
ADELMANN FAMILY PROPERTY
Elko New Market, Minnesota

DEVELOPMENT + MARKETING PACKAGE
September 21, 2018



Project #17-20548

ARCHITECTURE   +   ENGINEERING   +   ENVIRONMENTAL   +   PLANNING                        www.is-grp.com

This plan, undertaken by ISG in 2018 in collaboration with APPRO 
Development, was prepared exclusively for the Adelmann Family.

All content © ISG 2018.

This plan may not be photocopied, scanned, archived, retained electronically, or 
reproduced in any form, without written permission from ISG.



TABLE OF CONTENTS
SECTION 01 - INTRODUCTION
Community Context .....................................................................................5  

Demographic Profile ......................................................................................6

SECTION 02 - PROPOSED DEVELOPMENT
Land Use ...............................................................................................................7

Environmental ....................................................................................................9

Transportation ................................................................................................13

Infrastructure ...................................................................................................16

Overall Concept Plan .................................................................................18

North Concept Plan ...................................................................................19

South Concept Plan ....................................................................................20

Illustrative Perspective ................................................................................21

APPENDICES
Inventory and Analysis .................................................................................A

Wetland Delineation Report ....................................................................B

Phase 1 Environmental Assessment Report ...................................C

Geotechnical Testing Report .................................................................. D

Traffic Study ........................................................................................................E



01 INTRODUCTION

4

01 INTRODUCTION
Community Context

 Settled in the spring of 1856, the community of Jackson was organized in May of 
1858. On October 12, 1858 the community was renamed, likely after a famous horse 
race town near Cambridge in England, New Market. New Market was incorporated 
as a village on August 28, 1895.

The Chicago-St. Paul Railroad platted a neighboring community in 1902, which would 
later become the City of Elko. The railroad spurred growth within the community, and 
in 1949, the village of Elko was incorporated.

Construction of Interstate 35 began to the east of the neighboring communities in the 
1960’s and the railroad  left town in 1977. The communities continued to grow with 
the addition of The Elko Speedway, Boulder Pointe Golf Course, and a variety of local 
stores and eating/drinking establishments.

After a series of public meetings throughout 2005, a referendum was held in 2006 
to consider the merger of the two cities. Residents supported the merger in an 
overwhelming 84-percent. Taking effect on January 1, 2007, the two cities merged 
into the now prosperous city of Elko New Market.

A community with a rich history, encompassing approximately 3.4 square miles and 
surrounded by parks, trails, and the Vermillion River, Elko New Market provides “Small-
town culture. Emerging possibilities”.

Host to 2 public school districts, 

and one private school.

Surrounded by 88 Acres of Parks, 

Recreation, and Preserves

Nestled along the Interstate 
35 corridor and County State 
Aid Highway 2. Key Vehicular 
connections to Wisconsin and 

Iowa.

4,716 Residents

1,437 Households

30 miles from Minneapolis, MN

60 miles from Mankato, MN

70 miles from Rochester, MN

100 miles from St. Cloud, MN

140 miles from La Crosse, WI

I-35

I-35

OPPORTUNITY

SITE

CSAH 2

CITY OF ELKO 
NEW MARKET
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Demographics

The following information explores 
characteristics of the existing 
population base, and served 
as a guide in identifying and 
aligning recommendations of 
outreach efforts and plan goals. 
The information was sourced via 
the Metropolitan Council (Met 
Council), U.S. Census Bureau, 
and American Community 
Survey which included a detailed 
Community Profile. 

Top 10 Workplaces of Elko New Market Residents
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Education attainment
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Household Income

80% 100%

94%

$113,600            
MEDIAN HOUSEHOLD 

INCOME

3.5             
PERCENT IN          

POVERTY

$268,200             
MEDIAN HOME         

VALUE

Employment Destination          Commuters
Minneapolis    218
Lakeville     210
Burnsville     190
Bloomington    148
Eagan     106
St. Paul     97
Prior Lake     64
Eden Prairie     61
Shakopee     60
New Market Township   53
Other      732
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PROPOSED LAND USE

Elko New Market, MN
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Land Use
PROPOSED LAND USE MAP
The 242.56 acre site is comprised of dedicated business / limited industrial, commercial, and medium 
density residential uses. The proposed land uses are equivalent to the drafted City of Elko New 
Market 2040 Land Use Maps to help identify long-term service needs for the city.

LAND USE
TOTAL AREA, 

ACRES

BUSINESS / LIMITED INDUSTRIAL PARK 116.11  AC

COMMERCIAL 103.97 AC

MEDIUM DENSITY RESIDENTIAL 22.48 AC

PROPERTY BOUNDARY

NOTE: Total Areas are not excluding the wetlands, protected trees, or right-of-way.
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PROPOSED ZONING

Elko New Market, MN
September 11, 2018
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Note: provided information is based on a draft portion of the Elko New Market 2040 Comprehensive Plan. Information is subject to change until document is formally published and released.

ZONING GUIDE
The City of Elko New Market is designated by the Metropolitan Council as a Rural Center Planning area, allowing the 
city to grow and allocate development within the rural area. The following zoning districts and descriptions are those that 
apply to the Property, matching the City’s guided zoning map to help maintain their growth management and achieve 
their development goals. 

LAND USE
TOTAL AREA, 

ACRES

BUSINESS/LIMITED INDUSTRIAL PARK 99.16 AC

This district is intended to provide for the establishment of business 
offices, wholesale showrooms, limited light industrial and light 
manufacturing, and related uses. The uses are limited to those which 
can co-exist with adjacent lower intensity to those which can co-exist 
with adjacent lower intensity businesses and high manufacturing 
uses and have limited truck traffic in comparison to higher intensity 
industrial districts.

BUSINESS CAMPUS DISTRICT 16.95 AC

The district will provide establishments of business offices, wholesale 
showrooms, and related uses in an environment which provides a 
high level of amenities.

HIGHWAY(GATEWAY) BUSINESS DISTRICT 103.97 AC

The district is intended to limit vehicle dependent commercial 
services, while creating an attractive gateway to the city. Careful 
detail to appearance with high quality development is anticipated 
within this district.

MEDIUM DENSITY RESIDENTIAL DISTRICT 22.48 AC

The district provides opportunities for a variety of attached 
residential housing options. The land use designation is intended to 
provide alternative housing options such as two-family dwellings, 
three-plexes, four-plexes, and townhomes / condominiums.

PROPERTY BOUNDARY
NOTE: Total Areas are not excluding the wetlands, protected trees, or right-of-way.
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Note: provided information is based on a draft portion of the Elko New Market 2040 Comprehensive Plan. Information is subject to change until document is formally published and released.
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Staked Soil Borings
Adelmann Property

Elko New Market, Scott County, Minnesota
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Source(s):
Orthophoto (Scott County, 2016)
Soil Boring GPS (ISG, 9/13/2017)
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Boring ID Latitude Longitude Northing Easting *Elevation
1 44.56999974240 -93.30318069010 135750.308477 503514.738993 1110.309
2 44.57126452970 -93.30448462020 136211.386951 503174.837442 1115.784
3 44.57265415710 -93.30246344540 136718.120189 503701.499774 1117.467
4 44.57404128330 -93.30273840350 137223.843915 503629.756480 1118.627
5 44.57534468780 -93.29952790290 137699.215340 504466.324688 1111.217
6 44.57731220770 -93.30237816170 138416.415677 503723.427552 1087.532
7 44.57895450310 -93.29930946250 139015.340332 504522.969260 1113.279
8 44.57949483270 -93.30260782880 139212.174912 503663.441452 1071.998
9 44.57730007470 -93.30358320390 138411.939308 503409.407511 1085.114
10 44.57562968670 -93.30445197550 137802.892626 503183.106454 1108.607
11 44.57415822460 -93.30477608460 137266.395668 503098.723093 1113.915
12 44.57453132440 -93.30840507550 137402.308125 502152.982858 1103.379
13 44.57539266570 -93.30783254960 137716.362615 502302.149883 1095.831
14 44.57644043410 -93.30808182620 138098.364476 502237.148700 1096.074
15 44.57791303140 -93.30685547870 138635.299098 502556.661513 1085.930
16 44.57899522360 -93.30444632870 139029.943650 503184.393853 1079.565
17 44.57755289610 -93.30893965740 138503.937812 502013.565486 1080.558
18 44.57862464100 -93.30742061260 138894.729681 502409.365876 1076.602

Scott County Coordinate System

* Elevation values were generated from the Scott County LiDAR derived 1 meter DEM.

BORING 

NUMBER

RECORDED 

WATER DEPTH 

(FEET)

EXISTING GROUND 

SURFACE ELEVATION 

MSL (FEET)

GROUNDWATER 

ELEVATION MSL 

(NEAREST 1/2 FOOT)

MINIMUM 

EXCAVATION 

DEPTH (FEET)

APPROX. ELEVATION OF 

COMPETENT SOIL MSL 

(NEAREST 1/2 FOOT)

B1 12-1/2 1110.3 1098 5 1105-1/2

B2 5 1115.8 1111 12 1104

B3 9 1117.5 1108-1/2 2 1115-1/2

B4 9-1/2 1118.6 1109 2 1116-1/2

B5 11 1111.2 1100 1-1/2 1109-1/2

B6 42 1087.5 1083-1/2 4 1083-1/2

B7 -1 1113.3 - 1-1/2 1111-1/2

B8 32 1072.0 1069 4 1068

B9 13-1/2 1085.1 1071-1/2 2 1083

B10 15 1108.6 1093-1/2 4 1104-1/2

B11 -1 1113.9 - 1-1/2 1112-1/2

B12 9 1103.4 1094-1/2 1-1/2 1102

B13 7 1095.8 1089 6 1090

B14 9-1/2 1096.1 1086-1/2 7 1089

B15 7-1/2 1085.9 1078-1/2 4-1/2 1081-1/2

B16 -1 1079.6 - 2 1077-1/2

B17 3 1080.6 1077-1/2 4-1/2 1078

B18 2 1076.6 1074-1/2 7 1069-1/2
1. Groundwater was not observed during drilling operations.

2. Perched groundwater encountered at this location. Groundwater rose within the borehole during drilling operations.

Environmental
SOIL MAP
A preliminary Geotechnical Exploration Report was prepared on November 20, 2017 by Element 
Materials Technology. The subsurface conditions at the indicated locations were evaluated to aid in 
the development of the site.

The generalized soil profile throughout the site consists of 2 to 12 feet of clay topsoil. General 
underlying layers consisted predominately of lean clay or sandy lean clay and sands with varying 
amounts of silt, clay, and gravel.

Groundwater was generally encountered below the drilling surface at depths ranging from 2 
to 15 feet throughout the site.The resulting conditions are consistent with the anticipated soil 
and hydrological conditions, requiring typical grading and excavation of unsuitable soils before 
development.

For additional site findings and development recommendations, see Appendix: Inventory & Analysis.
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ENVIRONMENTAL - WETLAND + MITIGATION + RELOCATION MAP
Wetlands currently make up over 17 percent of the 242.56 acre property. Mitigation of wetlands within the highway 
(Gateway) Business District and proposed roadway will help achieve a more connected land use pattern that can be 
served more efficiently and economically. The mitigation wetland area will be relocated to the north of the property. 
The relocated wetlands will enhance the existing wetland, waterway corridor, and proposed trail to allow for a large 
natural area on site. The remaining wetlands will be utilized as a natural feature and provide a visual break from other 
development. The proposed wetland relocation, with the remainder wetland areas, will increase the amount of wetlands 
throughout the site from 17 to 20 percent of the total land. 

Wetland buffers are required by the City to protect the wetland 
from the effects of nearby development. A wetland delineation was 
completed by ISG in June 2018. Based on the gathered information, a 
preliminary wetland functional assessment of “Medium” ranking was 
set. Based on City Standards, a range of wetland buffers 25-30 feet is 
currently shown but is subject to change.

The City of Elko New Market requires 
wetland mitigation to be on site and 
within the same major watershed. If the 
criteria cannot be fulfilled, wetland credits 
can be purchased per city square foot or 
wetland bank credits may be used.

TYPE SIZE, ACRES

REMAINING WETLAND BOUNDARY 34.74 AC

PROPOSED WETLAND MITIGATION BOUNDARY 6.83 AC

PROPOSED WETLAND RELOCATION AREA 13.45 AC

WATERWAY CORRIDOR

Note: Wetland boundaries and buffers are subject to change after completion of 2018 wetland 
delineation and AUAR. Existing wetland type and boundaries are based off of current NWI delineation 
and site visits.
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VEGETATION - PROPOSED TREE CONSERVATION PLAN
A tree inventory of the property was completed by Jacobson Engineers on October 4th, 2004. The map shown below 
indicates the general areas that trees are located throughout the site. In 2018 a new tree survey will be completed of the 
site and the illustrated areas are subject to change.

The City of Elko New Market requires forty-percent of significant trees to be preserved. Tree preservation is focused 
around existing wetlands and throughout the north of the site, where wetlands are proposed to be relocated.

Upon completion of the 2018 tree survey and AUAR, there is an opportunity to propose a floodplain forest or type 7 
wetlands in the northwestern corner of the property. Due to the lack of abundance, this wetland type is highly sought 
after and would allow for more existing trees to be conserved. Additional landscaping will be located throughout the 
development to provide natural buffers and assist in meeting the required forty percent preservation / replacement.

TYPE SIZE, ACRES

EXISTING TREE(S) 77.87 AC

PROPOSED PRESERVED TREES 23.27 AC
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20548 Proposed Stormwater

Elko New Market, Minnesota
September 11, 2018
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WATER - STORMWATER NETWORK/DRAINAGE PLAN 
The northern portion of the Property generally drains north towards the Vermillion River, while the southern section of 
the Property flows east, under Interstate 35, and to a tributary of the Vermillion River. The basins are designed to act as 
treatment for the stormwater run-off of future developments within the Property.

ISG estimated run-off produced from the proposed sites and strategically placed stormwater basins to serve the future 
development.

TYPE SIZE, ACRES

STORMWATER AREA 9.85 AC

BUILDING AREA

MAJOR WATERSHED

SUB WATERSHED

IMPERVIOUS AREA 180.00 AC

DRAINAGE DIRECTION
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Elko New Market, Minnesota
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Transportation
TRANSPORTATION PLAN 
The roadway network of the future development consists of roadway classifications of Minor 
and Major Collectors. The Collector roadways provide a balance of mobility and land-use access 
throughout the site.

With direct access to CSAH 2 and in close proximity to I-35, it is important that the area 
surrounding the CSAH 2/ I-35 interchange operates safely and with minimal delay. It is anticipated 
and shown that the interchange will be reconstructed as a diverging diamond intersection. The full 
design can be found in Appendix A, page 13.

Roadways within the development will be designed in a single overall effort, but implemented in 
phases as development naturally progresses.

TYPE
LENGTH, 

LINEAR FEET

MINOR COLLECTOR 6,660 LF

MAJOR COLLECTOR 5,700 LF

FUTURE ROAD

RIGHT-OF-WAY
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PEDESTRIAN + BICYCLE NETWORK MAP
Pedestrian pathways provide a quality-of-life amenity which has been expressed within the community of Elko New 
Market.

By providing pedestrian access and emphasizing the natural features on the site, the proposed pedestrian pathways 
and trails provide a community-inclusive mode of transportation to the population yielding unique advantages of social 
integration.

Within the northern portion of the site, trails are proposed to navigate pedestrians around and through the varying 
terrain and wetlands - providing access to the county trail corridor that follows the remnant railway corridor in the 
south. With the future construction of the interchange between CSAH 2 and I-35, pedestrians will have an access 
point across the interstate - expanding the county trail system.

TYPE
LENGTH, 

LINEAR FEET

10-FOOT TRAIL 8,656 LF

5-FOOT SIDEWALK 17,540 LF

CONNECTIO
N TO THE PROPOSED CITY TRAILW

AY 

CORRIDOR (S
EE APPENDIX

 A, P
AGE 14)

CONNECTIO
N TO THE PROPOSED 

SCOTT COUNTY TRAILWAY CORRIDOR
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2040 Comprehensive Plan
Elko New Market, Minnesota

Figure T-9 (Sheet 1) - Roadway Design Standards and Right-Of-Way Requirements
Decement 2017

Legend

Baseline Design

Extended/Future Design

Snow Storage (8" Snowfall) in width*

Note: Pedestrian-only sidewalks would be 5'-8' in width. 
 Multi-use trail would be 10'.
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Legend

Baseline Design

Extended/Future Design

Snow Storage (8" Snowfall) in width*

Note: Pedestrian-only sidewalks would be 5'-8' in width. 
 Multi-use trail would be 10'.

2040 Comprehensive Plan
Elko New Market, Minnesota

Figure T-9 (Sheet 2) - Roadway Design Standards and Right-Of-Way Requirements
December 2017

TYPICAL ROADWAY SECTIONS
The following typical sections show the city of Elko New Market right of way and 
pavement dimensions based on the functional roadway classification.

City of Elko New Market Typical Sections of Roadway from Bolton & Menk, Inc., Source: Draft City of Elko New Market 2040 Comprehensive Plan. 
Note: provided information is based on a draft portion of the Elko New Market 2040 Comprehensive Plan. Information is subject to change until 
document is formally published and released.

BASELINE DESIGN

EXTENDED/FUTURE DESIGN

SNOW STORAGE
Note: pedestrian-only sidewalks would be 5’-8” in width. multi-use trail would be 10’.
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Elko New Market, Minnesota

Figure T-9 (Sheet 1) - Roadway Design Standards and Right-Of-Way Requirements
Decement 2017

Legend

Baseline Design

Extended/Future Design

Snow Storage (8" Snowfall) in width*

Note: Pedestrian-only sidewalks would be 5'-8' in width. 
 Multi-use trail would be 10'.M
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2040 Comprehensive Plan
Elko New Market, Minnesota

Figure T-9 (Sheet 1) - Roadway Design Standards and Right-Of-Way Requirements
Decement 2017

Legend

Baseline Design

Extended/Future Design

Snow Storage (8" Snowfall) in width*

Note: Pedestrian-only sidewalks would be 5'-8' in width. 
 Multi-use trail would be 10'.
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ADELMANN PROPERTY

ISG Project No. 17-20548

PROPOSED SANITARY AND WATERMAIN CONFIGURATION NORTH

Elko New Market, MN
September 11, 2018

I-3
5

COUNTY STATE AID HIGHWAY 2 / 260TH ST E

NORTH CONCEPT

Infrastructure
SANITARY SEWER + WATER DISTRIBUTION
The existing watermain is to the west of the site, along France 
Avenue. To serve the site, it is intended to connect to the existing 
16-inch watermain and stub 12-inch services at the two accesses 
along CSAH 2.

The existing sanitary MCES interceptor runs parallel along CSAH 
2 and to the north at the intersection with CSAH 2. An 18-inch 
and 27-inch stub is located at the eastern access of the site and 
will provide service throughout. The shown boundary indicates the 
approximate area that could be served immediately with the city 
watermain extension, sanitary connection to the MCES interceptor, 
and site grading.

The city infrastructure development plans can be referenced within 
Appendix A, page 16 .

PROPOSED SANITARY SEWER

PROPOSED TRUNK SEWER

PROPOSED WATERMAIN

PROPOSED WATERMAIN EXTENSION
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SOUTH CONCEPT

PROPOSED SANITARY SEWER

PROPOSED TRUNK SEWER

PROPOSED WATERMAIN

PROPOSED WATERMAIN EXTENSION
Note: The south portion of the development can be served by the sanitary service 
connection at CSAH 2.
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BUSINESS CAMPUS DISTRICT 10.81 AC

BUSINESS / LIMITED INDUSTRIAL PARK 57.72 AC

HIGHWAY (GATEWAY) BUSINESS/
COMMERCIAL DISTRICT

82.29 AC

MEDIUM DENSITY RESIDENTIAL DISTRICT  7.20 AC

Overall Concept Plan
SUMMARY
The expansive property is versatile for a wide range of development types. With its abundant wetlands (48.98 acres) 
acting as natural buffers between the various uses, visual separation throughout the site will be a key feature. Design 
standards will support a cohesive vision for The Property and support high-quality design.

The development over time will add the following:

Agricultural and 
Undeveloped, 51%

Residential, 29%

Commercial,
3%

Parks,
Recreation
Preserve, 4%

Golf
Course, 6%

Open
Water,

3%

EXISTING ELKO NEW MARKET LAND USES
Source: MET Council & NAC

Institutional, 
4%
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North Concept Plan
SUMMARY
The area located to the north and south of CSAH 2 should be seen as the first development priority. The land is guided 
to  Highway (Gateway) Business, and is commercial use. The land has high visibility to those entering or exiting Elko New 
Market and is the first impression to the city. Careful detail to appearance with high quality development is anticipated 
within this area.

Retail stores and services, grocery, quick-service restaurants, etc. can keep family in-mind and provide additional attraction 
for future residents of the city while providing opportunities for services that are not locally available.

Future development along Interstate 35 provides high visibility for larger commercial uses – such as vehicle or 
implemented dealerships. In the northeast corner there is an opportunity for a business campus that would have high 
visibility and be surrounded by natural buffers from neighboring businesses. The locational strengths of the site, including 
the high visibility/accessibility, will continue to hold their value over time.

Tucked away, in the central portion of the site is a business / limited industrial park district. The limited manufacturing and 
general contractor operations facilities can serve the region, providing jobs to local and surrounding cities. A centralized 
pathway is provided to promote a healthy community and break from the standard daily routine. The pathways provide 
direct access to the county trail corridor system and to the retail services.

To the northwest of the site, a medium density residential area can begin to flourish. With 1-percent of the city 
land developed for multi-family residential and 28-percent for single-family detached (MET Council and NAC), the 
area provides alternative housing options including four-plexes and townhomes. The shared access will have direct 
transportation to CSAH 2 and to the Interstate. On days where a vehicle is not required, the communities within this area 
have the most direct access to the county trail system and to the local amenities the site has to offer.

Flexibility will be needed as the northern section of the site develops because it would be ideal to develop over time.

The North Concept includes developable areas of:

HIGHWAY (GATEWAY) BUSINESS/COMMERCIAL 
DISTRICT

52.45 AC

BUSINESS / LIMITED INDUSTRIAL PARK 53.76 AC

BUSINESS CAMPUS DISTRICT 10.81 AC

MEDIUM DENSITY RESIDENTIAL DISTRICT   7.20 AC
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South Concept Plan
SUMMARY
South of CSAH 2, retail services, offices, hospitality, and limited manufacturing can coexist and provide additional services 
to travelers. The exit for Elko New Market is approximately 20 miles between Lakeville and Lonsdale. With typical gas 
and quick service amenities at these locations, there is an opportunity to expand upon these same services and become 
a new gateway stop along the Interstate. The right-out access of the site allows for vehicles to quickly reach I-35 while 
having a larger variety of retail and restaurants. The south has the same advantage as the north; with high visibility from 
the county roadway and Interstate, there is an opportunity to become a city staple and provide services currently not 
available within the city. Additionally, the site is located within a mile from the Elko Speedway and the Drive-in Theater - 
two of the principal attractions of the city.

Setback from the busy Interstate and buffered by natural wetlands, to the southeast portion provides an opportunity for 
hospitality to be developed. The closest hotel to the city is approximately 8 miles away, in New Prague. Amenities, like 
the north development, will be interconnected with sidewalks and trails, giving travelers the opportunity to explore the 
development and the option of a short-drive or bike ride to other features of the city.

The South Concept includes developable areas of:

HIGHWAY (GATEWAY) BUSINESS/
COMMERCIAL DISTRICT

29.84 AC

BUSINESS / LIMITED INDUSTRIAL PARK   3.96 AC
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Illustrative Perspective

CR-2

I-35


