acceptable.   


c. Add a details and plan notes showing clearly all outlet and overflows proposed – including 
conveyance between the sedimentation basin and the infiltration basin. 


o AEC included callouts for piping between sediment basin and infiltration basin along 
with the overflow weir between basins.  


 
3. Post-construction Responsibility 


Please prepare a drafted Maintenance and Monitoring Agreement which includes: 
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a. Identification of the stormwater facilities and designation of the drainage area served by the 
facilities. 


o The stormwater facilities are shown within a labeled plan sheet which is attached to the 
stormwater maintenance agreement as an exhibit.  


b. A schedule for regular maintenance of each aspect of the stormwater management system 
consistent with the stormwater management plan 


o See attached maintenance agreement.  


c. Identification of the responsible party responsible for long term maintenance of the 
stormwater management practices identified in the stormwater management plan 


o See attached maintenance agreement.  


d. Requirement that the party responsible shall maintain stormwater management practices in 
accordance with the defined schedule. 


o See attached maintenance agreement.  


e. Authorization for the administering authority to access the property to conduct inspections and 
monitor the stormwater management practices as necessary to ascertain that the practices are 
being maintained and operated in accordance with the agreement. 


o See attached maintenance agreement. 


f. A requirement that the administering authority maintain public records of the results of the site 
inspections, shall inform the party responsible for maintenance of the inspection results, and 
shall specifically indicate any corrective actions required to bring the stormwater management 
practice into proper working condition. 


o See attached maintenance agreement. 


g. Agreement that the party responsible for long term maintenance of the stormwater 
management practices shall be notified by the administering authority of maintenance 
problems which require correction. 


o See attached maintenance agreement. 


h. Authorization of the administering authority to perform the corrected actions identified in the 
inspection report if the party responsible does not make the required corrections at the 
specified time. 


o See attached maintenance agreement. 


3. Infiltration performance metrics reported as volume 
a. Revise infiltration reporting to volume-based metrics consistent with WDNR Guidance 


o AEC revised SWPPP to incorporate an acre-feet calculation for the infiltration volume vs. the 
runoff rate previously submitted. AEC left the CFS table in the SWPPP as well for reference.  


b. Report the maximum ponding duration for CP#1 
o Printout for winslamm modeling has been updated to include all columns.  Ponding duration for 


CP1 is shown in column 27. 
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Robert Jones


From: Scott Cerveny <scerveny@aec.engineering>
Sent: Sunday, February 1, 2026 8:58 PM
To: Robert Jones
Cc: Nathan Winston; Ben Peterson; jskaw@rlswi.com
Subject: RE: Glen Oaks Subdivision
Attachments: 25083 CIVIL PLAN SET 013026.pdf; 25083 - SWPPP - Updated 02.01.26.pdf; 25083 - 


Drainage Maps.pdf; 25083 Modeling Updated 02.01.26.pdf; 25083 - Glen Oaks - 
Maintenance Agreement - Updated 01.30.26.pdf


Hi Rob, see responses below along with updated digital docs attached for the civil updates. Note that we will only 
be printing off the items indicated in the previous email which are outlined below again for your reference. I am 
available on Monday as well if you have any other clarifications that are needed.  
 


1. Preliminary Plat Documents (Will be sent to you digitally on Monday morning with those minor updates for 
confirmation) 


2. Civil Plans (Updates attached to this email) 
3. Drainage Report & Drainage Maps (Updates attached to this email, we will trim this down to only the 


applicable info when we print things off for the Town) 
4. Maintenance Agreement (Updates attached to this email) 


 
Let me know if you have any questions or need anything else. 
 
Thank you, 
 
Scott Cerveny 
Senior Civil Designer 
Project Manager 
715.552.0330 Office 
715.895.8213 Direct 
715.697.3971 Mobile 
www.aec.engineering 
 


 
 


       
CONFIDENTIALITY NOTICE: The information contained in this email and attached document(s) may contain confidential information that is intended 
only for the addressee(s). If you are not the intended recipient, you are hereby advised that any disclosure, copying, distribution or the taking of any 
action in reliance on the information is prohibited. If you have received this email in error, please immediately notify the sender and delete it from your 
system. 


 


From: Robert Jones <rob.jones@cedarcorp.com>  
Sent: Friday, January 30, 2026 2:00 PM 
To: Scott Cerveny <scerveny@aec.engineering> 
Subject: RE: Glen Oaks Subdivision 
 
Hi Scott, 
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Following up from our Teams meeting on today – I know you were taking notes as well, but I wanted to 
pass along my running list of the items discussed. Please treat this as a quick checklist as you’re turning 
revisions for the next packet. 
 
1/30 verbal discussion comments: 
 


1. Consider adding a sign detail for “end of roadway” signage.  
a. AEC has specified a specific sign per MUTCD.  


2. Stormwater/drainage easement shown on Lot 9 
a. Drainage easement will be added to the south side of Lot 9 to account for offsite drainage 


on the preliminary plat.  
3. Building setback callouts or inclusion in the legend 


a. Building setback & buildable area callout with “TYPICAL” on Lot 2 of the final plat which 
will be copied onto the Preliminary plat.  


4. Replace preliminary plat “notes” with the notes included on the final plat submitted 1/28 (e.g., 
HOA and Exceptions to Design Standards) 


a. These notes on the preliminary plat will be swapped out with the notes shown on the final 
plat.  


5. CMP culverts installed within the road ROW. HDPE around pond basins. 
a. AEC has modified the callouts on page 6 & page 8 to show CMP culverts across the road 


and HDPE around the ponds.  
6. Add grading notes east of the basin to ensure direction and drainage on Lot 9 


a. AEC has added notes to page 8 to address comment.  
7. Add notes addressing removal of vegetation/organic layer prior to filling the infiltration basin 


a. AEC has added note to page 8.  
8. Address overflows shown in HydroCAD for ponds 6P and 7P 


a. HydroCAD areas for 6P and 7P have been updated to show ponding areas, modeled culvert 
outlets, and overflows with routing directed accordingly.  


b. Updated SWPPP w/ tables and modeling outputs have been provided as well.  
9. Confirm outlet elevation assumptions in the WinSLAMM infiltration basin model 


a. Winslamm model has been updated to reflect Hydrocad. Outlet pipe from infiltration basin 
is 2’ up from the bottom.  


b. Winslamm model was also updated to reflect offsite areas treatment to 1.0 vs. the 0.8 
indicated in the previous modeling.  


10. Verify infiltration rate basis (WDNR Tech Std 1002 testing or clarify engineered soil layer, as 
applicable) 


a. Infiltration rate was modified to 0.13 in/ hour as shown in the field tests completed. This is 
the most restrictive layer within 5’ of the pond bottom.   


11. Add a provision to the maintenance agreement requiring restoration of infiltration capacity if 
standing water persists beyond 72 hours 


a. AEC has updated the maintenance agreement as noted.  
12. Modify drainage report summaries to reflect the 2R vs. 4R analysis and clearly describe the two 


distinct outlet routings for runoff leaving the site to the west 
a. Modeling has been updated to reflect these two different ultimate outlet locations. Existing 


& proposed was split apart in the modeling and put into tables within the SWPPP to show 
that everything works.  
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I will be available on Monday morning if you would like to walk through any of these before you begin 
printing. 
 
Thanks for your efforts on this project. 
 
Robert Jones 
Design Engineer 
Cedar Corporation 
604 Wilson Avenue | Menomonie | WI | 54751 
Office: 715-235-9081 | TF: 800-472-7372 
rob.jones@cedarcorp.com 
www.cedarcorp.com | LinkedIn | Facebook | Twitter 
 
This e-mail and any attachments may contain proprietary and confidential information from Cedar Corporation. Please visit our website at 
http://www.cedarcorp.com/disclaimer for more details. 


 
 
 
From: Scott Cerveny <scerveny@aec.engineering>  
Sent: Friday, January 30, 2026 1:11 PM 
To: Nathan Winston <nathan@theterrainproject.com> 
Cc: Robert Jones <rob.jones@cedarcorp.com>; David Carlson <administrator@tn.troy.wi.gov>; Ben Peterson 
<bpeterson@rlswi.com>; Ethan Mercer <emercer@aec.engineering>; jskaw@rlswi.com 
Subject: RE: Glen Oaks Subdivision 
 
Hello everyone,  
 
I know there has been a little bit of a scramble here today with receiving comments and the plan for incorporating 
into the Town planning commission packet. Plan of attack will be that AEC/ RLS will work on updating the 
documents to incorporate the minor updates and tweaks received from Rob and will plan to drop 11 hard copies of 
these items to the Town of Troy no later than 3pm on Monday. These items include the documents below, please 
advise if this is acceptable! 
 


1. Preliminary Plat Documents  
2. Civil Plans 
3. Drainage Report & Drainage Maps 
4. Maintenance Agreement 


 
I will plan to send these digitally to Rob Jones as well as soon as we have them done so you can produce your 
packet as well indicating that the outstanding comments have been addressed appropriately.  
 
Thank you, 
 
Scott Cerveny 
Senior Civil Designer 
Project Manager 
715.552.0330 Office 
715.895.8213 Direct 
715.697.3971 Mobile 
www.aec.engineering 
 


 
 







 
 
 
 
 
 
 
 


DATE:   January 5, 2026 


TO:   Town of Troy Plan Commission 


FROM:   Robert Jones 


REGARDING: Preliminary Plat – Glen Acres – PID 040-1159-80-200 


 


1. Application Summary: 


Terrain Inventory, LLC proposes a 9-lot, 2-outlot major subdivision on an approximately 33.56-acre parcel 
zoned Agricultural-Residential (AG-RES). The proposed layout would extend Glen Circle by approximately 880 
feet, resulting in a total cul-de-sac length of roughly 1,900 feet from the existing public road system. 
 
Proposed residential lots range in size from approximately 2.48 acres to 5.28 acres and would be served by the 
extended public Town road. The subdivision includes Outlot 1, a 3.24-acre stormwater management outlot, 
intended to serve the development, and Outlot 2, a 0.24-acre access outlot created to provide access to an 
adjacent existing residential property through the parent parcel. 
 


2. Background: 


The subject property is an approximately 33.56-acre parcel located at the terminus of Glen Circle and zoned 
AG-RES. The parcel is currently developed with a single residence and is served by Glen Circle. The Town’s 
Comprehensive Plan identifies this area for continued residential use and depicts a potential future roadway 
corridor extending east from Glen Circle toward Skyline Drive across the southern portion of the property. 
 
The Plan Commission conducted a concept review to provide feedback prior to formal preliminary plat 
submittal. Discussion focused on subdivision layout, preservation of rural character, internal road design, 
driveway access, stormwater management approach, and consistency with Town and County subdivision 
standards. Particular attention was given to the length of the proposed cul-de-sac, the number of lots served 
by the cul-de-sac bulb, shared driveway arrangements, and the presence of existing roadway and utility 
easements. 
 
The Commission expressed general support for continued refinement of the proposal but identified several 
items requiring additional analysis prior to preliminary plat approval, including: investigation of the existing 
roadway easement and future road corridor, confirmation of compliance or need for exceptions related to cul-
de-sac standards, evaluation of emergency access and serviceability, and clarification of stormwater outlot 
ownership and long-term maintenance responsibilities. 


engineering | architecture | environmental | surveying 
landscape architecture | planning | economic development 


MEMO 
715-235-9081 
920-491-9081 
800-472-7372 


FAX 920-491-9020 
www.cedarcorp.com 
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3. Preliminary Plat Submittals: 


Pursuant to Town Code Chapter 135, approval of a preliminary plat requires submission and review of the 
following materials in addition to the preliminary plat map: 
 


1. Developer’s Agreement outlining responsibilities for public improvements, construction standards, 
inspection, timing, and financial guarantees. 


2. Preliminary Plat prepared by a licensed surveyor showing lot lines, outlots, easements, road right-
of-way, access points, and required certifications. 


3. Road design and construction plans and schedule demonstrating compliance with Town roadway 
standards. 


4. Stormwater calculations and management plans, including maintenance responsibilities and 
construction phasing. 


5. Construction cost estimates and financial security, including a Letter of Credit or other acceptable 
surety. 


6. Homeowners’ Association bylaws and restrictive covenants addressing shared facilities, stormwater 
outlots, maintenance obligations, and enforceability. 


4. Staff Review Comments: 


Staff recommend that the Plan Commission specifically consider the following items prior to any approvals: 
1. Final Engineering Review 


Final review and written approval by the Town Engineer of all roadway design, drainage, stormwater 
management, and erosion control plans. 


2. Driveway Locations and Shared Access 
a. Proposed driveway locations shall be shown on a revised version of the preliminary plat. 
b. If any lots are served by a shared driveway, an executed and recorded shared driveway 


agreement shall be provided, and the shared portion shall be constructed and paved with the 
roadway improvements. 


3. Stormwater Outlot Ownership and Maintenance (Outlot 1) 
The applicant has clarified that Outlot 1 will be owned exclusively by a Homeowners’ Association (HOA) 
comprised of Lots 1–9, rather than individual undivided fractional interests. The Developer’s 
Agreement and Stormwater Management Plan propose that the HOA shall be responsible for long-
term ownership, operation, maintenance, and oversight of all stormwater facilities. Prior to final plat 
approval, recordable HOA bylaws, restrictive covenants, and a stormwater maintenance plan 
consistent with NR 151 shall be submitted and approved. 


4. Outlot 2 Access and Easements 
Finalization and recording of all easements and access provisions affecting Outlot 2, including clear 
documentation of ownership and long-term maintenance responsibilities. 


5. Chapter 135-7 Compliance (AG-RES Major Subdivision) 
The preliminary plat shall be revised to demonstrate compliance with minimum lot area requirements, 
noting that Lot 5 is currently shown at approximately 2.48 acres, by either: 


a. Implementing a compliant cluster subdivision design with designated open space and HOA 
management; or 


b. Adjusting lot boundaries so all residential lots meet or exceed the 2.50-acre minimum. 
6. Permits and Utility Approvals 


Submission of all required state, county, and utility permits and approvals prior to construction, 







Preliminary Plat – Glen Acres – PID 040-1159-80-200    P a g e  | 3 
 


including Wisconsin DNR NOI coverage and written utility (NSP Electrical Transmission) crossing 
approvals. 


7. Developer’s Agreement and Financial Security 
Execution of a Developer’s Agreement including construction cost estimates, construction schedule, 
financial security (Letter of Credit), and HOA bylaws and covenants detailing outlot ownership and 
long-term maintenance obligations. 


8. Glen Circle Right-of-Way (South of Outlot 1) 
The Plan Commission may consider whether additional improvements – such as a turnaround, or 
extension of the road to the property boundary – are warranted to support public access, emergency 
response, or future roadway connectivity. 


 


5. Exceptions to Design Standards: 


§135-12.C: Criteria used in considering requests for exceptions to design standards shall include but not be 
limited to:  


a. Consistency of proposed exceptions to design standards with policies underlying the subdivision 
standards of this Article and other relevant policies and ordinances of the Town.  


b. Effect of proposed exceptions to design standards on surrounding property values.  
c. Effect of proposed exceptions to design standards on the neighborhood, pedestrian and vehicular 


traffic and general safety of Town residents.  
d. Mitigating topographic features of specific area in which the exception is requested, measured 


against policies and requirements of this Article.  
e. Where conveyance of land for public purposes will result in otherwise substandard lots. 


 
1. Lots fronting on the Cul-de-Sac  


The preliminary plat proposes six (6) parcels served by a single cul-de-sac, consisting of five new lots 
and one existing parcel accessed via Outlot 2. Chapter 135 generally limits the number of lots over 2.5 
acres served by a cul-de-sac to four (4) when a 220-foot front setback is used. No formal exception 
request or justification has been submitted for this standard. 


 
2. Requested Exception – Roadway Side Slopes 


The applicant has requested an exception to allow 3:1 roadway side slopes along approximately 340 
linear feet of roadway (Stations 0+60 to 4+00) to minimize grading impacts and remain within right-of-
way limits. This request is eligible for consideration under §135-12(B). 
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6. Possible Motion to Approve: 


The Plan Commission, having considered the criteria for granting exception to design standards, finds that the 
Preliminary Plat of Glen Oaks conforms with all applicable program requirements in chapter 135 and chapter 
125 therefore recommends to the Town Board approval of the preliminary plat with the following 
contingencies: 


1. The Applicant revise all affected documents to address the staff conditions #1-8 outlined in the Plan 
Commission memo dated January 5, 2026. 


2. Town staff shall review and approve final or executed versions of the following documents:  
a. Developer’s Agreement 
b. Construction Schedule 
c. Financial surety amount and form 
d. Homeowner’s Association Bylaws 
e. Declaration of Covenants, Conditions, Restrictions and Easements  


3. The Town Chairperson and Clerk/Treasurer are authorized to certify Town approval on the final 
recorded documents following staff approval. 


 


7. Possible Motion to Table: 


I move that the Plan Commission table consideration of the Glen Oaks Preliminary Plat to allow the applicant 
additional time to revise the plat and supporting documents to address lot size compliance, cul-de-sac service 
limitations, stormwater outlot ownership and maintenance documentation, further development of the 
Developer’s Agreement, and time to address the final engineering comments on the road construction plans 
and stormwater management documents. 
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STORMWATER POLLUTION PREVENTION PLAN (SWPPP) 


& 


STORMWATER MANAGEMENT PLAN (SWMP) 
FOR: 


Glen Oaks Subdivision 
Glen Circle 


River Falls, WI 
St. Croix County, WI 


 
 
 


OWNER: 


Terrain Inventory, LLC 
241A Glen Circle 


River Falls, WI 54022 
 
 


 


SWPPP Construction Phase Contact(s):  
[to be filled out by Owner(s) / Operator(s) once contractors are selected] 


 
Prime Contractor: Grading Contractor: Restoration Contractor: 


 
 


SWPPP Preparation Date:  January 2026 
AEC Project #25083 


 
PREPARER: 


Advanced Engineering Concepts 
1360 International Drive 


Eau Claire, WI  54701 
 


***   THIS REPORT IS A PART OF THE CONSTRUCTION DOCUMENTS   ***  
AND SHALL BE IMPLEMENTED AND A COPY KEPT ON-SITE DURING ALL 


LAND-DISTURBING CONSTRUCTION ACTIVITIES. 
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SWPPP APPENDIX 
1. Site photos and exhibits for Notice of Intent (WRAPP)  


2. Reduced size construction plans 


3. Notice of Termination – Form 3400-162 


4. Construction Site Inspection Report – Form 3400-187 


5. SLSDC Spreadsheet & Exhibit 


 


 
 
DRAINAGE APPENDIX 
1. Stormwater Drainage Area Exhibits & Area Breakdown Spreadsheet 


2. HydroCAD Analysis – 25083 


3. WinSLAMM Water Quality Analysis – 25083.mdb 


4. Soils Information – NRCS Soil Survey of St. Croix County, WI 


5. Geotechnical Investigation – Soil pit logs – Ryan Bechel 
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STORMWATER POLLUTION PREVENTION PLAN – Glen Oaks Subdivision 
 
PROJECT SITE INFORMATION 


Project/Site Name:        Glen Oaks Subdivision                             __                                                   
Project Street/Location:  Glen Circle  
City:  River Falls  State: __WI__      ZIP Code:    54022  
County or Similar Subdivision:  St. Croix County  
Latitude: 44.885076º N (decimal) Longitude: -92.748898º W (decimal) 


 
Total Area of Construction Site: 33.56-acres 
 
Total Estimated Disturbed Area: 3.26± acres 
 
New Impervious Area as percentage of Disturbed Area 
Before construction: 10 percent (0.34-ac. of 3.26-ac.) 
After construction: 18 percent (0.60-ac. of 3.26-ac.) 
 
Existing Soil Conditions 
The soils are Pillot silt loam of HSG B, Burkhardt-Sattre complex of HSG A, Emmert loamy sand of HSG 
A, Rockton silt loam of HSG C. 
 
Storm Sewer Receiving Waters 
Storm water sheet flows off site. Stormwater eventually reaches St. Croix River. St. Croix River is 
approximately 3,042-feet southwest of the project boundary or proposed disturbance. 
 
Description of Construction Activity 
This project will disturb approximately 3.26-acres. Silt fence, erosion logs, erosion mat, a stone tracking pad 
and staged site grading will be used as the temporary means of erosion control during construction.  
Pavement, gravel surfacing, riprap, erosion mat, and seed & mulch will serve as permanent erosion control 
measures upon completion.   
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CONSTRUCTION PHASE PRACTICES 
Temporary Construction, Soil Stabilization, and Erosion Control Practices 
 
1. Silt Fence: Silt fence shall be installed prior to beginning any land disturbing activities. Additional silt fence 
may need to be installed where significant erosion potential exists. 
2. Tracking Area for Vehicular Ingress/Egress (Stone Tracking Pad): Temporary gravel construction tracking 
areas shall be installed at the project entrance(s) as soon as practicable after the start of site disturbance.  Any 
sediment reaching public or private roads shall be removed by street cleaning before the end of each workday.  
3. Dust Control:  Control Dust by applying water or other approved dust control measures to minimize 
dispersion of dust and dirt during construction operations and to confine dust and dirt within the immediate 
area of construction. 
4. Permanent Vegetative Restoration: Upon completion of grading, disturbed areas not designated for 
installation of impervious surfaces or other infrastructure shall be seeded, fertilized and mulched over 4" of 
topsoil within seven (7) days of grading completion.  Alternatively, sod may be installed if allowed by the 
design and proper maintenance care is provided. 
5. Erosion Mat: Shall be installed on all disturbed slopes 3:1 or greater and other locations as indicated on the 
erosion control plan(s) or as directed by the engineer.  
6. Temporary Grading Practices: During the process of stripping topsoil and vegetation, the site should be sub-
cut lower than the existing ground and a temporary sediment trap should be excavated at the low point of the 
site.  Install silt fence or a stone weeper berm along the temporary sediment trap if natural vegetation is not 
sufficient to protect the ground where the site would overflow to undisturbed ground.  
7. Construction Site Measures:  Contractor shall provide appropriate planning, prevention measures, and 
education to prevent pollution from construction site operations.  Items to address include, but are not limited 
to: 


a. Material Handling and Waste Management 
b. Establish Proper Building Material Staging Areas 
c. Designated Washout Areas 
d. Establish Proper Equipment/Vehicle Fueling and Maintenance Practices 
e. Allowable Non-Stormwater Discharges and Control of Equipment/Vehicle Washing 
f. Spill Prevention and Control Plan 
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MAINTENANCE PLAN CONSTRUCTION PHASE: 
 
1. General Maintenance: Owner shall check, or have contractor check, all erosion and sediment control devices for 


stability and operation following every rainfall event of 0.5” or greater in a 24-hour period, but in no case less than 
once every week.  Any needed repairs will be made immediately to maintain all erosion control practices as 
designed.  Repair or replace any damaged erosion and sediment control devices as per original design.  Owner shall 
prepare or have contractor prepare a report documenting the findings on the conditions of the control devices and 
stabilized areas after every inspection.  Use attached Construction Site Inspection Report, make additional copies as 
needed.  Weekly reports must be maintained throughout the project. 


2. Silt Fence:  Sediment will be removed from behind all silt fences when it becomes approximately 0.5 feet deep 
above original installed grade at the fences.  The silt fences will be repaired as necessary to maintain a barrier as per 
original design. 


3. Inlet Protection: Sediment shall be removed from/around the perimeter of the inlet protection once it is determined 
that the erosion control device has become ineffective and clogged.   


4. Erosion Logs: Sediment shall be removed from behind logs once height is ½ the height of the barrier.  Remove once 
permanently vegetation is established.   


5. Revegetation: Any damaged seeded areas shall be fertilized, reseeded, and mulched or re-sodded immediately and 
per specifications to maintain a vigorous, dense vegetative cover. 


6. Stone Tracking Pad:  Aggregate shall be replaced per the plan detail if the aggregate becomes mud-packed or dirt 
continues to get tracked onto the adjacent public roadway. 


7. Contractor shall keep a copy of the erosion control plan and accompanying information at the construction site 
during the construction period.  The plan shall be made available to authorized regulatory staff on demand. 


8. Riprap:  Shall be installed at discharge points from the sediment basins to the infiltration basins.  Special care should 
be taken to ensure that proper gradation and placement of stone is utilized. 


9.  Temporary Sediment Trap, Sediment Basins & Catch Basins:  
a.   Deposits of sediment shall be entirely removed when they reach a depth of one foot or when the site contractor is 
finished with the remaining construction. 
b.   If the outlet becomes clogged it shall be cleaned to restore flow capacity.  
c.   Any sediment removed from the depressions shall be placed in an upland area away from concentrated flows, 
seeded and mulched.  
d.   Maintenance shall be completed as soon as possible with consideration given to site conditions.  
e.   Sediment traps shall be removed and the location stabilized after the disturbed area draining to the sediment trap 
is stabilized and no longer susceptible to erosion. 


 
CONSTRUCTION SCHEDULE:  
Dates to be supplied by Contractor 
Begin Date      End Date 


1. Obtain plan approval. 
2. Hold pre-construction meeting. 
3. Install silt fence, sediment tracking construction exits, a sediment trap and any other BMP’s 


according to erosion control plan. 
4. Strip topsoil and rough grade site. Place silt fence around any soil stockpiles whether 


temporary or permanent. 
5. The wet detention pond should be over excavated and used as a temporary sediment trap 


during construction, before runoff reaches existing storm sewer. Do not excavate the 
infiltration basin until the utility construction and pervious area restoration is complete. 


6. Fill and grade the site. Restore the finish graded area as soon as possible. 
7. Finish grade, re-spread topsoil and stabilize the site by installing seed, mulch and/or erosion 


mat on disturbed areas that will not be paved.  
8. Remove sediment buildup in the sediment basin and infiltration basin from construction site 


erosion. 
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STORMWATER MANAGEMENT PLAN – Glen Oaks Subdivision 
 
INTRODUCTION:  
This report addresses the hydrologic and hydraulic analysis performed for the Glen Oaks Subdivision at Glen 
Circle in the Town of Troy. The project will disturb approximately 3.26-acres and the proposed site is 
approximately 9.2 impervious. The site is classified as a new development site and is subject to the WDNR 
Chapter NR151.121 standards, the Town of Troy Municipal Code, and the St. Croix County Land Division 
Ordinance. 
 
The objectives of this analysis are as follows: 
 


1. Analyze the existing and proposed site conditions to determine the peak runoff rates generated 
from the 1, 2, 10, 25, and 100-year, 24-hour storm events. 
 


2. Design storm water management facilities that will release runoff from the 1, 2, 10, 25, and 100-
year, 24-hour developed storm events at or below the pre-developed rates. 


 
3. Design water quality measures for removing at least 80% Total Suspended Solids (TSS) and 


from the new development site. 
 


4. Design stormwater management facilities that will infiltrate 25 percent of the post-development 
runoff, using the 2-year 24-hour storm, with a maximum of 1% of the site used as an effective 
infiltration area. 


 
EXISTING CONDITIONS: 
The existing site is an old farm field. The site is bordered on the west by a single-family home and forest, on 
the south by single family homes and forest, on the east by a single family home and forest, and on the north 
by forest. The soils on the site are mainly Pillot silt loam of HSG B, Burkhardt-Sattre complex of HSG A, 
Emmert loamy sand of HSG A, Rockton silt loam of HSG C. 
 
PROPOSED CONDITIONS:  
This site will be developed with approximately 900 LF of new Town streets that will serve 9 single-family 
home lots.  The site will be approximately 9% impervious with the following breakdown: 36,000-sf rooftop, 
26,033-sf of Town streets, and 31,500-sf of paved driveways. 
 
There will be one (1) sediment basin and one (1) infiltration basin that both will detain and treat stormwater 
runoff from both on-site and off-site areas. The sediment basin and infiltration basin will work in series to 
meet the WIDNR, Town of Troy, and St. Croix County stormwater requirements. It should be noted that the 
site flows to the west under existing and proposed conditions. The northern portion of the site flows to a 
different ultimate location than the southern portion of the site. Both areas and outlet locations were modeled 
and analyzed as part of this stormwater management plan. These areas are shown as 2R vs. 4R and also 6R 
vs. 8R. Analysis of these outlet locations are shown in tables within this report and the modeling outputs.  
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ANALYSIS: 
 
Methodology: 
The TR-20 method was applied using HydroCAD V.10.20-5c software for performing the pond design.  
WinSLAMM V. 10.5.0 was used to determine water quality treatment and infiltration performance.  
 
Peak Discharge Performance Standard: 
The overall post-construction peak discharge is reduced below the pre-development peak discharge for all 
24-hour design storms including the 100-year storm event. The results of the HydroCAD analysis are shown 
in Tables 1-3. See the HydroCAD model and output data in the appendix. 
 
Table 1. Pre. Vs. Post Discharge (South - 2R vs. 4R)  


Storm Event Pre-developed peak 
discharge (cfs) (2R) 


Post-developed peak 
discharge (cfs) (4R) 


1 yr-24hr 1.54 0.79 
2 yr-24hr 2.34 0.94 


10 yr-24hr 6.09 1.53 
25 yr-24hr 9.49 3.68 
100 yr-24hr 16.59 10.73 


 
Table 2. Pre. Vs. Post Discharge (North - 6R vs. 8R)  


Storm Event Pre-developed peak 
discharge (cfs) (6R) 


Post-developed peak 
discharge (cfs) (8R) 


1 yr-24hr 3.88 2.07 
2 yr-24hr 6.11 3.10 


10 yr-24hr 16.63 8.64 
25 yr-24hr 26.31 14.01 
100 yr-24hr 45.97 25.25 


 
Table 3. Peak rates, discharge volumes and high-water level (Infiltration Basin – 2P) 


24-hr Storm 
Event 


Post-Const. peak 
in-flow (cfs) 


Infiltration Basin 
high water level 


Post-const. peak 
discharge (cfs) 


Post-const.  runoff 
volume (ac-ft) 


1-yr 5.44 830.76 0.00 0.00 
2-yr 6.94 831.00 0.00 0.00 
10-yr 13.26 832.02 0.00 0.00 
25-yr 21.57 832.47 0.89 0.378 


100-yr 56.78 833.18 4.48 1.807 
 
Total Suspended Solids Performance Standards: 
Water quality measures are required to remove at least 80% Total Suspended Solids (TSS) prior to 
infiltration and/or to a primary discharge point.  The proposed system was modeled in WinSLAMM as a wet 
pond in series with the infiltration basin modeled as a bio-retention filter with infiltration into the native soil 
only.  The average annual rainfall for Minneapolis, MN, 1959 was used with winter start and end being 
November 4th and March 13th. WinSLAMM model results are shown in Table 3. See the WinSLAMM 
model and output data in the appendix.  
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Table 3. WinSLAMM Modeling results (model 25083.mdb) 


Drainage Area & WinSLAMM Device TSS 
Reduction 


LU#1 – 9.224 ac. - CP#1 - Biofilter #1  100.00 % 
LU#2 – 9.877 ac. - CP#2 – Wet Pond #1 64.68% 
LU#3 – 9.087 ac. - CP#3 – Other Device #1 100.00% 
LU#4 – 13.034 ac. – Bypass 0.00% 


Overall – 41.222 acres  80.81% 
 
Infiltration Performance Standard 
The disturbed area of the site is 9% impervious. The Town of Troy technical requirements require this site to 
infiltrate 25% of the annual post-development runoff of the 2-year 24-hour storm, with a maximum of 1% of 
the site required as an effective infiltration area. HydroCAD results are shown in Table 5. 
Table 5. Post-developed infiltration performance (On-site areas only) 


Storm 
Event 


Total Post-
developed peak 


runoff (cfs) 


Total infiltrated 
runoff (cfs) 


Percentage of total 
runoff infiltrated 


(%) 
2 yr-24hr 15.63 11.62 74.3% 


 
Volume based analysis: 2yr – Post – developed runoff = 15.63 cfs which converts to 0.00035 acre feet 
Required infiltration volume = 0.0000875 acre feet 
Infiltrated volume = 0.000266 acre feet > 0.0000875 acre feet therefore exceeding the requirement 
 
*The total infiltration area is 26,019-sf. This is 1.7% of the total area. Above the maximum 1% required 
infiltration area. 
 
Protective Areas Performance Standard: 
There are no known protective areas that need to be addressed for this site. There are no wetlands, lakes, 
streams, or rivers within 300 feet of the project.  
 
Fueling and Vehicle Maintenance Areas Performance Standard: 
There are no fueling and/or vehicle maintenance areas planned for the proposed project. 
 
CONCLUSION: 
The proposed Glen Oaks Subdivision will disturb approximately 3.26-acres.  Installation of the proposed 
sediment basin and infiltration basin, along with proper site grading according to the construction plans and 
this report, will allow this site to meet Town of Troy and Wisconsin NR151 post-construction performance 
standards for total suspended solids, peak discharge, and infiltration. 
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SWPPP APPENDIX 
1. Site photos and exhibits for Notice of Intent (WRAPP)  


2. Reduced size construction plans 


3. Notice of Termination – Form 3400-162 


4. Construction Site Inspection Report – Form 3400-187 


5. SLSDC Spreadsheet & Exhibit 


  







10 
 


 
 
 
 
 
 
 
 
 
 
 


DRAINAGE APPENDIX 
1. Stormwater Drainage Area Exhibits & Area Breakdown Spreadsheet 


2. HydroCAD Analysis – 25083 


3. WinSLAMM Water Quality Analysis – 25083.mdb 


4. Soils Information - NRCS Soil Survey of St. Croix County Wisconsin 


5. Geotechnical Investigation – Soil pit logs – Ryan Bechel 
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Project Notes


Rainfall events imported from "NRCS2-Rain.txt" for 1242 WI St. Croix
Rainfall events imported from "NRCS2-Rain.txt" for 1242 WI St. Croix
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Rainfall Events Listing


Event# Event
Name


Storm Type Curve Mode Duration
(hours)


B/B Depth
(inches)


AMC


1 1-Year MSE 24-hr 3 Default 24.00 1 2.46 2
2 2-Year MSE 24-hr 3 Default 24.00 1 2.82 2
3 10-Year MSE 24-hr 3 Default 24.00 1 4.12 2
4 25-Year MSE 24-hr 3 Default 24.00 1 5.10 2
5 100-Year MSE 24-hr 3 Default 24.00 1 6.89 2
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Area Listing (all nodes)


Area
(acres)


CN Description
(subcatchment-numbers)


0.897 39 >75% Grass cover, Good, HSG A  (1S, 2S, 7S)
10.582 61 >75% Grass cover, Good, HSG B  (3S, 4S, 5S, 6S)
16.742 39 Pasture/grassland/range, Good, HSG A  (1S, 2S, 5S, 6S, EX1, EX2, EX3, OFF2)
8.416 61 Pasture/grassland/range, Good, HSG B  (2S, 3S, 5S, 6S, EX1, EX2, EX3, EX4, 


OFF2)
1.864 74 Pasture/grassland/range, Good, HSG C  (1S, EX1, OFF1)
1.902 98 Paved parking, HSG A  (1S, 2S, 3S, 4S, 5S, 6S, 7S, EX1, EX2, EX3)


11.014 70 Row crops, SR + CR, Good, HSG B  (EX2, EX3)
0.596 56 Row crops, straight row, Good, HSG A  (EX3)
0.735 98 Unconnected roofs, HSG A  (1S, 3S, 5S, 6S)
0.664 98 Water Surface, HSG A  (1S, 2S)


25.442 30 Woods, Good, HSG A  (1S, 3S, 5S, 6S, EX1, EX2, EX3, EX4, OFF2)
0.764 55 Woods, Good, HSG B  (5S, EX1, EX3, OFF2)
2.826 70 Woods, Good, HSG C  (1S, EX1, OFF1)


82.445 50 TOTAL AREA
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Soil Listing (all nodes)


Area
(acres)


Soil
Group


Subcatchment
Numbers


46.978 HSG A 1S, 2S, 3S, 4S, 5S, 6S, 7S, EX1, EX2, EX3, EX4, OFF2
30.776 HSG B 2S, 3S, 4S, 5S, 6S, EX1, EX2, EX3, EX4, OFF2
4.690 HSG C 1S, EX1, OFF1
0.000 HSG D
0.000 Other


82.445 TOTAL AREA
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Ground Covers (all nodes)


HSG-A
(acres)


HSG-B
(acres)


HSG-C
(acres)


HSG-D
(acres)


Other
(acres)


Total
(acres)


Ground
Cover


Subcatchment
Numbers


0.897 10.582 0.000 0.000 0.000 11.479 >75% Grass cover, Good 1S, 
2S, 
3S, 
4S, 
5S, 
6S, 
7S


16.742 8.416 1.864 0.000 0.000 27.022 Pasture/grassland/range, Good 1S, 
2S, 
3S, 
5S, 
6S, 
EX1
, 
EX2
, 
EX3
, 
EX4
, 
OFF
1, 
OFF
2


1.902 0.000 0.000 0.000 0.000 1.902 Paved parking 1S, 
2S, 
3S, 
4S, 
5S, 
6S, 
7S, 
EX1
, 
EX2
, 
EX3


0.000 11.014 0.000 0.000 0.000 11.014 Row crops, SR + CR, Good EX2
, 
EX3


0.596 0.000 0.000 0.000 0.000 0.596 Row crops, straight row, Good EX3
0.735 0.000 0.000 0.000 0.000 0.735 Unconnected roofs 1S, 


3S, 
5S, 
6S
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Ground Covers (all nodes) (continued)


HSG-A
(acres)


HSG-B
(acres)


HSG-C
(acres)


HSG-D
(acres)


Other
(acres)


Total
(acres)


Ground
Cover


Subcatchment
Numbers


0.664 0.000 0.000 0.000 0.000 0.664 Water Surface 1S, 
2S


25.442 0.764 2.826 0.000 0.000 29.032 Woods, Good 1S, 
3S, 
5S, 
6S, 
EX1
, 
EX2
, 
EX3
, 
EX4
, 
OFF
1, 
OFF
2


46.978 30.776 4.690 0.000 0.000 82.445 TOTAL AREA
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Pipe Listing (all nodes)


Line# Node
Number


In-Invert
(feet)


Out-Invert
(feet)


Length
(feet)


Slope
(ft/ft)


n Width
(inches)


Diam/Height
(inches)


Inside-Fill
(inches)


Node
Name


1 1P 832.07 830.98 22.0 0.0495 0.012 0.0 24.0 0.0
2 2P 832.00 831.60 80.0 0.0050 0.012 0.0 18.0 0.0
3 3P 831.50 831.50 40.0 0.0000 0.012 0.0 8.0 0.0
4 6P 837.84 831.50 127.0 0.0499 0.013 0.0 18.0 0.0
5 7P 838.04 837.84 49.0 0.0041 0.013 0.0 18.0 0.0
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-Q


Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method


Runoff Area=9.224 ac   8.68% Impervious   Runoff Depth>0.25"Subcatchment 1S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=3.70 cfs  0.190 af


Runoff Area=0.870 ac   24.60% Impervious   Runoff Depth>0.56"Subcatchment 2S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=0.76 cfs  0.041 af


Runoff Area=7.471 ac   8.42% Impervious   Runoff Depth>0.30"Subcatchment 3S: P S
   Flow Length=172'   Tc=6.1 min   UI Adjusted CN=WQ   Runoff=2.71 cfs  0.187 af


Runoff Area=1.536 ac   27.28% Impervious   Runoff Depth>0.71"Subcatchment 4S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=1.55 cfs  0.091 af


Runoff Area=460,253 sf   5.89% Impervious   Runoff Depth>0.22"Subcatchment 5S: BYPASS
   Flow Length=580'   Tc=13.2 min   UI Adjusted CN=WQ   Runoff=2.07 cfs  0.190 af


Runoff Area=96,237 sf   7.07% Impervious   Runoff Depth>0.17"Subcatchment 6S: BYPASS
   Flow Length=475'   Tc=12.0 min   UI Adjusted CN=WQ   Runoff=0.46 cfs  0.031 af


Runoff Area=0.257 ac   46.30% Impervious   Runoff Depth>1.00"Subcatchment 7S: BYPASS
   Flow Length=475'   Tc=12.0 min   CN=WQ   Runoff=0.34 cfs  0.021 af


Runoff Area=834,494 sf   0.48% Impervious   Runoff Depth>0.08"Subcatchment EX1: EX. S
   Flow Length=1,565'   Tc=15.9 min   CN=WQ   Runoff=1.55 cfs  0.126 af


Runoff Area=180,439 sf   4.57% Impervious   Runoff Depth>0.36"Subcatchment EX2: EX. S
   Flow Length=1,025'   Tc=18.2 min   CN=WQ   Runoff=1.47 cfs  0.126 af


Runoff Area=702,335 sf   0.37% Impervious   Runoff Depth>0.25"Subcatchment EX3: EX. N
   Flow Length=1,153'   Tc=17.4 min   CN=WQ   Runoff=3.88 cfs  0.335 af


Runoff Area=78,427 sf   0.00% Impervious   Runoff Depth>0.09"Subcatchment EX4: EX. S
   Flow Length=1,153'   Tc=17.4 min   CN=WQ   Runoff=0.09 cfs  0.013 af


Runoff Area=1.118 ac   0.00% Impervious   Runoff Depth>0.48"Subcatchment OFF1: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=0.93 cfs  0.044 af


Runoff Area=7.970 ac   0.00% Impervious   Runoff Depth>0.03"Subcatchment OFF2: P S
   Flow Length=376'   Tc=15.7 min   CN=WQ   Runoff=0.14 cfs  0.019 af


   Inflow=1.54 cfs  0.139 afReach 2R: 
   Outflow=1.54 cfs  0.139 af


   Inflow=0.79 cfs  0.052 afReach 4R: 
   Outflow=0.79 cfs  0.052 af


   Inflow=3.88 cfs  0.335 afReach 6R: 
   Outflow=3.88 cfs  0.335 af
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   Inflow=2.07 cfs  0.190 afReach 8R: 
   Outflow=2.07 cfs  0.190 af


Peak Elev=826.80'  Storage=4,675 cf   Inflow=1.55 cfs  0.126 afPond 1P: EX. DEP
   Discarded=0.03 cfs  0.019 af   Primary=0.00 cfs  0.000 af   Outflow=0.03 cfs  0.019 af


Peak Elev=830.76'  Storage=20,448 cf   Inflow=5.44 cfs  0.551 afPond 2P: INF. BASIN
   Discarded=0.08 cfs  0.082 af   Primary=0.00 cfs  0.000 af   Outflow=0.08 cfs  0.082 af


Peak Elev=832.92'  Storage=4,949 cf   Inflow=4.19 cfs  0.317 afPond 3P: SED. BASIN
   Outflow=1.33 cfs  0.298 af


Peak Elev=838.73'  Storage=325 cf   Inflow=3.82 cfs  0.277 afPond 6P: 
   Outflow=3.49 cfs  0.277 af


Peak Elev=838.81'  Storage=428 cf   Inflow=1.55 cfs  0.091 afPond 7P: 
   Primary=1.11 cfs  0.090 af   Secondary=0.00 cfs  0.000 af   Outflow=1.11 cfs  0.090 af


Total Runoff Area = 82.445 ac   Runoff Volume = 1.413 af   Average Runoff Depth = 0.21"
96.00% Pervious = 79.143 ac     4.00% Impervious = 3.301 ac


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 1S: P S


Runoff = 3.70 cfs @ 12.13 hrs,  Volume= 0.190 af,  Depth> 0.25"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  1-Year Rainfall=2.46"


Area (ac) CN Description
5.387 30 Woods, Good, HSG A
0.843 70 Woods, Good, HSG C
1.427 39 Pasture/grassland/range, Good, HSG A
0.381 74 Pasture/grassland/range, Good, HSG C
0.385 39 >75% Grass cover, Good, HSG A
0.092 98 Unconnected roofs, HSG A
0.112 98 Paved parking, HSG A
0.597 98 Water Surface, HSG A
9.224 Weighted Average
8.423 91.32% Pervious Area
0.801 8.68% Impervious Area
0.092 11.49% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment 1S: P S


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765


Fl
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2


1


0


MSE 24-hr 3
1-Year Rainfall=2.46"


Runoff Area=9.224 ac
Runoff Volume=0.190 af


Runoff Depth>0.25"
Flow Length=172'


Tc=6.1 min
CN=WQ


3.70 cfs







MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 2S: P S


Runoff = 0.76 cfs @ 12.13 hrs,  Volume= 0.041 af,  Depth> 0.56"
     Routed to Pond 3P : SED. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  1-Year Rainfall=2.46"


Area (ac) CN Description
0.115 39 Pasture/grassland/range, Good, HSG A
0.167 61 Pasture/grassland/range, Good, HSG B
0.374 39 >75% Grass cover, Good, HSG A
0.147 98 Paved parking, HSG A
0.067 98 Water Surface, HSG A
0.870 Weighted Average
0.656 75.40% Pervious Area
0.214 24.60% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 2S: P S


Runoff
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201918171615141312111098765
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MSE 24-hr 3
1-Year Rainfall=2.46"


Runoff Area=0.870 ac
Runoff Volume=0.041 af


Runoff Depth>0.56"
Flow Length=172'


Tc=6.1 min
CN=WQ


0.76 cfs


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 3S: P S


Runoff = 2.71 cfs @ 12.15 hrs,  Volume= 0.187 af,  Depth> 0.30"
     Routed to Pond 6P : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  1-Year Rainfall=2.46"


Area (ac) CN Adj Description
1.509 30 30 Woods, Good, HSG A
0.430 61 61 Pasture/grassland/range, Good, HSG B
4.903 61 61 >75% Grass cover, Good, HSG B
0.184 98 98 Unconnected roofs, HSG A
0.445 98 98 Paved parking, HSG A
7.471 Weighted Average
6.842 91.58% Pervious Area
0.629 8.42% Impervious Area
0.184 29.25% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 3S: P S


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765
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MSE 24-hr 3
1-Year Rainfall=2.46"


Runoff Area=7.471 ac
Runoff Volume=0.187 af


Runoff Depth>0.30"
Flow Length=172'


Tc=6.1 min
UI Adjusted CN=WQ


2.71 cfs


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 4S: P S


Runoff = 1.55 cfs @ 12.14 hrs,  Volume= 0.091 af,  Depth> 0.71"
     Routed to Pond 7P : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  1-Year Rainfall=2.46"


Area (ac) CN Description
1.117 61 >75% Grass cover, Good, HSG B
0.419 98 Paved parking, HSG A
1.536 Weighted Average
1.117 72.72% Pervious Area
0.419 27.28% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 4S: P S


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765


Fl
ow


  (
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s) 1


0


MSE 24-hr 3
1-Year Rainfall=2.46"


Runoff Area=1.536 ac
Runoff Volume=0.091 af


Runoff Depth>0.71"
Flow Length=172'


Tc=6.1 min
CN=WQ


1.55 cfs


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 5S: BYPASS


Runoff = 2.07 cfs @ 12.24 hrs,  Volume= 0.190 af,  Depth> 0.22"
     Routed to Reach 8R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  1-Year Rainfall=2.46"


Area (sf) CN Adj Description
163,516 30 30 Woods, Good, HSG A


10,629 55 55 Woods, Good, HSG B
16,422 39 39 Pasture/grassland/range, Good, HSG A
48,047 61 61 Pasture/grassland/range, Good, HSG B


194,539 61 61 >75% Grass cover, Good, HSG B
16,000 98 98 Unconnected roofs, HSG A
11,100 98 98 Paved parking, HSG A


460,253 Weighted Average
433,153 94.11% Pervious Area


27,100 5.89% Impervious Area
16,000 59.04% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


1.2 105 0.0300 1.44 66.42 Channel Flow, 
Area= 46.0 sf  Perim= 153.0'  r= 0.30'
n= 0.080  Earth, long dense weeds


13.2 580 Total







MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment 5S: BYPASS


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765


Fl
ow
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cf


s)


2


1


0


MSE 24-hr 3
1-Year Rainfall=2.46"


Runoff Area=460,253 sf
Runoff Volume=0.190 af


Runoff Depth>0.22"
Flow Length=580'


Tc=13.2 min
UI Adjusted CN=WQ


2.07 cfs


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 6S: BYPASS


Runoff = 0.46 cfs @ 12.20 hrs,  Volume= 0.031 af,  Depth> 0.17"
     Routed to Reach 4R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  1-Year Rainfall=2.46"


Area (sf) CN Adj Description
72,405 30 30 Woods, Good, HSG A


8,668 39 39 Pasture/grassland/range, Good, HSG A
4,182 61 61 Pasture/grassland/range, Good, HSG B
4,182 61 61 >75% Grass cover, Good, HSG B
4,000 98 98 Unconnected roofs, HSG A
2,800 98 98 Paved parking, HSG A


96,237 Weighted Average
89,437 92.93% Pervious Area


6,800 7.07% Impervious Area
4,000 58.82% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


12.0 475 Total


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment 6S: BYPASS


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765
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MSE 24-hr 3
1-Year Rainfall=2.46"


Runoff Area=96,237 sf
Runoff Volume=0.031 af


Runoff Depth>0.17"
Flow Length=475'


Tc=12.0 min
UI Adjusted CN=WQ


0.46 cfs


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 7S: BYPASS


Runoff = 0.34 cfs @ 12.19 hrs,  Volume= 0.021 af,  Depth> 1.00"
     Routed to Reach 4R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  1-Year Rainfall=2.46"


Area (ac) CN Description
0.138 39 >75% Grass cover, Good, HSG A
0.119 98 Paved parking, HSG A
0.257 Weighted Average
0.138 53.70% Pervious Area
0.119 46.30% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


12.0 475 Total


Subcatchment 7S: BYPASS


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765
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MSE 24-hr 3
1-Year Rainfall=2.46"


Runoff Area=0.257 ac
Runoff Volume=0.021 af


Runoff Depth>1.00"
Flow Length=475'


Tc=12.0 min
CN=WQ


0.34 cfs







MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment EX1: EX. S


Runoff = 1.55 cfs @ 12.28 hrs,  Volume= 0.126 af,  Depth> 0.08"
     Routed to Pond 1P : EX. DEP


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  1-Year Rainfall=2.46"


Area (sf) CN Description
315,214 30 Woods, Good, HSG A


5,112 55 Woods, Good, HSG B
61,557 70 Woods, Good, HSG C


348,487 39 Pasture/grassland/range, Good, HSG A
59,335 61 Pasture/grassland/range, Good, HSG B
40,743 74 Pasture/grassland/range, Good, HSG C


4,046 98 Paved parking, HSG A
834,494 Weighted Average
830,448 99.52% Pervious Area


4,046 0.48% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


7.9 100 0.0300 0.21 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


8.0 1,465 0.0410 3.04 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


15.9 1,565 Total


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment EX1: EX. S


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765
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MSE 24-hr 3
1-Year Rainfall=2.46"


Runoff Area=834,494 sf
Runoff Volume=0.126 af


Runoff Depth>0.08"
Flow Length=1,565'


Tc=15.9 min
CN=WQ


1.55 cfs


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment EX2: EX. S


Runoff = 1.47 cfs @ 12.31 hrs,  Volume= 0.126 af,  Depth> 0.36"
     Routed to Reach 2R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  1-Year Rainfall=2.46"


Area (sf) CN Description
10,838 30 Woods, Good, HSG A
24,569 39 Pasture/grassland/range, Good, HSG A
30,535 61 Pasture/grassland/range, Good, HSG B


* 106,256 70 Row crops, SR + CR, Good, HSG B
8,241 98 Paved parking, HSG A


180,439 Weighted Average
172,198 95.43% Pervious Area


8,241 4.57% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


6.9 100 0.0710 0.24 Sheet Flow, 
Cultivated: Residue>20%   n= 0.170   P2= 2.82"


11.3 925 0.0230 1.36 Shallow Concentrated Flow, 
Cultivated Straight Rows   Kv= 9.0 fps


18.2 1,025 Total


Subcatchment EX2: EX. S


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765
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MSE 24-hr 3
1-Year Rainfall=2.46"


Runoff Area=180,439 sf
Runoff Volume=0.126 af


Runoff Depth>0.36"
Flow Length=1,025'


Tc=18.2 min
CN=WQ


1.47 cfs


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment EX3: EX. N


Runoff = 3.88 cfs @ 12.31 hrs,  Volume= 0.335 af,  Depth> 0.25"
     Routed to Reach 6R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  1-Year Rainfall=2.46"


Area (sf) CN Description
168,679 30 Woods, Good, HSG A


12,456 55 Woods, Good, HSG B
21,969 39 Pasture/grassland/range, Good, HSG A
97,188 61 Pasture/grassland/range, Good, HSG B


* 25,963 56 Row crops, straight row, Good, HSG A
* 373,505 70 Row crops, SR + CR, Good, HSG B


2,575 98 Paved parking, HSG A
702,335 Weighted Average
699,760 99.63% Pervious Area


2,575 0.37% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.7 100 0.1077 0.14 Sheet Flow, 


Woods: Light underbrush   n= 0.400   P2= 2.82"
5.7 1,053 0.0428 3.10 Shallow Concentrated Flow, 


Grassed Waterway   Kv= 15.0 fps
17.4 1,153 Total







MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment EX3: EX. N


Runoff
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Time  (hours)
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MSE 24-hr 3
1-Year Rainfall=2.46"


Runoff Area=702,335 sf
Runoff Volume=0.335 af


Runoff Depth>0.25"
Flow Length=1,153'


Tc=17.4 min
CN=WQ


3.88 cfs


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment EX4: EX. S


Runoff = 0.09 cfs @ 12.43 hrs,  Volume= 0.013 af,  Depth> 0.09"
     Routed to Reach 2R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  1-Year Rainfall=2.46"


Area (sf) CN Description
36,439 30 Woods, Good, HSG A
41,988 61 Pasture/grassland/range, Good, HSG B
78,427 Weighted Average
78,427 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.7 100 0.1077 0.14 Sheet Flow, 


Woods: Light underbrush   n= 0.400   P2= 2.82"
5.7 1,053 0.0428 3.10 Shallow Concentrated Flow, 


Grassed Waterway   Kv= 15.0 fps
17.4 1,153 Total


Subcatchment EX4: EX. S
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MSE 24-hr 3
1-Year Rainfall=2.46"


Runoff Area=78,427 sf
Runoff Volume=0.013 af


Runoff Depth>0.09"
Flow Length=1,153'


Tc=17.4 min
CN=WQ


0.09 cfs


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment OFF1: P S


Runoff = 0.93 cfs @ 12.15 hrs,  Volume= 0.044 af,  Depth> 0.48"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  1-Year Rainfall=2.46"


Area (ac) CN Description
0.570 70 Woods, Good, HSG C
0.548 74 Pasture/grassland/range, Good, HSG C
1.118 Weighted Average
1.118 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment OFF1: P S


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765
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MSE 24-hr 3
1-Year Rainfall=2.46"


Runoff Area=1.118 ac
Runoff Volume=0.044 af


Runoff Depth>0.48"
Flow Length=172'


Tc=6.1 min
CN=WQ


0.93 cfs


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment OFF2: P S


Runoff = 0.14 cfs @ 12.41 hrs,  Volume= 0.019 af,  Depth> 0.03"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  1-Year Rainfall=2.46"


Area (ac) CN Description
0.936 30 Woods, Good, HSG A
0.117 55 Woods, Good, HSG B
5.555 39 Pasture/grassland/range, Good, HSG A
1.362 61 Pasture/grassland/range, Good, HSG B
7.970 Weighted Average
7.970 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


9.6 204 0.0050 0.35 Shallow Concentrated Flow, 
Woodland   Kv= 5.0 fps


15.7 376 Total


Subcatchment OFF2: P S
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Summary for Reach 2R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 25.100 ac, 1.12% Impervious,  Inflow Depth > 0.07"    for  1-Year event
Inflow = 1.54 cfs @ 12.32 hrs,  Volume= 0.139 af
Outflow = 1.54 cfs @ 12.32 hrs,  Volume= 0.139 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 2R: 
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Summary for Reach 4R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 30.655 ac, 7.63% Impervious,  Inflow Depth > 0.02"    for  1-Year event
Inflow = 0.79 cfs @ 12.20 hrs,  Volume= 0.052 af
Outflow = 0.79 cfs @ 12.20 hrs,  Volume= 0.052 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 4R: 
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Summary for Reach 6R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 16.123 ac, 0.37% Impervious,  Inflow Depth > 0.25"    for  1-Year event
Inflow = 3.88 cfs @ 12.31 hrs,  Volume= 0.335 af
Outflow = 3.88 cfs @ 12.31 hrs,  Volume= 0.335 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 6R: 
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Summary for Reach 8R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 10.566 ac, 5.89% Impervious,  Inflow Depth > 0.22"    for  1-Year event
Inflow = 2.07 cfs @ 12.24 hrs,  Volume= 0.190 af
Outflow = 2.07 cfs @ 12.24 hrs,  Volume= 0.190 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 8R: 
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Summary for Pond 1P: EX. DEP


Inflow Area = 19.157 ac, 0.48% Impervious,  Inflow Depth > 0.08"    for  1-Year event
Inflow = 1.55 cfs @ 12.28 hrs,  Volume= 0.126 af
Outflow = 0.03 cfs @ 20.00 hrs,  Volume= 0.019 af,  Atten= 98%,  Lag= 463.0 min
Discarded = 0.03 cfs @ 20.00 hrs,  Volume= 0.019 af
Primary = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af
     Routed to Reach 2R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 826.80' @ 20.00 hrs   Surf.Area= 9,019 sf   Storage= 4,675 cf


Plug-Flow detention time= 216.0 min calculated for 0.019 af (15% of inflow)
Center-of-Mass det. time= 101.8 min ( 923.8 - 822.0 )


Volume Invert Avail.Storage Storage Description
#1 826.00' 376,605 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


826.00 2,722 0 0
827.00 10,628 6,675 6,675
828.00 16,690 13,659 20,334
829.00 21,060 18,875 39,209
830.00 25,080 23,070 62,279
831.00 28,823 26,952 89,231
832.00 32,621 30,722 119,953
833.00 36,625 34,623 154,576
834.00 41,540 39,083 193,658
835.00 49,750 45,645 239,303
836.00 56,060 52,905 292,208
837.00 62,070 59,065 351,273
837.40 64,590 25,332 376,605


Device Routing     Invert Outlet Devices
#1 Primary 832.07' 24.0"  Round Culvert   


L= 22.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 832.07' / 830.98'   S= 0.0495 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 3.14 sf   


#2 Discarded 826.00' 0.130 in/hr Exfiltration over Horizontal area   


Discarded OutFlow  Max=0.03 cfs @ 20.00 hrs  HW=826.80'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.03 cfs)


Primary OutFlow  Max=0.00 cfs @ 5.00 hrs  HW=826.00'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  ( Controls 0.00 cfs)


MSE 24-hr 3  1-Year Rainfall=2.46"25083
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Summary for Pond 2P: INF. BASIN


[82] Warning: Early inflow requires earlier time span


Inflow Area = 28.189 ac, 7.32% Impervious,  Inflow Depth > 0.23"    for  1-Year event
Inflow = 5.44 cfs @ 12.14 hrs,  Volume= 0.551 af
Outflow = 0.08 cfs @ 20.00 hrs,  Volume= 0.082 af,  Atten= 98%,  Lag= 471.5 min
Discarded = 0.08 cfs @ 20.00 hrs,  Volume= 0.082 af
Primary = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af
     Routed to Reach 4R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 830.76' @ 20.00 hrs   Surf.Area= 28,089 sf   Storage= 20,448 cf


Plug-Flow detention time= 179.5 min calculated for 0.082 af (15% of inflow)
Center-of-Mass det. time= 31.3 min ( 839.7 - 808.4 )


Volume Invert Avail.Storage Storage Description
#1 830.00' 287,056 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


830.00 26,019 0 0
831.00 28,758 27,389 27,389
832.00 33,264 31,011 58,400
833.00 36,368 34,816 93,216
834.00 39,582 37,975 131,191
835.00 42,803 41,193 172,383
836.00 60,176 51,490 223,873
837.00 66,191 63,184 287,056


Device Routing     Invert Outlet Devices
#1 Primary 832.00' 18.0"  Round Culvert   L= 80.0'   Ke= 0.500   


Inlet / Outlet Invert= 832.00' / 831.60'   S= 0.0050 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 1.77 sf   


#2 Discarded 830.00' 0.130 in/hr Exfiltration over Horizontal area   


Discarded OutFlow  Max=0.08 cfs @ 20.00 hrs  HW=830.76'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.08 cfs)


Primary OutFlow  Max=0.00 cfs @ 5.00 hrs  HW=830.00'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  ( Controls 0.00 cfs)


MSE 24-hr 3  1-Year Rainfall=2.46"25083
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Pond 2P: INF. BASIN
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Summary for Pond 3P: SED. BASIN


Inflow Area = 9.877 ac, 12.78% Impervious,  Inflow Depth > 0.39"    for  1-Year event
Inflow = 4.19 cfs @ 12.16 hrs,  Volume= 0.317 af
Outflow = 1.33 cfs @ 12.52 hrs,  Volume= 0.298 af,  Atten= 68%,  Lag= 21.2 min
Primary = 1.33 cfs @ 12.52 hrs,  Volume= 0.298 af
     Routed to Pond 2P : INF. BASIN


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 832.92' @ 12.52 hrs   Surf.Area= 4,034 sf   Storage= 4,949 cf


Plug-Flow detention time= 77.4 min calculated for 0.298 af (94% of inflow)
Center-of-Mass det. time= 54.6 min ( 833.6 - 779.0 )


Volume Invert Avail.Storage Storage Description
#1 831.50' 111,112 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


831.50 2,930 0 0
835.00 5,650 15,015 15,015
836.00 60,176 32,913 47,928
837.00 66,191 63,184 111,112


Device Routing     Invert Outlet Devices
#1 Primary 831.50' 8.0"  Round Culvert   


L= 40.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 831.50' / 831.50'   S= 0.0000 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 0.35 sf   


#2 Primary 834.00' 20.0' long  x 4.0' 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)  2.38  2.54  2.69  2.68  2.67  2.67  2.65  2.66  2.66  
2.68  2.72  2.73  2.76  2.79  2.88  3.07  3.32   


Primary OutFlow  Max=1.33 cfs @ 12.52 hrs  HW=832.92'  TW=830.31'   (Dynamic Tailwater)
1=Culvert  (Barrel Controls 1.33 cfs @ 3.81 fps)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)


MSE 24-hr 3  1-Year Rainfall=2.46"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts


Page 38HydroCAD® 10.20-5c  s/n 02094  © 2023 HydroCAD Software Solutions LLC


Pond 3P: SED. BASIN
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Summary for Pond 6P: 


[82] Warning: Early inflow requires earlier time span


Inflow Area = 9.007 ac, 11.64% Impervious,  Inflow Depth > 0.37"    for  1-Year event
Inflow = 3.82 cfs @ 12.15 hrs,  Volume= 0.277 af
Outflow = 3.49 cfs @ 12.18 hrs,  Volume= 0.277 af,  Atten= 9%,  Lag= 1.6 min
Primary = 3.49 cfs @ 12.18 hrs,  Volume= 0.277 af
     Routed to Pond 3P : SED. BASIN


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 838.73' @ 12.18 hrs   Surf.Area= 737 sf   Storage= 325 cf


Plug-Flow detention time= 1.5 min calculated for 0.277 af (100% of inflow)
Center-of-Mass det. time= 1.2 min ( 783.5 - 782.3 )


Volume Invert Avail.Storage Storage Description
#1 837.84' 5,398 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


837.84 41 0 0
838.00 120 13 13
839.00 968 544 557
840.00 3,323 2,146 2,702
840.60 5,661 2,695 5,398


Device Routing     Invert Outlet Devices
#1 Primary 837.84' 18.0"  Round Culvert   


L= 127.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 837.84' / 831.50'   S= 0.0499 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 1.77 sf   


#2 Primary 840.20' 20.0' long  + 10.0 '/' SideZ  x 10.0' breadth Broad-Crested Rectangular Weir   
Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60   
Coef. (English)  2.49  2.56  2.70  2.69  2.68  2.69  2.67  2.64   


Primary OutFlow  Max=3.41 cfs @ 12.18 hrs  HW=838.72'  TW=832.54'   (Dynamic Tailwater)
1=Culvert  (Inlet Controls 3.41 cfs @ 3.19 fps)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)


MSE 24-hr 3  1-Year Rainfall=2.46"25083
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Summary for Pond 7P: 


[82] Warning: Early inflow requires earlier time span


Inflow Area = 1.536 ac, 27.28% Impervious,  Inflow Depth > 0.71"    for  1-Year event
Inflow = 1.55 cfs @ 12.14 hrs,  Volume= 0.091 af
Outflow = 1.11 cfs @ 12.15 hrs,  Volume= 0.090 af,  Atten= 29%,  Lag= 0.9 min
Primary = 1.11 cfs @ 12.15 hrs,  Volume= 0.090 af
     Routed to Pond 6P : 
Secondary = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af
     Routed to Reach 4R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 838.81' @ 12.22 hrs   Surf.Area= 911 sf   Storage= 428 cf


Plug-Flow detention time= 10.4 min calculated for 0.090 af (99% of inflow)
Center-of-Mass det. time= 7.5 min ( 769.6 - 762.1 )


Volume Invert Avail.Storage Storage Description
#1 838.00' 4,855 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


838.00 149 0 0
838.80 890 416 416
839.00 1,186 208 623
840.00 3,724 2,455 3,078
840.40 5,162 1,777 4,855


Device Routing     Invert Outlet Devices
#1 Primary 838.04' 18.0"  Round Culvert   


L= 49.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 838.04' / 837.84'   S= 0.0041 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 1.77 sf   


#2 Secondary 840.00' 20.0' long  + 10.0 '/' SideZ  x 10.0' breadth Broad-Crested Rectangular Weir   
Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60   
Coef. (English)  2.49  2.56  2.70  2.69  2.68  2.69  2.67  2.64   


Primary OutFlow  Max=0.56 cfs @ 12.15 hrs  HW=838.76'  TW=838.72'   (Dynamic Tailwater)
1=Culvert  (Outlet Controls 0.56 cfs @ 0.98 fps)


Secondary OutFlow  Max=0.00 cfs @ 5.00 hrs  HW=838.00'  TW=0.00'   (Dynamic Tailwater)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-Q


Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method


Runoff Area=9.224 ac   8.68% Impervious   Runoff Depth>0.30"Subcatchment 1S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=4.56 cfs  0.231 af


Runoff Area=0.870 ac   24.60% Impervious   Runoff Depth>0.67"Subcatchment 2S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=0.90 cfs  0.048 af


Runoff Area=7.471 ac   8.42% Impervious   Runoff Depth>0.41"Subcatchment 3S: P S
   Flow Length=172'   Tc=6.1 min   UI Adjusted CN=WQ   Runoff=4.16 cfs  0.253 af


Runoff Area=1.536 ac   27.28% Impervious   Runoff Depth>0.88"Subcatchment 4S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=2.00 cfs  0.113 af


Runoff Area=460,253 sf   5.89% Impervious   Runoff Depth>0.29"Subcatchment 5S: BYPASS
   Flow Length=580'   Tc=13.2 min   UI Adjusted CN=WQ   Runoff=3.10 cfs  0.259 af


Runoff Area=96,237 sf   7.07% Impervious   Runoff Depth>0.20"Subcatchment 6S: BYPASS
   Flow Length=475'   Tc=12.0 min   UI Adjusted CN=WQ   Runoff=0.55 cfs  0.037 af


Runoff Area=0.257 ac   46.30% Impervious   Runoff Depth>1.16"Subcatchment 7S: BYPASS
   Flow Length=475'   Tc=12.0 min   CN=WQ   Runoff=0.39 cfs  0.025 af


Runoff Area=834,494 sf   0.48% Impervious   Runoff Depth>0.11"Subcatchment EX1: EX. S
   Flow Length=1,565'   Tc=15.9 min   CN=WQ   Runoff=2.34 cfs  0.177 af


Runoff Area=180,439 sf   4.57% Impervious   Runoff Depth>0.50"Subcatchment EX2: EX. S
   Flow Length=1,025'   Tc=18.2 min   CN=WQ   Runoff=2.15 cfs  0.172 af


Runoff Area=702,335 sf   0.37% Impervious   Runoff Depth>0.36"Subcatchment EX3: EX. N
   Flow Length=1,153'   Tc=17.4 min   CN=WQ   Runoff=6.11 cfs  0.484 af


Runoff Area=78,427 sf   0.00% Impervious   Runoff Depth>0.15"Subcatchment EX4: EX. S
   Flow Length=1,153'   Tc=17.4 min   CN=WQ   Runoff=0.20 cfs  0.022 af


Runoff Area=1.118 ac   0.00% Impervious   Runoff Depth>0.66"Subcatchment OFF1: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=1.34 cfs  0.062 af


Runoff Area=7.970 ac   0.00% Impervious   Runoff Depth>0.05"Subcatchment OFF2: P S
   Flow Length=376'   Tc=15.7 min   CN=WQ   Runoff=0.30 cfs  0.032 af


   Inflow=2.34 cfs  0.194 afReach 2R: 
   Outflow=2.34 cfs  0.194 af


   Inflow=0.94 cfs  0.062 afReach 4R: 
   Outflow=0.94 cfs  0.062 af


   Inflow=6.11 cfs  0.484 afReach 6R: 
   Outflow=6.11 cfs  0.484 af
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   Inflow=3.10 cfs  0.259 afReach 8R: 
   Outflow=3.10 cfs  0.259 af


Peak Elev=827.01'  Storage=6,759 cf   Inflow=2.34 cfs  0.177 afPond 1P: EX. DEP
   Discarded=0.03 cfs  0.022 af   Primary=0.00 cfs  0.000 af   Outflow=0.03 cfs  0.022 af


Peak Elev=831.00'  Storage=27,443 cf   Inflow=6.94 cfs  0.716 afPond 2P: INF. BASIN
   Discarded=0.09 cfs  0.085 af   Primary=0.00 cfs  0.000 af   Outflow=0.09 cfs  0.085 af


Peak Elev=833.29'  Storage=6,488 cf   Inflow=5.67 cfs  0.413 afPond 3P: SED. BASIN
   Outflow=1.63 cfs  0.391 af


Peak Elev=838.92'  Storage=483 cf   Inflow=5.45 cfs  0.365 afPond 6P: 
   Outflow=4.83 cfs  0.364 af


Peak Elev=838.98'  Storage=600 cf   Inflow=2.00 cfs  0.113 afPond 7P: 
   Primary=1.36 cfs  0.112 af   Secondary=0.00 cfs  0.000 af   Outflow=1.36 cfs  0.112 af


Total Runoff Area = 82.445 ac   Runoff Volume = 1.914 af   Average Runoff Depth = 0.28"
96.00% Pervious = 79.143 ac     4.00% Impervious = 3.301 ac







MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Summary for Subcatchment 1S: P S


Runoff = 4.56 cfs @ 12.13 hrs,  Volume= 0.231 af,  Depth> 0.30"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  2-Year Rainfall=2.82"


Area (ac) CN Description
5.387 30 Woods, Good, HSG A
0.843 70 Woods, Good, HSG C
1.427 39 Pasture/grassland/range, Good, HSG A
0.381 74 Pasture/grassland/range, Good, HSG C
0.385 39 >75% Grass cover, Good, HSG A
0.092 98 Unconnected roofs, HSG A
0.112 98 Paved parking, HSG A
0.597 98 Water Surface, HSG A
9.224 Weighted Average
8.423 91.32% Pervious Area
0.801 8.68% Impervious Area
0.092 11.49% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Subcatchment 1S: P S


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765
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MSE 24-hr 3
2-Year Rainfall=2.82"


Runoff Area=9.224 ac
Runoff Volume=0.231 af


Runoff Depth>0.30"
Flow Length=172'


Tc=6.1 min
CN=WQ


4.56 cfs


MSE 24-hr 3  2-Year Rainfall=2.82"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts


Page 47HydroCAD® 10.20-5c  s/n 02094  © 2023 HydroCAD Software Solutions LLC


Summary for Subcatchment 2S: P S


Runoff = 0.90 cfs @ 12.13 hrs,  Volume= 0.048 af,  Depth> 0.67"
     Routed to Pond 3P : SED. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  2-Year Rainfall=2.82"


Area (ac) CN Description
0.115 39 Pasture/grassland/range, Good, HSG A
0.167 61 Pasture/grassland/range, Good, HSG B
0.374 39 >75% Grass cover, Good, HSG A
0.147 98 Paved parking, HSG A
0.067 98 Water Surface, HSG A
0.870 Weighted Average
0.656 75.40% Pervious Area
0.214 24.60% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 2S: P S


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765
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MSE 24-hr 3
2-Year Rainfall=2.82"


Runoff Area=0.870 ac
Runoff Volume=0.048 af


Runoff Depth>0.67"
Flow Length=172'


Tc=6.1 min
CN=WQ


0.90 cfs


MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Summary for Subcatchment 3S: P S


Runoff = 4.16 cfs @ 12.15 hrs,  Volume= 0.253 af,  Depth> 0.41"
     Routed to Pond 6P : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  2-Year Rainfall=2.82"


Area (ac) CN Adj Description
1.509 30 30 Woods, Good, HSG A
0.430 61 61 Pasture/grassland/range, Good, HSG B
4.903 61 61 >75% Grass cover, Good, HSG B
0.184 98 98 Unconnected roofs, HSG A
0.445 98 98 Paved parking, HSG A
7.471 Weighted Average
6.842 91.58% Pervious Area
0.629 8.42% Impervious Area
0.184 29.25% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 3S: P S


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765
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MSE 24-hr 3
2-Year Rainfall=2.82"


Runoff Area=7.471 ac
Runoff Volume=0.253 af


Runoff Depth>0.41"
Flow Length=172'


Tc=6.1 min
UI Adjusted CN=WQ


4.16 cfs
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Summary for Subcatchment 4S: P S


Runoff = 2.00 cfs @ 12.14 hrs,  Volume= 0.113 af,  Depth> 0.88"
     Routed to Pond 7P : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  2-Year Rainfall=2.82"


Area (ac) CN Description
1.117 61 >75% Grass cover, Good, HSG B
0.419 98 Paved parking, HSG A
1.536 Weighted Average
1.117 72.72% Pervious Area
0.419 27.28% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 4S: P S


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765
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MSE 24-hr 3
2-Year Rainfall=2.82"


Runoff Area=1.536 ac
Runoff Volume=0.113 af


Runoff Depth>0.88"
Flow Length=172'


Tc=6.1 min
CN=WQ


2.00 cfs


MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Summary for Subcatchment 5S: BYPASS


Runoff = 3.10 cfs @ 12.24 hrs,  Volume= 0.259 af,  Depth> 0.29"
     Routed to Reach 8R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  2-Year Rainfall=2.82"


Area (sf) CN Adj Description
163,516 30 30 Woods, Good, HSG A


10,629 55 55 Woods, Good, HSG B
16,422 39 39 Pasture/grassland/range, Good, HSG A
48,047 61 61 Pasture/grassland/range, Good, HSG B


194,539 61 61 >75% Grass cover, Good, HSG B
16,000 98 98 Unconnected roofs, HSG A
11,100 98 98 Paved parking, HSG A


460,253 Weighted Average
433,153 94.11% Pervious Area


27,100 5.89% Impervious Area
16,000 59.04% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


1.2 105 0.0300 1.44 66.42 Channel Flow, 
Area= 46.0 sf  Perim= 153.0'  r= 0.30'
n= 0.080  Earth, long dense weeds


13.2 580 Total


MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Subcatchment 5S: BYPASS


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765
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MSE 24-hr 3
2-Year Rainfall=2.82"


Runoff Area=460,253 sf
Runoff Volume=0.259 af


Runoff Depth>0.29"
Flow Length=580'


Tc=13.2 min
UI Adjusted CN=WQ


3.10 cfs


MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Summary for Subcatchment 6S: BYPASS


Runoff = 0.55 cfs @ 12.20 hrs,  Volume= 0.037 af,  Depth> 0.20"
     Routed to Reach 4R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  2-Year Rainfall=2.82"


Area (sf) CN Adj Description
72,405 30 30 Woods, Good, HSG A


8,668 39 39 Pasture/grassland/range, Good, HSG A
4,182 61 61 Pasture/grassland/range, Good, HSG B
4,182 61 61 >75% Grass cover, Good, HSG B
4,000 98 98 Unconnected roofs, HSG A
2,800 98 98 Paved parking, HSG A


96,237 Weighted Average
89,437 92.93% Pervious Area


6,800 7.07% Impervious Area
4,000 58.82% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


12.0 475 Total







MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Subcatchment 6S: BYPASS


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765
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MSE 24-hr 3
2-Year Rainfall=2.82"


Runoff Area=96,237 sf
Runoff Volume=0.037 af


Runoff Depth>0.20"
Flow Length=475'


Tc=12.0 min
UI Adjusted CN=WQ


0.55 cfs
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Summary for Subcatchment 7S: BYPASS


Runoff = 0.39 cfs @ 12.19 hrs,  Volume= 0.025 af,  Depth> 1.16"
     Routed to Reach 4R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  2-Year Rainfall=2.82"


Area (ac) CN Description
0.138 39 >75% Grass cover, Good, HSG A
0.119 98 Paved parking, HSG A
0.257 Weighted Average
0.138 53.70% Pervious Area
0.119 46.30% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


12.0 475 Total


Subcatchment 7S: BYPASS


Runoff


Hydrograph


Time  (hours)
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MSE 24-hr 3
2-Year Rainfall=2.82"


Runoff Area=0.257 ac
Runoff Volume=0.025 af


Runoff Depth>1.16"
Flow Length=475'


Tc=12.0 min
CN=WQ


0.39 cfs


MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Summary for Subcatchment EX1: EX. S


Runoff = 2.34 cfs @ 12.28 hrs,  Volume= 0.177 af,  Depth> 0.11"
     Routed to Pond 1P : EX. DEP


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  2-Year Rainfall=2.82"


Area (sf) CN Description
315,214 30 Woods, Good, HSG A


5,112 55 Woods, Good, HSG B
61,557 70 Woods, Good, HSG C


348,487 39 Pasture/grassland/range, Good, HSG A
59,335 61 Pasture/grassland/range, Good, HSG B
40,743 74 Pasture/grassland/range, Good, HSG C


4,046 98 Paved parking, HSG A
834,494 Weighted Average
830,448 99.52% Pervious Area


4,046 0.48% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


7.9 100 0.0300 0.21 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


8.0 1,465 0.0410 3.04 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


15.9 1,565 Total


MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Subcatchment EX1: EX. S


Runoff


Hydrograph


Time  (hours)
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MSE 24-hr 3
2-Year Rainfall=2.82"


Runoff Area=834,494 sf
Runoff Volume=0.177 af


Runoff Depth>0.11"
Flow Length=1,565'


Tc=15.9 min
CN=WQ


2.34 cfs







MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Summary for Subcatchment EX2: EX. S


Runoff = 2.15 cfs @ 12.31 hrs,  Volume= 0.172 af,  Depth> 0.50"
     Routed to Reach 2R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  2-Year Rainfall=2.82"


Area (sf) CN Description
10,838 30 Woods, Good, HSG A
24,569 39 Pasture/grassland/range, Good, HSG A
30,535 61 Pasture/grassland/range, Good, HSG B


* 106,256 70 Row crops, SR + CR, Good, HSG B
8,241 98 Paved parking, HSG A


180,439 Weighted Average
172,198 95.43% Pervious Area


8,241 4.57% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


6.9 100 0.0710 0.24 Sheet Flow, 
Cultivated: Residue>20%   n= 0.170   P2= 2.82"


11.3 925 0.0230 1.36 Shallow Concentrated Flow, 
Cultivated Straight Rows   Kv= 9.0 fps


18.2 1,025 Total


Subcatchment EX2: EX. S
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Time  (hours)
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MSE 24-hr 3
2-Year Rainfall=2.82"


Runoff Area=180,439 sf
Runoff Volume=0.172 af


Runoff Depth>0.50"
Flow Length=1,025'


Tc=18.2 min
CN=WQ


2.15 cfs
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Summary for Subcatchment EX3: EX. N


Runoff = 6.11 cfs @ 12.30 hrs,  Volume= 0.484 af,  Depth> 0.36"
     Routed to Reach 6R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  2-Year Rainfall=2.82"


Area (sf) CN Description
168,679 30 Woods, Good, HSG A


12,456 55 Woods, Good, HSG B
21,969 39 Pasture/grassland/range, Good, HSG A
97,188 61 Pasture/grassland/range, Good, HSG B


* 25,963 56 Row crops, straight row, Good, HSG A
* 373,505 70 Row crops, SR + CR, Good, HSG B


2,575 98 Paved parking, HSG A
702,335 Weighted Average
699,760 99.63% Pervious Area


2,575 0.37% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.7 100 0.1077 0.14 Sheet Flow, 


Woods: Light underbrush   n= 0.400   P2= 2.82"
5.7 1,053 0.0428 3.10 Shallow Concentrated Flow, 


Grassed Waterway   Kv= 15.0 fps
17.4 1,153 Total


MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Subcatchment EX3: EX. N
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MSE 24-hr 3
2-Year Rainfall=2.82"


Runoff Area=702,335 sf
Runoff Volume=0.484 af


Runoff Depth>0.36"
Flow Length=1,153'


Tc=17.4 min
CN=WQ


6.11 cfs


MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Summary for Subcatchment EX4: EX. S


Runoff = 0.20 cfs @ 12.36 hrs,  Volume= 0.022 af,  Depth> 0.15"
     Routed to Reach 2R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  2-Year Rainfall=2.82"


Area (sf) CN Description
36,439 30 Woods, Good, HSG A
41,988 61 Pasture/grassland/range, Good, HSG B
78,427 Weighted Average
78,427 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.7 100 0.1077 0.14 Sheet Flow, 


Woods: Light underbrush   n= 0.400   P2= 2.82"
5.7 1,053 0.0428 3.10 Shallow Concentrated Flow, 


Grassed Waterway   Kv= 15.0 fps
17.4 1,153 Total


Subcatchment EX4: EX. S
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MSE 24-hr 3
2-Year Rainfall=2.82"


Runoff Area=78,427 sf
Runoff Volume=0.022 af


Runoff Depth>0.15"
Flow Length=1,153'


Tc=17.4 min
CN=WQ


0.20 cfs







MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Summary for Subcatchment OFF1: P S


Runoff = 1.34 cfs @ 12.14 hrs,  Volume= 0.062 af,  Depth> 0.66"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  2-Year Rainfall=2.82"


Area (ac) CN Description
0.570 70 Woods, Good, HSG C
0.548 74 Pasture/grassland/range, Good, HSG C
1.118 Weighted Average
1.118 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment OFF1: P S


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765
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MSE 24-hr 3
2-Year Rainfall=2.82"


Runoff Area=1.118 ac
Runoff Volume=0.062 af


Runoff Depth>0.66"
Flow Length=172'


Tc=6.1 min
CN=WQ


1.34 cfs


MSE 24-hr 3  2-Year Rainfall=2.82"25083
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Summary for Subcatchment OFF2: P S


Runoff = 0.30 cfs @ 12.33 hrs,  Volume= 0.032 af,  Depth> 0.05"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  2-Year Rainfall=2.82"


Area (ac) CN Description
0.936 30 Woods, Good, HSG A
0.117 55 Woods, Good, HSG B
5.555 39 Pasture/grassland/range, Good, HSG A
1.362 61 Pasture/grassland/range, Good, HSG B
7.970 Weighted Average
7.970 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


9.6 204 0.0050 0.35 Shallow Concentrated Flow, 
Woodland   Kv= 5.0 fps


15.7 376 Total


Subcatchment OFF2: P S
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Summary for Reach 2R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 25.100 ac, 1.12% Impervious,  Inflow Depth > 0.09"    for  2-Year event
Inflow = 2.34 cfs @ 12.31 hrs,  Volume= 0.194 af
Outflow = 2.34 cfs @ 12.31 hrs,  Volume= 0.194 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 2R: 
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Summary for Reach 4R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 30.655 ac, 7.63% Impervious,  Inflow Depth > 0.02"    for  2-Year event
Inflow = 0.94 cfs @ 12.20 hrs,  Volume= 0.062 af
Outflow = 0.94 cfs @ 12.20 hrs,  Volume= 0.062 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 4R: 
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Summary for Reach 6R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 16.123 ac, 0.37% Impervious,  Inflow Depth > 0.36"    for  2-Year event
Inflow = 6.11 cfs @ 12.30 hrs,  Volume= 0.484 af
Outflow = 6.11 cfs @ 12.30 hrs,  Volume= 0.484 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 6R: 
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Summary for Reach 8R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 10.566 ac, 5.89% Impervious,  Inflow Depth > 0.29"    for  2-Year event
Inflow = 3.10 cfs @ 12.24 hrs,  Volume= 0.259 af
Outflow = 3.10 cfs @ 12.24 hrs,  Volume= 0.259 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 8R: 
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Summary for Pond 1P: EX. DEP


Inflow Area = 19.157 ac, 0.48% Impervious,  Inflow Depth > 0.11"    for  2-Year event
Inflow = 2.34 cfs @ 12.28 hrs,  Volume= 0.177 af
Outflow = 0.03 cfs @ 20.00 hrs,  Volume= 0.022 af,  Atten= 99%,  Lag= 463.4 min
Discarded = 0.03 cfs @ 20.00 hrs,  Volume= 0.022 af
Primary = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af
     Routed to Reach 2R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 827.01' @ 20.00 hrs   Surf.Area= 10,676 sf   Storage= 6,759 cf


Plug-Flow detention time= 219.5 min calculated for 0.022 af (12% of inflow)
Center-of-Mass det. time= 107.6 min ( 924.8 - 817.2 )


Volume Invert Avail.Storage Storage Description
#1 826.00' 376,605 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


826.00 2,722 0 0
827.00 10,628 6,675 6,675
828.00 16,690 13,659 20,334
829.00 21,060 18,875 39,209
830.00 25,080 23,070 62,279
831.00 28,823 26,952 89,231
832.00 32,621 30,722 119,953
833.00 36,625 34,623 154,576
834.00 41,540 39,083 193,658
835.00 49,750 45,645 239,303
836.00 56,060 52,905 292,208
837.00 62,070 59,065 351,273
837.40 64,590 25,332 376,605


Device Routing     Invert Outlet Devices
#1 Primary 832.07' 24.0"  Round Culvert   


L= 22.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 832.07' / 830.98'   S= 0.0495 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 3.14 sf   


#2 Discarded 826.00' 0.130 in/hr Exfiltration over Horizontal area   


Discarded OutFlow  Max=0.03 cfs @ 20.00 hrs  HW=827.01'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.03 cfs)


Primary OutFlow  Max=0.00 cfs @ 5.00 hrs  HW=826.00'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  ( Controls 0.00 cfs)


MSE 24-hr 3  2-Year Rainfall=2.82"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts


Page 68HydroCAD® 10.20-5c  s/n 02094  © 2023 HydroCAD Software Solutions LLC
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Summary for Pond 2P: INF. BASIN


[82] Warning: Early inflow requires earlier time span


Inflow Area = 28.189 ac, 7.32% Impervious,  Inflow Depth > 0.30"    for  2-Year event
Inflow = 6.94 cfs @ 12.14 hrs,  Volume= 0.716 af
Outflow = 0.09 cfs @ 20.00 hrs,  Volume= 0.085 af,  Atten= 99%,  Lag= 471.4 min
Discarded = 0.09 cfs @ 20.00 hrs,  Volume= 0.085 af
Primary = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af
     Routed to Reach 4R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 831.00' @ 20.00 hrs   Surf.Area= 28,767 sf   Storage= 27,443 cf


Plug-Flow detention time= (not calculated: outflow precedes inflow)
Center-of-Mass det. time= 20.1 min ( 829.9 - 809.8 )


Volume Invert Avail.Storage Storage Description
#1 830.00' 287,056 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


830.00 26,019 0 0
831.00 28,758 27,389 27,389
832.00 33,264 31,011 58,400
833.00 36,368 34,816 93,216
834.00 39,582 37,975 131,191
835.00 42,803 41,193 172,383
836.00 60,176 51,490 223,873
837.00 66,191 63,184 287,056


Device Routing     Invert Outlet Devices
#1 Primary 832.00' 18.0"  Round Culvert   L= 80.0'   Ke= 0.500   


Inlet / Outlet Invert= 832.00' / 831.60'   S= 0.0050 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 1.77 sf   


#2 Discarded 830.00' 0.130 in/hr Exfiltration over Horizontal area   


Discarded OutFlow  Max=0.09 cfs @ 20.00 hrs  HW=831.00'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.09 cfs)


Primary OutFlow  Max=0.00 cfs @ 5.00 hrs  HW=830.00'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  ( Controls 0.00 cfs)
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Pond 2P: INF. BASIN
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Summary for Pond 3P: SED. BASIN


Inflow Area = 9.877 ac, 12.78% Impervious,  Inflow Depth > 0.50"    for  2-Year event
Inflow = 5.67 cfs @ 12.17 hrs,  Volume= 0.413 af
Outflow = 1.63 cfs @ 12.56 hrs,  Volume= 0.391 af,  Atten= 71%,  Lag= 23.5 min
Primary = 1.63 cfs @ 12.56 hrs,  Volume= 0.391 af
     Routed to Pond 2P : INF. BASIN


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 833.29' @ 12.56 hrs   Surf.Area= 4,321 sf   Storage= 6,488 cf


Plug-Flow detention time= 74.2 min calculated for 0.391 af (95% of inflow)
Center-of-Mass det. time= 54.3 min ( 835.4 - 781.2 )


Volume Invert Avail.Storage Storage Description
#1 831.50' 111,112 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


831.50 2,930 0 0
835.00 5,650 15,015 15,015
836.00 60,176 32,913 47,928
837.00 66,191 63,184 111,112


Device Routing     Invert Outlet Devices
#1 Primary 831.50' 8.0"  Round Culvert   


L= 40.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 831.50' / 831.50'   S= 0.0000 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 0.35 sf   


#2 Primary 834.00' 20.0' long  x 4.0' 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)  2.38  2.54  2.69  2.68  2.67  2.67  2.65  2.66  2.66  
2.68  2.72  2.73  2.76  2.79  2.88  3.07  3.32   


Primary OutFlow  Max=1.62 cfs @ 12.56 hrs  HW=833.29'  TW=830.42'   (Dynamic Tailwater)
1=Culvert  (Barrel Controls 1.62 cfs @ 4.65 fps)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Pond 3P: SED. BASIN


Inflow
Primary


Hydrograph


Time  (hours)
201918171615141312111098765


Fl
ow


  (
cf


s)


6


5


4


3


2


1


0


Inflow Area=9.877 ac
Peak Elev=833.29'


Storage=6,488 cf


5.67 cfs


1.63 cfs







MSE 24-hr 3  2-Year Rainfall=2.82"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts


Page 73HydroCAD® 10.20-5c  s/n 02094  © 2023 HydroCAD Software Solutions LLC


Summary for Pond 6P: 


[82] Warning: Early inflow requires earlier time span
[80] Warning: Exceeded Pond 7P by 0.05' @ 12.15 hrs (0.79 cfs 0.003 af) 


Inflow Area = 9.007 ac, 11.64% Impervious,  Inflow Depth > 0.49"    for  2-Year event
Inflow = 5.45 cfs @ 12.15 hrs,  Volume= 0.365 af
Outflow = 4.83 cfs @ 12.18 hrs,  Volume= 0.364 af,  Atten= 11%,  Lag= 1.8 min
Primary = 4.83 cfs @ 12.18 hrs,  Volume= 0.364 af
     Routed to Pond 3P : SED. BASIN


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 838.92' @ 12.18 hrs   Surf.Area= 901 sf   Storage= 483 cf


Plug-Flow detention time= 1.5 min calculated for 0.364 af (100% of inflow)
Center-of-Mass det. time= 1.2 min ( 785.5 - 784.3 )


Volume Invert Avail.Storage Storage Description
#1 837.84' 5,398 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


837.84 41 0 0
838.00 120 13 13
839.00 968 544 557
840.00 3,323 2,146 2,702
840.60 5,661 2,695 5,398


Device Routing     Invert Outlet Devices
#1 Primary 837.84' 18.0"  Round Culvert   


L= 127.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 837.84' / 831.50'   S= 0.0499 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 1.77 sf   


#2 Primary 840.20' 20.0' long  + 10.0 '/' SideZ  x 10.0' breadth Broad-Crested Rectangular Weir   
Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60   
Coef. (English)  2.49  2.56  2.70  2.69  2.68  2.69  2.67  2.64   


Primary OutFlow  Max=4.72 cfs @ 12.18 hrs  HW=838.91'  TW=832.73'   (Dynamic Tailwater)
1=Culvert  (Inlet Controls 4.72 cfs @ 3.51 fps)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Summary for Pond 7P: 


[82] Warning: Early inflow requires earlier time span


Inflow Area = 1.536 ac, 27.28% Impervious,  Inflow Depth > 0.88"    for  2-Year event
Inflow = 2.00 cfs @ 12.14 hrs,  Volume= 0.113 af
Outflow = 1.36 cfs @ 12.30 hrs,  Volume= 0.112 af,  Atten= 32%,  Lag= 9.5 min
Primary = 1.36 cfs @ 12.30 hrs,  Volume= 0.112 af
     Routed to Pond 6P : 
Secondary = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af
     Routed to Reach 4R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 838.98' @ 12.24 hrs   Surf.Area= 1,157 sf   Storage= 600 cf


Plug-Flow detention time= 10.0 min calculated for 0.112 af (99% of inflow)
Center-of-Mass det. time= 7.4 min ( 771.1 - 763.7 )


Volume Invert Avail.Storage Storage Description
#1 838.00' 4,855 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


838.00 149 0 0
838.80 890 416 416
839.00 1,186 208 623
840.00 3,724 2,455 3,078
840.40 5,162 1,777 4,855


Device Routing     Invert Outlet Devices
#1 Primary 838.04' 18.0"  Round Culvert   


L= 49.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 838.04' / 837.84'   S= 0.0041 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 1.77 sf   


#2 Secondary 840.00' 20.0' long  + 10.0 '/' SideZ  x 10.0' breadth Broad-Crested Rectangular Weir   
Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60   
Coef. (English)  2.49  2.56  2.70  2.69  2.68  2.69  2.67  2.64   


Primary OutFlow  Max=1.72 cfs @ 12.30 hrs  HW=838.92'  TW=838.71'   (Dynamic Tailwater)
1=Culvert  (Outlet Controls 1.72 cfs @ 2.31 fps)


Secondary OutFlow  Max=0.00 cfs @ 5.00 hrs  HW=838.00'  TW=0.00'   (Dynamic Tailwater)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-Q


Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method


Runoff Area=9.224 ac   8.68% Impervious   Runoff Depth>0.52"Subcatchment 1S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=7.95 cfs  0.401 af


Runoff Area=0.870 ac   24.60% Impervious   Runoff Depth>1.10"Subcatchment 2S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=1.49 cfs  0.080 af


Runoff Area=7.471 ac   8.42% Impervious   Runoff Depth>0.90"Subcatchment 3S: P S
   Flow Length=172'   Tc=6.1 min   UI Adjusted CN=WQ   Runoff=11.28 cfs  0.559 af


Runoff Area=1.536 ac   27.28% Impervious   Runoff Depth>1.61"Subcatchment 4S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=4.04 cfs  0.207 af


Runoff Area=460,253 sf   5.89% Impervious   Runoff Depth>0.66"Subcatchment 5S: BYPASS
   Flow Length=580'   Tc=13.2 min   UI Adjusted CN=WQ   Runoff=8.64 cfs  0.584 af


Runoff Area=96,237 sf   7.07% Impervious   Runoff Depth>0.34"Subcatchment 6S: BYPASS
   Flow Length=475'   Tc=12.0 min   UI Adjusted CN=WQ   Runoff=0.96 cfs  0.062 af


Runoff Area=0.257 ac   46.30% Impervious   Runoff Depth>1.75"Subcatchment 7S: BYPASS
   Flow Length=475'   Tc=12.0 min   CN=WQ   Runoff=0.57 cfs  0.038 af


Runoff Area=834,494 sf   0.48% Impervious   Runoff Depth>0.27"Subcatchment EX1: EX. S
   Flow Length=1,565'   Tc=15.9 min   CN=WQ   Runoff=6.08 cfs  0.439 af


Runoff Area=180,439 sf   4.57% Impervious   Runoff Depth>1.10"Subcatchment EX2: EX. S
   Flow Length=1,025'   Tc=18.2 min   CN=WQ   Runoff=5.23 cfs  0.379 af


Runoff Area=702,335 sf   0.37% Impervious   Runoff Depth>0.87"Subcatchment EX3: EX. N
   Flow Length=1,153'   Tc=17.4 min   CN=WQ   Runoff=16.63 cfs  1.164 af


Runoff Area=78,427 sf   0.00% Impervious   Runoff Depth>0.44"Subcatchment EX4: EX. S
   Flow Length=1,153'   Tc=17.4 min   CN=WQ   Runoff=0.86 cfs  0.065 af


Runoff Area=1.118 ac   0.00% Impervious   Runoff Depth>1.47"Subcatchment OFF1: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=3.08 cfs  0.137 af


Runoff Area=7.970 ac   0.00% Impervious   Runoff Depth>0.18"Subcatchment OFF2: P S
   Flow Length=376'   Tc=15.7 min   CN=WQ   Runoff=1.35 cfs  0.119 af


   Inflow=6.09 cfs  0.444 afReach 2R: 
   Outflow=6.09 cfs  0.444 af


   Inflow=1.53 cfs  0.100 afReach 4R: 
   Outflow=1.53 cfs  0.100 af


   Inflow=16.63 cfs  1.164 afReach 6R: 
   Outflow=16.63 cfs  1.164 af
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   Inflow=8.64 cfs  0.584 afReach 8R: 
   Outflow=8.64 cfs  0.584 af


Peak Elev=827.84'  Storage=17,703 cf   Inflow=6.08 cfs  0.439 afPond 1P: EX. DEP
   Discarded=0.05 cfs  0.032 af   Primary=0.00 cfs  0.000 af   Outflow=0.05 cfs  0.032 af


Peak Elev=832.02'  Storage=59,232 cf   Inflow=13.26 cfs  1.461 afPond 2P: INF. BASIN
   Discarded=0.10 cfs  0.101 af   Primary=0.00 cfs  0.000 af   Outflow=0.10 cfs  0.101 af


Peak Elev=834.23'  Storage=10,909 cf   Inflow=10.31 cfs  0.844 afPond 3P: SED. BASIN
   Outflow=7.61 cfs  0.804 af


Peak Elev=839.72'  Storage=1,872 cf   Inflow=12.31 cfs  0.765 afPond 6P: 
   Outflow=9.06 cfs  0.764 af


Peak Elev=839.74'  Storage=2,190 cf   Inflow=4.04 cfs  0.207 afPond 7P: 
   Primary=3.51 cfs  0.206 af   Secondary=0.00 cfs  0.000 af   Outflow=3.51 cfs  0.206 af


Total Runoff Area = 82.445 ac   Runoff Volume = 4.233 af   Average Runoff Depth = 0.62"
96.00% Pervious = 79.143 ac     4.00% Impervious = 3.301 ac


MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts


Page 79HydroCAD® 10.20-5c  s/n 02094  © 2023 HydroCAD Software Solutions LLC


Summary for Subcatchment 1S: P S


Runoff = 7.95 cfs @ 12.13 hrs,  Volume= 0.401 af,  Depth> 0.52"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  10-Year Rainfall=4.12"


Area (ac) CN Description
5.387 30 Woods, Good, HSG A
0.843 70 Woods, Good, HSG C
1.427 39 Pasture/grassland/range, Good, HSG A
0.381 74 Pasture/grassland/range, Good, HSG C
0.385 39 >75% Grass cover, Good, HSG A
0.092 98 Unconnected roofs, HSG A
0.112 98 Paved parking, HSG A
0.597 98 Water Surface, HSG A
9.224 Weighted Average
8.423 91.32% Pervious Area
0.801 8.68% Impervious Area
0.092 11.49% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment 1S: P S


Runoff
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Time  (hours)
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MSE 24-hr 3
10-Year Rainfall=4.12"
Runoff Area=9.224 ac


Runoff Volume=0.401 af
Runoff Depth>0.52"


Flow Length=172'
Tc=6.1 min


CN=WQ


7.95 cfs







MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 2S: P S


Runoff = 1.49 cfs @ 12.13 hrs,  Volume= 0.080 af,  Depth> 1.10"
     Routed to Pond 3P : SED. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  10-Year Rainfall=4.12"


Area (ac) CN Description
0.115 39 Pasture/grassland/range, Good, HSG A
0.167 61 Pasture/grassland/range, Good, HSG B
0.374 39 >75% Grass cover, Good, HSG A
0.147 98 Paved parking, HSG A
0.067 98 Water Surface, HSG A
0.870 Weighted Average
0.656 75.40% Pervious Area
0.214 24.60% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 2S: P S
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MSE 24-hr 3
10-Year Rainfall=4.12"
Runoff Area=0.870 ac


Runoff Volume=0.080 af
Runoff Depth>1.10"


Flow Length=172'
Tc=6.1 min


CN=WQ


1.49 cfs


MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 3S: P S


Runoff = 11.28 cfs @ 12.14 hrs,  Volume= 0.559 af,  Depth> 0.90"
     Routed to Pond 6P : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  10-Year Rainfall=4.12"


Area (ac) CN Adj Description
1.509 30 30 Woods, Good, HSG A
0.430 61 61 Pasture/grassland/range, Good, HSG B
4.903 61 61 >75% Grass cover, Good, HSG B
0.184 98 98 Unconnected roofs, HSG A
0.445 98 98 Paved parking, HSG A
7.471 Weighted Average
6.842 91.58% Pervious Area
0.629 8.42% Impervious Area
0.184 29.25% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 3S: P S
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MSE 24-hr 3
10-Year Rainfall=4.12"
Runoff Area=7.471 ac


Runoff Volume=0.559 af
Runoff Depth>0.90"


Flow Length=172'
Tc=6.1 min


UI Adjusted CN=WQ


11.28 cfs


MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 4S: P S


Runoff = 4.04 cfs @ 12.14 hrs,  Volume= 0.207 af,  Depth> 1.61"
     Routed to Pond 7P : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  10-Year Rainfall=4.12"


Area (ac) CN Description
1.117 61 >75% Grass cover, Good, HSG B
0.419 98 Paved parking, HSG A
1.536 Weighted Average
1.117 72.72% Pervious Area
0.419 27.28% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 4S: P S
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MSE 24-hr 3
10-Year Rainfall=4.12"
Runoff Area=1.536 ac


Runoff Volume=0.207 af
Runoff Depth>1.61"


Flow Length=172'
Tc=6.1 min


CN=WQ


4.04 cfs


MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 5S: BYPASS


Runoff = 8.64 cfs @ 12.23 hrs,  Volume= 0.584 af,  Depth> 0.66"
     Routed to Reach 8R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  10-Year Rainfall=4.12"


Area (sf) CN Adj Description
163,516 30 30 Woods, Good, HSG A


10,629 55 55 Woods, Good, HSG B
16,422 39 39 Pasture/grassland/range, Good, HSG A
48,047 61 61 Pasture/grassland/range, Good, HSG B


194,539 61 61 >75% Grass cover, Good, HSG B
16,000 98 98 Unconnected roofs, HSG A
11,100 98 98 Paved parking, HSG A


460,253 Weighted Average
433,153 94.11% Pervious Area


27,100 5.89% Impervious Area
16,000 59.04% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


1.2 105 0.0300 1.44 66.42 Channel Flow, 
Area= 46.0 sf  Perim= 153.0'  r= 0.30'
n= 0.080  Earth, long dense weeds


13.2 580 Total







MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment 5S: BYPASS


Runoff
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MSE 24-hr 3
10-Year Rainfall=4.12"


Runoff Area=460,253 sf
Runoff Volume=0.584 af


Runoff Depth>0.66"
Flow Length=580'


Tc=13.2 min
UI Adjusted CN=WQ


8.64 cfs


MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 6S: BYPASS


Runoff = 0.96 cfs @ 12.20 hrs,  Volume= 0.062 af,  Depth> 0.34"
     Routed to Reach 4R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  10-Year Rainfall=4.12"


Area (sf) CN Adj Description
72,405 30 30 Woods, Good, HSG A


8,668 39 39 Pasture/grassland/range, Good, HSG A
4,182 61 61 Pasture/grassland/range, Good, HSG B
4,182 61 61 >75% Grass cover, Good, HSG B
4,000 98 98 Unconnected roofs, HSG A
2,800 98 98 Paved parking, HSG A


96,237 Weighted Average
89,437 92.93% Pervious Area


6,800 7.07% Impervious Area
4,000 58.82% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


12.0 475 Total


MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment 6S: BYPASS


Runoff
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MSE 24-hr 3
10-Year Rainfall=4.12"
Runoff Area=96,237 sf


Runoff Volume=0.062 af
Runoff Depth>0.34"


Flow Length=475'
Tc=12.0 min


UI Adjusted CN=WQ


0.96 cfs


MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 7S: BYPASS


Runoff = 0.57 cfs @ 12.19 hrs,  Volume= 0.038 af,  Depth> 1.75"
     Routed to Reach 4R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  10-Year Rainfall=4.12"


Area (ac) CN Description
0.138 39 >75% Grass cover, Good, HSG A
0.119 98 Paved parking, HSG A
0.257 Weighted Average
0.138 53.70% Pervious Area
0.119 46.30% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


12.0 475 Total


Subcatchment 7S: BYPASS
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MSE 24-hr 3
10-Year Rainfall=4.12"
Runoff Area=0.257 ac


Runoff Volume=0.038 af
Runoff Depth>1.75"


Flow Length=475'
Tc=12.0 min


CN=WQ


0.57 cfs







MSE 24-hr 3  10-Year Rainfall=4.12"25083
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Page 89HydroCAD® 10.20-5c  s/n 02094  © 2023 HydroCAD Software Solutions LLC


Summary for Subcatchment EX1: EX. S


Runoff = 6.08 cfs @ 12.26 hrs,  Volume= 0.439 af,  Depth> 0.27"
     Routed to Pond 1P : EX. DEP


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  10-Year Rainfall=4.12"


Area (sf) CN Description
315,214 30 Woods, Good, HSG A


5,112 55 Woods, Good, HSG B
61,557 70 Woods, Good, HSG C


348,487 39 Pasture/grassland/range, Good, HSG A
59,335 61 Pasture/grassland/range, Good, HSG B
40,743 74 Pasture/grassland/range, Good, HSG C


4,046 98 Paved parking, HSG A
834,494 Weighted Average
830,448 99.52% Pervious Area


4,046 0.48% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


7.9 100 0.0300 0.21 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


8.0 1,465 0.0410 3.04 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


15.9 1,565 Total


MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment EX1: EX. S
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MSE 24-hr 3
10-Year Rainfall=4.12"


Runoff Area=834,494 sf
Runoff Volume=0.439 af


Runoff Depth>0.27"
Flow Length=1,565'


Tc=15.9 min
CN=WQ


6.08 cfs


MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment EX2: EX. S


Runoff = 5.23 cfs @ 12.29 hrs,  Volume= 0.379 af,  Depth> 1.10"
     Routed to Reach 2R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  10-Year Rainfall=4.12"


Area (sf) CN Description
10,838 30 Woods, Good, HSG A
24,569 39 Pasture/grassland/range, Good, HSG A
30,535 61 Pasture/grassland/range, Good, HSG B


* 106,256 70 Row crops, SR + CR, Good, HSG B
8,241 98 Paved parking, HSG A


180,439 Weighted Average
172,198 95.43% Pervious Area


8,241 4.57% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


6.9 100 0.0710 0.24 Sheet Flow, 
Cultivated: Residue>20%   n= 0.170   P2= 2.82"


11.3 925 0.0230 1.36 Shallow Concentrated Flow, 
Cultivated Straight Rows   Kv= 9.0 fps


18.2 1,025 Total


Subcatchment EX2: EX. S
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MSE 24-hr 3
10-Year Rainfall=4.12"


Runoff Area=180,439 sf
Runoff Volume=0.379 af


Runoff Depth>1.10"
Flow Length=1,025'


Tc=18.2 min
CN=WQ


5.23 cfs


MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment EX3: EX. N


Runoff = 16.63 cfs @ 12.28 hrs,  Volume= 1.164 af,  Depth> 0.87"
     Routed to Reach 6R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  10-Year Rainfall=4.12"


Area (sf) CN Description
168,679 30 Woods, Good, HSG A


12,456 55 Woods, Good, HSG B
21,969 39 Pasture/grassland/range, Good, HSG A
97,188 61 Pasture/grassland/range, Good, HSG B


* 25,963 56 Row crops, straight row, Good, HSG A
* 373,505 70 Row crops, SR + CR, Good, HSG B


2,575 98 Paved parking, HSG A
702,335 Weighted Average
699,760 99.63% Pervious Area


2,575 0.37% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.7 100 0.1077 0.14 Sheet Flow, 


Woods: Light underbrush   n= 0.400   P2= 2.82"
5.7 1,053 0.0428 3.10 Shallow Concentrated Flow, 


Grassed Waterway   Kv= 15.0 fps
17.4 1,153 Total







MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment EX3: EX. N


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765


Fl
ow


  (
cf


s)


18


17
16
15


14
13
12


11
10


9


8
7
6
5


4
3
2


1
0


MSE 24-hr 3
10-Year Rainfall=4.12"


Runoff Area=702,335 sf
Runoff Volume=1.164 af


Runoff Depth>0.87"
Flow Length=1,153'


Tc=17.4 min
CN=WQ


16.63 cfs


MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment EX4: EX. S


Runoff = 0.86 cfs @ 12.30 hrs,  Volume= 0.065 af,  Depth> 0.44"
     Routed to Reach 2R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  10-Year Rainfall=4.12"


Area (sf) CN Description
36,439 30 Woods, Good, HSG A
41,988 61 Pasture/grassland/range, Good, HSG B
78,427 Weighted Average
78,427 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.7 100 0.1077 0.14 Sheet Flow, 


Woods: Light underbrush   n= 0.400   P2= 2.82"
5.7 1,053 0.0428 3.10 Shallow Concentrated Flow, 


Grassed Waterway   Kv= 15.0 fps
17.4 1,153 Total


Subcatchment EX4: EX. S


Runoff


Hydrograph


Time  (hours)
201918171615141312111098765


Fl
ow


  (
cf


s)


0.95
0.9


0.85
0.8


0.75
0.7


0.65
0.6


0.55
0.5


0.45
0.4


0.35
0.3


0.25
0.2


0.15
0.1


0.05
0


MSE 24-hr 3
10-Year Rainfall=4.12"
Runoff Area=78,427 sf


Runoff Volume=0.065 af
Runoff Depth>0.44"
Flow Length=1,153'


Tc=17.4 min
CN=WQ


0.86 cfs


MSE 24-hr 3  10-Year Rainfall=4.12"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment OFF1: P S


Runoff = 3.08 cfs @ 12.14 hrs,  Volume= 0.137 af,  Depth> 1.47"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  10-Year Rainfall=4.12"


Area (ac) CN Description
0.570 70 Woods, Good, HSG C
0.548 74 Pasture/grassland/range, Good, HSG C
1.118 Weighted Average
1.118 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment OFF1: P S
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MSE 24-hr 3
10-Year Rainfall=4.12"
Runoff Area=1.118 ac


Runoff Volume=0.137 af
Runoff Depth>1.47"


Flow Length=172'
Tc=6.1 min


CN=WQ


3.08 cfs


MSE 24-hr 3  10-Year Rainfall=4.12"25083
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Summary for Subcatchment OFF2: P S


Runoff = 1.35 cfs @ 12.27 hrs,  Volume= 0.119 af,  Depth> 0.18"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  10-Year Rainfall=4.12"


Area (ac) CN Description
0.936 30 Woods, Good, HSG A
0.117 55 Woods, Good, HSG B
5.555 39 Pasture/grassland/range, Good, HSG A
1.362 61 Pasture/grassland/range, Good, HSG B
7.970 Weighted Average
7.970 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


9.6 204 0.0050 0.35 Shallow Concentrated Flow, 
Woodland   Kv= 5.0 fps


15.7 376 Total
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Summary for Reach 2R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 25.100 ac, 1.12% Impervious,  Inflow Depth > 0.21"    for  10-Year event
Inflow = 6.09 cfs @ 12.29 hrs,  Volume= 0.444 af
Outflow = 6.09 cfs @ 12.29 hrs,  Volume= 0.444 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 2R: 
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Summary for Reach 4R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 30.655 ac, 7.63% Impervious,  Inflow Depth > 0.04"    for  10-Year event
Inflow = 1.53 cfs @ 12.20 hrs,  Volume= 0.100 af
Outflow = 1.53 cfs @ 12.20 hrs,  Volume= 0.100 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 4R: 
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Summary for Reach 6R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 16.123 ac, 0.37% Impervious,  Inflow Depth > 0.87"    for  10-Year event
Inflow = 16.63 cfs @ 12.28 hrs,  Volume= 1.164 af
Outflow = 16.63 cfs @ 12.28 hrs,  Volume= 1.164 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
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Summary for Reach 8R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 10.566 ac, 5.89% Impervious,  Inflow Depth > 0.66"    for  10-Year event
Inflow = 8.64 cfs @ 12.23 hrs,  Volume= 0.584 af
Outflow = 8.64 cfs @ 12.23 hrs,  Volume= 0.584 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
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Summary for Pond 1P: EX. DEP


Inflow Area = 19.157 ac, 0.48% Impervious,  Inflow Depth > 0.27"    for  10-Year event
Inflow = 6.08 cfs @ 12.26 hrs,  Volume= 0.439 af
Outflow = 0.05 cfs @ 20.00 hrs,  Volume= 0.032 af,  Atten= 99%,  Lag= 464.2 min
Discarded = 0.05 cfs @ 20.00 hrs,  Volume= 0.032 af
Primary = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af
     Routed to Reach 2R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 827.84' @ 20.00 hrs   Surf.Area= 15,705 sf   Storage= 17,703 cf


Plug-Flow detention time= 233.0 min calculated for 0.032 af (7% of inflow)
Center-of-Mass det. time= 109.8 min ( 926.1 - 816.3 )


Volume Invert Avail.Storage Storage Description
#1 826.00' 376,605 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


826.00 2,722 0 0
827.00 10,628 6,675 6,675
828.00 16,690 13,659 20,334
829.00 21,060 18,875 39,209
830.00 25,080 23,070 62,279
831.00 28,823 26,952 89,231
832.00 32,621 30,722 119,953
833.00 36,625 34,623 154,576
834.00 41,540 39,083 193,658
835.00 49,750 45,645 239,303
836.00 56,060 52,905 292,208
837.00 62,070 59,065 351,273
837.40 64,590 25,332 376,605


Device Routing     Invert Outlet Devices
#1 Primary 832.07' 24.0"  Round Culvert   


L= 22.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 832.07' / 830.98'   S= 0.0495 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 3.14 sf   


#2 Discarded 826.00' 0.130 in/hr Exfiltration over Horizontal area   


Discarded OutFlow  Max=0.05 cfs @ 20.00 hrs  HW=827.84'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.05 cfs)


Primary OutFlow  Max=0.00 cfs @ 5.00 hrs  HW=826.00'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  ( Controls 0.00 cfs)
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Summary for Pond 2P: INF. BASIN


[82] Warning: Early inflow requires earlier time span


Inflow Area = 28.189 ac, 7.32% Impervious,  Inflow Depth > 0.62"    for  10-Year event
Inflow = 13.26 cfs @ 12.14 hrs,  Volume= 1.461 af
Outflow = 0.10 cfs @ 20.00 hrs,  Volume= 0.101 af,  Atten= 99%,  Lag= 471.5 min
Discarded = 0.10 cfs @ 20.00 hrs,  Volume= 0.101 af
Primary = 0.00 cfs @ 20.00 hrs,  Volume= 0.000 af
     Routed to Reach 4R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 832.02' @ 20.00 hrs   Surf.Area= 33,342 sf   Storage= 59,232 cf


Plug-Flow detention time= 200.1 min calculated for 0.101 af (7% of inflow)
Center-of-Mass det. time= 1.3 min ( 810.2 - 809.0 )


Volume Invert Avail.Storage Storage Description
#1 830.00' 287,056 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


830.00 26,019 0 0
831.00 28,758 27,389 27,389
832.00 33,264 31,011 58,400
833.00 36,368 34,816 93,216
834.00 39,582 37,975 131,191
835.00 42,803 41,193 172,383
836.00 60,176 51,490 223,873
837.00 66,191 63,184 287,056


Device Routing     Invert Outlet Devices
#1 Primary 832.00' 18.0"  Round Culvert   L= 80.0'   Ke= 0.500   


Inlet / Outlet Invert= 832.00' / 831.60'   S= 0.0050 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 1.77 sf   


#2 Discarded 830.00' 0.130 in/hr Exfiltration over Horizontal area   


Discarded OutFlow  Max=0.10 cfs @ 20.00 hrs  HW=832.02'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.10 cfs)


Primary OutFlow  Max=0.00 cfs @ 20.00 hrs  HW=832.02'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  (Barrel Controls 0.00 cfs @ 0.47 fps)
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Pond 2P: INF. BASIN
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Summary for Pond 3P: SED. BASIN


[82] Warning: Early inflow requires earlier time span


Inflow Area = 9.877 ac, 12.78% Impervious,  Inflow Depth > 1.03"    for  10-Year event
Inflow = 10.31 cfs @ 12.17 hrs,  Volume= 0.844 af
Outflow = 7.61 cfs @ 12.39 hrs,  Volume= 0.804 af,  Atten= 26%,  Lag= 13.4 min
Primary = 7.61 cfs @ 12.39 hrs,  Volume= 0.804 af
     Routed to Pond 2P : INF. BASIN


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 834.23' @ 12.39 hrs   Surf.Area= 5,054 sf   Storage= 10,909 cf


Plug-Flow detention time= 62.5 min calculated for 0.804 af (95% of inflow)
Center-of-Mass det. time= 44.8 min ( 828.3 - 783.5 )


Volume Invert Avail.Storage Storage Description
#1 831.50' 111,112 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


831.50 2,930 0 0
835.00 5,650 15,015 15,015
836.00 60,176 32,913 47,928
837.00 66,191 63,184 111,112


Device Routing     Invert Outlet Devices
#1 Primary 831.50' 8.0"  Round Culvert   


L= 40.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 831.50' / 831.50'   S= 0.0000 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 0.35 sf   


#2 Primary 834.00' 20.0' long  x 4.0' 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)  2.38  2.54  2.69  2.68  2.67  2.67  2.65  2.66  2.66  
2.68  2.72  2.73  2.76  2.79  2.88  3.07  3.32   


Primary OutFlow  Max=7.55 cfs @ 12.39 hrs  HW=834.23'  TW=830.74'   (Dynamic Tailwater)
1=Culvert  (Barrel Controls 2.20 cfs @ 6.31 fps)
2=Broad-Crested Rectangular Weir  (Weir Controls 5.35 cfs @ 1.16 fps)
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Pond 3P: SED. BASIN
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Summary for Pond 6P: 


[82] Warning: Early inflow requires earlier time span
[80] Warning: Exceeded Pond 7P by 0.28' @ 12.15 hrs (4.37 cfs 0.053 af) 


Inflow Area = 9.007 ac, 11.64% Impervious,  Inflow Depth > 1.02"    for  10-Year event
Inflow = 12.31 cfs @ 12.13 hrs,  Volume= 0.765 af
Outflow = 9.06 cfs @ 12.19 hrs,  Volume= 0.764 af,  Atten= 26%,  Lag= 3.5 min
Primary = 9.06 cfs @ 12.19 hrs,  Volume= 0.764 af
     Routed to Pond 3P : SED. BASIN


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 839.72' @ 12.19 hrs   Surf.Area= 2,670 sf   Storage= 1,872 cf


Plug-Flow detention time= 1.9 min calculated for 0.762 af (100% of inflow)
Center-of-Mass det. time= 1.7 min ( 786.6 - 785.0 )


Volume Invert Avail.Storage Storage Description
#1 837.84' 5,398 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


837.84 41 0 0
838.00 120 13 13
839.00 968 544 557
840.00 3,323 2,146 2,702
840.60 5,661 2,695 5,398


Device Routing     Invert Outlet Devices
#1 Primary 837.84' 18.0"  Round Culvert   


L= 127.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 837.84' / 831.50'   S= 0.0499 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 1.77 sf   


#2 Primary 840.20' 20.0' long  + 10.0 '/' SideZ  x 10.0' breadth Broad-Crested Rectangular Weir   
Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60   
Coef. (English)  2.49  2.56  2.70  2.69  2.68  2.69  2.67  2.64   


Primary OutFlow  Max=9.00 cfs @ 12.19 hrs  HW=839.71'  TW=833.61'   (Dynamic Tailwater)
1=Culvert  (Inlet Controls 9.00 cfs @ 5.10 fps)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Summary for Pond 7P: 


[82] Warning: Early inflow requires earlier time span


Inflow Area = 1.536 ac, 27.28% Impervious,  Inflow Depth > 1.61"    for  10-Year event
Inflow = 4.04 cfs @ 12.14 hrs,  Volume= 0.207 af
Outflow = 3.51 cfs @ 12.32 hrs,  Volume= 0.206 af,  Atten= 13%,  Lag= 11.3 min
Primary = 3.51 cfs @ 12.32 hrs,  Volume= 0.206 af
     Routed to Pond 6P : 
Secondary = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af
     Routed to Reach 4R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 839.74' @ 12.27 hrs   Surf.Area= 3,060 sf   Storage= 2,190 cf


Plug-Flow detention time= 11.1 min calculated for 0.206 af (100% of inflow)
Center-of-Mass det. time= 9.1 min ( 775.2 - 766.1 )


Volume Invert Avail.Storage Storage Description
#1 838.00' 4,855 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


838.00 149 0 0
838.80 890 416 416
839.00 1,186 208 623
840.00 3,724 2,455 3,078
840.40 5,162 1,777 4,855


Device Routing     Invert Outlet Devices
#1 Primary 838.04' 18.0"  Round Culvert   


L= 49.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 838.04' / 837.84'   S= 0.0041 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 1.77 sf   


#2 Secondary 840.00' 20.0' long  + 10.0 '/' SideZ  x 10.0' breadth Broad-Crested Rectangular Weir   
Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60   
Coef. (English)  2.49  2.56  2.70  2.69  2.68  2.69  2.67  2.64   


Primary OutFlow  Max=4.08 cfs @ 12.32 hrs  HW=839.66'  TW=839.42'   (Dynamic Tailwater)
1=Culvert  (Outlet Controls 4.08 cfs @ 2.66 fps)


Secondary OutFlow  Max=0.00 cfs @ 5.00 hrs  HW=838.01'  TW=0.00'   (Dynamic Tailwater)
2=Broad-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-Q


Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method


Runoff Area=9.224 ac   8.68% Impervious   Runoff Depth>0.73"Subcatchment 1S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=10.69 cfs  0.558 af


Runoff Area=0.870 ac   24.60% Impervious   Runoff Depth>1.51"Subcatchment 2S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=1.97 cfs  0.110 af


Runoff Area=7.471 ac   8.42% Impervious   Runoff Depth>1.36"Subcatchment 3S: P S
   Flow Length=172'   Tc=6.1 min   UI Adjusted CN=WQ   Runoff=17.77 cfs  0.844 af


Runoff Area=1.536 ac   27.28% Impervious   Runoff Depth>2.25"Subcatchment 4S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=5.81 cfs  0.288 af


Runoff Area=460,253 sf   5.89% Impervious   Runoff Depth>1.01"Subcatchment 5S: BYPASS
   Flow Length=580'   Tc=13.2 min   UI Adjusted CN=WQ   Runoff=14.01 cfs  0.892 af


Runoff Area=96,237 sf   7.07% Impervious   Runoff Depth>0.47"Subcatchment 6S: BYPASS
   Flow Length=475'   Tc=12.0 min   UI Adjusted CN=WQ   Runoff=1.30 cfs  0.086 af


Runoff Area=0.257 ac   46.30% Impervious   Runoff Depth>2.26"Subcatchment 7S: BYPASS
   Flow Length=475'   Tc=12.0 min   CN=WQ   Runoff=0.71 cfs  0.048 af


Runoff Area=834,494 sf   0.48% Impervious   Runoff Depth>0.47"Subcatchment EX1: EX. S
   Flow Length=1,565'   Tc=15.9 min   CN=WQ   Runoff=9.52 cfs  0.745 af


Runoff Area=180,439 sf   4.57% Impervious   Runoff Depth>1.64"Subcatchment EX2: EX. S
   Flow Length=1,025'   Tc=18.2 min   CN=WQ   Runoff=7.96 cfs  0.568 af


Runoff Area=702,335 sf   0.37% Impervious   Runoff Depth>1.33"Subcatchment EX3: EX. N
   Flow Length=1,153'   Tc=17.4 min   CN=WQ   Runoff=26.31 cfs  1.785 af


Runoff Area=78,427 sf   0.00% Impervious   Runoff Depth>0.72"Subcatchment EX4: EX. S
   Flow Length=1,153'   Tc=17.4 min   CN=WQ   Runoff=1.53 cfs  0.108 af


Runoff Area=1.118 ac   0.00% Impervious   Runoff Depth>2.17"Subcatchment OFF1: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=4.55 cfs  0.202 af


Runoff Area=7.970 ac   0.00% Impervious   Runoff Depth>0.38"Subcatchment OFF2: P S
   Flow Length=376'   Tc=15.7 min   CN=WQ   Runoff=2.50 cfs  0.250 af


   Inflow=9.49 cfs  0.676 afReach 2R: 
   Outflow=9.49 cfs  0.676 af


   Inflow=3.68 cfs  0.536 afReach 4R: 
   Outflow=3.68 cfs  0.536 af


   Inflow=26.31 cfs  1.785 afReach 6R: 
   Outflow=26.31 cfs  1.785 af
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   Inflow=14.01 cfs  0.892 afReach 8R: 
   Outflow=14.01 cfs  0.892 af


Peak Elev=828.58'  Storage=30,700 cf   Inflow=9.52 cfs  0.745 afPond 1P: EX. DEP
   Discarded=0.06 cfs  0.039 af   Primary=0.00 cfs  0.000 af   Outflow=0.06 cfs  0.039 af


Peak Elev=832.47'  Storage=74,394 cf   Inflow=21.57 cfs  2.153 afPond 2P: INF. BASIN
   Discarded=0.10 cfs  0.108 af   Primary=0.89 cfs  0.378 af   Outflow=1.00 cfs  0.486 af


Peak Elev=834.35'  Storage=11,529 cf   Inflow=14.30 cfs  1.217 afPond 3P: SED. BASIN
   Outflow=12.73 cfs  1.143 af


Peak Elev=840.31'  Storage=3,920 cf   Inflow=18.02 cfs  1.107 afPond 6P: 
   Outflow=13.01 cfs  1.107 af


Peak Elev=840.12'  Storage=3,552 cf   Inflow=5.81 cfs  0.288 afPond 7P: 
   Primary=3.57 cfs  0.264 af   Secondary=2.17 cfs  0.024 af   Outflow=3.58 cfs  0.287 af


Total Runoff Area = 82.445 ac   Runoff Volume = 6.484 af   Average Runoff Depth = 0.94"
96.00% Pervious = 79.143 ac     4.00% Impervious = 3.301 ac







MSE 24-hr 3  25-Year Rainfall=5.10"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 1S: P S


Runoff = 10.69 cfs @ 12.13 hrs,  Volume= 0.558 af,  Depth> 0.73"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  25-Year Rainfall=5.10"


Area (ac) CN Description
5.387 30 Woods, Good, HSG A
0.843 70 Woods, Good, HSG C
1.427 39 Pasture/grassland/range, Good, HSG A
0.381 74 Pasture/grassland/range, Good, HSG C
0.385 39 >75% Grass cover, Good, HSG A
0.092 98 Unconnected roofs, HSG A
0.112 98 Paved parking, HSG A
0.597 98 Water Surface, HSG A
9.224 Weighted Average
8.423 91.32% Pervious Area
0.801 8.68% Impervious Area
0.092 11.49% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


MSE 24-hr 3  25-Year Rainfall=5.10"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment 1S: P S


Runoff
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Time  (hours)
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MSE 24-hr 3
25-Year Rainfall=5.10"
Runoff Area=9.224 ac


Runoff Volume=0.558 af
Runoff Depth>0.73"


Flow Length=172'
Tc=6.1 min


CN=WQ


10.69 cfs


MSE 24-hr 3  25-Year Rainfall=5.10"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 2S: P S


Runoff = 1.97 cfs @ 12.13 hrs,  Volume= 0.110 af,  Depth> 1.51"
     Routed to Pond 3P : SED. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  25-Year Rainfall=5.10"


Area (ac) CN Description
0.115 39 Pasture/grassland/range, Good, HSG A
0.167 61 Pasture/grassland/range, Good, HSG B
0.374 39 >75% Grass cover, Good, HSG A
0.147 98 Paved parking, HSG A
0.067 98 Water Surface, HSG A
0.870 Weighted Average
0.656 75.40% Pervious Area
0.214 24.60% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 2S: P S
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MSE 24-hr 3
25-Year Rainfall=5.10"
Runoff Area=0.870 ac


Runoff Volume=0.110 af
Runoff Depth>1.51"


Flow Length=172'
Tc=6.1 min


CN=WQ


1.97 cfs


MSE 24-hr 3  25-Year Rainfall=5.10"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 3S: P S


Runoff = 17.77 cfs @ 12.14 hrs,  Volume= 0.844 af,  Depth> 1.36"
     Routed to Pond 6P : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  25-Year Rainfall=5.10"


Area (ac) CN Adj Description
1.509 30 30 Woods, Good, HSG A
0.430 61 61 Pasture/grassland/range, Good, HSG B
4.903 61 61 >75% Grass cover, Good, HSG B
0.184 98 98 Unconnected roofs, HSG A
0.445 98 98 Paved parking, HSG A
7.471 Weighted Average
6.842 91.58% Pervious Area
0.629 8.42% Impervious Area
0.184 29.25% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 3S: P S
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MSE 24-hr 3
25-Year Rainfall=5.10"
Runoff Area=7.471 ac


Runoff Volume=0.844 af
Runoff Depth>1.36"


Flow Length=172'
Tc=6.1 min


UI Adjusted CN=WQ


17.77 cfs







MSE 24-hr 3  25-Year Rainfall=5.10"25083
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Summary for Subcatchment 4S: P S


Runoff = 5.81 cfs @ 12.14 hrs,  Volume= 0.288 af,  Depth> 2.25"
     Routed to Pond 7P : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  25-Year Rainfall=5.10"


Area (ac) CN Description
1.117 61 >75% Grass cover, Good, HSG B
0.419 98 Paved parking, HSG A
1.536 Weighted Average
1.117 72.72% Pervious Area
0.419 27.28% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total
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MSE 24-hr 3
25-Year Rainfall=5.10"
Runoff Area=1.536 ac


Runoff Volume=0.288 af
Runoff Depth>2.25"


Flow Length=172'
Tc=6.1 min


CN=WQ


5.81 cfs


MSE 24-hr 3  25-Year Rainfall=5.10"25083
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Summary for Subcatchment 5S: BYPASS


Runoff = 14.01 cfs @ 12.22 hrs,  Volume= 0.892 af,  Depth> 1.01"
     Routed to Reach 8R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  25-Year Rainfall=5.10"


Area (sf) CN Adj Description
163,516 30 30 Woods, Good, HSG A


10,629 55 55 Woods, Good, HSG B
16,422 39 39 Pasture/grassland/range, Good, HSG A
48,047 61 61 Pasture/grassland/range, Good, HSG B


194,539 61 61 >75% Grass cover, Good, HSG B
16,000 98 98 Unconnected roofs, HSG A
11,100 98 98 Paved parking, HSG A


460,253 Weighted Average
433,153 94.11% Pervious Area


27,100 5.89% Impervious Area
16,000 59.04% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


1.2 105 0.0300 1.44 66.42 Channel Flow, 
Area= 46.0 sf  Perim= 153.0'  r= 0.30'
n= 0.080  Earth, long dense weeds


13.2 580 Total


MSE 24-hr 3  25-Year Rainfall=5.10"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment 5S: BYPASS
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MSE 24-hr 3
25-Year Rainfall=5.10"


Runoff Area=460,253 sf
Runoff Volume=0.892 af


Runoff Depth>1.01"
Flow Length=580'


Tc=13.2 min
UI Adjusted CN=WQ


14.01 cfs


MSE 24-hr 3  25-Year Rainfall=5.10"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts


Page 120HydroCAD® 10.20-5c  s/n 02094  © 2023 HydroCAD Software Solutions LLC


Summary for Subcatchment 6S: BYPASS


Runoff = 1.30 cfs @ 12.20 hrs,  Volume= 0.086 af,  Depth> 0.47"
     Routed to Reach 4R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  25-Year Rainfall=5.10"


Area (sf) CN Adj Description
72,405 30 30 Woods, Good, HSG A


8,668 39 39 Pasture/grassland/range, Good, HSG A
4,182 61 61 Pasture/grassland/range, Good, HSG B
4,182 61 61 >75% Grass cover, Good, HSG B
4,000 98 98 Unconnected roofs, HSG A
2,800 98 98 Paved parking, HSG A


96,237 Weighted Average
89,437 92.93% Pervious Area


6,800 7.07% Impervious Area
4,000 58.82% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


12.0 475 Total







MSE 24-hr 3  25-Year Rainfall=5.10"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment 6S: BYPASS


Runoff
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Time  (hours)
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MSE 24-hr 3
25-Year Rainfall=5.10"
Runoff Area=96,237 sf


Runoff Volume=0.086 af
Runoff Depth>0.47"


Flow Length=475'
Tc=12.0 min


UI Adjusted CN=WQ


1.30 cfs


MSE 24-hr 3  25-Year Rainfall=5.10"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 7S: BYPASS


Runoff = 0.71 cfs @ 12.19 hrs,  Volume= 0.048 af,  Depth> 2.26"
     Routed to Reach 4R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  25-Year Rainfall=5.10"


Area (ac) CN Description
0.138 39 >75% Grass cover, Good, HSG A
0.119 98 Paved parking, HSG A
0.257 Weighted Average
0.138 53.70% Pervious Area
0.119 46.30% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


12.0 475 Total


Subcatchment 7S: BYPASS
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MSE 24-hr 3
25-Year Rainfall=5.10"
Runoff Area=0.257 ac


Runoff Volume=0.048 af
Runoff Depth>2.26"


Flow Length=475'
Tc=12.0 min


CN=WQ


0.71 cfs


MSE 24-hr 3  25-Year Rainfall=5.10"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment EX1: EX. S


Runoff = 9.52 cfs @ 12.26 hrs,  Volume= 0.745 af,  Depth> 0.47"
     Routed to Pond 1P : EX. DEP


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  25-Year Rainfall=5.10"


Area (sf) CN Description
315,214 30 Woods, Good, HSG A


5,112 55 Woods, Good, HSG B
61,557 70 Woods, Good, HSG C


348,487 39 Pasture/grassland/range, Good, HSG A
59,335 61 Pasture/grassland/range, Good, HSG B
40,743 74 Pasture/grassland/range, Good, HSG C


4,046 98 Paved parking, HSG A
834,494 Weighted Average
830,448 99.52% Pervious Area


4,046 0.48% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


7.9 100 0.0300 0.21 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


8.0 1,465 0.0410 3.04 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


15.9 1,565 Total


MSE 24-hr 3  25-Year Rainfall=5.10"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment EX1: EX. S
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MSE 24-hr 3
25-Year Rainfall=5.10"


Runoff Area=834,494 sf
Runoff Volume=0.745 af


Runoff Depth>0.47"
Flow Length=1,565'


Tc=15.9 min
CN=WQ


9.52 cfs







MSE 24-hr 3  25-Year Rainfall=5.10"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment EX2: EX. S


Runoff = 7.96 cfs @ 12.28 hrs,  Volume= 0.568 af,  Depth> 1.64"
     Routed to Reach 2R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  25-Year Rainfall=5.10"


Area (sf) CN Description
10,838 30 Woods, Good, HSG A
24,569 39 Pasture/grassland/range, Good, HSG A
30,535 61 Pasture/grassland/range, Good, HSG B


* 106,256 70 Row crops, SR + CR, Good, HSG B
8,241 98 Paved parking, HSG A


180,439 Weighted Average
172,198 95.43% Pervious Area


8,241 4.57% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


6.9 100 0.0710 0.24 Sheet Flow, 
Cultivated: Residue>20%   n= 0.170   P2= 2.82"


11.3 925 0.0230 1.36 Shallow Concentrated Flow, 
Cultivated Straight Rows   Kv= 9.0 fps


18.2 1,025 Total


Subcatchment EX2: EX. S
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MSE 24-hr 3
25-Year Rainfall=5.10"


Runoff Area=180,439 sf
Runoff Volume=0.568 af


Runoff Depth>1.64"
Flow Length=1,025'


Tc=18.2 min
CN=WQ


7.96 cfs


MSE 24-hr 3  25-Year Rainfall=5.10"25083
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Summary for Subcatchment EX3: EX. N


Runoff = 26.31 cfs @ 12.27 hrs,  Volume= 1.785 af,  Depth> 1.33"
     Routed to Reach 6R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  25-Year Rainfall=5.10"


Area (sf) CN Description
168,679 30 Woods, Good, HSG A


12,456 55 Woods, Good, HSG B
21,969 39 Pasture/grassland/range, Good, HSG A
97,188 61 Pasture/grassland/range, Good, HSG B


* 25,963 56 Row crops, straight row, Good, HSG A
* 373,505 70 Row crops, SR + CR, Good, HSG B


2,575 98 Paved parking, HSG A
702,335 Weighted Average
699,760 99.63% Pervious Area


2,575 0.37% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.7 100 0.1077 0.14 Sheet Flow, 


Woods: Light underbrush   n= 0.400   P2= 2.82"
5.7 1,053 0.0428 3.10 Shallow Concentrated Flow, 


Grassed Waterway   Kv= 15.0 fps
17.4 1,153 Total


MSE 24-hr 3  25-Year Rainfall=5.10"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment EX3: EX. N
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MSE 24-hr 3
25-Year Rainfall=5.10"


Runoff Area=702,335 sf
Runoff Volume=1.785 af


Runoff Depth>1.33"
Flow Length=1,153'


Tc=17.4 min
CN=WQ


26.31 cfs


MSE 24-hr 3  25-Year Rainfall=5.10"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment EX4: EX. S


Runoff = 1.53 cfs @ 12.29 hrs,  Volume= 0.108 af,  Depth> 0.72"
     Routed to Reach 2R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  25-Year Rainfall=5.10"


Area (sf) CN Description
36,439 30 Woods, Good, HSG A
41,988 61 Pasture/grassland/range, Good, HSG B
78,427 Weighted Average
78,427 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.7 100 0.1077 0.14 Sheet Flow, 


Woods: Light underbrush   n= 0.400   P2= 2.82"
5.7 1,053 0.0428 3.10 Shallow Concentrated Flow, 


Grassed Waterway   Kv= 15.0 fps
17.4 1,153 Total


Subcatchment EX4: EX. S
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MSE 24-hr 3
25-Year Rainfall=5.10"
Runoff Area=78,427 sf


Runoff Volume=0.108 af
Runoff Depth>0.72"
Flow Length=1,153'


Tc=17.4 min
CN=WQ


1.53 cfs







MSE 24-hr 3  25-Year Rainfall=5.10"25083
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Summary for Subcatchment OFF1: P S


Runoff = 4.55 cfs @ 12.14 hrs,  Volume= 0.202 af,  Depth> 2.17"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  25-Year Rainfall=5.10"


Area (ac) CN Description
0.570 70 Woods, Good, HSG C
0.548 74 Pasture/grassland/range, Good, HSG C
1.118 Weighted Average
1.118 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total
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Runoff


Hydrograph


Time  (hours)
201918171615141312111098765


Fl
ow


  (
cf


s)


5


4


3


2


1


0


MSE 24-hr 3
25-Year Rainfall=5.10"
Runoff Area=1.118 ac


Runoff Volume=0.202 af
Runoff Depth>2.17"


Flow Length=172'
Tc=6.1 min


CN=WQ


4.55 cfs


MSE 24-hr 3  25-Year Rainfall=5.10"25083
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Summary for Subcatchment OFF2: P S


Runoff = 2.50 cfs @ 12.28 hrs,  Volume= 0.250 af,  Depth> 0.38"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  25-Year Rainfall=5.10"


Area (ac) CN Description
0.936 30 Woods, Good, HSG A
0.117 55 Woods, Good, HSG B
5.555 39 Pasture/grassland/range, Good, HSG A
1.362 61 Pasture/grassland/range, Good, HSG B
7.970 Weighted Average
7.970 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


9.6 204 0.0050 0.35 Shallow Concentrated Flow, 
Woodland   Kv= 5.0 fps


15.7 376 Total
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Summary for Reach 2R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 25.100 ac, 1.12% Impervious,  Inflow Depth > 0.32"    for  25-Year event
Inflow = 9.49 cfs @ 12.28 hrs,  Volume= 0.676 af
Outflow = 9.49 cfs @ 12.28 hrs,  Volume= 0.676 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
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Summary for Reach 4R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 30.655 ac, 7.63% Impervious,  Inflow Depth > 0.21"    for  25-Year event
Inflow = 3.68 cfs @ 12.28 hrs,  Volume= 0.536 af
Outflow = 3.68 cfs @ 12.28 hrs,  Volume= 0.536 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
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Summary for Reach 6R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 16.123 ac, 0.37% Impervious,  Inflow Depth > 1.33"    for  25-Year event
Inflow = 26.31 cfs @ 12.27 hrs,  Volume= 1.785 af
Outflow = 26.31 cfs @ 12.27 hrs,  Volume= 1.785 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
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Summary for Reach 8R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 10.566 ac, 5.89% Impervious,  Inflow Depth > 1.01"    for  25-Year event
Inflow = 14.01 cfs @ 12.22 hrs,  Volume= 0.892 af
Outflow = 14.01 cfs @ 12.22 hrs,  Volume= 0.892 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 8R: 
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Summary for Pond 1P: EX. DEP


Inflow Area = 19.157 ac, 0.48% Impervious,  Inflow Depth > 0.47"    for  25-Year event
Inflow = 9.52 cfs @ 12.26 hrs,  Volume= 0.745 af
Outflow = 0.06 cfs @ 20.00 hrs,  Volume= 0.039 af,  Atten= 99%,  Lag= 464.3 min
Discarded = 0.06 cfs @ 20.00 hrs,  Volume= 0.039 af
Primary = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af
     Routed to Reach 2R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 828.58' @ 20.00 hrs   Surf.Area= 19,213 sf   Storage= 30,700 cf


Plug-Flow detention time= 243.3 min calculated for 0.039 af (5% of inflow)
Center-of-Mass det. time= 109.5 min ( 926.0 - 816.5 )


Volume Invert Avail.Storage Storage Description
#1 826.00' 376,605 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


826.00 2,722 0 0
827.00 10,628 6,675 6,675
828.00 16,690 13,659 20,334
829.00 21,060 18,875 39,209
830.00 25,080 23,070 62,279
831.00 28,823 26,952 89,231
832.00 32,621 30,722 119,953
833.00 36,625 34,623 154,576
834.00 41,540 39,083 193,658
835.00 49,750 45,645 239,303
836.00 56,060 52,905 292,208
837.00 62,070 59,065 351,273
837.40 64,590 25,332 376,605


Device Routing     Invert Outlet Devices
#1 Primary 832.07' 24.0"  Round Culvert   


L= 22.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 832.07' / 830.98'   S= 0.0495 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 3.14 sf   


#2 Discarded 826.00' 0.130 in/hr Exfiltration over Horizontal area   


Discarded OutFlow  Max=0.06 cfs @ 20.00 hrs  HW=828.58'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.06 cfs)


Primary OutFlow  Max=0.00 cfs @ 5.00 hrs  HW=826.00'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  ( Controls 0.00 cfs)


MSE 24-hr 3  25-Year Rainfall=5.10"25083
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Summary for Pond 2P: INF. BASIN


[82] Warning: Early inflow requires earlier time span


Inflow Area = 28.189 ac, 7.32% Impervious,  Inflow Depth > 0.92"    for  25-Year event
Inflow = 21.57 cfs @ 12.25 hrs,  Volume= 2.153 af
Outflow = 1.00 cfs @ 16.58 hrs,  Volume= 0.486 af,  Atten= 95%,  Lag= 259.6 min
Discarded = 0.10 cfs @ 16.58 hrs,  Volume= 0.108 af
Primary = 0.89 cfs @ 16.58 hrs,  Volume= 0.378 af
     Routed to Reach 4R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 832.47' @ 16.58 hrs   Surf.Area= 34,724 sf   Storage= 74,394 cf


Plug-Flow detention time= 290.0 min calculated for 0.486 af (23% of inflow)
Center-of-Mass det. time= 174.2 min ( 979.8 - 805.6 )


Volume Invert Avail.Storage Storage Description
#1 830.00' 287,056 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


830.00 26,019 0 0
831.00 28,758 27,389 27,389
832.00 33,264 31,011 58,400
833.00 36,368 34,816 93,216
834.00 39,582 37,975 131,191
835.00 42,803 41,193 172,383
836.00 60,176 51,490 223,873
837.00 66,191 63,184 287,056


Device Routing     Invert Outlet Devices
#1 Primary 832.00' 18.0"  Round Culvert   L= 80.0'   Ke= 0.500   


Inlet / Outlet Invert= 832.00' / 831.60'   S= 0.0050 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 1.77 sf   


#2 Discarded 830.00' 0.130 in/hr Exfiltration over Horizontal area   


Discarded OutFlow  Max=0.10 cfs @ 16.58 hrs  HW=832.47'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.10 cfs)


Primary OutFlow  Max=0.89 cfs @ 16.58 hrs  HW=832.47'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  (Barrel Controls 0.89 cfs @ 2.81 fps)


MSE 24-hr 3  25-Year Rainfall=5.10"25083
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Summary for Pond 3P: SED. BASIN


[82] Warning: Early inflow requires earlier time span


Inflow Area = 9.877 ac, 12.78% Impervious,  Inflow Depth > 1.48"    for  25-Year event
Inflow = 14.30 cfs @ 12.20 hrs,  Volume= 1.217 af
Outflow = 12.73 cfs @ 12.27 hrs,  Volume= 1.143 af,  Atten= 11%,  Lag= 4.4 min
Primary = 12.73 cfs @ 12.27 hrs,  Volume= 1.143 af
     Routed to Pond 2P : INF. BASIN


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 834.35' @ 12.27 hrs   Surf.Area= 5,148 sf   Storage= 11,529 cf


Plug-Flow detention time= 56.3 min calculated for 1.140 af (94% of inflow)
Center-of-Mass det. time= 34.9 min ( 819.5 - 784.6 )


Volume Invert Avail.Storage Storage Description
#1 831.50' 111,112 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


831.50 2,930 0 0
835.00 5,650 15,015 15,015
836.00 60,176 32,913 47,928
837.00 66,191 63,184 111,112


Device Routing     Invert Outlet Devices
#1 Primary 831.50' 8.0"  Round Culvert   


L= 40.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 831.50' / 831.50'   S= 0.0000 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 0.35 sf   


#2 Primary 834.00' 20.0' long  x 4.0' 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)  2.38  2.54  2.69  2.68  2.67  2.67  2.65  2.66  2.66  
2.68  2.72  2.73  2.76  2.79  2.88  3.07  3.32   


Primary OutFlow  Max=12.02 cfs @ 12.27 hrs  HW=834.34'  TW=830.91'   (Dynamic Tailwater)
1=Culvert  (Barrel Controls 2.26 cfs @ 6.47 fps)
2=Broad-Crested Rectangular Weir  (Weir Controls 9.76 cfs @ 1.45 fps)
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Summary for Pond 6P: 


[82] Warning: Early inflow requires earlier time span
[80] Warning: Exceeded Pond 7P by 0.44' @ 12.15 hrs (5.63 cfs 0.100 af) 


Inflow Area = 9.007 ac, 11.64% Impervious,  Inflow Depth > 1.48"    for  25-Year event
Inflow = 18.02 cfs @ 12.13 hrs,  Volume= 1.107 af
Outflow = 13.01 cfs @ 12.20 hrs,  Volume= 1.107 af,  Atten= 28%,  Lag= 4.3 min
Primary = 13.01 cfs @ 12.20 hrs,  Volume= 1.107 af
     Routed to Pond 3P : SED. BASIN


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 840.31' @ 12.21 hrs   Surf.Area= 4,531 sf   Storage= 3,920 cf


Plug-Flow detention time= 2.5 min calculated for 1.103 af (100% of inflow)
Center-of-Mass det. time= 2.3 min ( 787.2 - 784.9 )


Volume Invert Avail.Storage Storage Description
#1 837.84' 5,398 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


837.84 41 0 0
838.00 120 13 13
839.00 968 544 557
840.00 3,323 2,146 2,702
840.60 5,661 2,695 5,398


Device Routing     Invert Outlet Devices
#1 Primary 837.84' 18.0"  Round Culvert   


L= 127.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 837.84' / 831.50'   S= 0.0499 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 1.77 sf   


#2 Primary 840.20' 20.0' long  + 10.0 '/' SideZ  x 10.0' breadth Broad-Crested Rectangular Weir   
Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60   
Coef. (English)  2.49  2.56  2.70  2.69  2.68  2.69  2.67  2.64   


Primary OutFlow  Max=12.86 cfs @ 12.20 hrs  HW=840.30'  TW=834.22'   (Dynamic Tailwater)
1=Culvert  (Inlet Controls 11.14 cfs @ 6.30 fps)
2=Broad-Crested Rectangular Weir  (Weir Controls 1.72 cfs @ 0.79 fps)
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Summary for Pond 7P: 


[82] Warning: Early inflow requires earlier time span


Inflow Area = 1.536 ac, 27.28% Impervious,  Inflow Depth > 2.25"    for  25-Year event
Inflow = 5.81 cfs @ 12.14 hrs,  Volume= 0.288 af
Outflow = 3.58 cfs @ 12.44 hrs,  Volume= 0.287 af,  Atten= 38%,  Lag= 18.2 min
Primary = 3.57 cfs @ 12.45 hrs,  Volume= 0.264 af
     Routed to Pond 6P : 
Secondary = 2.17 cfs @ 12.29 hrs,  Volume= 0.024 af
     Routed to Reach 4R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 840.12' @ 12.29 hrs   Surf.Area= 4,156 sf   Storage= 3,552 cf


Plug-Flow detention time= 13.0 min calculated for 0.287 af (100% of inflow)
Center-of-Mass det. time= 11.3 min ( 777.6 - 766.3 )


Volume Invert Avail.Storage Storage Description
#1 838.00' 4,855 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


838.00 149 0 0
838.80 890 416 416
839.00 1,186 208 623
840.00 3,724 2,455 3,078
840.40 5,162 1,777 4,855


Device Routing     Invert Outlet Devices
#1 Primary 838.04' 18.0"  Round Culvert   


L= 49.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 838.04' / 837.84'   S= 0.0041 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 1.77 sf   


#2 Secondary 840.00' 20.0' long  + 10.0 '/' SideZ  x 10.0' breadth Broad-Crested Rectangular Weir   
Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60   
Coef. (English)  2.49  2.56  2.70  2.69  2.68  2.69  2.67  2.64   


Primary OutFlow  Max=4.39 cfs @ 12.45 hrs  HW=839.92'  TW=839.65'   (Dynamic Tailwater)
1=Culvert  (Inlet Controls 4.39 cfs @ 2.49 fps)


Secondary OutFlow  Max=2.13 cfs @ 12.29 hrs  HW=840.12'  TW=0.00'   (Dynamic Tailwater)
2=Broad-Crested Rectangular Weir  (Weir Controls 2.13 cfs @ 0.85 fps)
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-Q


Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method


Runoff Area=9.224 ac   8.68% Impervious   Runoff Depth>1.24"Subcatchment 1S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=17.17 cfs  0.956 af


Runoff Area=0.870 ac   24.60% Impervious   Runoff Depth>2.42"Subcatchment 2S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=3.24 cfs  0.175 af


Runoff Area=7.471 ac   8.42% Impervious   Runoff Depth>2.35"Subcatchment 3S: P S
   Flow Length=172'   Tc=6.1 min   UI Adjusted CN=WQ   Runoff=31.15 cfs  1.461 af


Runoff Area=1.536 ac   27.28% Impervious   Runoff Depth>3.55"Subcatchment 4S: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=9.35 cfs  0.454 af


Runoff Area=460,253 sf   5.89% Impervious   Runoff Depth>1.81"Subcatchment 5S: BYPASS
   Flow Length=580'   Tc=13.2 min   UI Adjusted CN=WQ   Runoff=25.25 cfs  1.594 af


Runoff Area=96,237 sf   7.07% Impervious   Runoff Depth>0.85"Subcatchment 6S: BYPASS
   Flow Length=475'   Tc=12.0 min   UI Adjusted CN=WQ   Runoff=2.07 cfs  0.156 af


Runoff Area=0.257 ac   46.30% Impervious   Runoff Depth>3.30"Subcatchment 7S: BYPASS
   Flow Length=475'   Tc=12.0 min   CN=WQ   Runoff=1.03 cfs  0.071 af


Runoff Area=834,494 sf   0.48% Impervious   Runoff Depth>0.99"Subcatchment EX1: EX. S
   Flow Length=1,565'   Tc=15.9 min   CN=WQ   Runoff=19.83 cfs  1.580 af


Runoff Area=180,439 sf   4.57% Impervious   Runoff Depth>2.79"Subcatchment EX2: EX. S
   Flow Length=1,025'   Tc=18.2 min   CN=WQ   Runoff=13.64 cfs  0.963 af


Runoff Area=702,335 sf   0.37% Impervious   Runoff Depth>2.32"Subcatchment EX3: EX. N
   Flow Length=1,153'   Tc=17.4 min   CN=WQ   Runoff=45.97 cfs  3.123 af


Runoff Area=78,427 sf   0.00% Impervious   Runoff Depth>1.40"Subcatchment EX4: EX. S
   Flow Length=1,153'   Tc=17.4 min   CN=WQ   Runoff=2.98 cfs  0.211 af


Runoff Area=1.118 ac   0.00% Impervious   Runoff Depth>3.58"Subcatchment OFF1: P S
   Flow Length=172'   Tc=6.1 min   CN=WQ   Runoff=7.42 cfs  0.333 af


Runoff Area=7.970 ac   0.00% Impervious   Runoff Depth>0.93"Subcatchment OFF2: P S
   Flow Length=376'   Tc=15.7 min   CN=WQ   Runoff=7.38 cfs  0.620 af


   Inflow=16.59 cfs  1.174 afReach 2R: 
   Outflow=16.59 cfs  1.174 af


   Inflow=10.73 cfs  2.165 afReach 4R: 
   Outflow=10.73 cfs  2.165 af


   Inflow=45.97 cfs  3.123 afReach 6R: 
   Outflow=45.97 cfs  3.123 af
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   Inflow=25.25 cfs  1.594 afReach 8R: 
   Outflow=25.25 cfs  1.594 af


Peak Elev=830.17'  Storage=66,504 cf   Inflow=19.83 cfs  1.580 afPond 1P: EX. DEP
   Discarded=0.08 cfs  0.052 af   Primary=0.00 cfs  0.000 af   Outflow=0.08 cfs  0.052 af


Peak Elev=833.18'  Storage=99,666 cf   Inflow=56.78 cfs  3.765 afPond 2P: INF. BASIN
   Discarded=0.11 cfs  0.116 af   Primary=4.48 cfs  1.807 af   Outflow=4.59 cfs  1.923 af


Peak Elev=834.65'  Storage=13,073 cf   Inflow=34.15 cfs  1.958 afPond 3P: SED. BASIN
   Outflow=30.45 cfs  1.856 af


Peak Elev=840.66'  Storage=5,398 cf   Inflow=31.15 cfs  1.783 afPond 6P: 
   Outflow=31.01 cfs  1.783 af


Peak Elev=840.27'  Storage=4,197 cf   Inflow=9.35 cfs  0.454 afPond 7P: 
   Primary=3.18 cfs  0.322 af   Secondary=7.63 cfs  0.130 af   Outflow=7.63 cfs  0.453 af


Total Runoff Area = 82.445 ac   Runoff Volume = 11.697 af   Average Runoff Depth = 1.70"
96.00% Pervious = 79.143 ac     4.00% Impervious = 3.301 ac


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 1S: P S


Runoff = 17.17 cfs @ 12.14 hrs,  Volume= 0.956 af,  Depth> 1.24"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  100-Year Rainfall=6.89"


Area (ac) CN Description
5.387 30 Woods, Good, HSG A
0.843 70 Woods, Good, HSG C
1.427 39 Pasture/grassland/range, Good, HSG A
0.381 74 Pasture/grassland/range, Good, HSG C
0.385 39 >75% Grass cover, Good, HSG A
0.092 98 Unconnected roofs, HSG A
0.112 98 Paved parking, HSG A
0.597 98 Water Surface, HSG A
9.224 Weighted Average
8.423 91.32% Pervious Area
0.801 8.68% Impervious Area
0.092 11.49% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment 1S: P S
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Time  (hours)
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MSE 24-hr 3
100-Year Rainfall=6.89"


Runoff Area=9.224 ac
Runoff Volume=0.956 af


Runoff Depth>1.24"
Flow Length=172'


Tc=6.1 min
CN=WQ


17.17 cfs







MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 2S: P S


Runoff = 3.24 cfs @ 12.14 hrs,  Volume= 0.175 af,  Depth> 2.42"
     Routed to Pond 3P : SED. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  100-Year Rainfall=6.89"


Area (ac) CN Description
0.115 39 Pasture/grassland/range, Good, HSG A
0.167 61 Pasture/grassland/range, Good, HSG B
0.374 39 >75% Grass cover, Good, HSG A
0.147 98 Paved parking, HSG A
0.067 98 Water Surface, HSG A
0.870 Weighted Average
0.656 75.40% Pervious Area
0.214 24.60% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 2S: P S
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MSE 24-hr 3
100-Year Rainfall=6.89"


Runoff Area=0.870 ac
Runoff Volume=0.175 af


Runoff Depth>2.42"
Flow Length=172'


Tc=6.1 min
CN=WQ


3.24 cfs


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 3S: P S


Runoff = 31.15 cfs @ 12.14 hrs,  Volume= 1.461 af,  Depth> 2.35"
     Routed to Pond 6P : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  100-Year Rainfall=6.89"


Area (ac) CN Adj Description
1.509 30 30 Woods, Good, HSG A
0.430 61 61 Pasture/grassland/range, Good, HSG B
4.903 61 61 >75% Grass cover, Good, HSG B
0.184 98 98 Unconnected roofs, HSG A
0.445 98 98 Paved parking, HSG A
7.471 Weighted Average
6.842 91.58% Pervious Area
0.629 8.42% Impervious Area
0.184 29.25% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 3S: P S
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MSE 24-hr 3
100-Year Rainfall=6.89"


Runoff Area=7.471 ac
Runoff Volume=1.461 af


Runoff Depth>2.35"
Flow Length=172'


Tc=6.1 min
UI Adjusted CN=WQ


31.15 cfs


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 4S: P S


Runoff = 9.35 cfs @ 12.13 hrs,  Volume= 0.454 af,  Depth> 3.55"
     Routed to Pond 7P : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  100-Year Rainfall=6.89"


Area (ac) CN Description
1.117 61 >75% Grass cover, Good, HSG B
0.419 98 Paved parking, HSG A
1.536 Weighted Average
1.117 72.72% Pervious Area
0.419 27.28% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total


Subcatchment 4S: P S
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MSE 24-hr 3
100-Year Rainfall=6.89"


Runoff Area=1.536 ac
Runoff Volume=0.454 af


Runoff Depth>3.55"
Flow Length=172'


Tc=6.1 min
CN=WQ


9.35 cfs


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 5S: BYPASS


Runoff = 25.25 cfs @ 12.22 hrs,  Volume= 1.594 af,  Depth> 1.81"
     Routed to Reach 8R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  100-Year Rainfall=6.89"


Area (sf) CN Adj Description
163,516 30 30 Woods, Good, HSG A


10,629 55 55 Woods, Good, HSG B
16,422 39 39 Pasture/grassland/range, Good, HSG A
48,047 61 61 Pasture/grassland/range, Good, HSG B


194,539 61 61 >75% Grass cover, Good, HSG B
16,000 98 98 Unconnected roofs, HSG A
11,100 98 98 Paved parking, HSG A


460,253 Weighted Average
433,153 94.11% Pervious Area


27,100 5.89% Impervious Area
16,000 59.04% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


1.2 105 0.0300 1.44 66.42 Channel Flow, 
Area= 46.0 sf  Perim= 153.0'  r= 0.30'
n= 0.080  Earth, long dense weeds


13.2 580 Total







MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment 5S: BYPASS


Runoff
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Time  (hours)
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MSE 24-hr 3
100-Year Rainfall=6.89"
Runoff Area=460,253 sf


Runoff Volume=1.594 af
Runoff Depth>1.81"


Flow Length=580'
Tc=13.2 min


UI Adjusted CN=WQ


25.25 cfs


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 6S: BYPASS


Runoff = 2.07 cfs @ 12.20 hrs,  Volume= 0.156 af,  Depth> 0.85"
     Routed to Reach 4R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  100-Year Rainfall=6.89"


Area (sf) CN Adj Description
72,405 30 30 Woods, Good, HSG A


8,668 39 39 Pasture/grassland/range, Good, HSG A
4,182 61 61 Pasture/grassland/range, Good, HSG B
4,182 61 61 >75% Grass cover, Good, HSG B
4,000 98 98 Unconnected roofs, HSG A
2,800 98 98 Paved parking, HSG A


96,237 Weighted Average
89,437 92.93% Pervious Area


6,800 7.07% Impervious Area
4,000 58.82% Unconnected


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


12.0 475 Total


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment 6S: BYPASS


Runoff
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MSE 24-hr 3
100-Year Rainfall=6.89"
Runoff Area=96,237 sf


Runoff Volume=0.156 af
Runoff Depth>0.85"


Flow Length=475'
Tc=12.0 min


UI Adjusted CN=WQ


2.07 cfs


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment 7S: BYPASS


Runoff = 1.03 cfs @ 12.20 hrs,  Volume= 0.071 af,  Depth> 3.30"
     Routed to Reach 4R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  100-Year Rainfall=6.89"


Area (ac) CN Description
0.138 39 >75% Grass cover, Good, HSG A
0.119 98 Paved parking, HSG A
0.257 Weighted Average
0.138 53.70% Pervious Area
0.119 46.30% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


9.8 100 0.0600 0.17 Sheet Flow, 
Grass: Dense   n= 0.240   P2= 2.82"


2.2 375 0.0370 2.89 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


12.0 475 Total


Subcatchment 7S: BYPASS


Runoff
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MSE 24-hr 3
100-Year Rainfall=6.89"


Runoff Area=0.257 ac
Runoff Volume=0.071 af


Runoff Depth>3.30"
Flow Length=475'


Tc=12.0 min
CN=WQ


1.03 cfs







MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment EX1: EX. S


Runoff = 19.83 cfs @ 12.27 hrs,  Volume= 1.580 af,  Depth> 0.99"
     Routed to Pond 1P : EX. DEP


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  100-Year Rainfall=6.89"


Area (sf) CN Description
315,214 30 Woods, Good, HSG A


5,112 55 Woods, Good, HSG B
61,557 70 Woods, Good, HSG C


348,487 39 Pasture/grassland/range, Good, HSG A
59,335 61 Pasture/grassland/range, Good, HSG B
40,743 74 Pasture/grassland/range, Good, HSG C


4,046 98 Paved parking, HSG A
834,494 Weighted Average
830,448 99.52% Pervious Area


4,046 0.48% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


7.9 100 0.0300 0.21 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


8.0 1,465 0.0410 3.04 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


15.9 1,565 Total


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment EX1: EX. S
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MSE 24-hr 3
100-Year Rainfall=6.89"
Runoff Area=834,494 sf


Runoff Volume=1.580 af
Runoff Depth>0.99"
Flow Length=1,565'


Tc=15.9 min
CN=WQ


19.83 cfs


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment EX2: EX. S


Runoff = 13.64 cfs @ 12.28 hrs,  Volume= 0.963 af,  Depth> 2.79"
     Routed to Reach 2R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  100-Year Rainfall=6.89"


Area (sf) CN Description
10,838 30 Woods, Good, HSG A
24,569 39 Pasture/grassland/range, Good, HSG A
30,535 61 Pasture/grassland/range, Good, HSG B


* 106,256 70 Row crops, SR + CR, Good, HSG B
8,241 98 Paved parking, HSG A


180,439 Weighted Average
172,198 95.43% Pervious Area


8,241 4.57% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


6.9 100 0.0710 0.24 Sheet Flow, 
Cultivated: Residue>20%   n= 0.170   P2= 2.82"


11.3 925 0.0230 1.36 Shallow Concentrated Flow, 
Cultivated Straight Rows   Kv= 9.0 fps


18.2 1,025 Total


Subcatchment EX2: EX. S
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MSE 24-hr 3
100-Year Rainfall=6.89"
Runoff Area=180,439 sf


Runoff Volume=0.963 af
Runoff Depth>2.79"
Flow Length=1,025'


Tc=18.2 min
CN=WQ


13.64 cfs


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts


Page 160HydroCAD® 10.20-5c  s/n 02094  © 2023 HydroCAD Software Solutions LLC


Summary for Subcatchment EX3: EX. N


Runoff = 45.97 cfs @ 12.27 hrs,  Volume= 3.123 af,  Depth> 2.32"
     Routed to Reach 6R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  100-Year Rainfall=6.89"


Area (sf) CN Description
168,679 30 Woods, Good, HSG A


12,456 55 Woods, Good, HSG B
21,969 39 Pasture/grassland/range, Good, HSG A
97,188 61 Pasture/grassland/range, Good, HSG B


* 25,963 56 Row crops, straight row, Good, HSG A
* 373,505 70 Row crops, SR + CR, Good, HSG B


2,575 98 Paved parking, HSG A
702,335 Weighted Average
699,760 99.63% Pervious Area


2,575 0.37% Impervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.7 100 0.1077 0.14 Sheet Flow, 


Woods: Light underbrush   n= 0.400   P2= 2.82"
5.7 1,053 0.0428 3.10 Shallow Concentrated Flow, 


Grassed Waterway   Kv= 15.0 fps
17.4 1,153 Total







MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Subcatchment EX3: EX. N
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MSE 24-hr 3
100-Year Rainfall=6.89"
Runoff Area=702,335 sf


Runoff Volume=3.123 af
Runoff Depth>2.32"
Flow Length=1,153'


Tc=17.4 min
CN=WQ


45.97 cfs


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment EX4: EX. S


Runoff = 2.98 cfs @ 12.27 hrs,  Volume= 0.211 af,  Depth> 1.40"
     Routed to Reach 2R : 


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  100-Year Rainfall=6.89"


Area (sf) CN Description
36,439 30 Woods, Good, HSG A
41,988 61 Pasture/grassland/range, Good, HSG B
78,427 Weighted Average
78,427 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.7 100 0.1077 0.14 Sheet Flow, 


Woods: Light underbrush   n= 0.400   P2= 2.82"
5.7 1,053 0.0428 3.10 Shallow Concentrated Flow, 


Grassed Waterway   Kv= 15.0 fps
17.4 1,153 Total


Subcatchment EX4: EX. S
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MSE 24-hr 3
100-Year Rainfall=6.89"
Runoff Area=78,427 sf


Runoff Volume=0.211 af
Runoff Depth>1.40"
Flow Length=1,153'


Tc=17.4 min
CN=WQ


2.98 cfs


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment OFF1: P S


Runoff = 7.42 cfs @ 12.13 hrs,  Volume= 0.333 af,  Depth> 3.58"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  100-Year Rainfall=6.89"


Area (ac) CN Description
0.570 70 Woods, Good, HSG C
0.548 74 Pasture/grassland/range, Good, HSG C
1.118 Weighted Average
1.118 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


6.1 172 Total
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MSE 24-hr 3
100-Year Rainfall=6.89"


Runoff Area=1.118 ac
Runoff Volume=0.333 af


Runoff Depth>3.58"
Flow Length=172'


Tc=6.1 min
CN=WQ


7.42 cfs


MSE 24-hr 3  100-Year Rainfall=6.89"25083
  Printed  2/1/2026Prepared by Advanced Engineering Concepts
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Summary for Subcatchment OFF2: P S


Runoff = 7.38 cfs @ 12.28 hrs,  Volume= 0.620 af,  Depth> 0.93"
     Routed to Pond 2P : INF. BASIN


Runoff by SCS TR-20 method, UH=SCS, Weighted-Q, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
MSE 24-hr 3  100-Year Rainfall=6.89"


Area (ac) CN Description
0.936 30 Woods, Good, HSG A
0.117 55 Woods, Good, HSG B
5.555 39 Pasture/grassland/range, Good, HSG A
1.362 61 Pasture/grassland/range, Good, HSG B
7.970 Weighted Average
7.970 100.00% Pervious Area


Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)


5.6 100 0.0700 0.30 Sheet Flow, 
Range   n= 0.130   P2= 2.82"


0.5 72 0.0281 2.51 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps


9.6 204 0.0050 0.35 Shallow Concentrated Flow, 
Woodland   Kv= 5.0 fps


15.7 376 Total
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Summary for Reach 2R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 25.100 ac, 1.12% Impervious,  Inflow Depth > 0.56"    for  100-Year event
Inflow = 16.59 cfs @ 12.28 hrs,  Volume= 1.174 af
Outflow = 16.59 cfs @ 12.28 hrs,  Volume= 1.174 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 2R: 
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Summary for Reach 4R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 30.655 ac, 7.63% Impervious,  Inflow Depth > 0.85"    for  100-Year event
Inflow = 10.73 cfs @ 12.19 hrs,  Volume= 2.165 af
Outflow = 10.73 cfs @ 12.19 hrs,  Volume= 2.165 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 4R: 
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Summary for Reach 6R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 16.123 ac, 0.37% Impervious,  Inflow Depth > 2.32"    for  100-Year event
Inflow = 45.97 cfs @ 12.27 hrs,  Volume= 3.123 af
Outflow = 45.97 cfs @ 12.27 hrs,  Volume= 3.123 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 6R: 
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Summary for Reach 8R: 


[40] Hint: Not Described (Outflow=Inflow)


Inflow Area = 10.566 ac, 5.89% Impervious,  Inflow Depth > 1.81"    for  100-Year event
Inflow = 25.25 cfs @ 12.22 hrs,  Volume= 1.594 af
Outflow = 25.25 cfs @ 12.22 hrs,  Volume= 1.594 af,  Atten= 0%,  Lag= 0.0 min


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs


Reach 8R: 
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Summary for Pond 1P: EX. DEP


Inflow Area = 19.157 ac, 0.48% Impervious,  Inflow Depth > 0.99"    for  100-Year event
Inflow = 19.83 cfs @ 12.27 hrs,  Volume= 1.580 af
Outflow = 0.08 cfs @ 20.00 hrs,  Volume= 0.052 af,  Atten= 100%,  Lag= 463.9 min
Discarded = 0.08 cfs @ 20.00 hrs,  Volume= 0.052 af
Primary = 0.00 cfs @ 5.00 hrs,  Volume= 0.000 af
     Routed to Reach 2R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 830.17' @ 20.00 hrs   Surf.Area= 25,703 sf   Storage= 66,504 cf


Plug-Flow detention time= 268.7 min calculated for 0.052 af (3% of inflow)
Center-of-Mass det. time= 112.6 min ( 928.8 - 816.2 )


Volume Invert Avail.Storage Storage Description
#1 826.00' 376,605 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


826.00 2,722 0 0
827.00 10,628 6,675 6,675
828.00 16,690 13,659 20,334
829.00 21,060 18,875 39,209
830.00 25,080 23,070 62,279
831.00 28,823 26,952 89,231
832.00 32,621 30,722 119,953
833.00 36,625 34,623 154,576
834.00 41,540 39,083 193,658
835.00 49,750 45,645 239,303
836.00 56,060 52,905 292,208
837.00 62,070 59,065 351,273
837.40 64,590 25,332 376,605


Device Routing     Invert Outlet Devices
#1 Primary 832.07' 24.0"  Round Culvert   


L= 22.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 832.07' / 830.98'   S= 0.0495 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 3.14 sf   


#2 Discarded 826.00' 0.130 in/hr Exfiltration over Horizontal area   


Discarded OutFlow  Max=0.08 cfs @ 20.00 hrs  HW=830.17'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.08 cfs)


Primary OutFlow  Max=0.00 cfs @ 5.00 hrs  HW=826.00'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  ( Controls 0.00 cfs)


MSE 24-hr 3  100-Year Rainfall=6.89"25083
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Pond 1P: EX. DEP
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Summary for Pond 2P: INF. BASIN


Inflow Area = 28.189 ac, 7.32% Impervious,  Inflow Depth > 1.60"    for  100-Year event
Inflow = 56.78 cfs @ 12.17 hrs,  Volume= 3.765 af
Outflow = 4.59 cfs @ 13.62 hrs,  Volume= 1.923 af,  Atten= 92%,  Lag= 87.1 min
Discarded = 0.11 cfs @ 13.62 hrs,  Volume= 0.116 af
Primary = 4.48 cfs @ 13.62 hrs,  Volume= 1.807 af
     Routed to Reach 4R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 833.18' @ 13.62 hrs   Surf.Area= 36,934 sf   Storage= 99,666 cf


Plug-Flow detention time= 213.9 min calculated for 1.923 af (51% of inflow)
Center-of-Mass det. time= 128.0 min ( 933.1 - 805.1 )


Volume Invert Avail.Storage Storage Description
#1 830.00' 287,056 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


830.00 26,019 0 0
831.00 28,758 27,389 27,389
832.00 33,264 31,011 58,400
833.00 36,368 34,816 93,216
834.00 39,582 37,975 131,191
835.00 42,803 41,193 172,383
836.00 60,176 51,490 223,873
837.00 66,191 63,184 287,056


Device Routing     Invert Outlet Devices
#1 Primary 832.00' 18.0"  Round Culvert   L= 80.0'   Ke= 0.500   


Inlet / Outlet Invert= 832.00' / 831.60'   S= 0.0050 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 1.77 sf   


#2 Discarded 830.00' 0.130 in/hr Exfiltration over Horizontal area   


Discarded OutFlow  Max=0.11 cfs @ 13.62 hrs  HW=833.18'   (Free Discharge)
2=Exfiltration  (Exfiltration Controls 0.11 cfs)


Primary OutFlow  Max=4.48 cfs @ 13.62 hrs  HW=833.18'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  (Barrel Controls 4.48 cfs @ 4.15 fps)
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Pond 2P: INF. BASIN
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Summary for Pond 3P: SED. BASIN


Inflow Area = 9.877 ac, 12.78% Impervious,  Inflow Depth > 2.38"    for  100-Year event
Inflow = 34.15 cfs @ 12.16 hrs,  Volume= 1.958 af
Outflow = 30.45 cfs @ 12.19 hrs,  Volume= 1.856 af,  Atten= 11%,  Lag= 1.9 min
Primary = 30.45 cfs @ 12.19 hrs,  Volume= 1.856 af
     Routed to Pond 2P : INF. BASIN


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 834.65' @ 12.19 hrs   Surf.Area= 5,376 sf   Storage= 13,073 cf


Plug-Flow detention time= 49.3 min calculated for 1.856 af (95% of inflow)
Center-of-Mass det. time= 30.3 min ( 815.5 - 785.1 )


Volume Invert Avail.Storage Storage Description
#1 831.50' 111,112 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


831.50 2,930 0 0
835.00 5,650 15,015 15,015
836.00 60,176 32,913 47,928
837.00 66,191 63,184 111,112


Device Routing     Invert Outlet Devices
#1 Primary 831.50' 8.0"  Round Culvert   


L= 40.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 831.50' / 831.50'   S= 0.0000 '/'   Cc= 0.900   
n= 0.012,  Flow Area= 0.35 sf   


#2 Primary 834.00' 20.0' long  x 4.0' 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)  2.38  2.54  2.69  2.68  2.67  2.67  2.65  2.66  2.66  
2.68  2.72  2.73  2.76  2.79  2.88  3.07  3.32   


Primary OutFlow  Max=29.53 cfs @ 12.19 hrs  HW=834.63'  TW=831.42'   (Dynamic Tailwater)
1=Culvert  (Barrel Controls 2.41 cfs @ 6.90 fps)
2=Broad-Crested Rectangular Weir  (Weir Controls 27.12 cfs @ 2.14 fps)
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Pond 3P: SED. BASIN
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Summary for Pond 6P: 


[82] Warning: Early inflow requires earlier time span
[93] Warning: Storage range exceeded by 0.06'
[80] Warning: Exceeded Pond 7P by 0.44' @ 12.10 hrs (5.62 cfs 0.165 af) 


Inflow Area = 9.007 ac, 11.64% Impervious,  Inflow Depth > 2.38"    for  100-Year event
Inflow = 31.15 cfs @ 12.14 hrs,  Volume= 1.783 af
Outflow = 31.01 cfs @ 12.16 hrs,  Volume= 1.783 af,  Atten= 0%,  Lag= 1.3 min
Primary = 31.01 cfs @ 12.16 hrs,  Volume= 1.783 af
     Routed to Pond 3P : SED. BASIN


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 840.66' @ 12.16 hrs   Surf.Area= 5,661 sf   Storage= 5,398 cf


Plug-Flow detention time= 2.6 min calculated for 1.777 af (100% of inflow)
Center-of-Mass det. time= 2.4 min ( 787.3 - 784.9 )


Volume Invert Avail.Storage Storage Description
#1 837.84' 5,398 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


837.84 41 0 0
838.00 120 13 13
839.00 968 544 557
840.00 3,323 2,146 2,702
840.60 5,661 2,695 5,398


Device Routing     Invert Outlet Devices
#1 Primary 837.84' 18.0"  Round Culvert   


L= 127.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 837.84' / 831.50'   S= 0.0499 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 1.77 sf   


#2 Primary 840.20' 20.0' long  + 10.0 '/' SideZ  x 10.0' breadth Broad-Crested Rectangular Weir   
Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60   
Coef. (English)  2.49  2.56  2.70  2.69  2.68  2.69  2.67  2.64   


Primary OutFlow  Max=29.52 cfs @ 12.16 hrs  HW=840.63'  TW=834.60'   (Dynamic Tailwater)
1=Culvert  (Inlet Controls 12.17 cfs @ 6.88 fps)
2=Broad-Crested Rectangular Weir  (Weir Controls 17.36 cfs @ 1.64 fps)
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Summary for Pond 7P: 


[82] Warning: Early inflow requires earlier time span
[87] Warning: Oscillations may require smaller dt or Finer Routing (severity=1)


Inflow Area = 1.536 ac, 27.28% Impervious,  Inflow Depth > 3.55"    for  100-Year event
Inflow = 9.35 cfs @ 12.13 hrs,  Volume= 0.454 af
Outflow = 7.63 cfs @ 12.19 hrs,  Volume= 0.453 af,  Atten= 18%,  Lag= 3.5 min
Primary = 3.18 cfs @ 12.56 hrs,  Volume= 0.322 af
     Routed to Pond 6P : 
Secondary = 7.63 cfs @ 12.19 hrs,  Volume= 0.130 af
     Routed to Reach 4R : 


Routing by Dyn-Stor-Ind method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Peak Elev= 840.27' @ 12.19 hrs   Surf.Area= 4,681 sf   Storage= 4,197 cf


Plug-Flow detention time= 12.2 min calculated for 0.451 af (99% of inflow)
Center-of-Mass det. time= 10.8 min ( 776.1 - 765.4 )


Volume Invert Avail.Storage Storage Description
#1 838.00' 4,855 cf Custom Stage Data (Prismatic) Listed below (Recalc)


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


838.00 149 0 0
838.80 890 416 416
839.00 1,186 208 623
840.00 3,724 2,455 3,078
840.40 5,162 1,777 4,855


Device Routing     Invert Outlet Devices
#1 Primary 838.04' 18.0"  Round Culvert   


L= 49.0'   CMP, square edge headwall,  Ke= 0.500   
Inlet / Outlet Invert= 838.04' / 837.84'   S= 0.0041 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 1.77 sf   


#2 Secondary 840.00' 20.0' long  + 10.0 '/' SideZ  x 10.0' breadth Broad-Crested Rectangular Weir   
Head (feet)  0.20  0.40  0.60  0.80  1.00  1.20  1.40  1.60   
Coef. (English)  2.49  2.56  2.70  2.69  2.68  2.69  2.67  2.64   


Primary OutFlow  Max=3.88 cfs @ 12.56 hrs  HW=839.96'  TW=839.76'   (Dynamic Tailwater)
1=Culvert  (Inlet Controls 3.88 cfs @ 2.19 fps)


Secondary OutFlow  Max=7.42 cfs @ 12.19 hrs  HW=840.26'  TW=0.00'   (Dynamic Tailwater)
2=Broad-Crested Rectangular Weir  (Weir Controls 7.42 cfs @ 1.25 fps)
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Data file name:  S:\Projects\_2018\AEC 25 Projects\25083\Project Management-Civil\Design\WinSLAMM\25083.mdb
WinSLAMM Version 10.5.0
Rain file name:  C:\WinSLAMM Files\Rain Files\WisReg - Minneapolis MN 1959.RAN
Particulate Solids Concentration file name:  C:\WinSLAMM Files\v10.1 WI_AVG01.pscx
Runoff Coefficient file name:  C:\WinSLAMM Files\WI_SL06 Dec06.rsvx
Residential Street Delivery file name:  C:\WinSLAMM Files\WI_Res and Other Urban Dec06.std
Institutional Street Delivery file name:  C:\WinSLAMM Files\WI_Com Inst Indust Dec06.std
Commercial Street Delivery file name:  C:\WinSLAMM Files\WI_Com Inst Indust Dec06.std
Industrial Street Delivery file name:  C:\WinSLAMM Files\WI_Com Inst Indust Dec06.std
Other Urban Street Delivery file name:  C:\WinSLAMM Files\WI_Res and Other Urban Dec06.std
Freeway Street Delivery file name:  C:\WinSLAMM Files\Freeway Dec06.std
Apply Street Delivery Files to Adjust the After Event Load Street Dirt Mass Balance:  False
Pollutant Relative Concentration file name:  C:\WinSLAMM Files\WI_GEO03.ppdx
Source Area PSD and Peak to Average Flow Ratio File:  C:\WinSLAMM Files\NURP Source Area PSD Files.csv
Cost Data file name:  
If Other Device Pollutant Load Reduction Values = 1, Off-site Pollutant Loads are Removed from Pollutant Load % Reduction calculations
Seed for random number generator:  -42 
Study period starting date:  01/02/59 Study period ending date:  12/28/59
Start of Winter Season:  11/04 End of Winter Season:  03/13
Date:  02-01-2026 Time:  20:44:00
Site information:  


LU# 1 - Residential:  1S     Total area (ac):  9.224
1 - Roofs 1:  0.092 ac.    Pitched    Disconnected    Normal Silty    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
13 - Paved Parking 1:  0.112 ac.    Disconnected    Normal Sandy    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.c
45 - Large Landscaped Areas 1:  0.385 ac.    Normal Sandy    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
57 - Undeveloped Areas 1:  6.814 ac.    Normal Sandy    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
58 - Undeveloped Areas 2:  1.224 ac.    Normal Silty    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
70 - Water Body Areas:  0.597 ac.    PSD File:     Source Area PSD File: 


LU# 2 - Residential:  2S, 3S, 4S     Total area (ac):  9.877
1 - Roofs 1:  0.184 ac.    Pitched    Disconnected    Normal Silty    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
13 - Paved Parking 1:  0.926 ac.    Disconnected    Normal Silty    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
45 - Large Landscaped Areas 1:  0.374 ac.    Normal Sandy    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
46 - Large Landscaped Areas 2:  6.105 ac.    Normal Silty    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
57 - Undeveloped Areas 1:  1.624 ac.    Normal Sandy    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
58 - Undeveloped Areas 2:  0.597 ac.    Normal Silty    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
70 - Water Body Areas:  0.067 ac.    PSD File:     Source Area PSD File: 


LU# 3 - Residential:  OFF1, OFF2     Total area (ac):  9.087
57 - Undeveloped Areas 1:  6.490 ac.    Normal Sandy    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
58 - Undeveloped Areas 2:  1.479 ac.    Normal Silty    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
59 - Undeveloped Areas 3:  1.118 ac.    Normal Silty    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz


LU# 4 - Residential:  5S, 6S, 7S     Total area (ac):  13.034
1 - Roofs 1:  0.459 ac.    Pitched    Disconnected    Normal Silty    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
13 - Paved Parking 1:  0.429 ac.    Disconnected    Normal Sandy    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.c
45 - Large Landscaped Areas 1:  0.138 ac.    Normal Sandy    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
46 - Large Landscaped Areas 2:  1.125 ac.    Normal Silty    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
57 - Undeveloped Areas 1:  5.992 ac.    Normal Sandy    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz
58 - Undeveloped Areas 2:  4.891 ac.    Normal Silty    PSD File: C:\WinSLAMM Files\NURP.cpz    Source Area PSD File: C:\WinSLAMM Files\NURP.cpz


Control Practice 1:  Biofilter CP# 1 (DS) - DS Biofilters # 1 - 2P INF. BASIN
1.  Top area (square feet) =  42802 
2.  Bottom aea (square feet) =  26019 
3.  Depth (ft):   5 
4.  Biofilter width (ft) - for Cost Purposes Only:   10 
5.  Infiltration rate (in/hr) =  0.13 
6.  Random infiltration rate generation?  No
7.  Infiltration rate fraction (side):   0.001 
8.  Infiltration rate fraction (bottom):   1 
9.  Depth of biofilter that is rock filled (ft) 0 
10.  Porosity of rock filled volume =  0 
11.  Engineered soil infiltration rate:   0 
12.  Engineered soil depth (ft) =  0 
13.  Engineered soil porosity =  0 
14. Percent solids reduction due to flow through engineered soil =  0 
15. Biofilter peak to average flow ratio =  3.8 
16. Number of biofiltration control devices =  1 
17. Particle size distribution file:  Not needed - calculated by program
18. Initial water surface elevation (ft):   0 


     Soil Data                        Soil Type Fraction in Eng. Soil
Biofilter Outlet/Discharge Characteristics:


Outlet type:  Broad Crested Weir
1.  Weir crest length (ft):   10 
2.  Weir crest width (ft):   4 
3.  Height of datum to bottom of weir opening:   4.99 


Outlet type:  Surface Discharge Pipe
1.  Surface discharge pipe outlet diameter (ft):   1.5 
2.  Pipe invert elevation above datum (ft):   2 
3.  Number of surface pipe outlets:   1 







Control Practice 2:  Wet Detention Pond CP# 1 (DS) - DS Wet Pond # 1 - 3P SED. BASIN
Particle Size Distribution file name:  Not needed - calculated by program
Initial stage elevation (ft):   5 
Peak to Average Flow Ratio:   3.8 
Maximum flow allowed into pond (cfs):  No maximum value entered
Outlet Characteristics:


Outlet type:  Orifice 1
1.  Orifice diameter (ft):   0.67 
2.  Number of orifices:   1 
3.  Invert elevation above datum (ft):   5 


Outlet type:  Broad Crested Weir
1.  Weir crest length (ft):   20 
2.  Weir crest width (ft):   4 
3.  Height from datum to bottom of weir opening:   7.5 


Pond stage and surface area
Entry       Stage     Pond Area   Natural Seepage   Other Outflow
Number      (ft)      (acres)              (in/hr)                  (cfs)
   0           0.00        0.0000            0.00                     0.00    
   1           0.01        0.0061            0.00                     0.00    
   2           4.00        0.0306            0.00                     0.00    
   3           5.00        0.0673            0.00                     0.00    
   4           6.50        0.0921            0.00                     0.00    
   5           8.50        0.1297            0.00                     0.00    


Control Practice 3:  Other Device CP# 1 (DS) - DS Other Device # 1
Fraction of drainage area served by device (ac) = 1.00
Particulate Concentration reduction fraction = 1.00
Filterable Concentration reduction fraction = 0.80
Runoff volume reduction fraction = 0







SLAMM for Windows Version 10.5.0
(c) Copyright Robert Pitt and John Voorhees 2019, All Rights Reserved


Data file name:  S:\Projects\_2018\AEC 25 Projects\25083\Project Management-Civil\Design\WinSLAMM\25083.mdb
WinSLAMM Version 10.5.0
Rain file name:  C:\WinSLAMM Files\Rain Files\WisReg - Minneapolis MN 1959.RAN
Particulate Solids Concentration file name:  C:\WinSLAMM Files\v10.1 WI_AVG01.pscx
Runoff Coefficient file name:  C:\WinSLAMM Files\WI_SL06 Dec06.rsvx
Pollutant Relative Concentration file name:  C:\WinSLAMM Files\WI_GEO03.ppdx
Residential Street Delivery file name:  C:\WinSLAMM Files\WI_Res and Other Urban Dec06.std
Institutional Street Delivery file name:  C:\WinSLAMM Files\WI_Com Inst Indust Dec06.std
Commercial Street Delivery file name:  C:\WinSLAMM Files\WI_Com Inst Indust Dec06.std
Industrial Street Delivery file name:  C:\WinSLAMM Files\WI_Com Inst Indust Dec06.std
Other Urban Street Delivery file name:  C:\WinSLAMM Files\WI_Res and Other Urban Dec06.std
Freeway Street Delivery file name:  C:\WinSLAMM Files\Freeway Dec06.std
Apply Street Delivery Files to Adjust the After Event Load Street Dirt Mass Balance:  False
Source Area PSD and Peak to Average Flow Ratio File:  C:\WinSLAMM Files\NURP Source Area PSD Files.csv
Cost Data file name:  
If Other Device Pollutant Load Reduction Values = 1, Off-site Pollutant Loads are Removed from Pollutant Load % Reduction calculations
Seed for random number generator:  -42 
Study period starting date:  01/02/59 Study period ending date:  12/28/59
Start of Winter Season:  11/04 End of Winter Season:  03/13
Model Run Start Date:  01/02/59    Model Run End Date:  12/28/59
Date of run:  02-01-2026    Time of run:  20:45:58
Total Area Modeled (acres):  41.222
Years in Model Run:  0.99


Runoff Percent Particulate Particulate Percent
Volume Runoff Solids Solids Particulate
(cu ft) Volume Conc. Yield Solids


Reduction (mg/L) (lbs) Reduction


Total of all Land Uses without Controls:        168326           -        59.66        626.9           - 
Outfall Total with Controls:        38094       77.37%        50.59        120.3       80.81%
Annualized Total After Outfall Controls:               38623                                122.0             
 
Pollutant                            Conc.                Conc.                    Conc.       Pollutant Yield      Pollutant Yield        Pol. Yield    Percent
                                          No Controls       With Controls       Units         No Controls         With Controls         Units           Reduction
Particulate Solids 59.66 50.59 mg/L 626.9 120.3 lbs 80.81 %
Particulate Phosphorus 0.2380 0.1705 mg/L 2.501 0.4054 lbs 83.79 %
Filterable Phosphorus 0.3025 0.5699 mg/L 3.179 1.355 lbs 57.38 %
Total Phosphorus 0.5405 0.7404 mg/L 5.679 1.761 lbs 68.99 %


 
.  Percent Solids Reduction due to Engineered Media Not Used
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Parcel Identification Numbers (PIN):  
040-1159-80-200 


Name/Address:  
Terrain Inventory 
13918 E Mississippi Ave Suite 60183 
Aurora, CO 80012 
Ph: 720-808-1916 


  
Storm Water Management Practice 
Maintenance Agreement 


 
 
SITE NAME 
Glen Oaks Subdivision – St. Croix, WI 
 
PROPERTY LEGAL DESCRIPTION 
THE PLAT OF GLEN OAKS, LOTS 1-9 AND OUTLOT 1, LOCATED IN THE  
SW ¼ OF THE NE ¼, AND THE NW ¼ OF THE SE ¼, SECTION 25 
TOWNSHIP 28 NORTH, RANGE 20 WEST, TOWN OF TROY, ST. CROIX 
COUNTY, WISCONSIN. BEING ALL OF LOT 2 OF V. 34 OF CSM’S P. 7583, 
DOC. NO. 1193830 
 
RESPONSIBLE PARTY 
The owner of lots 1 through 9 shall have an equal 1/9th ownership responsibility for 
satisfying the provisions of this agreement.   
 
GRANTOR 
Terrain Inventory 
13918 E Mississippi Ave Suite 60183 
Aurora, CO 80012 
 
GRANTEE 
Town of Troy & St. Croix County, WI  
 
PERMANENT COMPONENTS OF THE STORMWATER SYSTEM 
The stormwater system consists of the following components: 


 
+ Swales & Ditches 
+ Storm Sewer, Culverts, Inlets 
+ Sediment Forebay                                                         
+ Infiltration Pond        
 
The locations of all permanent stormwater system components and designation of 
easements for drainage and stormwater facilities are shown on the plat Glen Oaks, 
in accordance with St. Croix County Ordinance. 
                             
INSPECTION AND MAINTENANCE 
All components of the stormwater system shall be inspected at least semiannually in early Spring and early Autumn. To ensure the 
proper long-term function of the storm water management practices described above, the following activities must be completed:  
 
1. All basin overflow must be checked periodically to ensure there is no blockage from floating debris or ice. Any blockage must be 


removed immediately.  
 
2. Inlets and outlets into stormwater facility must be checked after heavy rains (minimum-annually) for signs of erosion. Any eroding 


areas must be repaired immediately to prevent premature sediment build-up. Repaired grass areas must be restored with a minimum 
of 4” of topsoil, seed, fertilizer, and mulch and/or erosion mat. Erosion matting is recommended for repairing grassed areas.  


 
3. When sediment has accumulated on the basin bottom which inhibits infiltration of the stormwater facility the sediment must be 


removed.  
 
4. If ponding persists for a longer period of time within the infiltration basin and does not infiltrate within a 72 hour period, the 


sediment accumulation must be removed and then the bottom shall be raked and/ or disked.  
 
5. No grading or filling of the basin or berm other than for sediment removal is allowed, unless otherwise approved by the Town or 


County.  
 
6. Periodic mowing of the slopes will encourage rigorous grass cover and allow better inspections for erosion.  
 







7. Any other repair or maintenance needed to ensure the continued function of the storm water practices or as ordered by the Town or 
County under the provisions listed on this Agreement. 


 
Repairs will be made whenever the performance of a stormwater control structure is compromised. 
 
MOWING / FERTILIZER & CHEMICAL APPLICATION 
Mowing in buffer areas, basin banks and drainage ways will be minimized in order to maximize filtration of runoff.  If occasional 
mowing is necessary, the mowing height will be no shorter than two inches. 
 
Applications of fertilizers, herbicides, pesticide or other chemical applications are discouraged in buffer areas, on basin banks and 
along drainage ways. 
 
DUTY TO PROVIDE MAINTENANCE 
It is the equal responsibility of lots 1 through 9 to maintain inspection and maintenance records and to submit to St. Croix County an 
annual report documenting the inspection and maintenance of the stormwater system. Proof of maintenance is required with each 
annual report.  
 
In the event the facility owner fails to perform its obligations under this agreement, the Town of Troy or St. Croix County shall have 
the authority to inspect and maintain all components of the stormwater system.  In such an event, all associated costs will be assessed 
back as a special charge against the property pursuant to Wisconsin State Statute. Said charge shall be a lien on the property and shall 
be collected with the real estate taxes in accordance with St. Croix County Ordinance. 
 
SIGNATURES 
The undersigned agrees to the provision set forth in this agreement. 
 
______________________________________  _______________________________________ 
Signature or Authorized Agent for Responsible Party   Title                  
 
__________________________________________               __________________________________________            
Legal name of Responsible Party                 Street address, City, State, Zip Code 
                
__________________________________________  ___________________________________________              
Contact information (phone, email, etc.)   Date                
 
 
 
  







Dated this ___ day of ____________, 20___.  
 
Owner:  
 
 
____________________________________________  
[Owners Signature] 
  
 
____________________________________________ 
[Owners Typed Name]  
 
 
 
 
Acknowledgements  
 
State of Wisconsin:  
County of _________________ 
  
Personally came before me this _____day of ________________, 20___, 
the above named ___________               to me known to be the person who 
executed the foregoing instrument and acknowledged the same.  
 
 
 
     
 ________________________________________________ 
[Name]  
Notary Public, _______________________________, WI  
My commission expires: ___________________________  
 
 
 
 
This document was drafted by:        
Scott Cerveny of Advanced Engineering Concepts  
___________________________________________ 
 
1360 International Drive, Eau Claire, WI 54701 
____________________________________________  
[Name and address of drafter]  
 
 
 
 
Approved for recording: __________ [Initials of Municipal staff]  
 
 
 
 
 
 
 
 
 







Exhibit A:  
For a full size civil plan with details and further information please contact the Town of Troy. The exhibit below is for 
visual reference only and not for detailed information & specific callouts pertaining to the stormwater management of the 
subject property. Locations of the stormwater management facilities are shown below.  
 
 
  
 


 
 
 
 
 
 


 


Infiltration Basin 
Wet pond 


Grass swale 


Access Location 
l  
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DEVELOPER'S AGREEMENT 


GLEN OAKS SUBDIVISION 


 


This Agreement is made this ______ day of ______________, 2026 by and between the Town of 


Troy, a municipal corporation located in St Croix County and organized under the laws of the 


State of Wisconsin, hereinafter referred to as "TOWN", and Terrain Inventory, LLC, a Nevada 


limited liability company, hereinafter referred to as "DEVELOPER". 


GLEN OAKS SUBDIVISION 


RECITALS 


WHEREAS, the DEVELOPER wishes to develop a parcel of land ("Property") described as 


follows: 


Part of the Southwest Quarter ¼ of the Northeast ¼ and part of the Northwest Quarter ¼ of the 


Southeast ¼ of Section 25, Township 28 North, Range 20 West, Town of Troy, St. Croix 


County, Wisconsin, being Lot 2 of Certified Survey Map filed in Vol. 34, Page 7583, Document 


No. 1183830. 


to be known as Glen Oaks Subdivision, once final Town and County subdivision approvals have 


been obtained; and 


WHEREAS, the DEVELOPER wishes to acquire the property and has made application for 


preliminary plat approval by the Town and intends to make final plat application for the Glen 


Oaks Subdivision and desires to enter into a Developer's Agreement with the TOWN; and 


WHEREAS, in accordance with the Town's Subdivision and Developer's Agreement Ordinances, 


the TOWN is willing to enter into a Developer's Agreement with the DEVELOPER under the 


terms and conditions set forth herein and under which the preliminary plat may be conditionally 


approved, and for public improvements shown on the plat and related plans to be installed to 


requirements and in a manner that best serves the mutual benefit of both parties. 


NOW, THEREFORE, in consideration of the mutual promises, covenants and conditions 


contained herein, the parties enter into this agreement: 


A. DEVELOPER REPRESENTS AND WARRANTS THAT: 


1. DEVELOPER currently owns, in fee title absolute, all property shown on the preliminary plat 


which is on file with the TOWN and attached hereto as Exhibit A, which shows the entire 


property to be developed. DEVELOPER has full authority to enter into this agreement, to 


perform its obligations hereunder, to create the restrictive covenants and the homeowners 


association called for herein, and to complete the construction of all public improvements 


called for in this document or in the preliminary plat. 


2. DEVELOPER has received no notice or communication from any local, state or federal 


officials that the activities of DEVELOPER or TOWN on the property proposed for 
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development may be or will be in violation of any rules, laws or regulations applicable to the 


DEVELOPER. 


3. DEVELOPER will ensure that all outstanding property taxes on the property which is the 


subject of the said plat are current before the time of final plat approval. 


4. All of DEVELOPER'S warranties and representations made herein are an inducement to 


obtain the TOWN'S approval of the Glen Oaks preliminary plat, its entry into this agreement 


and its eventual final plat approval, and the TOWN is relying on said warranties and 


representations. 


5. The duly authorized signatures of all fee owners and of all entities holding a mortgage or other 


security interest in the property are shown on the signature page of this document. 


6. All parties to any executory sales contract concerning the Property shall be disclosed to 


TOWN and identified as signatories herein. 


7. DEVELOPER agrees that its full compliance with all applicable TOWN ordinances is a 


condition of TOWN'S entry into this agreement and a requirement of this agreement. This 


includes but is not limited to meeting all requirements of the TOWN'S ordinances on 


subdivision, impact fees, driveway permits, utility permits, building code and road standards. 


DEVELOPER will comply with all such ordinance requirements as part of its obligations 


under this agreement. 


8. Terrain Inventory, LLC, is a Nevada limited liability company in good standing under the laws 


of the State of Nevada. 


B. OBLIGATIONS OF THE DEVELOPER 


1. Road Construction and Paving Requirements. As a condition of the approval of the final 


plat, the DEVELOPER shall at its own and sole expense, construct all public improvements 


as shown on the preliminary plat and approved construction plans on file with the TOWN. 


All required stop signs shall be installed prior to DEVELOPER removing barricades that 


prevent unauthorized use of the roads shown on the plat. All road design, construction and 


paving shall meet or exceed the requirements of the Town Road Standards Ordinance, and all 


other applicable Town, County and State standards and ordinances. As used herein, "roads" 


refers to public roads and cul-de-sacs, and also includes all roadside ditches and any culverts 


underneath said roads or other means of discharging water into said ditches created as a 


result of DEVELOPER'S proposed subdivision activities. No blacktop shall be installed by 


DEVELOPER on any TOWN road built pursuant to this agreement between October 15 and 


May 1 without the express, written, advance approval of the Town Engineer. 


2. DEVELOPER Repair and Maintenance of Roads Prior to Acceptance. Notwithstanding 


the dedication to the public at the time of final plat approval of the public roads shown on the 


preliminary plat, the TOWN shall have no responsibility for repair, maintenance, grading, 


snow removal or any other duty with respect to the said roads until they have been 


completely built and blacktopped by DEVELOPER, inspected, found to be in conformity 


with all Town and County requirements and accepted by the TOWN in a written document, 


signed by the Town Chair and ratified by the Town Board at its next regular meeting. Until 
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that time the said roads shall be repaired, maintained, and plowed by the DEVELOPER. 


After the blacktopping has been completed, the DEVELOPER may notify the TOWN of road 


completion and the TOWN shall inspect the finished product. If the Town Engineer agrees 


that the said roads are built in conformity with TOWN and County standards and are paved 


and cut in conformity with TOWN standards then the TOWN shall accept the roads by the 


separate action of the Town Board referred to herein, and only thereafter shall TOWN 


become responsible for maintenance, repair, grading, snow removal and all other duties 


relating to the roads. Written acceptance of the road (subject to Town Board ratification) 


shall be given by the TOWN Chair to the DEVELOPER, or written objections to road 


acceptance with specified reasons therefore shall be provided, within fourteen days of 


inspection by the Town Chair or designee; provided that road acceptance is effective only 


after ratified by Town Board action at its next meeting. After formal acceptance of said 


platted public roads by the Town Board, DEVELOPER shall remain financially responsible 


for all repairs to the said roads for one year. 


3. Inspection. An engineer or engineering firm representative as designated by the TOWN shall 


regularly inspect all public improvement work. The Town Engineer shall have unlimited 


right to come on the property at any time to inspect all work undertaken by DEVELOPER 


pursuant to this agreement. 


4. DEVELOPER Installs Infrastructure. The DEVELOPER hereby agrees that it shall be 


solely responsible for the cost of and actual installation of any and all infrastructure and 


public improvements in the subdivision. Said infrastructure and public improvements 


includes building, grading, graveling and paving of all roads, all necessary off plat public 


road extensions in Town right of way areas, landscaping cul-de-sacs located in or serving the 


platted areas, installation of approved signage for said roads, improvements in or 


development of drainage ponds and easements and drainage control measures such as 


culverts, detention ponds, ditchways, etc., and erosion control measures, temporary or 


permanent, such as seeding, erosion bales and matting and rip-rap in or serving the platted 


area, all as shown in the preliminary plat and its accompanying plans on file with the TOWN, 


and all to be completed by October 31, 2026. A Construction Cost Estimate is attached as 


Exhibit B. DEVELOPER shall submit final revised plans which show all revisions requested 


by the TOWN and its staff. Cost estimates for the public improvements shall be timely 


submitted to the Town Engineer for verification and approval for purposes of establishing the 


amount of the letter of credit or performance bond. Any changes to drainage, erosion or 


public infrastructure plans proposed to be made by DEVELOPER after the execution of this 


agreement shall require separate agreement by the TOWN, which agreement shall be binding 


only when it has been made the subject of an executed addendum to this agreement and 


which proposed changes shall require separate review and recommendation by the Town 


Engineer prior to any such addendum being executed by the TOWN. 


5. Private Driveways. Individual lot driveways are private improvements and shall be the 


responsibility of individual lot owners to construct at the time of home construction in 


accordance with Town driveway permit requirements. Driveways are not public 


improvements and are not included in the Surety required under this Agreement.  


6. Utility Easement Crossings. The property is encumbered by existing NSP (Xcel Energy) and 


Williams Pipeline easements. DEVELOPER shall obtain all necessary approvals and 
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crossing agreements from NSP/Xcel Energy and Williams Pipeline Company prior to 


commencing any construction activities that would cross or affect these easements. Copies of 


all such approvals shall be provided to the TOWN prior to the start of construction. 


7. Installation of Utilities in Utility Easement Areas. All utilities installed in areas shown on 


the plat as being encumbered by a private utility easement shall be installed in the easement 


area. A professional land surveyor shall stake all lot corners with lathe prior to any utility 


installations. 


8. On-Site Dumpsters. During construction of public improvements by DEVELOPER, 


DEVELOPER shall require that covered dumpsters shall be on site at all times and that all 


garbage, trash or refuse susceptible to movement by wind of any magnitude shall be 


deposited in the said dumpsters at the end of each work day and on an ongoing basis during 


the day as necessary to prevent off-site movement of any such refuse, trash or garbage. 


9. Stormwater Management and Erosion Control Devices. DEVELOPER shall, at its own 


and sole expense, install all stormwater management measures and all erosion control 


measures, whether temporary or permanent, as shown on the preliminary and final plat and as 


required by State, County or Town statutes, ordinances, rules or practice. If erosion and 


sediment control devices shown on the preliminary plat and final plat are not controlling 


runoff as anticipated, the Town or County reserve the right to require modifications or 


additional devices to correct the situation. DEVELOPER shall also take measures to ensure 


that future responsibility for all stormwater management and/or erosion control measures 


installed on any lot or common areas in the Property are the responsibility of a homeowner's 


association consisting of all lots in the subdivision, so that any lot on which a stormwater 


management or erosion control measure is installed is not assigned sole responsibility for 


maintenance or repair for said installation. The TOWN shall not be responsible for the 


maintenance and repair of any stormwater management or erosion control measure installed 


as part of this development, whether shown on the Plat or existing outside of the Plat. 


However, the TOWN shall have authority but not the obligation to enter onto any lot or 


outlot to perform such maintenance or repairs as have not been performed by said 


Homeowner's Association following written notice by the TOWN to the Homeowner's 


Association that said measures require repair or maintenance and following a thirty (30) day 


opportunity for the Homeowner's Association to make the required repairs or maintenance. 


The expenses of the TOWN in taking said measures shall be deemed to be for the benefit of 


all lots in the subdivision and shall be considered a special charge pursuant to Wis. Stats. § 


66.0627 which shall then be charged back pro rata against the property tax bill of each lot in 


the subdivision. The TOWN shall have no liability for property damage or personal injury 


that may result from any detention ponds or drainage area located in the Glen Oaks 


subdivision. Prior to the construction of any stormwater or erosion control measures, 


DEVELOPER shall obtain all necessary permits from St. Croix County, and/or other 


appropriate state or local agencies, and shall provide copies to the TOWN. 


10. Outlot for Stormwater. Outlot 1, designated for stormwater management shown on the plat 


shall remain private property and shall be owned as tenants in common by all lot owners in 


the subdivision, with each lot having an undivided one-ninth (1/9) fractional interest that runs 


with and is appurtenant to such lot. Upon recording of the final plat, each lot shall 


automatically have a 1/9 undivided interest in the stormwater outlot, which interest shall 
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transfer with conveyance of the lot without need for separate deed. The plat and Restrictive 


Covenants shall restrict the uses and subdividability of the outlot in the manner required by 


the TOWN Subdivision Ordinance. The TOWN shall have no ownership interest in or 


maintenance responsibility for the stormwater outlot, which shall be owned by the lot owners 


as tenants in common and maintained through the Homeowners Association as provided in 


Section 11. 


11. Homeowners Association. At or prior to final plat approval, the DEVELOPER shall 


establish a Homeowner's Association with membership consisting of the owners of each lot 


in the subdivision, and with each lot entitled to one vote. The primary purposes of the 


Homeowner's Association shall be to manage the stormwater outlot in the subdivision, to 


have continuing responsibility for the maintenance and improvement of all erosion control 


and stormwater management devices shown on the stormwater outlot, to make authorized 


improvements to the stormwater outlot as the members may direct and as allowable under 


TOWN'S Subdivision Ordinance, to exercise responsibility and authority for creating and 


funding an annual budget, and to pay all property taxes assessed against the stormwater 


outlot. 


The said Homeowner's Association shall take the form of a Wisconsin non-stock, non-profit 


corporation. The DEVELOPER represents and warrants that the Glen Oaks Subdivision 


Homeowners Association Bylaws and the Articles of Incorporation for the said Association 


shall be reviewed and approved by the Town Attorney; that the said Bylaws, which are 


attached hereto as Exhibit C, govern the maintenance, repair or improvement of all 


stormwater management and erosion control measures and areas in the subdivision by the 


owners of all member lots of the Homeowners Association; and that the Bylaws adequately 


provide for the financial support and maintenance of such areas in the subdivision and for 


other activities by assigning an equal share of the financial support to each lot. DEVELOPER 


further agrees that the Homeowners Association shall be maintained in good standing with 


the State of Wisconsin Department of Financial Institutions. The Homeowners Association 


Bylaws shall be reviewed and approved by the Town Attorney prior to final plat approval. 


12. Restrictive Covenants. The DEVELOPER represents and warrants that the Glen Oaks 


Subdivision Restrictive Covenants shall be reviewed and approved by the Town Attorney 


and shall be recorded to attach to and encumber all lots in the Glen Oaks Subdivision 


immediately following the recording of the Glen Oaks final plat and before any area of the 


said plat is conveyed to any person or entity not a party to this agreement. Recorded copies of 


the covenants shall be provided to TOWN by DEVELOPER promptly after having been 


recorded by DEVELOPER. 


The said Covenants require that drainage easement areas and the stormwater outlot shall not 


be altered, filled, excavated, planted in or obstructed in any way. The Covenants contain 


provisions establishing that future and ongoing maintenance and repair of all stormwater 


management and erosion control devices shown in the Glen Oaks subdivision shall be the 


collective responsibility of all member lots whose owners shall equally share in the cost 


thereof. The Covenants encumber each lot in the plat and authorize the creation of a 


Homeowners Association to be responsible for said maintenance and repair responsibilities, 


with its membership consisting of the owners of each lot so encumbered. The Covenants 


create in said Homeowners Association the power and duty to adequately maintain the said 
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devices and to assess, levy against and collect from each lot an equal share of the costs and 


expenses of the Association, including the maintenance and repair of all stormwater 


management and erosion control devices, the maintenance and payment of property taxes on 


the stormwater outlot, and for such other purposes as may be identified in the Bylaws of the 


said Homeowners Association. The Restrictive Covenants, a copy of which is attached hereto 


as Exhibit D, shall be reviewed and approved by the Town Attorney and recorded 


immediately following the recording of the final plat. 


13. Town Fees. The DEVELOPER hereby agrees to promptly pay all professional fees of any 


kind that the TOWN incurs or has incurred in reviewing the said plat, in verifying 


DEVELOPER'S compliance with TOWN requirements, and in drafting this Developer's 


Agreement, all within thirty days of being presented with such a bill. 


14. Surety. As security for the undertaking to install the road and all other infrastructures shown 


on the preliminary plat or called for herein, DEVELOPER shall provide the TOWN with 


either an automatically renewable Unconditional Irrevocable Letter of Credit or a 


performance bond ("Surety") which shall be in full force and effect until released by the 


TOWN pursuant to this Agreement, in the amount of one hundred twenty percent (120%) of 


the verified construction cost estimate for public improvements. The Surety shall secure only 


public improvements to be dedicated to the TOWN; private improvements such as individual 


lot driveways are not included in the Surety calculation. 


The Surety amount shall be established based on verified bids or engineer's estimates 


provided to and approved by the Town Engineer. Said Surety shall insure that the roads and 


other infrastructure as required by ordinance and by this Agreement shall be installed as 


provided herein. DEVELOPER shall provide the TOWN with a copy of the accepted project 


bid(s) within seven days of bid acceptance. If the accepted bid amount exceeds the estimate 


on which the amount of the Surety is based by five percent (5%) or more, the Surety shall be 


amended by the DEVELOPER to an amount equal to one hundred twenty percent (120%) of 


bid price within thirty (30) days of bid acceptance. 


Upon DEVELOPER'S completion of the road and infrastructure and the TOWN'S acceptance 


thereof, the TOWN shall return to DEVELOPER the security for the undertaking less 


amounts held by the TOWN as set forth herein. After the public improvements have been 


installed the amount so held by the TOWN shall be reduced to ten percent (10%) of bid or 


$10,000.00 whichever is more. Amounts so held following road acceptance by TOWN shall 


be available for the TOWN to make repairs to the public improvements installed by 


DEVELOPER, to cover the cost of review, inspection and other work of the TOWN 


Engineer undertaken after final plat approval and related to the subject project and as security 


for any other TOWN fees and costs related to review and approval of the said plat that 


remain unpaid and for which the DEVELOPER is responsible. 


Amounts unused for these purposes shall be released one year after the subject Town roads 


have been accepted by Town Board action that is separate and apart from final plat approval. 


The Surety shall be issued in a form acceptable to the TOWN and must be in the possession 


of and accepted by the TOWN prior to final plat approval or commencement of construction, 


whichever is earlier. Providing and maintaining the Surety is the sole responsibility of the 


DEVELOPER, an express requirement of this agreement and of final plat approval. No 
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clearing, grubbing, tree removal, moving of earth or excavation in the area shown on the 


preliminary plat is permitted until after the Surety required herein has been delivered to the 


Town Clerk. 


15. Plat Approvals and Submission. Upon action of the Town Board to approve this 


agreement, the TOWN grants preliminary plat approval to the Glen Oaks Subdivision 


preliminary plat. The approval period for the preliminary plat shall be as provided by the 


TOWN'S Subdivision Ordinance and applicable law. The final plat shall be submitted for 


approval by DEVELOPER in conformity with the requirements of this agreement, Wisconsin 


Statutes Chapter 236 and the ordinances of St. Croix County and the Town of Troy. The 


parties agree that construction of public improvements may commence after the Surety 


required under Section B.14 has been delivered to and accepted by the TOWN, regardless of 


whether final plat approval has occurred. Final plat approval is not contingent upon 


completion of road construction. Upon approval and recording of the final plat, sale of lots 


shall be authorized. Preliminary plat approval does not mean the automatic approval of the 


final plat. Final plat approval is further subject to DEVELOPER'S acquisition of the property 


and compliance with such other requirements as have been or may be imposed by the 


TOWN. The parties anticipate the following schedule: 


• Final Plat Submittal: January 2026 


• Preliminary Plat Approval: February 2026 


- Plan Commission: February 5, 2026 


- Town Board: February 19, 2026 


• Final Plat Approval and Recording: March 2026 


- Plan Commission: March 5, 2026 


- Town Board: March 19, 2026 


• Road Construction: Spring 2026 (after frost) 


• Road Acceptance by Town Board: Prior to October 31, 2026 


• Building Permits Available: Upon Road Acceptance 


16. Indemnification. The DEVELOPER shall indemnify and hold harmless the TOWN, the 


Town Board and all other agents and employees of the TOWN from any and all claims, 


damages, losses or expenses, including attorney's fees, which the TOWN, Town Board, the 


agents and employees of the TOWN suffer or for which it/they may be held liable, arising 


out of or resulting from the assertion against it/them of any claims, debts or obligations in 


consequence of the performance of this Agreement by the DEVELOPER, its employees, 


agents or subcontractors, which are the result of the reckless or intentional acts, negligence, 


error or omission of the DEVELOPER, its agents, employees or subcontractors. 


C. ADDITIONAL TERMS 


1. Transfer of Title. DEVELOPER shall not sell or transfer any Lot until the final plat has been 


approved by TOWN. The Surety required under this Agreement shall remain in full force and 


effect until all public improvements have been completed and accepted by TOWN. This 


restriction shall be binding upon DEVELOPER’s successors and assigns. 
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2. All Town Ordinances Apply. Compliance with all applicable TOWN ordinances by 


DEVELOPER is an express requirement of this Agreement. This includes, but is not limited 


to, meeting all requirements of the TOWN'S ordinances, including, but not limited to, 


subdivision, driveway permits, utility permits, building code and road standards. 


3. Building Permits. Building permits shall not be issued until all road construction is 


completed, approved by the TOWN engineer and accepted by the TOWN board and the 


improvements are completed in compliance with TOWN ordinances and this Agreement. 


4. Remedy for Default by Developer. DEVELOPER agrees that its breach of any of the terms 


of this Agreement or any applicable Town Ordinance may result in the unilateral suspension 


or withholding by the TOWN of all permits, licenses, or other authorization issued by the 


TOWN in connection with the subdivision and development of the platted property upon 


thirty (30) days written notice to DEVELOPER specifying the nature of the default, provided 


DEVELOPER has not cured such default within said thirty (30) day period. This is in 


addition to any other remedies to which the TOWN may be entitled by any law, including the 


Town's Subdivision Ordinance, and as otherwise set forth under this Agreement. 


5. Wisconsin Law. This Agreement shall be construed and enforced in accordance with the laws 


of the State of Wisconsin. 


6. Other Agreements. Any prior oral and written agreements between TOWN and 


DEVELOPER are terminated and released, as this document represents all agreements 


existing between the parties with respect to the development property and the construction of 


the improvements. 


7. Disclaimer by Town. It is understood and agreed by all parties hereto that the TOWN, the 


Town Board, the Plan Commission and the agents and employees of the TOWN shall not be 


personally liable or responsible in any manner to DEVELOPER or to DEVELOPER'S 


contractors, subcontractors, materialmen, laborers, or any other person, firm or corporation, 


for any debt, claim, demand, damages, action or causes of action of any kind or character 


arising out of or by reason of the execution of the improvements being required herein. 


8. No Additional Waiver Implied by One Waiver. In the event any provision contained in this 


agreement should be breached by any party and thereafter waived by any other party, such 


waiver shall be limited to the particular breach so waived and shall not be deemed to waive 


any other concurrent, previous or subsequent breach of this agreement. 


9. Agreement Binding on Heirs and Assigns and Runs with the Land. All terms and 


conditions herein, including without limitation the Recitals, shall be binding upon and inure 


to the benefit of the heirs, representatives, successors and assigns of the parties hereto, and 


shall be binding upon all future owners of all or any part of the Property and shall be deemed 


covenants running with the land. This Agreement, or a short form thereof, to be executed by 


DEVELOPER at the option of the TOWN shall be placed of record to give notice hereof to 


subsequent purchasers and encumbrancers of all and any part of the Property, and all 


recording fees shall be paid to the TOWN by the DEVELOPER. 
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IN WITNESS WHEREOF, the undersigned have executed this Agreement, or caused the same 


to be executed as of the date first above-written, and acknowledging this Agreement to be 


binding on their heirs, successors in interest and assigns. 


(Signature pages to follow) 


 


 


  







Page 10 of 43 


TOWN: 


Town of Troy 


 


________________________________________     ______________ 


Doug Rowen, Town Chair                           Date 


 


Attest: 


 


________________________________________     ______________ 


April Fredrick, Clerk/Treasurer                  Date 


 


 


DEVELOPER: 


Terrain Inventory, LLC 


 


By: ________________________________________     ______________ 


     Nathan Winston, Managing Member                Date 
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THE DEVELOPER'S AGREEMENT IS HEREBY RATIFIED AND APPROVED BY 


GRANTOR'S MORTGAGEE. 


TOWN agrees to provide MORTGAGEE thirty (30) days written notice prior to (a) 


exercising any remedy under this Agreement, or (b) incurring any cost to be charged 


against the Property under Wis. Stats. § 66.0627. MORTGAGEE shall have the right to 


cure any DEVELOPER default within said thirty (30) day period. 


Notices to Mortgagee: Elmcrest Capital, LLC 8 The Green Dover, DE 


19901 eric@damencapital.com 


 


ELMCREST CAPITAL, LLC 


 


By: ________________________________________     Date: ______________ 


Its: ________________________________________ 
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EXHIBIT A 


Glen Oaks Subdivision Preliminary Plat 


[Preliminary Plat to be attached] 
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EXHIBIT B 


Glen Oaks Subdivision Construction Cost Estimate 


[Construction Cost Estimate on following pages] 
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EXHIBIT C 


Glen Oaks Subdivision Homeowners Association Bylaws 


BYLAWS OF 


Glen Oaks Homeowners Association, Inc. 


SECTION 1 


GENERAL 


The following are the Bylaws of Glen Oaks Homeowners Association, Inc., a Wisconsin 


nonprofit corporation (the "Association"). The Association is organized for the purpose of 


operating, managing, maintaining and improving of: 


1. Outlot 1 of Glen Oaks, Town of Troy, St. Croix County, Wisconsin. 


2. The enforcement of the terms and conditions of the Declaration of Restrictions and 


Covenants and any amendments thereof. 


The terms used in these Bylaws shall have the same meaning as they have in the 


Declaration of Restrictions and Covenants recorded with the Office of the St. Croix County and 


recorded as Document No. ___________, as amended or restated (the "Declaration"). 


SECTION 2 


MEMBERSHIP 


2.1 Owners Defined. All Persons described as Owners in the Declaration shall be 


members of the Association. No Person shall be a member solely by virtue of holding a security 


interest in a Lot. A Person shall cease to be a member at such time as that Person is no longer an 


Owner. Owners shall be the lot owners of Lots 1, 2, 3, 4, 5, 6, 7, 8 and 9 of Glen Oaks, Town of 


Troy, St. Croix County, Wisconsin. Each Lot shall have an appurtenant undivided one-ninth 


(1/9) fractional interest in Outlot 1 as tenants in common, as provided in the Developer's 


Agreement. 


2.2 Registration of Owners. Each Owner shall register with the Secretary of the 


Association, in writing within 30 days after taking title to a Lot (i) the name and address of the 


Owner of the Lot; (ii) the nature of such Owner's interest or estate in each Lot owned; (iii) the 


address at which the Owner desires to receive notice of any meeting of the Owners, if other than 


the Lot address, (iv) the name and address of the secured party holding the first mortgage on the 


Lot, if any; and (v) the name of the Owners, if there are multiple Owners of the Lot, who shall be 


authorized to cast the vote with respect to the Lot. The Owner shall have a continuing obligation 


to advise the Association in writing of any changes in the foregoing information. 


2.3 Transfers. The interests, rights and obligations of an Owner in the Association may 


be assigned, pledged, encumbered or transferred but only along with and as a part of the title to 


the Owner's Lot. 
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SECTION 3 


VOTING 


3.1 Entitlement. Votes shall be allocated to each Lot as provided in the Declaration. 


3.2 Authority to Cast Vote. At any meeting of the Owners, an Owner included on the 


voting register presented by the Secretary in accordance with Section 4.6, or the holder of such 


Owner's proxy, shall be entitled to cast the vote which is allocated to the Lot owned by the 


Owner. If there is more than one Owner of a Lot, only one of the Owners may cast the vote. If 


the Owners of a Lot fail to agree as to who shall cast the vote or fail to register pursuant to 


Section 2.2, the vote shall not be cast. 


3.3 Voting by Proxy. An Owner may cast the vote which is allocated to the Owner's Lot 


and be counted as present at any meeting of the Owners by executing a written proxy naming 


another Person entitled to act on that Owner's behalf and delivering the same to the Secretary 


before the commencement of any such meeting. All proxies granted by an Owner shall remain in 


effect until the earliest of the following events: (i) revocation by the granting Owner by written 


notice or by personally attending and voting at the meeting for which the proxy is effective; (ii) 


eleven months after the date of the proxy, unless otherwise provided in the proxy; or (iii) the 


time at which the granting Owners is no longer an Owner. 


3.4 Voting by Mail Ballot. The vote on any issue, except the removal of directors, may 


be determined by mailed ballots, subject to the following requirements: 


3.4.1 The notice of the vote shall: (i) clearly state the proposed action; (ii) indicate 


the number of responses needed to meet the quorum requirements; (iii) state the 


percentage of approvals necessary to approve each matter other than election of 


directors; and (iv) specify the time by which a ballot must be received by the 


Association in order to be counted. 


3.4.2 The ballot shall: (i) set forth each proposed action; and (ii) provide an 


opportunity to vote for or against each proposed action. 


3.4.3 The Board of Directors shall set the time for the return of ballots, which 


shall not be less than 15 nor more than 30 days after the date of mailing of the 


ballots to the Owners. The Board of Directors shall provide notice of the results of 


the vote to the Owners within 10 days after the expiration of the voting period. 


3.4.4 Approval by written ballot under this Section is valid only if the number of 


votes cast by ballot equals or exceeds the quorum required to be present at a 


meeting authorizing the action and the number of approvals equals or exceed the 


number of votes that would be required to approve the matter at a meeting at 


which the total number of votes cast was the same as the number of votes cast by 


ballot. 


3.5 Vote Required. A majority of the votes cast at any properly constituted meeting of 


the Owners, or cast by mail in accordance with Section 3.4, shall decide all matters properly 


brought before the Owners, except where a different vote is specifically required by the 


Declaration, the Bylaws or by law. The Term "Majority" as used herein shall mean in excess of 


50% of the votes cast at a meeting, person or by proxy, or voting by mail in accordance with the 


allocation of voting power set forth in the Declaration. Cumulative voting shall not be permitted. 
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SECTION 4 


MEETING OF OWNERS 


4.1 Place. All meetings of the Owners shall be held at the office of the Association or at 


such other place in the State of Wisconsin reasonably accessible to the Owners as may be 


designated by the Board of Directors in any notice of a meeting of the Owners. 


4.2 Annual Meetings. An annual meeting of the Owners shall be held in each fiscal year 


on a date and at a reasonable time and place designated by the Board of Directors. At each 


annual meeting of the Owners: (i) the Persons who are to constitute the Board of Directors shall 


be elected pursuant to Section 6; (ii) a report shall be made to the Owners on the activities and 


financial condition of the Association; and (iii) any other matter which is included in the notice 


of the annual meeting and is a proper subject for discussion or decision by the Owners shall be 


considered and acted upon at the meeting. 


4.3 Special Meetings. Special meetings of the Owners may be called by the President as 


a matter of discretion. Special meetings of the Owners shall be called by the President or 


Secretary within 30 days following receipt of the written request of a majority of the members of 


the Board of Directors or of Owners entitled to cast at least 25% of the all the votes in the 


Association. The meeting shall be held within 90 days following receipt of the request. The 


request shall state the purpose of the meeting, and the business transacted at the special meeting 


shall be confined to the purposes stated in the notice. The purpose for which the meeting is 


requested and held must be lawful and consistent with the Association's purposes. 


4.4 Notice of Meetings. At least 21, but no more than 30, days in advance of any annual 


meeting of the Owners and at least 7, but no more than 30, days in advance of any special 


meeting of the Owners, The Secretary shall send to all persons who are Owners as of the date of 


sending the notice, notice of the time, place and agenda of the meeting, by United States Mail or 


by hand delivery at the Owner's Lot address or to such other address at the Owner may have 


designated in writing to the Secretary. The notice shall also be sent to the Eligible Mortgagee, 


upon request at the address provided by the Eligible Mortgagee. Any Eligible Mortgagee shall, 


upon request, be entitled to designate a representative to be present at any meeting. Notice of 


meetings to vote upon amendments to the Articles of Incorporation shall also be given separately 


to each officers and director of the Association. 


4.5 Quorum/Adjournment. The presence of Owners in person or by proxy who have the 


authority to cast in excess of fifty percent (50%) of all the votes in the Association shall be 


necessary to constitute a quorum at all meetings of the Owners for the transaction of any 


business, except that of adjourning the meeting to reconvene at a subsequent time. Any meeting 


may be adjourned from time to time but until no longer than 15 days later without notice other 


than announcement at the meeting as initially called. If a quorum is present at the reconvened 


meeting, any business may be transacted which might have been transacted at the meeting as 


initially called had a quorum then been present. The quorum, having once been established at a 


meeting or a reconvened meeting, shall continue to exist for that meeting notwithstanding the 


departure of any Owner previously in attendance in person or by proxy. The Association may not 


be counted in determining a quorum as to any Lot owned by the Association. 
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4.6 Voting Register. The Secretary shall be available at the meeting with a list of the Lot 


numbers, the names of the Owners and the name of the person (in the case of multiple Owners) 


authorized to cast the vote. 


4.7 Agenda. The agenda for meetings of the Owners shall be established by the Board of 


Directors and shall be sent to all Owners along with the notice of the meeting. 


SECTION 5 


ANNUAL REPORT 


The Board of Directors shall prepare an annual report on behalf of the Association to be 


mailed or delivered to each Owner together with the notice of annual meeting. The report shall 


contain at a minimum: 


5.1 A statement of any capital expenditures for the Association's last fiscal year; 


5.2 A statement of the balance in any reserve or replacement fund and any portion of the 


fund designated for any specified project by the Board of Directors; 


5.3 A copy of the statement of revenues and expenses for the Association's last fiscal year 


and a balance sheet as of the end of said fiscal year; 


5.4 A statement of the status of any pending litigation or judgments to which the 


Association is a party; 


5.5 A statement of the insurance coverage provided by the Association; and 


5.6 A statement of the total past due assessment on all Lots, current as of not more than 


60 days prior to the date of the meeting. 


SECTION 6 


BOARD OF DIRECTORS 


6.1 Number and Qualification. The affairs of the Association shall be governed by a 


Board of Directors. The first Board of Directors shall consist of the persons designated as 


directors in the Articles of Incorporation of the Association or appointed to replace them by the 


Declarant, subject to the right of Owners to elect directors as set forth in Section 6.2. Upon the 


expiration of the terms of the members of the first Board of Directors, the Board of Directors 


shall be composed of three (3) directors, a majority of whom shall be Owners or a duly 


authorized representative of the Owner if the Owner is a corporation, partnership, limited 


liability company, trust or other entity which has the capacity to hold title to real estate. 


6.2 Term of Office. The terms of the office of the members of the Board of Directors 


shall be as follows: 


6.2.1 Subject to Subsection 6.2.2, the terms of all directors appointed by 


Declarant as authorized by the Declaration shall terminate upon the earliest of: (i) 


voluntary surrendered of control by Declarant; (ii) an Association meeting which 


shall be held within 60 days after conveyance to Owners other than a Declarant of 


75% of the total number of Lots; or (iii) the date three (3) years following the date 


of the first conveyance of a Lot to an Owner other than a Declarant. The term of 
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the office of any director elected to the Board of Directors by Owners other than 


the Declarant shall terminate at the same time as those appointed by Declarant. 


6.2.2 Notwithstanding the provisions of subsection 6.2.1, the Owners other than 


Declarant shall have the right to nominate and elect not less than 33 1/3% of the 


directors at a meeting of the Owners held within 60 days following the 


conveyance by Declarant of 50% of the total number of Lots. 


6.2.3 The first term of office of the directors elected by the Owners immediately 


following the termination of the terms provided for in Subsection 6.2.1 shall be 


one year for one of the Directors, two years for one of the Directors, and three 


years for one of the Directors. The nominee or nominees receiving the greatest 


number of votes shall fill the longer terms. Each term of office thereafter shall be 


two years and shall expire upon the election of a successor at a subsequent annual 


meeting of the Owners; provided, that a director shall continue in office until a 


successor is elected. A number of nominees equal to the number of vacancies and 


receiving the greatest number of votes shall be elected, notwithstanding that one 


or more of them does not receive a majority of the votes cast. A director 


appointed or elected to fill an uncompleted term shall serve until the natural 


termination of that term, unless removed in accordance with these Bylaws. There 


shall be no cumulative voting for directors. 


6.3 Nominations. Nominations for election to the Board of Directors shall be made by a 


nominating committee appointed by the Board of Directors or from the floor at the annual 


meeting or by "write-in" if authorized by the Board. 


6.4 Powers. The Board of Directors shall have all powers necessary for the 


administration of the affairs of the Association and may exercise for the Association all powers 


and authority vested in or delegated to the Association (and not expressly prohibited or served to 


the Owners) by law. 


The powers of the Board of Directors shall include, without limitation, the power to: 


6.4.1 adopt, amend and revoke Rules and Regulations not inconsistent with the 


Declaration; 


6.4.2 adopt and amend budgets for revenues, expenditures and reserves and levy 


and collect assessments for expenses relating to said Outlots or other activities of 


the Association ("Expenses") from Owners; 


6.4.3 hire and discharge managing agents and other employees, agents and 


independent contractors; 


6.4.4 institute, defend or intervene in litigation or administrative proceedings in its 


own name on behalf of itself or two or more Owners on matters affecting said 


Outlots or other matters affecting the Association. 


6.4.5 make contracts and incur liabilities; 


6.4.6 regulate the use and maintenance of said areas described herein, but only in 


a manner consistent with the Declaration; 
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6.4.7 impose or waive charges for late payment of assessments, and after notice 


and an opportunity to be heard, levy or waive reasonable fines for violations of 


Rules and Regulations duly adopted by the Board; 


6.4.8 provide for the indemnification of its officers and directors and maintain 


director's and officer's liability insurance; 


6.4.9 provide for reasonable procedures governing the conduct of meetings and 


the election of directors; 


6.4.10 appoint, regulate and dissolve committees; 


6.4.11 exercise any other powers conferred by law or which are necessary and 


proper for the governance of the Association. 


6.5 Meetings and Notices. An annual meeting of the Board of Directors shall be held 


promptly following each annual meeting of the Owners. At each annual meeting, the officers of 


the Association shall be elected. 


6.5.1 Regular meetings of the Board of Directors shall be held at least on an 


annual basis at such times as may be fixed from time to time by a majority of the 


members of the Board of Directors. A schedule or any amended schedule of the 


regular meetings shall be provided to the directors. 


6.5.2 Special meetings of the Board of Directors shall be held when called (i) by 


the President of the Association, or (ii) by the Secretary within ten (10) days 


following the written request of any two directors, or the written request of any 


aggrieved Owner of a Lot. Notice of any special meeting shall be given to each 


director not less than three days in advance thereof. Notice to a director shall be 


deemed to be given when deposited in the United States Mail, postage prepaid, 


the Lot address of such director or when personally delivered, orally or in writing, 


by a representative of the Board of Directors. 


6.5.3 Any director may at any time waive notice of any meeting of the Board of 


Directors orally, in writing or by attendance at the meeting. If all the directors are 


present at a meeting of the Board of Directors, no notice shall be required, and 


any business may be transacted at such meeting. 


6.6 Quorum and Voting. A majority of the members of the Board of Directors shall 


constitute a quorum for the transaction of business at any meeting thereof. A quorum, once 


established, shall continue to exist, regardless of the subsequent departure of any directors. Each 


director shall have one vote. The vote of a majority of the directors present at any meeting at 


which a quorum is present shall be sufficient to adopt any action. Proxies shall not be permitted. 


6.7 Action Taken Without a Meeting. The Board of Directors shall have the right to 


take any action in the absence of a meeting which it could take at a meeting when authorized in a 


writing signed by all directors. 


6.8 Vacancies. A vacancy in the Board of Directors shall be filled by a person elected 


within 15 days following the occurrence of the vacancy by a majority vote of the remaining 


directors, regardless of the number, except for vacancies created pursuant to Sections 6.2 and 6.9 


of this Section. Each person so elected shall serve out of the term vacated. 
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6.9 Removal. A director may be removed from the Board of Directors, with or without 


cause, by a majority vote at any annual or special meeting of the Owner's provided: (i) that the 


notice of the meeting at which removal is to be considered states such purpose; (ii) that the 


director to be removed has a right to be heard at the meeting; and (iii) that a new director is 


elected at the meeting by the Owners to fill the vacant position caused by the removal. A director 


may also be removed by the Board of Directors if such director (i) has more than two unexcused 


absences from Board meetings and/or Owners meetings during any twelve-month period, or (ii) 


is more than 60 days past due with respect to assessments on the Director's Lot. Such vacancies 


shall be filled by the vote of the Owners as previously provided in this Section. 


6.10 Compensation. Except as authorized by a vote of the Owners at a meeting thereof, 


the Directors of the Association shall receive no compensation for their services in such capacity. 


A director or other Owner may, upon approval by the Board of Directors, be retained by the 


Association and reasonably compensated for goods and services furnished to the Association in 


an individual capacity. Directors may be reimbursed for out-of-pocket expenses incurred in the 


performance of their duties. 


6.11 Fidelity Bond. Fidelity bonds or insurance coverage for unlawful taking of 


Association funds shall be obtained and maintenance, if required by the Board, on all directors 


and officers authorized to handle the Association's funds and other monetary assets. 


SECTION 7 


OFFICERS 


7.1 Principal Officers. The principal officers of the Association shall be a President, a 


Vice-President, a Secretary and a Treasurer, all of whom shall be elected by the Board of 


Directors. The Board of Directors may from time to time elect such other officers and designate 


their duties as in their judgment may be necessary to manage the affairs of the Association. A 


person may hold more than one office simultaneously, except those of President and Vice-


President. Only the President and Vice-President must be members of the Board of Directors. 


7.2 Election. The officers of the Association shall be elected annually by the Board of 


Directors at its annual meeting and shall hold office at the pleasure of the Board. 


7.3 Removal. Upon an affirmative vote of a majority of the members of the Board, any 


officer may be removed, with or without cause, and a successor elected at any regular meeting of 


the Board of Directors or at any special meeting of the Board of Directors called for that purpose. 


7.4 President. The President shall be the chief executive officer of the Association and 


shall preside at all meetings of the Board of Directors and the Association. The President shall 


have all of the powers and duties which are customarily vested in the office of the president of a 


corporation including, without limitation, the duty to supervise all other officers and to execute 


all contracts and similar obligations on behalf of the Association. The President shall have such 


other duties as may from time to time be prescribed by the Board of Directors. 


7.5 Vice-President. The Vice-President shall take the place of the President and perform 


the duties of the office whenever the President shall be absent or unable to act. The Vice-


President shall also perform such other duties as shall from time to time be prescribed by the 


Board of Directors. 
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7.6 Secretary. The Secretary shall be responsible for recording the minutes of all 


meetings of the Board of Directors and the Association. The Secretary shall be responsible for 


keeping the books and records of the Association and shall give all required notices unless 


directed otherwise by the Board of Directors. The Board of Directors may delegate the 


Secretary's administrative functions to a managing agent; provided, that such delegation shall not 


relieve the Secretary of the ultimate responsibility for the Secretary's duties. 


7.7 Treasurer. The Treasurer shall have responsibility for all financial assets of the 


Association and shall be covered by a bond or insurance in such sum and with such companies as 


the Board of Directors may require. The Treasurer shall be responsible for keeping the 


Association's financial books, assessment rolls and accounts. The treasurer shall cause the books 


of the Association to be kept in accordance with customary and accepted accounting practices 


and shall submit them to the Board of Directors for its examination upon request. The Treasurer 


shall cause all moneys and other monetary assets to the Association to be deposited in the name 


of or to the credit of the Association in depositories designated by the Board of Directors and 


shall perform all other duties incident to the office of the Treasurer. The Board of Directors may 


delegate the Treasurer's administrative functions to a managing agent, provided that such 


delegation shall not relieve the Treasurer of the ultimate responsibility for the Treasurer's duties. 


7.8 Compensation. Except as authorized by a vote of the Owners at a meeting thereof, 


officers of the Association shall receive no compensation for their services in such capacity. An 


officer or Owner may, upon approval by the Board of Directors, be retained by the Association 


and reasonably compensated for goods and services furnished to the Association in an individual 


capacity. Officers may be reimbursed for out-of-pocket expenses incurred in the performance of 


their duties. 


SECTION 8 


OPERATION OF THE PROPERTY 


8.1 Assessment Procedures. The Board of Directors shall, at least 30 days prior to the 


first day of the Association's fiscal year, prepare a budget of Common Expenses for the 


Association and assess and levy such Common Expenses equally against the Lots. The amount 


assessed and levied against a Lot shall be a lien thereon. 


8.1.1 The Board of Directors shall fix the amount of the annual assessment 


against each Lot and advise the Owners in writing of the assessment at least 30 


days prior to the date when the first installment thereof is due. The failure of the 


Board of Directors to timely levy an annual assessment shall not relieve the 


Owners of their obligation to continue paying assessment installments in the 


amount currently levied as well as any increases subsequently levied. 


8.1.2 If an annual assessment proves to be insufficient, the budget and assessment 


thereof or may be amended or a special assessment levied by the Board of 


Directors at anytime subject to the limitations set forth in Section 5 of the 


Declaration. The levy shall be deemed to occur upon the date specified in the 


resolution which fixes the assessment. 


8.1.3 The Association shall furnish copies of each budget on which the Common 


Expenses and the assessment are based to an Owner or to any Eligible Mortgagee 


upon request of such person. 
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8.2 Payment of Assessments. Annual assessments and special assessments shall be due 


when designated by the Board of Directors. All Owners shall be absolutely and unconditionally 


obligated to pay duly levied assessments. No Owner shall have any right of withholding, offset 


or deduction against the Association with respect to any assessments or related late charges or 


costs of collection. Any rights or claims alleged by an Owner may be pursued only be separate 


action. 


8.3 Default in Payment of Assessments. If any Owner does not make payment on or 


before the date when any assessment or installment thereof is due subject to such grace periods 


as may be established, the Board of Directors may assess, and such Owner shall be obligated to 


pay, a reasonable late charge as established by the Board for each such unpaid assessment or 


installment thereof together with all expenses, including reasonable attorneys' fees, incurred by 


the Board in collection any such unpaid assessment. 


8.3.1 If there is a default of more than thirty (30) days in payment of any such 


assessment, the Board of Directors may accelerate any remaining installments of 


the assessment upon prior written notice thereof to the Owner, and the entire 


unpaid balance of the assessment and late charges shall become due and payable 


upon the date stated in the notice unless all past due amounts, including late 


charges, costs of collection and fines are paid prior to said date. 


8.3.2 The Board of Directors shall have the right and duty to attempt to recover all 


assessment for Common Expenses, together with any charges, attorney's fees or 


expenses related to the collection thereof. 


8.3.3 Upon written request of an Owner or an Eligible Mortgagee of such Lot, 


notice of a default of more than thirty (30) days in payment of any assessment or 


installment of an assessment for Common expenses or any other default in the 


performance of obligations by the Owner shall be given in writing to such 


Eligible Mortgagee. 


8.3.4 The rights and remedies referred to herein shall in no way limit the remedies 


available to the Association under the Declaration or by law. 


8.4 Foreclosure of Liens of Unpaid Assessments. The Association has the right to 


foreclose a lien against a Lot for assessments imposed by the Association. 


8.5 Records. The Board of Directors shall cause to be kept at the registered office of the 


Association, and at such other place as the Board of Directors may determine, records of the 


actions of the Board of Directors, minutes of the meetings of the Board of Directors, minutes of 


the meetings of the Owners of the Association, names of the Owners and Eligible Mortgagees 


and detailed and accurate records of the receipts and expenditures of the Association. All 


Association records, including receipts and expenditures and any vouchers authorizing payments, 


shall be available for examination by the Owners and the Eligible Mortgagees upon reasonable 


notice and during normal business hours. Separate accounts shall be maintained for each Lot 


setting forth the amount of the assessments against the Lot, the date when due, the amount paid 


thereon and the balance remaining unpaid. 


8.6 Enforcement of Obligations. All Owners and Occupants and their guests are 


obligated and bound to observe the provisions of the Declaration, these Bylaws and any 


reasonable rules and regulations adopted by the Board. The Association may impose any or all of 
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the charges, sanctions and remedies authorized by these Bylaws or by law to enforce and 


implement its rights and to otherwise enable it to manage and operate the Association. 


SECTION 9 


AMENDMENTS 


These Bylaws may be amended, and the amendment shall be effective, upon the 


satisfaction of the following conditions: 


9.1 Approval. The amendment must be approved by Owners who have authority to cast 


in excess of fifty percent (50%) of the total votes in the Association, in writing or at a duly held 


meeting of the Owners; 


9.2 Notice. A copy of the proposed amendment and, if a meeting is to be held, notice of 


such meeting, shall be mailed by U.S. Mail or e-mailed to all Owners authorized to cast votes; 


and 


9.3 Effective Date: Recording. The amendment shall be effective on the date of 


approval by the required vote of the Owners and need not be recorded. If recorded, the 


amendment shall be recorded in the office of the County Recorder for St. Croix County, 


Wisconsin. 


9.4 Town Approval Required. Notwithstanding the foregoing, any amendment to these 


Bylaws that would alter, diminish, or eliminate (a) the Association's obligations for maintenance, 


repair, or improvement of stormwater management facilities or erosion control measures, (b) the 


financial obligations of Owners or the Association related to Common Area maintenance, or (c) 


the Town's rights under the Developer's Agreement or Restrictive Covenants, shall require the 


prior written approval of the Town of Troy in addition to the Owner approval required above. 


9.5 Notice to Town. The Association shall provide written notice to the Town Clerk 


within thirty (30) days of any change in the officers of the Association or the contact information 


for the Association, including mailing address, email address, and phone number of the primary 


contact person. 


SECTION 10 


INDEMNIFICATION 


The Association shall, to the extent the alleged liability is not covered by insurance, 


indemnify every individual acting in any official capacity on behalf of the Association, pursuant 


to the provisions of the Wisconsin Statutes. 


SECTION 11 


MISCELLANEOUS 


11.1 Notices. Unless specifically provided otherwise in these Bylaws, all notices required 


to be given by or to the Association, the Board of Directors, the Association officers or the 


Owners shall be in writing and shall be effective upon hand delivery or mailing if properly 


addressed with postage prepaid and deposited in the United States mail, except that registrations 


pursuant to Section 2.2 shall be effective upon the receipt by the Association. 
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11.2 Severability. The invalidity or unenforceability of any part of these Bylaws shall 


not impair or affect in any manner the validity, enforceability or effect of the balance of these 


Bylaws. 


11.3 Captions. The captions herein are inserted only as a matter of convenience and for 


reference and in no way limit or proscribe the scope these Bylaws or the intent of any provision 


thereof. 


11.4 Conflicts in Documents. In the event of any conflict among the provisions of the 


Declaration, the Bylaws or any rules or regulations adopted by the Board, the Declaration shall 


control; and as between the Bylaws and the rules and regulations, the Bylaws shall control. 


11.5 Waiver. No restriction, condition, obligation or provision contained in these Bylaws 


shall be deemed to have been abrogated or waived by reason of any failure to enforce the same, 


irrespective of the number of violations or breaches thereof which may occur. 


11.6 No Corporate Seal. The Association shall have no corporate seal. 


11.7 Fiscal Year. The fiscal year of the Association shall be as determined by the Board 


of Directors. 
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EXHIBIT D 


Glen Oaks Subdivision Restrictive Covenants 


DECLARATION OF COVENANTS, CONDITIONS, 


RESTRICTIONS AND EASEMENTS FOR 


GLEN OAKS 


THIS DECLARATION is made on this ___ day of ______________, 2026, by Terrain 


Inventory, LLC, a Nevada limited liability company, by Nathan Winston, managing member, 


(hereinafter referred to as "Declarant"). 


RECITALS: 


A. Declarant, Terrain Inventory, LLC, a Nevada limited liability company, is the fee 


simple owner of certain real estate being located in the Town of Troy, County of St. Croix, State 


of Wisconsin described as follows: 


Lots 1, 2, 3, 4, 5, 6, 7, 8 and 9, and Outlot 1 of Glen Oaks, Town of Troy, St. 


Croix County, Wisconsin. 


B. Declarant desires to subject the Property to the covenants, restrictions, easements, 


charges and liens hereinafter set forth. 


NOW, THEREFORE, Declarant hereby declares that the property shall be held, built 


upon, sold, conveyed and occupied subject to the following easements, restrictions, covenants, 


conditions, charges and liens which are for the purpose of protecting the value and desirability 


of, and the benefits and burdens of which shall run with, the property and shall be binding in all 


parties having any right, title or interest in the property or any part thereof, and their heirs, 


successors and assigns. 


ARTICLE I 


DEFINITIONS 


Section 1. "Association" shall mean and refer to the Glen Oaks Homeowners 


Association, Inc., a Wisconsin non-profit corporation, its successors and assigns, which has been 


created pursuant to Chapter 181 of the laws of the State of Wisconsin, the members of which are 


all Owners as defined herein. 


Section 2. "Owner" shall mean and refer to the holder of the fee simple title to, to a land 


contract purchaser of, or to any life tenant or lessee of a lease having a term of more than three 


years in, and Lot which is part of the property, or any combination thereof, whether one or more 


persons or entities, but excluding contract for deed vendors and others having such interest 


merely as security for the performance of an obligation. 
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Section 3. "Property"shall mean and refer to that certain real property described 


hereunder, and such additions thereto, as may hereafter be brought within the jurisdiction of the 


Plat in accordance with the provisions hereof. 


Lots 1, 2, 3, 4, 5, 6, 7, 8 and 9, and Outlot 1 of Glen Oaks, Town of Troy, St. 


Croix County, Wisconsin. 


Section 4. "Private Yard Area"shall mean and refer to that portion of a Lot not covered 


by a Living Unit. 


Section 5. "Living Unit"shall mean and refer to the improvements located on any Lot 


designed for use as a single-family dwelling unit. 


Section 6. "Lot"shall mean and refer to any plot of land shown upon any recorded plat 


of the property and shall, when the context hereof requires, include any improvements thereon. 


Section 7. "Single family"means the structure to be construed on the following lots: 


Lots 1, 2, 3, 4, 5, 6, 7, 8 and 9, and Outlot 1 of Glen Oaks, Town of Troy, St. 


Croix County, Wisconsin. 


Section 8. "Declarant"shall mean and refer to Terrain Inventory, LLC, a Nevada limited 


liability company, its successors and assigns if (i) any such heir, successor or assign should 


acquire more than one undeveloped Lot from the Declarant for the purpose of development and 


the instrument of conveyance recites that such heir, successor or assign has acquired all of the 


rights and obligations of the Declarant, or (ii) such rights and obligations pass to such successor 


or assign by operation of law. 


Section 9. "Declaration"shall mean and refer to this Declaration of Covenants, 


Restrictions, Conditions and Easements, as from time to time amended in accordance with the 


provisions hereof. 


Section 10. "Common Area" shall mean all real property and improvements thereon 


held for the common use and enjoyment of the Owners and such other persons to whom the 


Owners may delegate this right pursuant to the Declaration. The Common Area at the time of the 


conveyance of the first Lot shall be Outlot 1, Glen Oaks, Town of Troy, St. Croix County, 


Wisconsin, which shall be owned by all Lot owners as tenants in common, with each Lot having 


an undivided one-ninth (1/9) fractional interest that is appurtenant to such Lot, rather than by the 


Association directly. 


Section 11. "Structure"is defined in the Town of Troy Zoning Code. 


ARTICLE II 


MEMBERSHIP AND VOTING RIGHTS 


Section 1. Every Owner of a Lot which is subject to assessment by the Association 


shall be a member of the Association. Membership shall be appurtenant to and may not be 


separated from ownership of any Lot which is subject to assessment by the Association. 


Section 2. The right of any member to vote shall be suspended during any period in 


which such member shall be in default in the payment of any assessment levied by the 


Association. Such rights may also be suspended after notice and hearing, for a period not to 







Page 29 of 43 


exceed sixty (60) days for any infraction of any rules or regulations published by the 


Association. 


ARTICLE III 


PROPERTY RIGHTS IN THE COMMON AREA 


Section 1. Easements in Favor of All Owners. Subject to the provisions hereinafter 


contained, there shall exist the following easements in favor of each Owner of a Lot and 


appurtenant to such Owner's Lot over, across and upon the following: 


A. A non-exclusive easement over all common areas for ingress and egress to and 


from such Lot over and across designed pedestrian or access areas in the Common 


Area and to and from dedicated or public street, highways, or rights of way. 


B. A non-exclusive easement for the use of the enjoyment of those portions of the 


Common Area developed for open space, recreational or storm water pond 


purposes. 


Section 2. Extent of Member's Easements. The right and easement in favor of the Lots 


and Owners created hereby in the Common Area, shall be subject to the following as further 


provided herein: 


A. The right of the Association, as provided in its Articles and Bylaws, to borrow 


monies for the purpose of improving, repairing and maintaining the Common 


Area, or any improvements thereon, and in aid thereof to mortgage said 


properties, provided that the rights of such mortgagee in said properties shall be 


subordinate to the rights of the members hereunder, and provided, further, that 


any requisite consent shall have been first obtained. 


B. The right of the Association to take such steps as are reasonably necessary to 


protect the Common Area against foreclosure. 


C. The right of the Association, as provided in its Bylaws, to suspend the voting 


and enjoyment rights of any member for any period during which any assessment 


remains unpaid; provided, however, that nothing contained in this subparagraph 


(c) shall be deemed to deny an Owner access to and from his or her Lot. 


D. The right of the Association, as provided in its Bylaws, and from time to time 


to adopt reasonable regulations regarding the use and enjoyment of the Common 


Area. 


E. The right of the Association so long as construction on, and initial sales of, 


Lots shall continue, to create easements for ingress, egress, installation, replacing, 


repairing and maintaining cable television antenna systems, security and similar 


systems, and all utilities, including but not limited to, telephone, gas and 


electricity. The Board of Directors shall, upon written request of the Declarant, 


grant such easements as may be reasonably necessary for the development of any 


part of the property. 


F. The right of the Association to dedicate or transfer all or any part of the 


Common Area to any public agency, authority or utility (including, without 
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limitation, utilities furnishings gas, electricity, water, telephone or cable 


television) or grant permits, licenses and easements over such Common Area for 


utilities, road and other purposes reasonably necessary or useful for the proper 


maintenance or operation of the property, provided that, except as otherwise 


provided herein, no dedication or transfer of any portion of the Common Area, 


nor any easements, license or permit over or with respect to any portion thereof of 


more than 180 days duration, shall be effective unless an instrument signed by 


two-thirds (2/3) of the Members has been recorded agreeing to such dedication, 


transfer, grant permit, license or easements, and unless written notice of the 


proposed agreement and action thereunder is sent to every member at lease ninety 


(90) days in advance of any action taken. 


G. Notwithstanding any provisions contained herein to the contrary, so long as 


construction and initial sale of Lots and Living Units shall continue, it shall be 


expressly permissible for Declarant to maintain and carry on upon portions of the 


Common Area or upon any Lot owned by Declarant such facilities and activities 


which, in the sole opinion of Declarant, may be reasonably required, convenient 


or incidental to the construction or sale of such residences to Lots, including, 


without limitations, vehicular ingress and egress, vehicular parking, material 


storage and the maintenance of business offices, signs, model units and sale 


offices, and Declarant shall have an easement for access to such facilities; 


provided, however, that Declarant shall promptly store any damage to the 


Common Area by reason any construction incident to the foregoing. This Section 


may not be amended without the express written consent of Declarant. Nothing 


herein contained shall be construed as a dedication of any part of the Common 


Area to the public or to public use. 


Section 3. Delegation of Use. Any owner may delegate such Owner's property rights in 


the Common Area to his or her family and his or her tenants who reside on the property, Subject 


to all the provisions herein contained. 


Section 4. Taxes and Municipal Special Assessments on Common Areas. Real estate 


taxes and special assessments attributable to the Common Areas shall not be levied directly 


against the Common Areas, but shall instead to be levied in equal amounts against each Lot, or 


in such other proportionate amounts as the governmental taxing authorities shall determine. All 


levies of real estate taxes and special assessments so levied shall be a lien against said individual 


Lots. The Owner of each Lot, by acceptance and recording of the deed to such Lot, agrees and 


acknowledges that such equal or otherwise proportionate share of real estate taxes and special 


assessments attributable to the Common Areas shall be levied against the Owner's Lot. The 


Town of Troy, Wisconsin is a third-party beneficiary of this provision. The provisions of this 


Section 4 shall be perpetual, and may not be amended or altered in any way, and Common Areas 


may not be added or removed from the Property or altered in any way, without the express 


written consent of the Town, which may be withheld by the Town in its sole discretion. 


ARTICLE IV 


COVENANT FOR MAINTENANCE ASSESSMENTS 
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Section 1. Creation of the Lien and Personal Obligation of Assessments. The 


Declarant, for each Lot now or hereafter owned by it within the property, hereby covenant, and 


each subsequent Owner of any lot, by acceptance of a deed or other conveyance therefore, 


whether or not it shall be so expressed in such deed, or other conveyance, is deemed to covenant 


and agree to pay to the Association: (a) annual assessments or charges with respect to 


maintenance or improvements of the Common Area; (b) special assessments for capital 


improvements to the Common Area, including, but not limited to all private roadways and 


Outlots, the lawn water sprinkling system and other areas that the Association is obligated to 


maintained; and (c) the annual assessments, together with interest, costs and reasonable 


attorney's fees, shall be a charge on the land and shall be a continuing lien upon each Lot and 


shall not be affected by the sale or transfer of any Lot except to a first mortgagee of such Lot as 


provided in Section 9 below. Recording of this Declaration shall constitute record notice of such 


lien and no further recordation of any claim for such lien shall be required. Each such 


assessment, together with interest, costs and reasonable attorney's fees, shall also be the personal 


obligation of the person who was the Owner of such property at the time when the assessment 


fell due. The personal obligation for delinquent assessments shall not pass to an Owner's 


successor in title unless expressly assumed by such successor. 


Section 2. Purpose of Assessments. The assessment levied by the Association shall be 


used exclusively to promote the recreation, health, safety and welfare of the residents in the 


property, to promote the aesthetics, improvement and maintenance of the Common Area, and 


other areas that the Association is obligated to maintain, as elsewhere provided herein. 


Section 3. Annual Assessments. Annual assessments shall be levied on each Lot on the 


basis of one (1) living unit per lot. 


A. Initial Annual Assessment. The Annual Assessment for all lots conveyed to a 


person or entity by the Declarant shall be determined by the Association at least 


30 days prior to the first Lot being sold by the Declarant. 


B. Commencing on the first day of the calendar year following the conveyance of 


the first Lot to an Owner other than Declarant, the Board of Directors shall have 


the authority to fix the Annual Assessment provided, however, that any increase 


in the Annual Assessment over the initial assessment provided for above shall not 


be greater than 10% of the Annual Assessment for the previous year. Any 


increase greater than the stated 10% increase shall require approval by a vote of 


two-thirds of the Members of the Association. 


Section 4. Notice and Quorum for Any Action Authorized Under Sections 3 and 4. 


Written notice of any meeting called for the purpose of taking any action authorized under 


Sections 3 and 4 shall be sent to all members not less than thirty (30) days nor more than sixty 


(60) days in advance of the meeting. At the first such meeting called, the presence of two-thirds 


(2/3) of all the Members shall constitute a quorum. If the required quorum is not present, another 


meeting may be called subject to the same notice requirement, and the required quorum at the 


subsequent meeting shall be one-half (1/2) of the required quorum at the preceding meeting. No 


such subsequent meeting shall be held more than sixty (60) days following the preceding 


meeting. 


Section 5. Collection of Assessment. Annual assessment may be collected on a monthly 


basis. 
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Section 6. Date of Commencement of Annual Assessments: Due Date. The annual 


assessment provided for herein shall commence as to all Lots on the first day of the month 


following the conveyance of a Lot to an Owner. The first annual assessment shall be prorated 


according to the number of months remaining in the calendar year. The Board of Directors shall 


fix the amount of the annual assessment against each Lot at least thirty (30) days in advance of 


each annual assessment period. 


Written notice of the annual assessment shall be sent to every Owner subject thereto. The 


due dates shall be established by the Board of Directors. The Association shall, upon demand, 


and for a reasonable charge, furnish a certificate signed by an officer of the Association setting 


forth whether the assessments on a specified Lot have been paid. A properly executed certificate 


of the Association as to the status of assessments on a Lot is binding upon the Association as of 


the date of its issuance. 


Section 7. Effect on Non-Payment of Assessment; Remedies of Association. 


A. If any Assessment provided for herein is not paid on the date when due, then 


such assessment shall become delinquent and shall, together with such interest 


thereon and costs of collection thereof, as hereinafter provided, thereupon become 


a continuing lien on such Lot or Lots, which shall be enforceable in the manner 


hereinafter set forth. Such lien shall run in favor of the Association and shall be 


superior to all other liens and encumbrances on such Lot except for the following: 


(i) Liens for general real estate taxes and special assessments levied by 


any governmental authority; and 


(ii) The lien of any first mortgage as provided in Section 8 hereof. 


B. All other lienors acquiring on any Lot after this Declaration shall have been 


filed or recorded and whose liens shall also have been filed or recorded, shall be 


deemed to consent that their liens shall be and remain inferior to future liens 


provided for herein whether or not such consent has been expressed in the 


instruments creating their liens. 


C. To evidence a lien for sums assessed pursuant to this Article, the Association 


may prepare a written notice of lien setting forth the amount of the assessment, 


the date due, the amount remaining unpaid, the name of the Owner of the Lot and 


a description of the Lot and file or record the same, but such notice of lien shall 


not be failed or recorded until such Assessment has been wholly or partially 


unpaid for at least thirty (30) days from the date due. Such lien may be enforced 


and foreclosed whether by judicial foreclosure by the Association in the same 


manner in which mortgages on real property may be foreclosed in Wisconsin or 


by foreclosing the lien in the manner prescribed by Wisconsin Statues for the 


foreclosure of a mechanic's lien. All persons or parties holding a record interest in 


the Lot shall be served with notice of the foreclosure. Each Owner, by acceptance 


of a deed for any Lot, does further hereby give full and complete power of sale to 


the Association shall prevail in any such foreclosure, the person personally 


obligated to pay the same shall be required to pay all costs of foreclosure, 


including, but not limited to, reasonable attorney's fees. All such costs and 


expenses shall be further secured by the lien being foreclosed. The person 
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personally obligated to pay such lien shall also be required to pay the Association 


any assessments against the Lot which shall become due during the period of 


foreclosure. The Association shall have the right and power to bid at the 


foreclosure sale or other legal sale and to acquire, hold, convey, lease, rent, 


encumber, use and otherwise deal with the Lot as the Owner thereof. 


A release or satisfaction of the notice of lien shall be executed by an officer of the 


Association and recorded or filed upon payment of all sums secured by such lien. 


D. Any encumbrancer holding a lien on any Lot may pay, but shall not be 


required to pay, any amounts secured by the lien created and authorized by this 


Section and, upon payment of such sums, such encumbrancer shall be subrogated 


to all rights of the Association with respect to such lien, including but not limited 


to, priority as to any other lien or interest in such Lot. 


E. Any assessment not paid within thirty (30) days after the due date shall bear 


interest from the due date until paid at the rate of twelve percent (12%) per 


annum. No Owner may waive or otherwise escape personal liability for the 


assessments provided for herein by non-use of the Common Area or abandonment 


of his or her Lot. Suit to recover a money judgment for such assessments, with 


costs of collection and interest as provided for herein, shall be maintained by the 


Association without foreclosing or waiving the lien securing the same. 


Section 8. Subordination of the Lien to Mortgages. The lien of the assessments 


provided for herein shall be subordinate to the lien of any first mortgage now or hereafter placed 


on any Lot subject to assessment; provided that such subordination shall apply only to the 


assessments which have become due prior to the sale or transfer of a Lot pursuant to the 


remedies provided in a first mortgage on such Lot or pursuant to mortgage foreclosure or any 


deed or proceedings in lieu thereof and the expiration of any applicable period of redemption. 


Accordingly, the sale or transfer of any Lot pursuant to the remedies provided in a first mortgage 


on such Lot, or pursuant to mortgage foreclosure or any deed or proceeding in lieu thereof, shall 


extinguish the lien of such assessments as to payments which become due prior to such sale or 


transfer and the expiation of any applicable redemption period, and any first mortgagee who so 


obtains title to a Lot or any purchaser at any such foreclosure sale will not be liable for any 


unpaid assessments which accrue prior to the acquisition of title to such Lot by the mortgagee or 


purchaser and the expiration of any applicable redemption period. No such sale or transfer, 


however, shall relieve such Lot from liability for any assessment thereafter becoming due or 


from the lien thereof. Nor shall any such sale or transfer relieve an Owner from the personal 


obligation for assessments coming due prior to any such sale or transfer and the expiration of any 


applicable redemption period and the same may be collected by the Association by civil action or 


by such other lawful method or methods as the Association shall deem fit, and all such rights and 


remedies of the Association shall be cumulative and not exclusive of one another. The foregoing 


provisions of this Section 8 shall not prevent the Association from reallocating any assessments, 


the lien of which has been extinguished as above provided in this Section 8, to all Lots including 


that sold or transferred as described in this Section 8. 


Section 9. Exempt Property. The following property subject to this Declaration shall be 


exempt from the assessments, charges and liens created herein: 
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A. All properties to the extent of any easement or other interest therein dedicated 


to and accepted by the local public authority and devoted to public use. 


B. All properties exempt from taxation by the laws of the State of Wisconsin upon 


the terms and to the extent of such legal exemption. 


C. All Common Areas. 


ARTICLE V 


RIGHTS AND OBLIGATIONS. 


Section 1. Structure Placement. Structure placement shall comply with the Town of 


Troy Zoning Code and/or Ordinances and any additional requirements as set forth by the 


Architectural Control Committee. The term "structure" shall be defined in the Town of Troy 


Zoning Code. No amendments to this section of the covenants shall be allowed without 


Association approval, Town of Troy Plan Commission recommendation to the Town of Troy 


Board for approval and Town of Troy Board approval. 


Section 2. Type of Structure Permitted. No lot shall be used except for residential 


purposes. No structure shall be erected, altered, placed or permitted to remain on any lot other 


than one (1) detached single family dwelling, not to exceed two (2) stories in height and a private 


garage for not less than two (2) automobiles. Barndominiums are strictly prohibited. 


Garages may be directly attached to the dwelling or detached to the dwelling. Concrete 


and asphalt 12' foot minimum drive width design is required for driveways. Driveway design 


shall provide sufficient concrete or asphalt surface outside of the garage door for the parking of 


two standard size passenger vehicles side by side. The driveway is to be completed within twelve 


(12) months of occupancy, weather permitting. Temporary gravel driveways are permitted 


during construction and initial occupancy. 


Structures erected or placed on any lot must be in harmony with the residence in respect 


to workmanship, materials and external design. Front exteriors may be a combination of stone, 


brick, stucco, wood, engineered wood such as LP Smartside, fiber cement such as James Hardie, 


steel or vinyl. If vinyl siding is used, it shall be a high grade structural panel with a minimum of 


.044 mil thickness. Wood, engineered wood, fiber cement, steel or vinyl shall be used in 


combination with areas of brick, stone or stucco to achieve a high quality, rich-looking and 


creative curb appeal throughout the development. Front exteriors using a high grade structural 


panel vinyl siding shall be required to use a minimum of 15% area of the front of either brick, 


stone or stucco. Percentage shall be exclusive of doors, windows, and trim. Front exterior siding 


shall have a minimum of 3-1/2" trim board wrapping all doors and windows. 


High-grade hardboard, masonite-type or high-grade maintenance free type siding may be 


used on side and rear of dwellings. 


All garages shall have raised panel or architecturally trimmed overhead garage doors. 


Fiberglass garage doors and mural on garage doors shall not be permitted. 


A laminated or architectural shingle or equal, shall be used on all structures, giving a 


textured appearance. The roofline for all homes must have a minimum 6/12 pitch. 
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Construction of model homes is expressly permitted as long as they conform to the 


restrictions hereby created. 


Section 3. Residential Use. No structure shall be erected, altered, placed or permitted to 


remain on any Lot other than a single-family Residence. 


Section 4. Building Area. The size of any building or structure, exclusive of one-story 


open porches, basements, garages, fireplaces and three season porches, shall be as follows: 


Residence Type                          Minimum Foundation Area (in square feet) 


Single Family Floor Plan 


 


Rambler Style home                    1600 of living area on main floor 


 


Single Family Two Story Plan    2200 of finished area (main and upper level 


combined) 


 


Multi-level dwelling                    1500 square feet of total finished 


(split-level, tri-level, etc.)             living area on main floor 


In all instances, decks, garages, fireplaces, three season porches and basements are 


specifically excluded from the total square footage. 


All structures constructed on the lot shall be completely finished on the exterior thereof 


within twenty four (24) months after commencement of construction. 


Section 5. Auxiliary Buildings. One outside detached accessory building such as a pole 


shed or storage building may be permitted, subject to prior written approval by the Architectural 


Control Committee. The maximum size shall not exceed 2,400 square feet, and the height shall 


not exceed 18 feet at the peak. The structure must be constructed of materials and colors 


compatible with the dwelling and located to the rear of the principal residence. Metal sided 


buildings may be permitted if they are of high qualify, architectural grade steel with concealed 


fasteners and color schemes harmonious with the principal residence. The Architectural Control 


Committee reserves the right to deny any building deemed inconsistent with the character of the 


development. 


Section 6. Structures and Boulevard Not to be Used for Residential Purposes. No 


trailer, basement, tent, shack, garage, barn, or outbuilding erected on the premises shall at any 


time be used as a residence temporarily or permanently nor shall any structure of a temporary 


character be erected, used or occupied for residence thereof; nor shall any building not 


completely finished on the exterior be occupied as a residence. 


Plantings of any type and/or landscaping in the boulevard is specifically prohibited. 


Section 7. Sodding, Seeded and Hydro-seeding. The Private Yard Area in their entirety 


of each lot shall be sodded, seeded or hydro-seeded within one (1) year days of occupancy, 


weather permitting. The Owner shall take responsibility to sod, seed or hydro-seed and maintain 


all areas of the lot including the right-of-way areas (boulevards) adjacent to the lot. The Owner 


shall accept responsibility for site maintenance and for controlling storm water runoff. The 


Owner shall correct all site maintenance or drainage problems within fifteen (15) days of 
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receiving written notice from the Association. After said fifteen (15) day notice period, the 


Association shall have the right to enter the property, correct the site problem and bill the Owner 


for the work done. If Private Yard is seeded, then Owner needs to take the necessary steps for 


erosion control. 


Section 8. Signs. No sign of any kind shall be displayed to the public view on any Lot 


except: one sign of not more than six square feet advertising property for sale or model home. 


Section 9. Setbacks. Setbacks from streets, right-of-way, side and back lot lines shall 


adhere to existing ordinances and zoning requirements of the Town of Troy and as shown on the 


recorded plat. 


Section 10. Nuisances. No noxious or offensive activities that are or may become an 


annoyance or nuisance shall be permitted on any Lot. It is not the intent of paragraph 10 to 


prohibit the use of outdoor barbeques or fireplaces. 


Section 11. Refuse or Trash. No outside incinerators, trash burners or garbage, ashes, 


refuse or receptacles to store such elements shall be located within uncovered view of any Lot or 


placed so as to become a nuisance. All such containers, if kept outside, must be in an enclosed 


area out of sightlines. Notwithstanding the foregoing, nothing contained herein shall be deemed 


to prohibit the temporary storage of construction materials or refuse on a Lot during the 


construction of improvements. 


Section 12. Animals and Livestock. No horses, cows, goats, sheep or any other 


livestock will be permitted on any Lot with the exception of cats, dogs, chickens (hens no 


roosters) and other common household pets ("Permitted Pets"). Provided, however, that such 


Permitted Pets shall not be kept for any commercial purpose. All Permitted Pets require a kennel, 


fence or invisible fence. Up to six hens (no roosters) may be kept in a clean, enclosed chicken 


coop located in the rear yard per Town of Troy ordinance. 


Section 13. Exterior Regulations. The following regulations relating to the exterior shall 


apply. 


A. No soft coal, except smokeless coal, nor fuel of any kind giving off black 


smoke or strong or obnoxious odors of any kind may be used. All tanks for 


storage of fuel shall be underground. 


B. All irrigation systems shall be designed to irrigate only the area for which the 


system is designed. Water run-off will be each Owner's responsibility. All effort 


shall be made to contain the sprinkler system over-spray within ones own lot 


perimeter. 


C. All gas and electric shall be located away from the dwelling side fronting the 


street and obscured from direct public view. Where these locations cannot be 


adhered to, a landscape buffer must be incorporated to obstruct the view of these 


matters. 


D. All basement egress window wells must be constructed with either poured 


concrete, timber, stone or decorative retaining wall or a metal window well. These 


egress wells must be earth retained and not left unfinished. 


E. The Owner shall maintain and repair their own mailbox. 
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Section 14. Fences. No fence, wall, hedge, shrub or other object or growing thing that 


obstructs sight lines at elevations between 2 and 6 feet above the roadway shall be erected, 


planted or permitted in the vision triangle of corner lots. No fence or wall shall be erected nearer 


to any side yard than the minimum setback allowed under the Town of Troy fence ordinance, if 


any. In no case shall fences be constructed nearer to the street than the principal structure. No 


chain link or wire type fencing shall be allowed; except that black vinyl coated steel fence is 


permitted. All fences are subject to the written approval of the Architectural Control Committee. 


Section 15. Antenna. Radio and television antennas must be located within the structure 


so as not to be visible from adjacent homes. No satellite dishes shall be permitted over 3 feet in 


diameter. 


Section 16. Clotheslines. Clotheslines must be retractable and must be housed when not 


in use. 


Section 17. Exterior Lighting. Flashing or brilliant lighting and lighting infringing on 


adjacent Lots shall not be permitted. Exterior lighting shall provide for illumination of exterior 


outlines, plant forms, entries and walks and should be concealed whenever possible. Exposed 


exterior lighting fixtures must conform in architectural form and scale to the residence. 


Section 18. Vehicles and Personal Property. No storage of unhoused recreational 


vehicles shall be permitted, including without limitation, snowmobiles, boats, trailers, campers, 


golf carts and seasonal equipment. No motorbikes or motorcycles, snowmobiles or noisy 


vehicles shall be operated on any Lot other than to bring them to an enclosed point of storage. 


No vehicles shall be parked for repairs on driveways or private or public roadways. 


Section 19. Subdivision of Lots. No lot as originally platted shall be further subdivided. 


Section 20. Construction Site Maintenance. During construction of any improvements 


on a Lot, the Owner and any contractor shall maintain the construction site in a clean and orderly 


condition. Covered dumpsters or enclosed refuse containers shall be on site at all times during 


active construction, and all garbage, trash, refuse, and construction debris susceptible to 


movement by wind shall be deposited in said containers at the end of each work day. 


Construction materials shall be stored in an orderly manner and secured to prevent dispersal.  


ARTICLE VI 


GENERAL PROVISION 


Section 1. Enforcement. Any Owner shall have the right to enforce, by any proceeding 


at law or in equity, all restrictions, conditions, covenants, reservations, liens and charges now or 


hereafter imposed by the provisions of this Declaration. Failure by any Owner to enforce any 


covenant or restriction herein contacted shall in no event be deemed a waiver to the right to do so 


thereafter. Any action brought to enforce these covenants must be brought within six (6) months 


after the violation of covenants first occurred. 


Section 2. Severability. Invalidation of any one of these covenants or restrictions by 


judgment or court order shall in no way affect any other provisions which shall remain in full 


force and effect. 







Page 38 of 43 


Section 3. Amendment. The covenants and restrictions of this Declaration shall run with 


and bind the land for a term of twenty (20) years from the date this Declaration is recorded, after 


which time they shall be automatically extended for successive periods of ten (10) years. Except 


as provided herein to the contrary, this Declaration may be amended during the first twenty (20) 


year period by an instrument signed by not less than sixty (60%) of the Owners, and thereafter by 


an instrument signed by not less than two-thirds (2/3) of the Owners. Any amendment shall also 


require the consent of the holders of fifty-one percent (51%) of the first mortgages of record with 


respect to Lots (based on one vote for each Lot mortgaged). Any amendment must be recorded. 


Section 4. Encroachment. If any portion of a dwelling unit or any Lot shall actually 


encroach upon any other Lot, or if any such encroachment shall hereafter arise because of 


settling or shifting of the building or other cause, there shall be deemed to be an easement in 


favor of the Owner of the encroaching dwelling unit to the extent of such encroachment so long 


as the same still exist. 


Section 5. Notices. Any notice required to be sent to any Owner under the provisions of 


this Declaration shall be deemed to have been properly sent when mailed postage prepaid to the 


last known address of the Owner shown on the records of the St. Croix County Tax Lister at the 


time of such mailing. 


Section 6. Violation of Rights of Parties. If any party violates any of the covenants, 


conditions or restrictions herein provided, it shall be lawful for any party or parties in interest in 


the above described lands to institute and prosecute proceedings at law or in equity against the 


parties violating, either to prevent said violation, to recover damages or to force compliance with 


to a provision, including, but not limited to, obtaining a restraining order and a temporary and 


permanent injunction to immediately stop construction until the provisions herein are complied 


with. 


Attorneys' fees and costs of any court action brought to enforce these Covenants shall be 


payable by the non-prevailing party to the prevailing party. 


Section 7. No Discrimination in Sale, Lease, etc., of Living Unit. Neither the Declarant 


nor any Owner shall discriminate in the sale, lease, rental or in the use or occupancy of a Living 


Unit because of religion, race, color, creed, national origin, sex, marital status, or status with 


respect to public assistance or disability or, in furtherance of such covenant, in contravention of 


the provision of applicable Wisconsin Statues and of Title VI of the Civil Right Act of 1964, 


Title VIII of the Civil Rights Act of 1968, Executive Order II 063, and regulations thereunder, 


which relate to civil rights and discrimination. 


Section 8. FHA/VA Approval. The following actions will require to prior approval of 


the Federal Housing Administration and the Department of Veteran Affairs as long as there is a 


Class B members. Annexation of additional properties other than the Additional Real Estate, 


dedication of Common Area and amendment of this Declaration. 


Section 9. Total or Partial Condemnation, Loss or Destruction: Termination of 


Declaration. In the event of taking of any of the Common Area by eminent domain or any action 


or proceeding in lieu of eminent domain (hereinafter "condemnation"), the Association shall 


represent the Owners in any such condemnation, or in negotiations, settlements and agreements 


with the condemning authority, and each Owner hereby appoints the Association as his or her 


attorney-in-fact, irrevocably, for such purposes. If deemed necessary by the Association, it may 
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obtain the services of a trustee to act on behalf of the Owners in carrying out any functions under 


this Section. 


In the event of a condemnation of part or all of the Common Area, the award of proceeds 


of settlement shall be payable to the Association, or any trustee, for the use and benefit of the 


Owners and their mortgagees as their interest may appear. All proceeds payable with respect to 


any condemnation of Common Area shall be applied to the restoration or repair of such Common 


Area remaining after such condemnation or, subject to the provisions herein, to such other 


purposes as may be in accordance with the functions and powers of the Association and the 


welfare of the Owners. Any proceeds of any condemnation with respect to a Lot or Living Unit 


shall belong and be paid to the Owner thereof and his or her mortgagee, as their interests may 


appear. In the event of any termination or abandonment of this Declaration, and the dissolution 


of the Association pursuant thereto, the Common Area shall be disposed of as provided in the 


Articles of Incorporation. 


ARTICLE VII 


EASEMENTS 


Section 1. Additional Easements. In addition to the easements, covenants, restrictions 


and conditions described elsewhere in this Declaration, all Living Units and Lots shall be subject 


to easements and covenants hereinafter specifically described for the benefit of the property or 


for the limited benefit of specified adjoining Lots, all as more fully set forth in this Article. 


Section 2. Private Yard Area. Except as otherwise provided herein, each Owner shall be 


entitled to the exclusive use and occupancy of the Private Yard Area in his or her Lot to the 


exclusion of all others; provided, however, the property generally and all other Owners shall be 


entitled to a visual easement over all Private Yard Areas, subject to and limited by the original 


structures erected thereon by the Declarant. 


Section 3. Drainage and Utility Easements. Easements for installation and maintenance 


of utilities and drainage facilities are reserved on the Lots as shown on the recorded plats that 


include the subject Property. Within these easements, no structure, planting or other material 


shall be placed or permitted to remain which may damage or interfere with the installation and 


maintenance of utilities or which may change the direction of flow or drainage channels in the 


easements, or may obstruct or retard the flow of water through drainage channels in the 


easements. The easement area of each Lot and all improvements thereon shall be maintained 


continuously by the Owner of such Lot except for those improvements for which a public 


authority or utility company is responsible. 


Section 4. Priority. The utility easements described hereinabove in Section 3, are and 


shall continue to be superior to the private yard easements described hereinabove in Section 2; 


provided, however, in the event that it shall be necessary to install, repair or maintain any utility 


facilities crossing any Private Yard Area, such repairs and maintenance shall be undertaken so as 


to cause, the extent practicable, minimal interference with the use of such areas, and any and all 


damage to the driveway, driveway apron surfaces, walkway or yard area shall be repaired and 


the surface facility restored. 
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Section 5. Easements Perpetual and Appurtenant. The easements described herein 


shall be perpetual in duration and shall be appurtenant to the Lots which are burdened and 


benefitted by such easements. 


ARTICLE VIII 


INSURANCE AND RECONSTRUCTION 


Section 1. Liability Insurance; Fidelity Bonds. The Board of Directors of the 


Association, or its duly authorized agent shall obtain a broad form of public liability insurance 


covering all of the Common Area insuring the Association, with such coverages and limits of 


liability as to the Association shall determine to be necessary, but in no event less than 


$1,000,000.00, covering all claims for personal injury and/or property damage arising out of a 


single occurrence. Such insurance policy shall, if reasonably available contain a "severability of 


interest" clause which shall preclude the insurer from denying the claim of an Owner because of 


the negligence of the Association or other Owner. The Board of Directors shall, to the extent 


such coverage is available and affordable at what the Board of Directors determines to be 


reasonable rates, also provide fidelity bonds providing protection to the Association against loss 


by reason of acts of fraud or dishonesty on the part of the Association's directors, managers, 


officers, employees or volunteers who are responsible for handling funds of the Association in an 


amount sufficient to provide no less protection than one and one-half (1 1/2) times the estimated 


annual operating expenses of the Association, including reserves. Any policy or bond obtained 


hereunder shall provide that it may not be canceled or modified (including cancellation for non-


payment of premium) without at least thirty (30) days prior written notice of First Mortgagees. 


The expense of the liability insurance and fidelity bonds, if any, maintained by the Association 


under this Section I shall be borne by all Members through annual general assessments. 


Section 2. Casualty Insurance on Insurable Common Area. Except as such 


requirements shall be modified by Federal National Mortgage Association ("F.N.M.A."), or 


Federal Home Loan Mortgage Corporation ("F.H.L.M.C."), the Association shall keep all 


insurable improvements and fixtures of the Common Area, if any, insured as follows: 


A. Against loss or damage by fire and other hazards covered by the standard 


extended coverage endorsement and by sprinkler leakage (if applicable), debris 


removal, cost of demolition, vandalism, malicious mischief, windstorm and water 


damage, as well as other risks customarily covered in similar projects for an 


amount equal to the full replacement value (i.e., 100% of current "replacement 


costs") excluding land, foundation, excavating and other items normally excluded 


from coverage, such insurance to cover all common facilities owned by the 


Association (including all fixtures and building service equipment to the extent 


they are a part of the Common Area, as well as common personal property and 


supplies), together which such endorsements as may be required by F.N.M.A., 


OR F.H.L.M.C. 


B. If any portion of the Common Area is located within an area which has special 


flood hazards and for which flood insurance has been made available under the 


National Flood Insurance Program ("NFIP"), the Association shall obtain flood 


insurance on buildings in the Common Area and any other common property 


covered by the required form of policy (herein, "Insurable Property"), in an 
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amount deemed appropriate, but not less than the lesser of (i) the maximum 


coverage available under any portion of the Common Area; or (ii) 100% of the 


current "replacement cost" of such buildings and other Insurable Property; and 


C. Against such other hazards and casualties as the Association may deem 


desirable. All insurance coverage with respect to the Common Area shall be 


written in the name of, and the proceeds thereof shall be payable to, the 


Association. The insurance proceeds shall be used by the Association for the 


repair or replacement of the property for which the insurance was carried. 


Premiums for all insurance carried by the Association are common expenses 


included in the annual general assessment made by the Association herein 


described. Any policy herein described may not be canceled or substantially 


modified within at lease thirty (30) days prior written notice to the Association. 


Section 3. Casualty Insurance on Living Units. Each Owner shall provide, maintain 


and solely pay for his or her own casualty, property and liability insurance on his or her Living 


Unit,. Such insurance shall not be bought into contribution with any insurance maintained by the 


Association. 


Notwithstanding this, however, in addition to casualty insurance on the Common Area, 


the Association, through the Board of Directors, may elect to obtain and continue in effect, on 


behalf of all Owners of Lots, adequate blanket casualty insurance against loss or damage by fire 


and other hazards covered by the standard extended coverage endorsements, and against loss or 


damage by debris removal, cost of demolition, vandalism, malicious mischief, windstorm, water 


damage and other risks customarily covered in similar projects, in such form as the Board of 


Directors deems appropriate, or in such form (and with such further coverage) as may be 


required by F.N.M.A. or F.H.L.M.C., in an amount equal to the full replacement value (i.e., 


100% of current "replacement cost"), without deduction for depreciation or co-insurance, of all 


of the Living Units, insurance the structural portion and fixtures thereof, owned by such Owners. 


Insurance premiums for any such blanket insurance coverage shall be included in the annual 


general assessments of the Association. The insurance coverage shall, if the Association has 


elected to obtain such blanket casualty insurance, be written in the name of, and the proceeds 


thereof shall be payable to, the Association as trustee for the Owners, and mortgagees of record. 


Section 4. Maintenance of Insurance By Owners of Living Units. In the event the 


Association shall not maintain the master policy of casualty insurance referred in Section 3 


above, each Owner of any lot, by his or her acceptance of a deed thereof, whether or not it shall 


be expressed in any such deed or other conveyance, covenants to carry, maintain and timely pay 


the premium or premiums on the policy of fire and extended coverage insurance, with the 


coverages included in the standard "all risk" endorsement. Such insurance shall cover at all 


minimum the full insurable replacement cost of the Living Unit located on such Lot, shall be in a 


form satisfactory to the Association and, as applicable. F.N.M.A, F.H.L.M.C., or any 


governmental or provide purchaser, insurer or guarantor of any mortgage on a Lot, shall provide 


that such policy may not be canceled or substantially modified by any part without at least thirty 


(30) days prior written notice to the Association. Each Owner shall furnish the Association 


satisfactory evidence of the maintenance of such insurance. The Association may, but shall not 


be required to, make payments of casualty insurance premiums on behalf of any Owner who so 


paid by the Association shall be immediately due and payable by such Owner and may be 


included on the exterior maintenance assessment against such Owner's Lot. 
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Section 5. Replacement or Repair of Common Area. In the event of damage to or 


destruction of any part of the Common Area, the Association shall repair or replace the same and 


may make a reconstruction assessment against all Owners to cover the cost of such repair or 


replacement (or, if the Association has maintained a policy of casualty insurance, as herein 


described, the additional cost of such repair and replacement not covered by the proceeds of such 


insurance). Any assessment under this Section 5 shall be in addition to any other assessment 


made against such Owners. First Mortgagees shall receive notice from the Association in the 


event of any damage or destruction to Common Areas in excess of $10,000.00. Any 


reconstruction assessment adopted hereunder shall be adopted in accordance with the procedures 


set forth in this Declaration with respect to annual assessments and special assessments, as 


therein provided, and the lien of any reconstruction assessment levied hereunder shall be 


subordinate to the lien of any First Mortgage, in the same manner and to the same extent as to the 


subordination of annual assessments and special assessments, as provided in Article IV, Section 


9, of this Declaration. 


Section 6. Repair or Replacement of Living Units: Association as Insurance Trustee. 


In the event that any Living Unit or Living Units are destroyed or damaged by causes covered by 


the insurance referred to in Section 3 and 4 above, and in the event the Association has elected, 


pursuant to Section 3 and 4 above, and in the event the Association has elected, pursuant to 


Section 3 above to maintain policy of blanket casualty insurance therein described, all proceeds 


of such insurance coverage shall be payable to the Association as insurance trustee for the Owner 


or Owners of said Living Unit or Living Units and the First Mortgagee or First Mortgagees of 


record of said Living Unit or Living Units. Said insurance proceeds shall be applied and 


administered as set forth in the full Declaration. 


Section 7. Waiver of Subrogation. To the extent permitted by the standard Wisconsin 


form of fire and extended coverage insurance with all risk endorsements and to the extent 


benefits are paid under such a policy, each Owner of Living Unit and the Association do hereby 


mutually release each from the other, and their respective officers, agents, employees and 


invitees, from all claims for damage or destruction of their respective physical properties if such 


damage or destruction results form one or more of the perils covered by the standard Wisconsin 


form of fire and extended coverage. 


Section 8. Other Insurance. The Association may maintain such other insurance as the 


Board deems appropriate. 


ARTICLE IX 


ARCHITECTURAL CONTROL COMMITTEE 


The Architectural Control Committee (hereinafter referred to as "Committee") shall 


initially be the Declarant. Declarant may, at its sole discretion, appoint two (2) or more 


representatives to serve on the Committee to either replace the Declarant or serve with the 


Declarant. The individuals serving on the Committee shall not be entitled to any compensation 


for services performed pursuant to this covenant. 


At any time after 80% of the Lots which are located in all phases of Glen Oaks have been 


sold to owners who reside in dwellings constructed on said Lots, the said owners of 75% of all 


lots which are located in all phases of Glen Oaks shall have the power through a duly recorded 


written instrument to change the membership of the Committee or to modify, expand or restrict 
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its powers and duties. Provided, however, regardless of the number of owners who own a lot, 


each lot has one vote. 


ARTICLE X 


ARCHITECTURAL CONTROL COMMITTEE'S 


DUTIES, RESPONSIBILITIES AND OBLIGATIONS 


No structure or other building shall be commenced, erected or maintained upon any Lot, 


nor shall any exterior addition or change or alternation be made to any structure or building until 


the plans and specifications showing the nature, kind, shape, height, materials and location of the 


same shall have been submitted to and approved in writing as to quality of workmanship and 


materials, harmony of external design and location in relation to surrounding structures, finish 


grade elevation and topography by the Committee. In the event said Committee fails to approve 


or disapprove such design and location with thirty (30) days after said plans and specifications 


have been submitted to it, such approval will not be required and this Article will be deemed to 


have been fully complied with. The prevailing party in an action brought by the Committee to 


enforce this Article shall be entitled to recover from the other reasonable attorneys fees together 


with all necessary costs and disbursements incurred in connection herewith. 


The Committee shall, in its discretion, have the right to grant variances from the terms 


and conditions of this Declaration of Covenants. No variance shall be granted until written notice 


has been given to all lot owners by certified mail at least thirty (30) days prior to the granting of 


the variance. The Committee shall consider any written objections to the variance. In the event 


that 75% of the lot owners object to the variance, the variance shall be denied. Provided, 


however, regardless of the number of owners who own a lot, each lot has one vote. 


If, at any time, the Committee has ceased to exist as such, and has failed to designate a 


representative to act for it, Committee approval shall be no longer required. 








 
 
 
 
 
 
 
 


DATE:   February 2, 2026 


TO:   Town of Troy Plan Commission 


FROM:   Robert Jones 


REGARDING: Farm Plan / Rezone / CSM – Timothy Morrow – PID 040-1124-40-001 


 


1. BACKGROUND INFORMATION 


The applicant, Timothy Morrow, requests Plan Commission review of three coordinated actions: 


1. Farm Plan approval under Town Code Chapter 135; 
2. Rezoning of the parcel from Exclusive Agricultural (AG) to Agricultural Residential (AG-RES); and 
3. Certified Survey Map (CSM) approval constituting a minor subdivision. 


 
The impacted property consists of approximately 75.4-acres which is proposed to be encumbered by a Farm 
Plan conservation easement and then rezoned from AG to AG-RES.  


The southern 36.4-acre parcel on the west side of Glendale Drive, north of Swedish Mission Road could then 
be subdivided by CSM to create one new lot, Lot #1 of approximately 8.9 acres. The new lot would contain an 
existing single-family residence and associated agricultural outbuildings. The applicant’s intent is to separate 
the farmstead (as a residential lot) from the surrounding agricultural acreage, with the remainder retained for 
continued agricultural use. 


Materials submitted include: 


 A Farm Plan Narrative (dated January 13, 2026) 
 Draft Conservation Easement (received January 14, 2026) 
 Certified Survey Map, (dated November 24, 2025, revised January 27, 2026) 


 


2. PROPOSAL SUMMARY 


The application proposes: 


 A 40/60 Farm Plan establishing allowable density and preservation areas. 
o encumbering approximately 75.4 acres overall  
o quantifying 17 total development rights  


 A rezoning from AG to AG-RES to allow the creation of a residential lot consistent with the Farm Plan; 
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 A CSM creating: 
o Lot 1 (~8.9 acres) – containing the existing home and agricultural buildings; 
o Outlot 1 (~27.5 acres) – to remain in agricultural use, restricted from residential development. 


 


3. REVIEW COMMENTS 


1. Farm Plan  


Chapter 135 requires a Farm Plan to: 


 protect prime agricultural land through permanent conservation; 
 direct non-agricultural development to areas less suitable for farming; and 
 establish proportionality (40/60 or 50/50) for residential density and development rights. 


 


The draft Conservation Easement, prepared by the Town Attorney, will encumber the entire 75.4-acre 
property. The easement regulates permitted uses and quantifies available development rights as fifteen (15) 
residential lots and two (2) farmette lots. It allows for future Town approvals to create additional lots primarily 
from Outlot 1, with Lot 1 (8.9 acres) designated within the 40% area for purposes of any future subdivision. 
While the easement does not prohibit future reconfiguration of the parcels, any such changes would require 
cooperation from all affected property owners and Town approval. The easement also allows, subject to Town 
approval, for the receipt of up to seventeen (17) additional development rights. 


 


The draft Conservation Easement is intended to be recorded concurrently with the CSM and will permanently 
regulate subdivision potential, density, permitted uses, and allowable future transfers of development rights. 


 


2. Rezoning Evaluation (AG to AG-RES) 


A formal public hearing has been noticed and scheduled for February 19, 2026. For scheduling purposes, staff 
requests that the Plan Commission consider delegating responsibility for conducting the public hearing back to 
the Town Board for this application to better accommodate the applicant’s schedule. 


Under Town Code §170-X.4.c, the Town Board is responsible for holding the required public hearing for zoning 
map amendments unless that responsibility is delegated. Town Board Resolution 2020-01 generally delegates 
authority to conduct rezoning public hearings to the Plan Commission; however, that delegation may be 
adjusted on a case-by-case basis. 


Town Code §135-8.F provides that once a Farm Plan has been approved by the Town Board, the Town should 
generally support related rezoning and subdivision requests that are consistent with that plan. 


Landowners who submit a Farm Plan that fully conforms to this Article, who obtain approval of the 
Farm Plan by the Town Board and who request Town rezoning, nonagricultural development site plan 
or residential subdivision approvals based on the specific terms of an approved Farm Plan shall receive 
rezoning approval from the Town for the stated development purpose of the Farm Plan and Town 
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approval of an application for any related subdivision of land or site plan prepared in conformity with 
the Farm Plan under all but the most unusual circumstances. 


Rezoning out of the Exclusive Agricultural District is allowed when a Farm Plan compliant with Chapter 135 is 
first approved (§170-X.3). Approval requires findings that: 


1. The land is better suited for a non-AG use; 
2. The change is consistent with the Comprehensive Plan; 
3. The change is consistent with the County Farmland Preservation Plan; 
4. Surrounding agricultural uses will not be impaired. 


 


3. Certified Survey Map (Minor Subdivision) 


The CSM depicts: 


 Lot 1 (8.927 acres total / 8.606 ac. net) containing existing improvements; 
 Outlot 1 (27.522 acres total / 25.979 ac. net) labeled as agricultural and “not for residential building 


development”; 
 Required building setbacks (50-ft sides/rear and 150-ft front), matching AG-RES standards; 
 A clear Conservation Easement Notice stating the Farm Plan Easement applies and governs future land 


division.  
 


4. POSSIBLE MOTIONS 


Farm Plan Recommendation 


The Plan Commission finds that the Farm Plan submitted by Timothy P. Morrow conforms to Chapter 135 and 
recommends approval to the Town Board with the following contingencies: 


1. The Conservation Easement shall be executed by the Grantor and any mortgage holders prior to Town 
Board action. 


2. The Town Chairperson and Clerk/Treasurer are authorized to certify Town approval of the 
Conservation Easement and all related Farm Plan documents. 


Rezoning Recommendation 


The Plan Commission finds that the subject land is better suited for residential use within the AG-RES District, 
that the request is consistent with the Town of Troy Comprehensive Plan, and that the rezoning will not impair 
adjacent agricultural uses. Therefore, the Plan Commission recommends that the Town Board approve the 
rezoning from AG to AG-RES, subject to the following conditions: 


1. The Town Board approves the associated Farm Plan. 


2. The Town Board conducts the required public hearing and finds no testimony or evidence that is 
inconsistent with the Plan Commission’s understanding of the project or its recommendation. 
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CSM Recommendation 


The Plan Commission finds that the Certified Survey Map dated January 27, 2026, meets the requirements of 
Chapter 135 and recommends approval to the Town Board with the following contingencies: 


1. Approval of the Farm Plan and rezoning as described above; 


2. Recording of the Conservation Easement concurrently with the CSM; 


3. Authorization for the Town Chairperson to sign the CSM on behalf of the Town. 


Possible Motion to Table 


The Plan Commission moves to table action on the requested Farm Plan / Rezoning / Certified Survey Map to a 
future meeting in order to allow for additional review, clarification, and/or receipt of supplemental 
information. 


 


5. ATTACHMENTS 


1. January 27, 2026 CSM 
2. Aerial photo site map with topographic contours  
3. Current Zoning / Conservation Easement map 
4. Comprehensive Plan Future Land Use map 
5. Exiting site aerial photo 
6. Farm Plan 
7. Draft Conservation Easement 
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6. SITE MAP EXHIBITS #1-5 
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LOCATED IN PART OF THE SW1/4 OF THE NE1/4 AND PART OF THE
NW1/4 OF THE SE1/4 OF SECTION 33, T28N, R19W, TOWN OF TROY,
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CONSERVATION EASEMENT NOTICE:
This Certified Survey Map and the lots/outlots shown hereon are subject to a Farm
Plan Conservation Easement in favor of the Town of Troy, approved in conjunction
with this CSM and to be recorded concurrently with the recording of this CSM. Said
Conservation Easement runs with the land, restricts subdivision and development,
and shall govern future land division and use of the subject property.
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I, Douglas J. Zahler, Professional Wisconsin Land Surveyor, hereby certify that by the direction of Tim
Morrow, I have surveyed, divided and mapped a part of the Southwest Quarter of the Northeast Quarter and
part of the Northwest Quarter of the Southeast Quarter of Section 33, Township 28 North, Range 19 West,
Town of Troy, St. Croix County, Wisconsin; described as follows:


Commencing at the North Quarter corner of said Section 33; thence, along the North -South 1/4 line of said
Section 33, S00°11'53"E a distance of 1308.82 feet to the northwest corner of said Southwest Quarter of the
Northeast Quarter and the point of beginning; thence, along the north line of said Southwest Quarter of the
Northeast Quarter, S89⁰49'39”E a distance of 1326.21 feet to the northeast corner of said Southwest Quarter
of the Northeast Quarter; thence along the east line of said Southwest Quarter of the Northeast Quarter,
S00⁰15'55”W a distance of 1308.41 feet to the northeast corner of said Northwest Quarter of the Southeast
Quarter; thence along the east line of said Northwest Quarter of the Southeast Quarter, S00⁰18'08”W a
distance of 362.62 feet; thence, along the boundary of that parcel of land described on Document Number
1068891, St. Croix County Register of Deeds, N89⁰50'38”W a distance of 135.05 feet; thence along said
boundary, N62⁰06'31”W a distance of 112.32 feet; thence along said boundary, N54⁰33'03”W a distance of
151.80 feet; thence along said boundary, N65⁰22'11”W a distance of 258.62 feet; thence along said boundary,
N53⁰54'24”W a distance of 233.21 feet; thence along said boundary, N46⁰39'28”W a distance of 172.99 feet;
thence along said boundary, N33⁰08'14”W a distance of 202.61 feet; thence along said boundary,
N55⁰06'58”E a distance of 50.96 feet; thence along said boundary, N20⁰23'31”W a distance of 258.11 feet;
thence along said boundary, N22⁰05'25”E a distance of 213.08 feet; thence along said boundary,
N52⁰55'39”W a distance of 417.50 feet to said north - south quarter line; thence along said quarter line,
N00⁰11'53”E a distance of 280.30 feet to the point of beginning. Containing 36.449 acres of land. Subject to
right-of-way for Glendale Drive as shown and subject to all easements, restrictions and covenants of record.


I also certify that this Certified Survey Map is a correct representation to scale of the exterior boundary
surveyed and described; that I have fully complied with the provisions of Chapter 236.34 of the Wisconsin
statutes and the land subdivision ordinance of St. Croix County and the Town of Troy in surveying and
mapping the same.


_______________________________________________
Douglas J. Zahler,   RLS #2145                      Date
Auth Consulting & Associates
2920 Enloe St. Suite 101
Hudson, WI 54016
(715) 386-2007
dzahler@authconsulting.com


SURVEYOR'S CERTIFICATE:
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HUDSON, WI 54016


SURVEYOR:


01/27/2026
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7. SUBMITTED FARM PLAN EXHIBIT #6 
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TIM MORROW CSM 


PROJECT NARRATIVE/ FARM PLAN for CSM  


50 GLENDALE DRIVE 


TOWN OF TROY, ST CROIX COUNTY WI 
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Hudson, WI  54016 
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    Auth Consulting & Associates 


Planning, Engineering, Building Design & Surveying 


 


I. PROJECT BACKGROUND 


Application has been completed to create a 1 lot/ 1 outlot Certified Survey Map (CSM) 


which will separate the house and accessory structures on property owned by Tim 


Morrow from the remainder of the property.  The property is zoned exclusive 


agricultural district (AG).   


II. PROJECT DESCRIPTION 


A. Project Location 


The project is located on the West side of Glendale Drive directly across and North of 


Swedish Mission Road.  Appendix A depicts the property location relative to the overall 


Township on the Town Official Zoning Map.  Also included in Appendix A is a GIS Map 


representing the area of the proposed conservation easement. 


B. Proposed Subdivision 


The proposal is to create one 8.8 acre lot which will encompass the farmsted, including 


the single family home and the associated agricultural structures and one 27.5 acre 


outlot.  The 27.5 acre outlot will remain in agricultural use for the immediate future.    


C. Conservation Easement  


The conservation easement will provide the program specifics that guide any future 


development of the 75.5 acres.  With the exception of one development right for the 8.8 


acre farmstead all additional development rights will remain with the 27.5 acre outlot 


and the 39 acres North of the proposed outlot.  The conservation easement will 


encompass 75.5 acres.    


D. Farm Plan 


Township ordinance requires a farm plan and proportionality election.  The request is 


for the 40/60 program.  The property has a base allowable density of 17 lots- see 


Appendix B for specific details/calculations.   


E. Existing Conservation Easement 


Included in Appendix C is a copy of the recorded conservation easement that encompasses the 


property owned by Morrow on the East side of Glendale Drive. 
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    Auth Consulting & Associates 


Planning, Engineering, Building Design & Surveying 
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St. Croix County, WI
Address Points


Parcels


Parcel Numbers


Towns


Villages


Lakes


Rivers and Streams
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PROPOSED CONSERVATION
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EXISTING CONSERVATION
EASEMENT


MORROW PROPERTY MORROW PROPERTY







 


 
    Auth Consulting & Associates 


Planning, Engineering, Building Design & Surveying 


 


APPENDIX B 
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MORROW


PROPORTIONALITY PROPOSAL


Total Rezone Acre= 75.449


SINGLE FAMILY RESIDENTIAL Farmette 40% Residential 60% Total


Acres 30.18 45.27 75.45


Density 12 3 n/a


Available Development Rights 2 15 17


Max Allowable Lots 2 30 32
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8. DRAFT CONSERVATION EASEMENT EXHIBIT #7 


 


Page 34 of 50


34







1 
 


CONSERVATION EASEMENT 
 


Timothy P. Morrow (hereinafter referred to as “Grantor”) for himself and his successors and 


assigns, hereby grants and conveys to the Town of Troy, St. Croix County, Wisconsin, its 


successors and assigns, (hereinafter referred to as “Grantee”), a perpetual restriction, to be 


known as a conservation easement, on the uses and subdivision that can henceforth take place on 


36.449 acres of the Grantor’s real property, referred to as “the subject property” and more fully 


described as follows: 


 


A parcel of land located in part of the Southwest Quarter of the Northeast Quarter and 


part of the Northwest Quarter of the Southeast Quarter of Section 33, Township 28 North, 


Range 19 West, Town of Troy, St. Croix County, Wisconsin; described as follows: 


Commencing at the North Quarter corner of said Section 33; thence along the North-


South line of the Southeast Quarter of said Section 33, S00⁰11'53”E a distance of 1308.82 


feet to the northwest corner of said Southwest Quarter of the Northeast Quarter and the 


point of beginning; thence, along the north line of said Southwest Quarter of the 


Northeast Quarter, S89⁰49'39”E a distance of 1326.21 feet to the northeast corner of said 


Southwest Quarter of the Northeast Quarter; thence along the east line of said Southwest 


Quarter of the Northeast Quarter, S00⁰15'55”W a distance of 1308.41 feet to the northeast 


corner of said Northwest Quarter of the Southeast Quarter; thence along the east line of 


said Northwest Quarter of the Southeast Quarter, S00⁰18'08”W a distance of 362.62 feet; 


thence, along the boundary of that parcel of land described on Document Number 


1068891, St. Croix County Register of Deeds, N89⁰50'38”W a distance of 135.05 feet; 


thence along said boundary, N62⁰06'31”W a distance of 112.32 feet; thence along said 


boundary, N54⁰33'03”W a distance of 151.80 feet; thence along said boundary, 


N65°22’11”W a distance of 258.62 feet; thence along said boundary, N53⁰54'24”W a 


distance of 233.21 feet; thence along said boundary, N46⁰39'284”W a distance of 172.99 


feet; thence along said boundary, N33⁰08'14”W a distance of 202.61 feet; thence along 


said boundary, N55⁰06’58”E a distance of 50.96 feet; thence along said boundary, 


N20⁰23'31”W a distance of 258.11 feet; thence along said boundary, N22⁰05'25”E a 


distance of 213.08 feet; thence along said boundary, N52⁰55'39”W a distance of 417.50 


feet to the north-south quarter line; thence along said quarter line, N00⁰11'53”E a distance 


of 280.30 feet to the point of beginning.  Containing 36.449 acres of land more or less. 


And 


The Northwest Quarter of the Northeast Quarter of Section 33, Township 28 North, 


Range 19 West, Town of Troy, St. Croix County, Wisconsin, EXCEPT the North 208.6 


feet of the West 208.6 feet.  Containing 39.0 acres of land more or less. 


Subject to right-of-way for Glendale Drive and subject to all easements, restrictions and 


covenants of record. 


 


 The use and subdivision restrictions created and contained herein shall be known 


henceforth as a Conservation Easement, the terms of which are and shall be appurtenant to and 


run with the subject property, in perpetuity. 
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 Grantor intends that this easement will perpetually protect and preserve the subject 


property from development for all uses other than those being preserved and authorized herein, 


that it will encourage sound natural, conservation and open space land management practices, 


preserve natural resources and open space and that it will ensure the availability of the natural 


features, wildlife and plant life values of the subject property for future generations by clearly 


and irrevocably removing all potential uses of the subject property not being preserved herein 


and by removing the ability to subdivide and create lots on the subject property except to the 


extent subdivision rights are specifically preserved in this document. 


 


 NOW, THEREFORE, in consideration of the foregoing and of the mutual covenants, 


terms, conditions and restrictions contained herein, the parties agree as follows: 


 


1. Grant of Conservation Easement. 


Grantor hereby grants and conveys to Grantee a perpetual conservation easement 


encumbering and affecting the property described herein, and being a vested and 


enforceable interest in real property as authorized by Wis. Stats. §700.40.  So long 


as Grantor holds any interest in the subject property, Grantor shall neither perform 


nor allow others to perform any act on or affecting the subject property that is 


inconsistent with the covenants, restrictions, easement rights and responsibilities 


set forth in this conservation easement.  Grantor authorizes Grantee to take all 


actions necessary to enforce these covenants in the manner described herein and 


as otherwise permitted by law. 


 


2. Statement of Purpose. 


It is the primary purpose of this conservation easement to permanently protect the 


subject property from subdivision in any manner except as authorized herein, and 


from development for residential, industrial or commercial uses in any manner not 


authorized herein, and to establish the extent to which the subject property can 


accommodate an incoming transfer of additional development rights.  No 


subdivision activity or uses on or of the subject property shall be permitted that 


could significantly impair the actual or potential uses of the subject property for 


natural, scenic, conservation, wildlife or plant habitat purposes, for authorized 


residential purposes to the density authorized herein or for open and undeveloped 


space uses and enjoyment.  To the extent that protection of the historic, 


educational, recreational, cultural or archeological values of the subject property 


is consistent with this easement’s primary purposes, it is the secondary purpose of 


the easement to protect those values.  No land use, subdividing or any other kind 


of activity which could significantly impair the current or future use of the subject 


property for the purposes specified and protected herein shall be permitted except 


as expressly authorized and reserved to Grantor in this easement. 


 


3. Rights to Grantee. 


To accomplish the purposes of this easement, the following rights are hereby 


conveyed to the Grantee by Grantor: 
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A. To act to preserve and protect the natural, scenic, conservation, habitat and 


open space values of the subject property; 


 


B. To enter upon the subject property at all reasonably times to monitor and 


enforce Grantor’s compliance with its terms; and 


 


C. To act to prevent any activity on or use of the subject property that is or 


could be inconsistent with the stated purposes and authorized uses set 


forth in this easement, and to require the restoration of areas of the subject 


property damaged by inconsistent activity or use by the Grantor, its 


successors or assigns. 


 


4. Rights and Responsibilities Retained by Grantor. 


In all respects not limited herein Grantor retains the customary rights of 


ownership of real property as to the subject property, including the right to sell, 


lease, encumber and convey it.  Nothing in this easement relieves Grantor of the 


additional obligation to comply with any other restrictions on the use or 


subdividability of the subject property that may be otherwise imposed by law.  


Grantor retains the right to use the subject property for residential purposes to the 


densities established herein and for natural, scenic, wildlife habitat, plant habitat 


and conservation purposes, and as open, undeveloped area as intended herein and, 


by so doing, to also protect the historic, recreational, cultural or archeological 


values of the subject property where possible.  Grantor retains the right of privacy 


and to exclude unauthorized members of the public from trespassing on the 


subject property.  Upon transfer of any of Grantor’s interest in the subject 


property, the rights and obligations as established and otherwise set forth and 


acknowledged herein shall inure to and become binding upon Grantors’ assigns 


and/or successor in interest. 


 


5. Permitted Uses. 


For the duration of this easement, i.e., in perpetuity, the subject property may be 


used for agricultural uses, defined for the purpose of this easement as general 


farming operations including beekeeping, egg production, floriculture, fish or fur 


farms, dairy farming, licensed game management farms, forest management, 


livestock production and breeding, poultry raising, sod farming, roadside stand 


selling farm produce raised on or including the subject premises by member of the 


farm family owning part or all of the subject property or employees of such farm 


family, nurseries, greenhouses, vegetable raising, raising of grains, grasses, mint, 


seed and ginseng crops, raising of fruit, nut and berries and other similar uses, 


including placing the land in federal programs for payment in kind or enrolling 


land in the conservation reserve programs available under 16 U.S.C. 3831 to 3836 


or a similar, successor federal farm program and for rural enterprise activities, 


including but not limited to lawful home occupations such as maintaining a 


professional home office, operating bed and breakfasts, farm machinery and 


repair services, day care and other private child care or educational programs, 


agricultural tourism and similar endeavors, where in all cases only a very small 
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number of members of the public will congregate on the premises at any given 


time.  Specifically excluded from definition of “agricultural uses” are the use or 


operation of the subject property as a campground, sawmill, auto or truck repair 


shop.  The use of the subject property for the disposal or reduction of garbage, 


rubbish or offal is also prohibited, as is the surface disposal, dumping or 


spreading of sewage or sewage sludge on the subject property.   


 


The subject property may also be used for natural, scenic, wildlife habitat, plant 


habitat, and conservation purposes, management and preservation and for the 


creation of residential lots on which dwelling units, as defined herein in Section 


6.A., may be built to the densities authorized and under the conditions described 


herein.  Driveways, public road rights of way, fences, residential and agricultural 


accessory buildings (not dwelling units) and other related structures directly 


associated with permitted on-site uses are also allowed.  Utility installations are 


also permitted for private and public distribution purposes, provided that all new 


utility installations shall be enclosed and/or located underground.  All such 


permitted uses shall remain subject to applicable state and local regulations in 


effect at the time the development occurs.  The development and subdivision of 


the subject property for commercial, residential or industrial activities is 


specifically prohibited except as such development options are preserved and 


authorized herein.   


 


6. Current level of Use and Future Development Activities Allowed. 


The subject property being encumbered by this Conservation Easement is 75.449 


acres in size, more or less, consists of farmland and grasses and is currently zoned 


Exclusive Agricultural.  One single-family dwelling with accessory buildings and 


structures is located on the that portion of the subject property as described in 


Exhibit A.  No other improvements are located on the subject property except for 


fences and field roads.  This description of uses and buildings on the subject 


property is set forth herein to provide a baseline of the nature of uses, lots and 


structures on the subject property at the time of the creation of this easement.   


 


A. Purpose.   This Conservation Easement is being put into place because 


Grantor desires to rezone the subject property in order to subdivide and 


develop it for limited residential purposes, to protect the best farmable 


parts of it in a manner compatible with applicable regulations and to 


establish the extent to which Development Rights can transfer into the 


subject property pursuant to and to establish the extent to which 


Development Rights can transfer into or out of the subject property 


pursuant to Grantee Town of Troy’s Subdivision Ordinance (“SDO”) as in 


effect on the date of execution of this easement.  A “Development Right” 


is defined for all purposes associated with this easement as the ability to 


subdivide real property and create one lot for residential use in a manner 


that results in a density ratio of one “dwelling unit”, (defined for all 


purposes herein as one self-contained living unit, consisting of sleeping 


quarters, bathroom(s) and kitchen) per no less than three acres of land on 
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60% of the area of the subject property as discussed in Section 6.C. and, 


on the remaining 40% of the area of the subject property and as discussed 


in Section 6.B., to subdivide real property and create lots in a manner that 


results in a density ratio of one dwelling unit per no less that twelve acres 


of land; provided that the said dwelling unit densities can be increased 


with incoming transfers of development rights, as contemplated in 


Sections 6.B. and 6.C. herein and as authorized by the SDO.  In 


conformity with the SDO, and to facilitate the rezoning process, Grantor 


has made a 40/60 Farm Plan Program Choice concerning the subject 


property.  Grantor and Grantee agree that the specific location of the 60% 


area of the subject property that can presumptively develop at three-acre 


densities and the 40% area of the subject property that can presumptively 


develop at twelve-acre densities need not be specifically identified now, 


because this conservation easement shall encumber the entire subject 


property.  The specific location of the 60% and 40% portions of the 


subject property that can develop at three-acre and at twelve-acre densities 


respectively shall be identified at the time and in the manner set forth in 


Section 6.D. herein.   


 


 With reference to issues specifically related to subdivision, this 


conservation easement serves to establish: (1) the dwelling unit density to 


which 60% of the subject property can be subdivided, (2) the more limited 


dwelling unit density to which the other 40% of the subject property can 


be subdivided, (3) the maximum number of development rights that can be 


transferred into each of the 60% and 40% areas of the subject property and 


(4) the maximum allowable dwelling unit densities and minimum lot sizes 


available in each of the 60% and 40% areas of the subject property 


pursuant to any incoming transfer of development rights.  Grantor’s ability 


to subdivide and create lots on the subject property also depends on 


whether the land is properly zoned to create lots of the sizes and for the 


purposes authorized herein.  Grantor’s ability to create lots on the subject 


property remains subject to the requirements of Grantee’s SDO and 


applicable St. Croix County and state laws on subdividing all or any 


portion of the subject property as in effect at the time the said lots are 


created, in addition to this easement. 


 


B. 40% Area; Fewer Development Rights Available.  On 40% or 30.18 acres 


of the subject property (the specific location of which shall be identified 


herein and at the time and in the manner set forth in Section 6.D.), Grantor 


has the ability to create two (2) lots, with said lots to have a minimum size 


of six acres.  Up to two (2) additionals lot may be created in this 40% area 


pursuant to an incoming transfer of development rights.  Any such 


incoming transfer of development rights shall only occur pursuant to a 


permit that is approved, issued and recorded by the Town Board of the 


Town of Troy or by the successor municipality in which the subject 


property is located at the time any development rights are transferred.  If 
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an incoming transfer into this 40% area of any development rights is duly 


authorized, the minimum lot size requirement for lots created in the 40% 


area is reduced to one (1) acre for lots served by private wells and septic 


systems and to a minimum lot size of .25 acres for lots served by a 


municipal system or equivalent private water and wastewater treatment 


facilities.  The Town Engineer shall determine municipal equivalence for 


this purpose.  All lots, outlots or parcels created from the 40% area, once 


designated as such, shall be encumbered with a perpetual restriction 


against further subdivision.  All other rights to subdivide the 40% area of 


the subject property are extinguished, in perpetuity. 


 


 8.927 acres of the 30.18 acres of the “40% Area” required to be identified 


by this Section 6.B. is hereby designated and identified as follows: 


 


A parcel of land located in part of the Southwest Quarter of the Northeast 


Quarter and part of the Northwest Quarter of the Southeast Quarter of 


Section 33, Township 28 North, Range 19 West, Town of Troy, St. Croix 


County, Wisconsin; described as follows: 


Commencing at the North Quarter corner of said Section 33; thence along 


the North-South line of the Southeast Quarter of said Section 33, 


S00⁰11'53”E a distance of 1308.82 feet to the northwest corner of said 


Southwest Quarter of the Northeast Quarter and the point of beginning; 


thence, along the north line of said Southwest Quarter of the Northeast 


Quarter, S89⁰49'39”E a distance of 1326.21 feet to the northeast corner of 


said Southwest Quarter of the Northeast Quarter; thence along the east line 


of said Southwest Quarter of the Northeast Quarter, S00⁰15'55”W a 


distance of 1308.41 feet to the northeast corner of said Northwest Quarter 


of the Southeast Quarter and the point of beginning; thence along the east 


line of said Northwest Quarter of the Southeast Quarter, S00⁰18'08”W a 


distance of 362.62 feet; thence, along the boundary of that parcel of land 


described on Document Number 1068891, St. Croix County Register of 


Deeds, N89⁰50'38”W a distance of 135.05 feet; thence along said 


boundary, N62⁰06'31”W a distance of 112.32 feet; thence along said 


boundary, N54⁰33'03”W a distance of 151.80 feet; thence along said 


boundary, N65°22’11”W a distance of 258.62 feet; thence along said 


boundary, N53⁰54'24”W a distance of 233.21 feet; thence along said 


boundary, N46⁰39'284”W a distance of 172.99 feet; thence along said 


boundary, N33⁰08'14”W a distance of 202.61 feet; thence along said 


boundary, N55⁰06’58”E a distance of 50.96 feet; thence N78⁰42’20”E a 


distance of 151.11 feet; thence N53⁰51'08”E a distance of 177.84 feet; 


thence S47⁰05'35”E a distance of 174.97 feet; thence S39⁰24'50”E a 


distance of 102.76;  thence S56⁰31'00”E a distance of 285.00 feet; thence 


S58⁰51'19”E a distance of 175.27 feet; thence S74⁰31'52”E a distance of 


109.24 feet to the point of beginning.  Containing 8.927 acres of land more 


or less. 
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The remainder of the “40% Area” shall be described and identified in a 


later Addendum (whether one or more) to the Conservation Easement that 


encumbers the remainder of the 30.18 acres required to be identified as 


“40% Area” in such a fashion that the remaining 21.253 acres of the “40% 


Area” can never be further subdivided.  


 


C. 60% Area; More Development Rights Available.  On 60% or 45.27 acres 


of the subject property, (the specific location of which shall be identified 


at the time and in the manner set forth in Section 6.D.), Grantor has the 


ability to create no more than fifteen (15) lots, with each such lot to have a 


minimum size of one (1) acre.  Up to fifteen (15) additional lots may be 


created in the 60% area pursuant to an incoming transfer of development 


rights.  Any such incoming transfer of development rights shall be 


pursuant to a permit that is approved, issued and recorded by the Town 


Board of the Town of Troy or by the successor municipality in which the 


subject property is located at the time any development rights are 


transferred.  If an incoming transfer into the 60% area of any development 


rights is duly authorized, the minimum lot size requirement for lots created 


in the 60% area is reduced to one (1) acre for lots served by private wells 


and septic systems and to a minimum lot size of .25 acres for lots served 


by a municipal system or equivalent private water and wastewater 


treatment facilities.  The Town Engineer shall determine municipal 


equivalence for this purpose.   


 


D. Addendum Required; When Executed.   Grantor may defer identifying the 


specific location of the remaining 40% area and the 60% area of the 


subject property to a time after the execution and delivery of this easement 


as set forth herein.  At such time as Grantor seeks to exercise any of the 


use or land subdivision rights being preserved herein on the subject 


property, as by making application to local or county municipal authorities 


for any type of land subdivision approval, an addendum to this 


conservation easement that specifically identifies the location of the 


remaining 40% area with fewer development rights available as described 


in Section 6.B. of this easement, shall be executed by Grantor, reviewed 


and approved by Grantee and recorded to establish the specific location of 


the said 40% area of the subject property, in perpetuity, and the remainder 


of the subject property shall be released from the scope of this easement in 


that same addendum.  


 


E. Uses.  On any lot(s) created by subdivision now or in the future on the 


subject property, one single family residence may be constructed (or 


replaced, as to the one existing residence), along with related outbuildings 


to be used in direct and exclusive furtherance of the previously stated 


purposes and values of this easement.  Minimal and necessary public or 


private roads and public or private, enclosed or underground utility 
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installations are also allowed on the subject property.  These uses are 


supplemental to the permitted uses set forth in Section 5 of this easement. 
 


F. Acreage.  Grantor and Grantee agree that regardless of the accuracy of the 


total acres or proportionate calculations set forth herein, this conservation 


easement shall encumber all of the subject property and shall operate to 


extinguish the property’s use and subdivision rights except to the extent 


preserved herein. 


 


G. Outgoing Transfer of Development Rights.   Grantor understands that any 


or all of the development rights originating anywhere on the subject 


property as authorized by the Town’s SDO and created herein can be 


transferred off the subject property with or without rezoning it, so long as 


the necessary TDR permit has been applied for and granted by the Town 


of Troy.  For each such development right that is transferred off the 


subject property, the number of site-specific original development rights 


remaining shall be reduced by one.  Development rights transferred off the 


subject property may be replaced at a later date pursuant to a duly 


authorized incoming transfer of development rights, up to the limits and 


densities being established and preserved herein. 


 


7. Ongoing Responsibilities of Grantor. 


This Easement is not intended to affect Grantor’s obligations to third parties as 


owner or mortgagor of the subject property, including (but not limited to) the 


following: 


 


A. Liens.   Grantor shall be solely responsible for payment of all taxes and 


other assessments of any kind that may be levied against the subject property at 


any time.  Grantor shall be solely responsible for payment and satisfaction of all 


secured debt, liens of any kind and judgments against the subject property.  This 


easement does not prohibit Grantor from securing debt with the subject property. 


 


B. Upkeep and Maintenance.   Grantor shall be solely responsible for the 


upkeep and maintenance of the subject property. 


 


C. Liability and Indemnification.   Grantor shall indemnify Grantee against 


and hold it harmless from any and all loss, claim, liability or expense arising from 


or with respect to the subject property. 


 


8. Procedures to Subdivide Land and Construct Allowed Improvements.    


Grantor shall undertake the subdivision of the subject property and the 


construction on or improvement of the subject property only for the uses, to the 


lot sizes, to the densities and under the circumstances set forth herein.  Grantor 


shall advise Grantee prior to commencing any subdivision and/or improvement 


activities on the property so as to enable Grantee to monitor and enforce Grantor’s 


compliance with this easement and to keep its records current.  All of the 40% 
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area of the subject property referred to in Section 6.B. shall be encumbered in the 


addendum to this easement in a manner prohibiting any further subdivision or 


uses inconsistent with the subdivision and uses authorized herein, in perpetuity, 


and at or prior to the time of subdivision, as set forth in Section 6.D. herein. 


 


9. Extinguishment of Development Rights. 


Except as specifically reserved by Grantor in this conservation easement, all use, 


development and subdivision rights of every kind concerning, connected to or 


associated with the subject property are hereby released, terminated and 


extinguished.  Any subdivision or use of the subject property inconsistent with the 


stated purposes, requirements and limitations of this easement shall be void and is 


prohibited.  Without limiting the generality of the foregoing extinguishment of 


development rights, the following activities and uses are expressly prohibited: 


 


A. The subdivision of the subject property into smaller parcels, whether 


through legal or de facto subdivision, in any manner, to any dimension or density 


not expressly authorized herein and/or for any purpose not expressly authorized 


herein. 


 


B. The placement or construction of any buildings, structures or other 


improvements of any kind, public or private, not expressly authorized herein. 


 


C. Rights of exploration for, or development and extraction of any non-


 metals, minerals and hydrocarbons from the property by any method, 


 except that duly permitted nonmetallic mining is allowed where all 


 material and by-product will be used on the subject property, and that 


 subsurface mineral and hydrocarbon exploration, development and 


 extraction activities may be allowed where: 


  


 1. being fully disclosed to and approved in advance by Grantee; and 


 


 2. the Grantee determines as part of its approval process that the  


  proposed uses are not inconsistent with or detrimental to the stated  


  purposes of this easement; and 


 


 3. the Grantee determines as part of its approval process that the  


  impact on the subject property will be limited and localized in  


  nature; and 


 


 4. any impact or effect on the agricultural, conservation, natural,  


  scenic, open space, historic, recreational, habitat, cultural or  


  archeological values of the property will be mitigated, remedied,  


  restored and repaired at Grantor’s expense and in a swift manner,  


  satisfactory in all respects to Grantee. 


 


10. Transfer of Easement. 
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Grantee has the right to transfer this easement to any successor municipality that 


may assume governmental jurisdiction over the subject property in the future, as 


by annexation or other relocation of municipal boundaries, provided that the 


transferee shall expressly agree to assume and enforce all rights and 


responsibilities imposed upon Grantee by this easement.  Grantor shall receive 


notice of any such transfer. 


 


11. Transfer of Property. 


Grantor shall incorporate by reference the terms of this conservation easement 


and any addendum(s) to this conservation easement and required hereunder into 


every future deed or other legal instrument by which Grantor transfers or divests 


itself of any legal interest whatsoever in any portion of the subject property.  


Failure of Grantor to do so shall neither impair the validity of this easement nor 


limit or affect its enforceability in any way. 


 


12. Perpetual Duration of Easement.    


This is a perpetual easement.  The dominant tenement and/or conservation 


easement rights created herein shall be held by the Grantee and any successor 


municipality to which the said easement rights are transferred, in perpetuity and in 


trust for the benefit of residents of the Town of Troy and of the general public.  


Such rights shall be subject to modification or termination only after the 


conclusion of judicial action, as authorized by Wis. Stats. § 700.40(3)(b).  


Pursuant to such judicial proceedings, this conservation easement may be ordered 


by the court to be modified or terminated only after the court’s conclusion, based 


on clear and convincing evidence, that the limitations on the divisibility and the 


uses of the subject property being protected by this conservation easement in the 


manner and for the purposes set forth herein have become permanently 


impossible or impractical, from the standpoint of benefit to the residents of the 


Town and/or the general public, and not from the standpoint of benefit to any 


individual or private group. 


 


Upon the final disposition of such a court order, the affected conservation 


easement rights shall be conveyed by Grantee back to the owner(s) of the subject 


property or the affected portion thereof upon payment to Grantee of a court 


approved price, to be established at a minimum as the full amount of Grantee’s 


actual fees, costs and expenses incurred in litigating issues related to the 


modification or termination of this easement.  If this easement is taken, in whole 


or in part, by exercise of the power of eminent domain, Grantee shall be entitled 


to full compensation in accordance with then applicable law. 


 


Landowners whose property adjoins that part of the subject property that is the 


subject of future litigation of the type discussed in this section shall be considered 


to be real parties in interest for the purposes of any such suit, and may be joined in 


any such suit on the basis of their interest in and economic and lifestyle reliance 


on the subject property being protected, in perpetuity, by this conservation 


easement. 
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13. Interpretation. 


This easement shall be interpreted and construed in accordance with the laws of 


the State of Wisconsin and applicable federal laws and regulations affecting 


conservation easements, resolving any ambiguity or question of validity of a 


specific provision so as to give maximum effect to the stated purposes of this 


easement and to preserve its existence, in perpetuity. 


 


14. Successors. 


Every portion of this easement, as it applies to the Grantor or Grantee, 


respectively, and to their rights or their duties, shall also apply to the agents, heirs, 


assigns, and successors in interest of the Grantor and Grantee named herein. 


 


15. Severability. 


A finding of invalidity of any of the covenants, terms or conditions of this 


easement, or any part thereof, by any court order or judgment shall in no way 


affect the validity of any other provision hereof, which shall remain in full force 


and effect. 


 


16. Grantor’s Title Warranties. 


Grantor warrants that it has full, good and sufficient title to the subject property 


and that is has full and exclusive right to grant and convey this easement.  Grantor 


warrants that Grantee, its successors and assigns shall have the use of and enjoy 


all of the benefits derived from and arising out of this easement, and Grantor 


further hereby promises to defend the same against all claims that may be made 


against it.  Grantor warrants that all holders of any beneficial, ownership or 


secured interest in the subject property have signed this easement or the 


addendum hereto.  Grantor warrants and represents that it shall cause any entity or 


person hereunder acquiring ownership, beneficial or secured interest in the subject 


property prior to the time the easement is recorded to execute this easement or a 


separate document indicating their agreement to be bound by the essential terms 


of this easement. 


 


17. Grantor’s Environmental Warranty. 


Grantor warrants that it has no actual knowledge of release or threatened release 


of hazardous substances or wastes on the subject property, as such substances and 


wastes are defined by applicable law, and hereby promises to indemnify Grantee 


against and hold Grantee harmless from, any and all clean-up costs, lawsuit, cost, 


claim, liability or expense (including Grantee’s reasonable attorney’s fees) arising 


from or with respect to any release of hazardous waste or violation of 


environmental laws. 


 


18. Enforcement. 


Grantee shall have the right to enter upon the subject property at any reasonable 


time for the purpose of inspecting for compliance with the terms of this easement.  


Page 45 of 50







12 
 


If Grantee determines that a violation of the easement has occurred, Grantee shall 


so notify Grantor, giving Grantor thirty (30) days to cure the violation. 


 


Notwithstanding the procedure set forth above, if Grantee in Grantee’s sole 


discretion determines that an ongoing or threatened violation could irreversibly 


diminish or impair the values of the subject property protected by this easement, 


Grantee may bring an action to enjoin the violation, ex parte if necessary, through 


a temporary or permanent injunction. 


 


In addition to injunctive relief, Grantee shall be entitled to seek the following 


remedies in the event of a violation: 


 


A. Money damages, including damages for any loss of or damage to the 


values protected by this easement;  


 


B. Attorneys and professional fees and all costs related to the action taken; 


and 


 


C. The cost of restoration of the property to its condition existing prior to 


such violation. 


 


Such remedies are cumulative, and shall be in addition to all remedies now or 


hereafter existing at law or in equity.  In any case where a court finds that a 


violation has occurred, Grantor shall reimburse Grantee for all of its expenses 


incurred in stopping and correcting the violation including, but not limited to, 


reasonable legal and expert fees.  The failure of Grantee to discover a violation or 


to take immediate legal action shall not bar Grantee from doing so at a later time. 


 


19. Notices.   Any notices required in this easement shall be given in writing and sent 


by registered or certified mail to the following addresses, or to such addresses as 


may hereafter be requested as the subject property changes ownership: 


 


Grantor: Timothy P. Morrow 


  2056 81st Street 


  Balsam Lake, WI 54810 


   


Grantee: Town of Troy 


  Troy Town Hall 


  654 Glover Road 


  Hudson, WI 54016 


 


Grantor and Grantee shall promptly notify each other of all future changes of 


ownership of the subject property or if Grantee’s easement rights are ever 


assigned. 


 


20. Tax Impact. 
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Although this easement is a conservation easement, and although beneficial tax 


treatment may be available for certain types of conservation easements under 


federal law, Grantor acknowledges and agrees that no representations have been 


made by Grantee that any federal tax benefits are available to Grantor as a result 


of conveying this easement to the Grantee.  Grantor is not relying on the 


expectation of any preferential or beneficial state or federal tax treatment due to 


the granting of this easement, and no such representations have been made by 


Grantee. 


 


21. Acceptance. 


As evidenced by the signature of its elected Chair and the attestation thereto of the 


Town Clerk, Grantee Town of Troy hereby accepts the rights and responsibilities 


conveyed by this easement. 


 


 


TO HAVE AND TO HOLD, this Conservation Easement unto the Grantee, its successors and 


assignees, forever and ever, to the end of days. 


 


IN WITNESS WHEREOF, Grantor and Grantee intending to be legally and perpetually bound 


hereby, have hereunto set their hands on the dates written below. 


 


 


GRANTOR:  


 


 


 


        Date:      


Timothy P. Morrow 


 


 


 


 


 


ACKNOWLEDGEMENT 


 
STATE OF WISCONSIN  ) 


     ) ss. 


COUNTY OF ST. CROIX  ) 


 


 Personally came before me this    day of       , 2026, the above-named 


Timothy P. Morrow, to me known to be the person who executed the foregoing instrument and acknowledge 


the same. 


 


              


           , Notary Public  


       State of Wisconsin 


       My commission expires:     
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THE CONSERVATION EASEMENT IS HEREBY RATIFIED AND APPROVED BY 


GRANTOR’S MORTGAGEE. 


 


GARY J. AND BRIAN J. INVESTMENTS, LLC 


 


 


By:        Date:      


       


Its:       


 


ACKNOWLEDGEMENT 


 
STATE OF WISCONSIN  ) 


     ) ss. 


COUNTY OF      ) 


 


 Personally came before me this     day of       , 2026, the above-named  


     , to me known to be the person who executed the foregoing 


instrument and acknowledge the same. 


 


              


           , Notary Public  


       State of Wisconsin 


       My commission expires:     
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ACCEPTED BY THE TOWN OF TROY 


 


GRANTEE: 


 


 


        Date:      


Douglas Rowen, Town Chair 


 


ACKNOWLEDGEMENT 


 
STATE OF WISCONSIN   ) 


     ) ss. 


COUNTY OF ST. CROIX  ) 


 


 Personally came before me this     day of       , 2026, the above-named 


Douglas Rowen, to me known to be the person who executed the foregoing instrument and acknowledge 


the same. 


 


              


           , Notary Public  


       State of Wisconsin 


       My commission expires:     


 


Attest: 


 


 


        Date:      


April Fredrick, Clerk/Treasurer 


 


ACKNOWLEDGEMENT 


 
STATE OF WISCONSIN   ) 


     ) ss. 


COUNTY OF ST. CROIX  ) 


 


 Personally came before me this     day of       , 2026, the above-named April 


Fredrick, to me known to be the person who executed the foregoing instrument and acknowledge the same. 


 


              


           , Notary Public  


       State of Wisconsin 


       My commission expires:     


 
This Instrument Drafted By: 


Ronald L. Siler 


Williamson & Siler, S.C. 


201 South Knowles Avenue 


New Richmond, WI 54017 
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EXHIBIT “A” 


 


Buildings located on a parcel of land located in the SW 1/4 of the NE 1/4 and the NW 1/4 of the 


SE 1/4, all in Section 33, T28N, R19W, Town of Troy, St. Croix County, Wisconsin, and is 


described as follows: Commencing at the North Quarter corner of said Section 33; thence along 


the North-South line of the Southeast Quarter of said Section 33, S00⁰11'53”E a distance of 


1308.82 feet to the northwest corner of said Southwest Quarter of the Northeast Quarter and the 


point of beginning; thence, along the north line of said Southwest Quarter of the Northeast 


Quarter, S89⁰49'39”E a distance of 1326.21 feet to the northeast corner of said Southwest 


Quarter of the Northeast Quarter; thence along the east line of said Southwest Quarter of the 


Northeast Quarter, S00⁰15'55”W a distance of 1308.41 feet to the northeast corner of said 


Northwest Quarter of the Southeast Quarter and the point of beginning; thence along the east line 


of said Northwest Quarter of the Southeast Quarter, S00⁰18'08”W a distance of 362.62 feet; 


thence N89⁰50'38”W a distance of 135.05 feet; thence along said boundary, N62⁰06'31”W a 


distance of 112.32 feet; thence along said boundary, N54⁰33'03”W a distance of 151.80 feet; 


thence along said boundary, N65°22’11”W a distance of 258.62 feet; thence along said 


boundary, N53⁰54'24”W a distance of 233.21 feet; thence along said boundary, N46⁰39'284”W a 


distance of 172.99 feet; thence along said boundary, N33⁰08'14”W a distance of 202.61 feet; 


thence along said boundary, N55⁰06’58”E a distance of 50.96 feet; thence N78⁰42’20”E a 


distance of 151.11 feet; thence N53⁰51’08”E a distance of 177.84 feet; thence S47⁰05’35”E a 


distance of 174.97 feet; thence S39⁰24’50”E a distance of 102.76 feet; thence S56⁰31’00”E a 


distance of 285.00 feet; thence S74⁰31’52”E a distance of 109.24 feet to the point of beginning: 


 


____’ x _____’ Home Occupied at 50 Glendale Drive 


____’ x ____’ Pole Shed 


____’ x ____’ Pole Shed 


____________ storage bins 
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Community Development 
1960 8th Ave | Baldwin WI 54002 


Telephone: 715-531-1903 | Fax: 715-684-2666 


www.sccwi.gov 


 


Abby Coffin | Abby.Coffin@sccwi.gov | Dir. (715) 531-1906 


January 9, 2026 


 


Kevin Anderson 


1181 O’Keefe Rd 


Hudson, WI 54016 


 


RE: Notice of Violation-Chapter 17 - Lower St. Croix Riverway Overlay District  


Parcel Number: 040-1227-30-000, 040-1227-20-000 


Site Address: 256 & 258 Salishan Dr, Hudson, WI 54016  


  


Dear Mr. Anderson,  


 


This letter is to inform you that the St Croix County Community Development Department has 


received a complaint of an ordinance violation occurring on the property listed above. Specifically, 


the removal of vegetation within the Lower St. Croix Riverway Overlay District without retrieving a 


land use permit.   


According to Chapter 17.36 H.8.d of the St Croix County Code of Ordinances, vegetation removal 


is allowed with a land use permit if all the vegetation management standards required are met. To 


correct this, an after the fact land use permit must be submitted to the Community Development 


Department along with conducting any and all revegetation requirements in accordance to Chapter 


17.36 H.8.e.  


 


Please contact me by February 6, 2026, to discuss the extent of this violation. Failure to comply 


with County ordinances will result in further enforcement action.  


 


Respectfully, 


Abby Coffin 


Land Use & Conservation Technician I 





































2025 - 2026  LEGISLATURE LRB-5842/2
EVM:klm


2025 ASSEMBLY BILL 885


January 16, 2026 - Introduced by Representatives HURD, ARMSTRONG, DITTRICH, 
KITCHENS, KREIBICH, MELOTIK, MOSES, MURSAU, O'CONNOR, SUMMERFIELD 
and SWEARINGEN, cosponsored by Senators TESTIN, JACQUE, MARKLEIN and 
STAFSHOLT. Referred to Committee on Local Government.


AN ACT to renumber and amend 236.45 (3) (b); to create 236.45 (3) (b) 1. to 4. 


and 236.45 (7) of the statutes; relating to: limitations on extraterritorial 


subdivision ordinances of incorporated municipalities.


Analysis by the Legislative Reference Bureau
Current law generally authorizes cities and villages (incorporated 


municipalities) to exercise subdivision regulation authority in certain areas that 
are outside of the boundaries of the city or village (extraterritorial land regulation 
jurisdiction). The extraterritorial land regulation jurisdiction consists of 
unincorporated areas (town territory) within three miles of the corporate limits of a 
first, second, or third class city or within 1.5 miles of a fourth class city or a village.


This bill specifies that incorporated municipalities may not deny approval of 
subdivision of land in an extraterritorial land regulation jurisdiction based on 1) 
the proposed use of the land, 2) specifications related to public improvements on the 
land, 3) land division design standards, or 4) an agreement or lack of agreement 
related to the annexation of the land.  The bill also provides that in any action 
brought by a town to enforce any of these provisions, if the town is the prevailing 
party, the town is entitled to have its reasonable attorney fees reimbursed by the 
incorporated municipality.
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SECTION 1


The people of the state of Wisconsin, represented in senate and assembly, do 
enact as follows:


SECTION 1.  236.45 (3) (b) of the statutes is renumbered 236.45 (3) (b) (intro.) 


and amended to read:


236.45 (3) (b) (intro.)  Notwithstanding par. (a) and subs. (1) and (2), a 


municipality may not deny approval of a plat or certified survey map under this 


section or s. 236.10 or 236.13 on the basis of the proposed use of land within the 


extraterritorial plat approval jurisdiction of the municipality, unless the denial is 


based on a plan or regulations, or amendments thereto, adopted by the governing 


body of the municipality under s. 62.23 (7a) (c). on the basis of any of the following:


SECTION 2.  236.45 (3) (b) 1. to 4. of the statutes are created to read:


236.45 (3) (b) 1.  The proposed use of the land.


2.  Specifications related to public improvements on the land.


3.  Land division design standards.


4.  An agreement or lack of agreement related to the annexation of the land.


SECTION 3.  236.45 (7) of the statutes is created to read:


236.45 (7)  ATTORNEY FEES IN CERTAIN ACTIONS.  In any action brought by a 


town to enforce sub. (3) (b), the town is entitled to recover reasonable attorney fees 


if the town is the prevailing party.


(END)
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