CI1TY OF CORCORAN

Corcoran Planning Commission Agenda
July 2, 2020 - 7:00 pm

Meeting Held Via Telephone/Other Electronic Means
Call-in Instructions:
Call: +1 312 626 6799 US

1. Call to Order/ Roll Call

2. Pledge of Allegiance Enter Meeting ID: 894 8235 9428
Press *9 to speak during the Public Comment Sections.
3. Agenda Approval Video Instructions:

Click this link: https://us02web.zoom.us/j/89482359428
OR visit www.zoom.us and enter Meeting ID: 815 4766 0164
Participants can utilize the Raise Hand function to be recognized to
speak during the Public Comment Sections. Participant video feeds
5. Minutes will be muted.
a. Minutes — June 4, 2020* For more information on options to provide public comment visit:
WWW.corcoranmn.gov

4. Open Forum

6. New Business - Public Comment Opportunity

a. Sign Variance for the Corcoran Crossroads property located at 7625 County Road 116 (PID
26-119-23-11-0013) (city file no. 20-014)
i. Staff Report
ii. Commission Discussion & Recommendation

b. Sign Variance for property at 9350 County Road 19 (PID 07-119-23-43-0004) (city file no.
20-020)
i. Staff Report
ii. Commission Discussion & Recommendation

c. Public Hearing. Site Plan, Conditional Use Permit and Preliminary Plat for Eagle Brook
Church on property located at the northwest corner of Hackamore Road and CR 101 (PID
36-119-23-44-0008, 36-119-23-44-0010, 36-119-23-44-0009, 36-119-23-44-0013, 36-119-
23-44-0014) (city file no. 20-023)

i. Staff Report
ii. Open Public Hearing
iii.  Close Hearing
iv. ~ Commission Discussion & Recommendation

d. Final PUD Development Plan for Bellwether 5th Addition (PID 0-119-23-43-0011) (city file
no. 20-024)
i. Staff Report
ii.  Commission Discussion & Recommendation

7. Reports/Information
a. Planning Project Update*
b. City Council Report* — Council Liaison Schultz
c. Other Business

*Includes Materials - Materials relating to these agenda items can be found in the House Agenda Packet by
Door.



8. Commissioner Liaison Calendar
City Council Meetings

7/9/20 7/23/20 8/13/20 8/27/20 9/10/20 9/24/20
Vehrenkamp Wu Shoulak Jacobs Dickman Vehrenkamp

9. Adjournment

Due to the COVID-19 health pandemic, the Planning Commission's regular
meeting place is not available and is not open to the public. Pursuant to
Minnesota Statute 13D.021 the one or more members of the Planning
Commission may participate by telephone or other electronic means.

*Includes Materials - Materials relating to these agenda items can be found in the House Agenda Packet by
Door.
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CiTY OF CORCORAN
Corcoran Planning Commission Minutes
June 4, 2020 - 7:00 pm
The Corcoran Planning Commission met on June 4, 2020 at City Hall in Corcoran, Minnesota.

Present via telephonic or other electronic means were: Chair Jacobs, Commissioner Wu, Commissioner
Dickman, Commissioner Shoulak, and Commissioner Vehrenkamp.

Also present via telephonic or other electronic means were: City Administrator Martens, City Planner
Lindahl, and Council Liaison Schultz. Compliance Official Pritchard was present at City Hall.

1. Call to Order / Roll Call
Chair Jacobs called the meeting to order at 7:01pm.
2. Pledge of Allegiance
3. AgendaApproval
Motion made by Vehrenkamp seconded by Dickman to approve the agenda with the removal of
Agenda Item 6d.
Voting Aye: Jacobs, Wu, Dickman, Shoulak, and Vehrenkamp. (Motion carried 5:0)
4. Open Forum — NONE
5. Minutes
a. Minutes — May 7, 2020
Motion made by Wu seconded by Vehrenkamp to approve the agenda with correction to voting on
item 6a.
Voting Aye: Jacobs, Wu, Dickman, Shoulak, and Vehrenkamp. (Motion carried 5:0)
6. New Business
a. Public Hearing. Park Dedication Ordinance Update (20-004)
i. Staff Report — Planner Lindahl presented her staff report.
ii. Open Public Hearing — Chair Jacobs opened the public hearing. NONE
iii. Close Hearing
Motion made by Wu seconded by Shoulak to close the public hearing.
Voting Aye: Jacobs, Wu, Dickman, Shoulak, and Vehrenkamp.
(Motion carried 5:0)
iv. Commission Discussion & Recommendation — Staff clarified Park Dedication is based on
actual/ fair market value.
Motion made by Dickman seconded by Wu to recommend approval of the resolution as
presented.
Voting Aye: Jacobs, Wu, Dickman, Shoulak, and Vehrenkamp. (Motion carried 5:0)

b. Public Hearing. Preliminary Plat for Kariniemi Addition (PID 33-119-23-22-0004 and 33-119-
23-21-0001) (city file 20-016)

i. Staff Report — Planner Lindahl presented her staff report.

ii. Open Public Hearing — Chair Jacobs opened the public hearing.
Two public comment letters were received prior to the meeting.
Andrew Wyffels, 6840 Rolling Hills Rd, shared concerns with the private drive, including
setbacks, snow storage and crop kill, ditch location and drainage, especially regarding
existing drain tile disturbance, as well as dust control. He also asked form clarification
regarding septic sites, Lot 4 access and development rights. Mr. Wyffels also stated that
the development was denser than the surrounding area.
Armand Brachman, 6855 Rolling Hills Rd, shared concerns with calculating development
rights from wetland areas. He also shared concern with allowing a private driveway vs. a
city street. He shared that septic sites might be challenging in the area as other neighbors



had issues locating septic sites. Mr. Brachman also stated that the development is out of
character for the surrounding area.

Donovan Demarais, 26175 Birch Bluff La. Excelsior, (Realtor, Partner Developer of Rolling
Hills Acres) shared that the subdivision was a surprise and not conveyed by the purchaser.
He also shared concerns about drainage and run-off as well as the driveway and septic
sites/soil conditions.

Phillip Kothrade 6627 Co Rd 5, Annandale, (Developer of Rolling Hills Acres) shared
concerns with existing drain tile and the private drive including location, ditch and setback
from the property line. He said the development is out of character for the area and that
transfer of development rights creates burden on other properties. He also shared concern
with septic sites.

Mark Radintz, 6890 Rolling Hills Rd, stated he is currently building his home on Lot 1
Rolling Hills Acres and agrees with the other concerns shared. He is concerned about his
elevations and how this development may impact his drainage.

Nate Kariniemi, 19927 Larkin Rd, Applicant/developer, stated the development would meet
or exceed code, the private drive would be built to City standards, and the stormwater
management and wetland delineation were approved. He stated the there is a septic
application pending with Hennepin County. Mr. Kariniemi also stated he grew up and still
lives in Corcoran and would be open for discussion with anyone.

Close Hearing

Motion made by Vehrenkamp seconded by Shoulak to close the public hearing.

Voting Aye: Jacobs, Wu, Dickman, Shoulak, and Vehrenkamp.

(Motion carried 5:0)

Commission Discussion & Recommendation -Staff clarified and answered questions raised
during the public hearing: The applicant still has a number of conditions to address as part
of approval; private drives are allowed per City Code; development rights can be
reassigned when platting and an OSP could allow this number to double; septic is
reviewed by Hennepin County prior to plat approval; HOA will be required for private drive.
The Commission discussed development rights and calculation based on buildable
acreage vs. non-buildable as well as the “transfer” of rights.

The Commission inquired about access to the 40-acre property. Staff stated they had
access to the east for the existing homestead and that any new access would most likely
require wetland fill and that there is currently no approval for this. Staff briefly clarified the
wetland fill process.

The Commission discussed driveway design/construction and drainage and shared
concerns that there wasn’t enough information provided. They discussed that even though
they approve the plat, the conditions would need to be met prior to release and
construction; staff confirmed and shared that this has been a Council policy, to keep
applications moving through the process (with conditions) rather than holding the
application up. Staff also clarified the final plat process and how conditions are resolved
and that this application had several conditions prior to final plat.

Motion made by Jacobs seconded by Wu to recommend approval of the resolution as
presented.
Voting Aye: Jacobs, Wu, Dickman, Shoulak, and Vehrenkamp. (Motion carried 5:0)

c. Public Hearing. Spanier Conditional Use Permit and Variance for the Property located at 10580
Cain Road (PID 02-119-23-23-004) (city file no.20-019)

Staff Report — Planner Lindahl presented her staff report.

Open Public Hearing — Chair Jacobs opened the public hearing. NONE

Close Hearing

Motion made by Wu seconded by Dickman to close the public hearing.

Voting Aye: Jacobs, Wu, Dickman, Shoulak, and Vehrenkamp.

(Motion carried 5:0)

Commission Discussion & Recommendation — The Commission briefly discussed the



setback non-conformity and that it would not expand.

Motion made by Shoulak seconded by Wu to recommend approval of the resolution as
presented.

Voting Aye: Jacobs, Wu, Dickman, Shoulak, and Vehrenkamp. (Motion carried 5:0)

d. Sign Variance at 9350 CR 19 (city file 20-020) REMOVED

Chair Jacobs called a five-minute recess. (9:05) Chair Jacobs called the meeting back to order at 9:10pm.

e. Public Hearing. Comprehensive Plan Amendment, Rezoning, Preliminary Plat and Preliminary
PUD Development Plan for “Tavera” (PID 35-119-23-44-0001, 35-119-23-11-0001, 35-119-23-
12-0002, 35-119-23-41-0001 and 35-119-23-43-0001) (City File 20-017)

Staff Report — Planner Lindahl presented her staff report.

Open Public Hearing — Chair Jacobs opened the public hearing.

One public comment letter was received prior to the meeting.

Paul Tabone, Lennar, Applicant/Developer, gave an overview of the project and PUD
request and thanked the Commission and staff and stated he was available for questions.
Mark Lanterman, 6936 Oakridge Dr., referenced his public comment letter and reiterated
his concerns with lot size and the PUD vs. variance process. He stated that a PUD should
be treated the same as a variance and the plat should be required to meet code. Mr.
Lanterman also referenced information included in his letter regarding a 2014 federal
investigation and $13.2 M settlement for violations of the False Claims Act for originating
and writing bad loans.

Greg Hoglund, 19220 Hackamore Rd, shared concerns with the City’s website and the
packet being too large to download and the location. He also asked for information on
eminent domain process for the sewer route. He also shared his opinion that the
development would be approved in a 5:0 vote.

Nick Ashworth, 4760 Medina Lake Dr, shared concerns with density and that it should be
lower.

Close Hearing

Motion made by Vehrenkamp seconded by Jacobs to close the public hearing.

Voting Aye: Jacobs, Wu, Dickman, Shoulak, and Vehrenkamp.

(Motion carried 5:0)

Commission Discussion & Recommendation — At the request of the Commission, Staff
clarified and answered a few questions: Staff clarified that the PUD and variance
processes and requirements are distinctively and legally different and that a PUD does not
need to meet variance standards per Code. The Commission is reviewing the application
not the applicant and therefor the lawsuit is not relevant. Staff thanked Mr. Hoglund for the
website comments and stated that eminent domain has not been voted on/finalized by the
City Council.

Mr. Lanterman asked for the floor and it was granted by Chair Jacobs. Mr. Lanterman
stated that he believes his comments are relevant.

The Commission asked Lennar for more information about their neighborhood meetings,
why there was no amenity center proposed as well as cul de sac design and rear setback
flexibility.

Mr. Tabone stated neighborhood meetings had approximately 10-15 attendants and
included questions on landscaping, drainage, stormwater, traffic, product type and design,
as well as the referenced lawsuit. Rear setback flexibility is being requested to allow decks
to be included. Mr. Tabone stated they are focusing on more natural amenities in lieu of a
club house. They elected to leave out the cul de sac islands to simplify the plan as they
were found to be problematic in construction and maintenance.

Commissioner Vehrenkamp thanked Lennar for the work they’ve done to provide open
space and conserve natural areas.

Staff clarified the Theis parcel is included with the project.

The Commission asked if allowing flexibility would set precedence. Staff clarified that PUD



is unigue to this project only and does not create or set precedence for other projects.

The Commission shared concerns with tree preservation, fragmented ecologically
significant areas and forests, preserving rural/natural character, as well as the possibility of
requiring a conservation easement.

The Commission discussed if there is enough benefit vs flexibility for the PUD.

Buffering and screening was discussed, including the use of berms, larger trees, and more
landscaping/existing natural landscape preservation, including working with and
landscaping on neighboring properties.

The Commission discussed the garage flexibility and the “gateway” sign.

Paul Tabone responded that they could work with their landscape architect to address
buffering in specific areas but that planting off their property is very difficult. Paul stated the
topography and wetlands play a part in the site design as well as meeting Met Council
density. These numbers could not be met without townhomes and twin homes and smaller
lots. Paul clarified garage flexibility as well as setbacks. He also discussed grading and
their reasoning for their request for early grading.

Motion made by Wu seconded by Shoulak to recommend approval of all resolutions with
amendments to the PUD resolution to add condition 54 requiring cul de sac islands, revise
condition 34c. to require a conservation easement and add condition 35 to require
additional landscaping and buffering to multiple lots.

Voting Aye: Wu, Shoulak, and Vehrenkamp. Voting Nay: Jacobs and Dickman. (Motion
carried 3:2)

7. Reports/Information
a. Planning Project Update — Information only.
b. City Council Report — Council Liaison Schultz updated the Commission on Council activities.

a. Other Business — The Commission discussed tree preservation ordinance.
Staff reminded the Commission of the July 2 meeting and confirmed attendance.

8. Commissioner Liaison Calendar

City Council Meetings

6/11/20 6/25/20 7/9/20 7/23/20 8/13/20 8/27/20
Jacobs Dickman Vehrenkamp Wu Shoulak Jacobs

9. Adjournment
Motion made by Shoulak seconded by Wu to adjourn.
Voting Aye: Jacobs, Wu, Dickman, Shoulak, and Vehrenkamp. (Motion carried 5:0)
Meeting adjourned at 12:47am, Friday June 5, 2020.

Submitted by Mike Pritchard
Code Compliance Official



Agenda Item: 6.a.
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From Site to Finish ¢
°
105 South Fifth Avenue Tel: 612-252-9070
Suite 513 Fax:  612-252-9077
Minneapolis, MN 55401 www.landform.net
TO: Corcoran Planning Commission
FROM: T.J. Hofer through Kendra Lindahl, Landform
DATE: June 25, 2020 for the July 2, 2020 Planning Commission Meeting
RE: Corcoran Crossroads Marketplace Variances for the Property located at 7625 Co Rd

No 116 (PID 26-119-23-11-0013) (city file no. 20-014)

60-DAY REVIEW DEADLINE: July 31, 2020

1. Application Request

The applicant has requested approval of variances to exceed the total allowed sign area and to
allow a second dynamic display.

The applicant will also require a variance for the construction of the new canopy. The existing
canopy is a legal, nonconforming structure that could be expanded, but the application’s plan to
remove and rebuild the canopy eliminates the legal, non-conformity.

2. Context

Zoning and Land Use

The property is in the Neighborhood Commercial (C-1) District and is guided Commercial on the
Future Land Use Map.

Surrounding Properties

The surrounding properties are also zoned Neighborhood Commercial (C-1) and guided
Commercial.

Natural Characteristics of the Site

There are no relevant natural characteristics or resources near the site.

Compliance with Minnesota Statutes

Staff notes that Section 1030 of the Corcoran City Code is not in compliance with the Minnesota

State Statute §462.357 Subd. 1e. Staff has reviewed this application using the standards set forth
within the Minnesota Statutes.

Landform®, SensiblyGreen® and Site to Finish® are registered service marks of Landform Professional Services, LLC.



3. Analysis of Request

The applicant recently purchased the property and is making improvements as part of a rebranding
of the Corcoran Crossroads gas/convenience store.

Sign Variance

The applicant is requesting a variance to exceed the total allowable wall sign area and to allow the
use of two dynamic displays on the site. The code allows for wall sign area equal to 10% of the
primary building face. The primary building face is 980 sq. ft., which allows for 98 sq. ft. of wall sign
area. The applicant is proposing 154.93 sq. ft. of sign area, which includes the existing wall sign on
the primary building face, the proposed Marathon Channel Letter sign on the canopy and the
proposed two dynamic displays. The site currently has approximately 158 sq. ft. of wall signage.

The code also restricts a use to one dynamic display and the applicant is proposing the use of two.
Section 1070.040 of the Zoning Ordinance describes the variance process and standards. The
burden of proof is on the applicant to show that all of the following criteria have been met:

1. That there are practical difficulties in complying with the Zoning Ordinance.

The site currently exceeds the amount of wall signage permitted by ordinance. The
existing building signage totals 93 sq. ft., which would leave only five sq. ft. for the
canopy signage. The canopy currently has approximately 65 sq. ft. of signage.

The applicant is requesting a variance to allow two dynamic price signs. With only one
dynamic display the canopy would only be able to advertise to traffic traveling one way
along County Road 116. Currently, the canopy has a dynamic display on both the north
and south side of the structure. This allows traffic coming from either way to identify the
site as a motor fuel station and see the prices available. The same effect could be
achieved by a free-standing sign, but given the proximity to County Road 116, a free
standing sign would likely need to occupy the right-of-way.

2. That the conditions upon which a petition for a variation is based are unique to the parcel
of land for which the variance is sought and were not created by the landowner.

The parcel is located along County Road 116, where some of the largest setbacks are
required in the City. This limits the amount of space available for sign placement and this
requires that more wall signage be made available. Another gas station is unlikely to be
constructed along the road, and if it were, it would be subject to the setbacks that are
established then and could plan for more freestanding signage.

Many businesses are not required to advertise with immediate pricing, but fuel stations
are expected to advertise to potential customers at all time. The area that would normally
house a freestanding sign with a dynamic display on both sides is within the right-of-way
of County Road 116, and is not able to be used.

Spanier CUP and Variance (20-019) 2
June 4, 2020
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That the granting of the variation will not alter the essential character of the locality.

The sign area will not be altered significantly from what the site currently has today and
therefore does not alter the character of the locality.

The existing canopy has two dynamic displays on it, and the applicant is looking to repeat
this. It will not alter the character of the locality.

The proposed variance would be in harmony with the general purposes and intent of the
Ordinance.

The intent of the Code is to limit the amount of signage so that the signage does not
become a public nuisance. The proposed variances will maintain what currently exists
now.

The variance is consistent with the Comprehensive Plan.

The Commercial land use is intended to allow business in areas where sewer and water
are available. Approving the variance will allow the business to grow and expand its
service while maintain the business’s ability to advertise to its potential customers. The
Commercial land use is intended to use the adopted Design Guidelines and updating the
current signs to a more modern style will accomplish this.

The City may impose conditions on the variance to address the impact of the variance.

The design and size of the building is comparable to other fuel station canopies and
staff believes there are no adverse impacts to the surrounding property owners.

Setback Variance

The existing canopy on the site is a legal, nonconforming structure as it does not meet the front
setback requirements. The applicant plans to demolish and construct a new larger canopy. Staff
notes that the City Code has not been updated since Minnesota Statutes §462.357 Subd. 1e. was
updated in 2004 to regulate the rights of a legal, nonconforming uses and allowed repair,
replacement, restoration, maintenance, but not expansion of the legal non-conforming structures.
This is an expansion of the existing canopy size and is not simply restoration of a legal non-
conforming structure; therefore, the legal, non-conforming status is lost and a variance is required.

Constructing the new canopy will require an additional variance.

The applicant is requesting a variance to construct a structure within the setbacks from County Road
116. The code requires a 100-ft. setback from the right-of-way of County Road 116. The applicant
has proposed construction of the canopy 30.9-ft. setback where a 29.5-ft. setback currently exists.
Section 1070.040 of the Zoning Ordinance describes the variance process and standards. The
burden of proof is on the applicant to show that all of the following criteria have been met:

Spanier CUP and Variance (20-019)
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1.

Spanier CUP and Variance (20-019)

June 4, 2020

That there are practical difficulties in complying with the Zoning Ordinance.

The 100-ft. setback from County Road 116 creates a practical difficulty due to the size of
the lot. The lot is approximately 200-ft. deep and enforcing the 100-ft. setback would
render over half the lot unusable. The lot could not be used for the intended use of a
motor fuel station with the 100-ft. setback as the canopy could not be built and the
canopy is required for the use. The new canopy would be no closer to the front setback
than the existing structure.

That the conditions upon which a petition for a variation is based are unique to the parcel
of land for which the variance is sought and were not created by the landowner.

The parcel is located along County Road 116, where some of the largest setbacks are
required in the City. This limits the amount of space available for the placement of the
canopy. Another gas station is unlikely to be constructed along the road, and if it were, it
would be subject to the setbacks that are established then and would be required to build
on an appropriately sized lot to accommodate the required structures.

That the granting of the variation will not alter the essential character of the locality.

The canopy will be set back further than it is now and will increase in size, but will not
alter the character of the locality significantly.

The proposed variance would be in harmony with the general purposes and intent of the
Ordinance.

The intent of the Code is to establish a corridor along County Road 116 where buildings
can be placed. Enforcing the setback would ultimately render the lot unusable and would
set the building considerably further back than neighboring properties.

The variance is consistent with the Comprehensive Plan.

The Commercial land use is intended to allow business in areas where sewer and water
are available. Approving the variance will allow the business to grow and expand its
service and serve more customers. The Commercial land use is intended to use the
adopted Design Guidelines and updating the current signs to a more modern style will
accomplish this.

The City may impose conditions on the variance to address the impact of the variance.

The design and size of the building is comparable to other fuel station canopies and
staff believes there are no adverse impacts to the surrounding property owners.



4, Conclusions

The Planning Commission must first determine if the variance standards have been met. If the
Commission finds that the variance standards have been met, they may recommend approval of the
variances.

If the Planning Commission finds that the variance standards have not been met, they should
recommend denial of the requests.

5. Recommendation

Staff recommends approval of the resolution approving the variance for exceeding the total wall sign
area and the allowance of two dynamic displays and the variance to allow for a reduced setback.

Attachments

Draft Resolution approving Variances
Site Location Map

Applicant’s Narrative dated June 1, 2020
Site Plan received May 27, 2020

Site Renderings received June 1, 2020

aRrLON=
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City of Corcoran July XX, 2020
County of Hennepin
State of Minnesota

RESOLUTION NO. 2020-XX

Motion By:
Seconded By:

APPROVAL OF VARIANCES TO EXCEED TOTAL WALL SIGN AREA, ALLOWTWO
DYNAMIC DISPLAYS AND ALLOW A REDUCED SETBACK FROM THE CANOPY AT THE
PROPERTY LOCATED AT 7625 CO RD NO 116
CORCORAN, MN 55340 (PID 02-119-23-23-0004) (CITY FILE NO. 20-019)

WHEREAS, Mahant, LLC. is requesting approval of a variance to allow for the construction of
signs that exceed the total wall sign area allowed, allow two dynamic displays and allow a reduced
canopy setback at the property described as follows:

See Attachment A

WHEREAS, the Planning Commission has reviewed the variance at a duly called public meeting
and recommends approval.

NOW, THEREFORE, BE IT HEREBY RESOLVED BY THE CITY COUNCIL OF THE CITY OF
CORCORAN, MINNESOTA, that it should and hereby does approve the request for a variance
and conditional use permit approval, subject to the following findings and conditions:

1. Approval is granted to allow for the construction of a replacement gas canopy as shown
on application and plans received by the City on April 8, 2020 and revisions received on
April 17, 2020, April 24, 2020, May 18, 2020, May 27, 2020 and June 1 2020, except as
amended by this resolution.

2. A variance to allow for more wall sign area than is allowed and two dynamic displays, is
approved subject to the following findings:

a. There are practical difficulties for the applicant in complying with the Zoning
Ordinance. The site currently exceeds the amount allowed. The existing signage
after the demolition of the canopy leaves only five square feet of wall signage.
Without two dynamic displays the property has no ability to advertise to the
northbound and southbound traffic at the same time.

b. The conditions upon which the variance request is based are unique to this parcel
due to there being no other fuel stations located along County Road 116. Fuel
stations have a unique need for signage.

c. The variance will not alter the essential character of the locality. The proposed
variance will essentially reconstruct what already exists.

d. The variance is in harmony with the general purposes and intent of the Ordinance
and the standards for the C-1 District.

e. The sign area will be greater than allowed and the second dynamic display will be
more than is allowed, but is otherwise consistent with the Comprehensive Plan. The

Page 1 of 4



City of Corcoran July XX, 2020
County of Hennepin
State of Minnesota

RESOLUTION NO. 2020-XX

variance is consistent with the commercial nature of the zoning district.

3.  Avariance to allow a 30.9-foot setback from County Road 116 where 100 feet is required,
is approved subject to the following findings:

a.

There are practical difficulties for the applicant in complying with the Zoning
Ordinance. The site is restricted due to setbacks from County Road 116. Enforcing
the setbacks would render the site unusable for the proposed use due to the depth of
the lot.

The conditions upon which the variance request is based are unique to this parcel
due to there being no other fuel stations located along County Road 116. Fuel
stations have a unique need for additional structures.

The accessory structure will not alter the essential character of the locality. The
proposed variance will essentially reconstruct what already exists and expand it.

The accessory structure is in harmony with the general purposes and intent of the
Ordinance and the standards for the C-1 District.

The structure is proposed to be set further back than currently exists and supports a
use consistent with the Comprehensive Plan. The variance is consistent with the
commercial nature of the zoning district.

4. A building permit is required prior to beginning construction of the canopy.

5.  Prior to issuance of building permits, the applicant/landowner must record the approving
resolution at Hennepin County and provide proof of recording to the City.

6. Approval shall expire within one year of the date of approval unless the applicant
commences the authorized use and the required improvements.

Page 2 of 4



City of Corcoran July XX, 2020
County of Hennepin
State of Minnesota

RESOLUTION NO. 2020-XX

VOTING AYE VOTING NAY

[ ] Thomas, Ron [ ] Thomas, Ron

[ ] Bottema, Jon [ ] Bottema, Jon

| Dejewski, Brian [] Dejewski, Brian

[ ] Anderson, Thomas [ ] Anderson, Thomas
[ ] Schultz, Alan [ ] Schultz, Alan

Whereupon, said Resolution is hereby declared adopted on this XX day of July 2020.

Ron Thomas - Mayor

ATTEST:

City Seal
Jessica Beise — City Clerk/ Administrative Services Coordinator

Page 3 of 4



City of Corcoran July XX, 2020
County of Hennepin
State of Minnesota

RESOLUTION NO. 2020-XX

Attachment A

That part of the Northeast Quarter of the Northeast Quarter of Section 26, Township 119,
Range 23 Hennepin County, Minnesota described as follows: Commencing at the
northeast corner of the Northeast Quarter of said Section 26; thence Southerly along the
east line thereof 553.25 feet to the point of beginning; thence Westerly at right angles 242
feet; thence Southerly at right angles 102.75 feet; thence Easterly at right angles 242 feet
to the east line of said Northeast Quarter; thence Northerly along said east line 102.75 feet
to the point of beginning. Except Road.

Page 4 of 4



PID: 2611923110013

Address: 7625 CO RD NO 116,

CORCORAN
Owner Name: MAHANT LLC
Acres: 0.48

Comments:

Hennepin County Natural Resources Map

Date: 6/25/2020

1 inch =200 feet

This data (i) is fumished 'AS IS’ with no representation
as to completeness or accuracy; (ii) is furnished with
no warranty of any kind; and (iii) is notsuitable for legal,
engineering or surveying purposes. Hennepin County
shall not be liable for any damage, injury or loss
resulting from this data.

COPYRIGHT © HENNEPIN COUNTY 2020
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Corcoran / Crossroads
Marketplace

Food Deli Fuel

LocaLLY OWNED / COMMUNITY SUPPORTER

DATE: 06/01/2020
VARIANCE REQUEST LETTER.
To: City of Corcoran, MN
From: Mahant LLC / 7625 County RD 116, Corcoran, MN-55340
CC: Kendra Lindahl, AICP, LANDFORM

MAHANT LLC, is the current owner of the property/ gas station located at 7625 county rd 116,
Corcoran, MN-55340. As new development comes to the surrounding area, community is
requesting us to bring Biodiesel and non- oxy fuel at this site. To support the community, we would
like to add pumps for additional dispensing capacity to satisfy customers' needs.

As we have gone through preliminary requirements including site survey and scope of work with
the city staff members to add one dispenser in addition to two existing 2 dispensers. In addition,
we will be adding an underground 20000gallon fuel tank with multiple compartments. To make
this project possible, we will be required to demolish existing canopy and replace it with new
canopy. This plan is also aimed to maintain safe access to the pump by public and will also comply
with the current and upcoming standards.

Our objective is with this variance request is an effort to build the front structure of the property
with modern canopy and new dispensers to serve the community’s need while considering
customers safety and maintaining current and upcoming requirements.

Our Requests are as follows.
1. Dynamic Gas price sign Display:

Currently we have two dynamic display signs on the canopy, one on the north side of the
canopy and another on the south side of the canopy. Community and traffic find this
convenient as they are used to such display. If only one dynamic display is allowed, the
traffic moving in one direction will be able to see the sign. This will create lots of
inconvenience to the traffic coming from other direction. In addition to the inconvenience,
this can also be a safety concern as it may distract the drivers trying to look for the gas
price while driving in opposite direction.



In addition, as a business owner, we like to make sure that dynamic displays are properly
displayed and conveniently visible to the customer in the competitive market. Considering

all these reasons, ideally, we would like to maintain the same dynamic display we currently
have. However, per ordinance mentioned in your letter, only one dynamic display is
allowed. So, we would like City council to consider our request for variance to allow 23.86
sq. ft. display sign (which will include gas and diesel price display) each to the north and
south side of the canopy, which is less than the total current display sign on the canopy.

In general, in most gas station, in addition to one standard dynamic display sign permitted
under section 84.05, gas stations in any district are permitted to display one additional 12
square foot dynamic display as one wall sign or freestanding sign. This means, if we have
free standing MID sign, the ordinance will allow additional dynamic display sign. However,
since the property is close to highway, it will be difficult to have MID sign because of the
safety reason. So, in lieu of this option, we would appreciate if you can consider addition
dynamic sign option sign on the option.

Exceed total allowable sign area:

The front side building area is 14’ x 70'= 980 sq. ft., which will permit 98 sq. ft of signage
for the business as per city ordinance. We would like to keep the existing signs on the
front side of the building, which is 93 sq. ft. because these 93 sq. ft. signs mainly covers
the name of the business and important products, which is common for any business. This
means only 5 sq. ft. spare space is available for sign area on the canopy to advertise gas
price which is practically not possible.

All these signs are essential to the success for gas station and c-store type business. As
keeping business name sign as the owner of the business and community take prides in
the name of “Corcoran Crossroads Marketplace” Which has been historical and well
respected in the community. Therefore, removing the business sign may adversely affect
business as well as emotions of the community. Considering all these crucial factors it's
not possible to remove the existing business sign. While we respect the ordinances
defined by the city for the display sign, considering above mentioned practical difficulties,
we are requesting to the city council to allow proposed sign as to describe below.

Existing Building sign:

Corcoran Crossroads Sign 36’25’ = 75 Sqft
Java Sign 33’ = 9 sqft

Crossroads Deli Sign: 3*3’= 9 Sqft

Total Sign area on Building: 93 saft

7 Marketplace

@ Corcoran / Crossroads




Purposed sign on Canopy:

2 Gas & Diesel Price Canopy price sign: 11.88 Sqft each *4 QTY = 47.52 Sqft.

T | T

North Side | | South Side

Marathon Channel Letter: 15” *138” = 14.38 sqft

Total Sign area on Canopy: 61.90 saft.

Total sign area including canopy and front part of the building= 154.93 sq.ft.

We hope you agree with our request for the variances and will be able accept our proposal per
above mentioned explanation. We sincerely think that this project will be better for our community
and better for the business. We appreciate your time and efforts you are putting in reviewing this
application. We will be open to work with you, if you have any specific suggestions to make this
project successful.

Thank you,

Sincerely yours,

RAJ Patel
For Corcoran Crossroads Marketplace
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SITE PLAN SURVEY FOR:
MAHANT, LLC

7625 County Road No. 116
Corcoran, MN 55340

B\

J

CRONCNCN ]

g

DEMARC

AND SURVEYING & ENGINEERING
7601 73rd Avenue North

\

Minneapolis, Minnesota 55428

[I Legal Description

Range 23 Hennepin County, Minnesota described as follows: Commencing at the

northeast corner of the Northeast Quarter of said Section 26; thence Southerly along the
east line thereof 553.25 feet to the point of beginning; thence Westerly at right angles 242
feet; thence Southerly at right angles 102.75 feet; thence Easterly at right angles 242 feet
to the east line of said Northeast Quarter; thence Northerly along said east line 102.75 feet

to the point of beginning. Except Road.

@ Zoning Information

Property Currently Zoned: C-1, Neighborhood Commercial

Zoning Ordinance Requirements:

Building Setbacks

Front, from Major Roadways - 100 feet
Front, from all other streets - 25 feet

Side Yard - 20 feet
Rear Yard - 20 feet

Maximum principal building height - 35 feet

Maximum building size - 50,000 sq.ft

Maximum impervious surface coverage - 80%

Minimum Lot Size - 25,000 sq.ft (single-tenant building)

Minimum Lot Width - 100 feet
Minimum Lot Depth - 200 feet

Refer to City code for condition requirements.

II Miscellaneous Notes

Property Address:

Froposed Hardcover

7625 County Road No. 116, Corcoran, MN 55340

Property Identification Number 26-119-23-11-0013

Total Area of Parcel = 20,756 sq.ft

Benchmark: Global Positioning System

Lot Area 20,756 sq ft
Building 4,263 sq ft
Favement 14,665 sg ft
Total 18,928 sg ft
Fercentage 21.19%

Property is in Flood Zone "X" (an Area of minimal flooding) per FEMA Flood
Zone Map No. 27053C0158F, dated 11/04/2016.

This survey was prepared without the benefit of current title work. Differences
in description, easements and encumbrances may exist that may alter this
survey. Survey subject to change upon current title insurance commitment.

)

That part of the Northeast Quarter of the Northeast Quarter of Section 26, Township 119,

B\

[I Certification

)

| certify that this plan, specification, or report was prepared by me or under my direct supervision
and that | am a duly Licensed land Surveyor under the laws of the State of Minnesota.

Prepared this 30th day of March 2020.
4/3/2020 prop canopy location
4/7/2020 prop canopy location
4/21/2020 City comments

5-14-20 new pumps

(763) 560-3093
Demarclnc.com
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Crossroads 7625 County Rd 116

Corcoran MN 55340

Building Size
14’ x 70’
980 sq ft

Existing sign to keep =93 sq ft
Corcoran Sign

36" x 25’

75 SF

Java Sign W~ - — ; —

3x3=9sqft 4 Corcoran /|Crossroads
A Marketplace _

Fresh Deli Sign
3'x3'=9sqft

LITTLE

A
EXCITEMENT?

PN

New signs to add

Channel Letter ( 1 qty) 14.38 sq ft.
15" hx 138" |

Gas price Sign (4 gty) 47.52 sq ft
11.88 SF active area ea

Asking for 154.98 sq ft of 98 sq ft




7625 County Rd 116
Corcoran MN 55340

Crossroads

Canopy
60 x 24’ x 36”

Remove all existing Signs on canopy
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Crossroads 7625 County Rd 116
Corcoran MN 55340

Marathon Non llluminated canopy fascia.

60’
e —————————————————————

24’

I | Gas, Diesel
Gas, Diesel Pricers

Pricers

Channel
Letters

We are asking for a variance for the second 12 sq ft
pricer



Crossroads

7625 County Rd 116
Corcoran MN 55340

Channel Letter ( 1 qty)
15” hx 138" |
14.38 sq ft.

Pricer example

Sign Size (2 qty)

T ’ ‘wk 30” x 57”
N - i : d 11.88 SF Active area ea.

Sign Size (2 qty)
30” x 57”
11.88 SF Active Area ea.




Agenda Item: 6.b.
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L AN D F O R M
From Site to Finish ¢
°
105 South Fifth Avenue Tel: 612-252-9070
Suite 513 Fax:  612-252-9077
Minneapolis, MN 55401 www.landform.net
TO: Corcoran Planning Commission
FROM: Kevin Shay through Kendra Lindahl, Landform
DATE: June 24, 2020 for the July 2, 2020 Planning Commission Meeting
RE: Sign Variance for the Property located at 9350 County Road 19 (PID 07-119-23-43-

0004) (city file no. 20-020)

60-DAY REVIEW DEADLINE: July 18, 2020

1. Application Request

The applicant has requested approval of a variance to allow three freestanding signs, where one is
allowed and 204 square feet of freestanding signage where 64 square feet is allowed.

2, Context
Zoning and Land Use

The property is in the Rural Commercial (CR) District and is guided Rural Service/Commercial on
the Future Land Use Map.

Surrounding Properties

The surrounding properties are also zoned Rural Commercial (CR) and guided Rural
Service/Commercial.

Natural Characteristics of the Site

The site is a developed site with no wetlands or major natural characteristics.

3. Analysis of Request

Variance

The property at 9350 County Road 19 currently has three freestanding signs on the site. Staff finds
no record of these sign permits at City Hall, but it is an older site and we are proceeding under the
assumption that they are legal, non-conforming signs. The existing signs were likely installed
meeting setback standards and have since become legal, nonconforming signs due to changes in

the property lines related to acquisition of right-of-way related to the County Road 19 improvements
several years ago. The applicant is proposing to modify these signs in the following manner:

Landform®, SensiblyGreen® and Site to Finish® are registered service marks of Landform Professional Services, LLC.



1.

9350 CR19 Sign Variance (20-020)
July 2, 2020

The first sign is located along County Road 10 on the east side of the site and is an 81-
square foot freestanding sign that is approximately 16 feet tall. The applicant is proposing to
leave the sign in the existing location and reface the top cabinet of the sign. This modification
is allowed as maintenance of a non-conforming sign.

The second sign is located on the corner of County Road 10 and 19 and is a 102-square foot
freestanding sign that is partially located outside the property line and does not meet setback
standards (again this is due to acquisition of right-of-way as part of the County Road 19
project). The applicant is proposing to reface the top two cabinets of the existing sign and
remove the bottom cabinet from the sign. The resulting sign would be 66 square feet with 30
square feet for the top cabinet and 36 square feet for the middle cabinet. The sign would still
be partially located outside the property line. This modification is allowed as maintenance of
a non-conforming sign.

a. Staff recommends reducing this sign from 66 square feet to 64 square feet for it to

comply with the current freestanding sign area standards.

The third sign is located on the northwest side of the site along County Road 19 and is an 89
square foot and 19.8-foot-tall freestanding sign. The applicant is proposing to replace the
existing sign with a new sign in the same location. The proposed sign will have 56.8 square
feet of signage (includes 11.7 square feet of dynamic display) and will be 16 feet tall. The
new sign complies with city code requirements.

They are also proposing new canopy signage. The applicant is proposing to remove the two
30 square foot existing canopy signs attached to the gas station canopy to install a single 12
square foot sign on the front of the gas canopy.

The applicant is requesting a variance to allow three freestanding signs on the property. The site
currently has three freestanding signs which do not comply with Section 84.05 of the Zoning
Ordinance which allows one freestanding sign on the property. Removal of the third sign results in
the loss of the legal non-conformity. The burden of proof is on the applicant to show that all of the
following criteria have been met:

1. That there are practical difficulties in complying with the Zoning Ordinance.

In order to comply with the Zoning Ordinance, the applicant would be required to remove
two existing signs to replace any of the existing signs. This would remove needed
signage for the multi-tenant commercial site and would create a hardship for existing
tenants.

2. That the conditions upon which a petition for a variation is based are unique to the parcel
of land for which the variance is sought and were not created by the landowner.

The property is unique with multiple tenants located on one parcel creating the need for
greater than usual signage to advertise the businesses. The three freestanding signs
exist today and the applicant is requesting to improve upon those signs while complying
with City Code standards for all new signage. If the variance is approved the total square
footage of the freestanding signs will be reduced by 68 square feet.



©

That the granting of the variation will not alter the essential character of the locality.

The area is characterized by numerous commercial businesses and the proposed
signage will not alter the essential character of the area. The new signage will reflect the
new tenant in the gas/convenience store and will provide a refresh the look of the multi-
tenant business area.

The proposed variance would be in harmony with the general purposes and intent of the
Ordinance.

The proposed sign variance is in harmony with the general purposes and intent of the
Ordinance. The new freestanding sign complies with the ordinance requirements while
removing a sign that does not comply with ordinance standards.

The variance is consistent with the Comprehensive Plan.

In the Comprehensive Plan it is identified that a goal is to enhance the City’s commercial
development and facilitate expansion of existing businesses. The variance is consistent
with the Comprehensive Plan goals for commercial businesses

The City may impose conditions on the variance to address the impact of the variance.

The design, size and height of the new freestanding sign meet the City Code standards
for a freestanding sign in the Rural Commercial zoning district. We encourage the
applicant to reduce the sign are on the second sign from 66 to 64 square feet, which
would also bring that sign into compliance with the size area standards.

4. Conclusions

Staff has reviewed the signage plans against the applicable standards outlined in the
Comprehensive Plan and Zoning Ordinance and finds that the standards for a variance have been

met.

The Planning Commission must determine if the variance standards have been met. If the
Commission finds that the variance standards have been met, they may recommend approval of the

variance.

5. Recommendation

Staff recommends approval of the resolution approving the sign variance to allow three freestanding

signs.

9350 CR19 Sign Variance (20-020)

July 2, 2020



Attachments

Draft Resolution 2020-xx approving the Variance
Site Location Map

Applicant’s Narrative dated May 7, 2020

Survey received May 13, 2020

Sign Exhibits
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9350 CR19 Sign Variance (20-020)
July 2, 2020



City of Corcoran July XX, 2020
County of Hennepin
State of Minnesota

RESOLUTION NO. 2020-XX

Motion By:
Seconded By:

APPROVAL OF A VARIANCE ALLOWING THREE FREESTANDING SIGNS AT 9350

COUNTY ROAD 19 (PID 07-119-23-43-0004) (CITY FILE NO. 20-020)

WHEREAS, Rose City Inc. is requesting approval of a variance to allow three freestanding signs
on property legally described as follows:

All that part of the South 629.00 feet of the Southeast Quarter of Section 7, Township
119, Range 23, Hennepin County, Minnesota, which lies West of the following described
line and its extension:

Commencing at the Southwest corner of said Southeast Quarter; thence on an assumed
bearing of North 89 degrees 50 minutes 29 seconds East along the South line thereof, a
distance of 709.5 feet to the actual point of beginning of the line to be described; thence
North 00 degrees 09 minutes 31 seconds West to the North line of said South 629.00
feet of the Southeast Quarter and there terminating except the South 22 rods of the East
16 rods of the West 43 rods of said Southeast Quarter.

WHEREAS, the Planning Commission has reviewed the variance and recommends approval.

NOW, THEREFORE, BE IT HEREBY RESOLVED BY THE CITY COUNCIL OF THE CITY OF
CORCORAN, MINNESOTA, that it should and hereby does approve the request for a variance,
subject to the following findings and conditions:

1.

Approval is granted to allow three freestanding signs totaling 204 square feet and new
canopy signage as shown on application and plans received by the City on May 7, 2020
and revised materials received on May 13, 2020 and June 4, 2020, except as amended
by this resolution.

A variance to allow three freestanding signs totaling 204 square feet where one 64 square
foot sign is allowed, is approved subject to the following findings:

a. In order to comply with the zoning ordinance, the applicant would be required to
remove two existing signs to replace any of the existing signs. This would remove
needed signage for the multi-tenant commercial site.

b. The property is unique with multiple tenants located on one parcel creating the need
for greater than usual signage to advertise the businesses. The three freestanding
signs exist today and the applicant is requesting to improve upon those signs while
complying with city code standards for all new signage. If the variance is approved
the total square footage of the freestanding signs will be reduced by 68 square feet

c. The area is characterized by commercial businesses and the proposed signage will

not alter the essential character of the area. The new signage will provide a refresh
the look of the multi-tenant business area.

Page 1 of 2



City of Corcoran July XX, 2020
County of Hennepin
State of Minnesota

RESOLUTION NO. 2020-XX

d. The proposed sign variance is in harmony with the general purposes and intent of
the Ordinance. The new freestanding sign complies with the ordinance requirements
while removing a sign that does not comply with ordinance standards.

e. Inthe Comprehensive Plan it is identified that a goal is to enhance the City’s
commercial development and facilitate expansion of existing businesses. The
variance is consistent with the Comprehensive Plan goals for commercial
businesses.

3.  The signage shall comply with all ordinance requirements, except as specifically approved
by this resolution.

4. A sign permit is required prior to beginning construction.
5.  Although not required on this legal, non-conforming sign, the City encourages the
developer to consider reducing the sign area for the second sign from 66 to 64 square feet

in area to bring into compliance with the sign standards for a new freestanding sign.

6. Approval shall expire within one year of the date of approval unless the applicant
commences the authorized use and the required improvements.

VOTING AYE VOTING NAY

[ ] Thomas, Ron [ ] Thomas, Ron

[ ] Bottema, Jon [ ] Bottema, Jon

[ ] Dejewski, Brian [ ] Dejewski, Brian

[ ] Anderson, Thomas [ ] Anderson, Thomas
[ ] Schultz, Alan [ ] Schultz, Alan

Whereupon, said Resolution is hereby declared adopted on this xx day of July 2020.

Ron Thomas - Mayor

ATTEST:

City Seal
Jessica Beise — Administrative Services Director

Page 2 of 2



Hennepin County Property Map

Date: 6/25/2020

1 inch =400 feet

PARCEL ID: 0711923430004 Comments:
OWNER NAME: Ess Real Estate Lic

PARCEL ADDRESS: 9350 Co Rd No 19, Corcoran MN 55374
PARCEL AREA: 7 acres, 304,815 sq ft

A-T-B: Torrens

SALE PRICE: $2,725,000

SALE DATA: 10/2006

SALE CODE: Excluded From Ratio Studies This data (i) is furnished 'AS IS' with no

representation as to completeness or

ASSESSED 2019’ PAYABLE 2020 ;:'Lrl;igi)(f";rﬁ/fti?fgi%ziiti?i:onotsuitable
PROPERTY TYPE: Commercial-Preferred for legal, engineering or SV ey ing pUIPOSeS.
HOMESTEAD: Non-Homestead Hennepin County shall not be liable for any
MARKET VAL UE: $1 873,000 damage, injury or loss resulting from this data.

TAX TOTAL: $65,853.66
COPYRIGHT © HENNEPIN

ASSESSED 2020, PAYABLE 2021 COUNTY 2020

PROPERTY TYPE: Commercial-preferred
HOMESTEAD: Non-homestead
MARKET VALUE: $1,967,000
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CANOPY. ELECTRIC. SIGN. VINYL GRAPHICS.

Corcoran City Hall
Kendra Lindahl
8200 County Road 116
Corcoran, MN 55340

Re: PID# 0711923430004
Marathon/Tom Thumb
9350 Co Rd No 19
Loretto, MN 55374

Hearing Date: June 4, 2020

With the above site we have proposed within the city the following signage that the Marathon
standards:

1) Canopy signage proposed is 3 sides of illuminated fascia on the gas canopy with 3 sets of
Marathon decals (12.3sq ft ea).

2) Sign #2 we are proposing that we reface the one existing sign cabinet only.

3) Sign #1 We have proposed a 24’ Sign with 71.9sq ft of signage and 20.7 sq ft of Electronic
Message Center and have a blue lit bar on the side of the sign.

To comply with the city’s ordinances and comply with Marathon standards we have reduced our
signage proposed to

1)Canopy signage to have non-illuminated fascia & only (1) set of illuminated channel letters
that comply with Section 84.05 Subd 3-f.

2)Sign #2 we are compliant.

3)Sign #1 new sign with 45.1 sq ft and 11.7 sq ft Electronic Message Center. This will conform
with the city’s ordinances Section 84.04 Subd 7, 8 and 9. Section 84.05, Section 84.10, and
84.11.

The variance that is being proposed for the above business is as follows. Remove the existing
main sign and install new footings and a new Marathon sign in the same area as the old sign on
the property.

www.rosecityinc.com
1-800-594-9451 31208 County RD 71, Eagle Bend MN 56446 1-218-738-3187
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A) We are installing a new sigt Pt total and the existing sign is 102 sq ft.
that is older and in need of upgrading. It also has a metal catwalk around the sign to
change out the manual reader board. With the proposed sign this will be eliminated. The
existing sign is also closer to the intersection and with the new sign it will be closer in the
property line and comply with 84.04 subd 2-a.

B) This is unique to this parcel within the city. This is a multi-tenant property. The
signage proposed would be incorporating a new image with the gas station and re-fresh
the look of the sign and canopy.

C) Granting a variation will clean up the image of the business’s fagade. And have a sign
that is compliant with the city’s ordinances. And the sign will be moved back from
obstructing the intersection with less things to look around.

D) With an approved variance, the site would be within the city’s ordinance and have a
new sign to enlighten the business front & curb appeal which is good for the business and
the community. The new sign lighting inside and out will also comply with the city
ordnance of Section 84.04 subd 8 a-h.

If you have any questions please feel free to call

Sincerely,

Tammy Westerberg
218-738-3188

Customer agrees to order according to the above quote.
Date / /  Authorization

www.rosecityinc.com
1-800-594-9451 31208 County RD 71, Eagle Bend MN 56446 1-218-738-3187
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Agenda Item: 6.c.

105 South Fifth Avenue Tel: 612-252-9070
Suite 513 www.landform.net
Minneapolis, MN 55401

TO: Corcoran Planning Commission

FROM: Kendra Lindahl, Landform

DATE: June 24, 2020 for the July 2, 2020 Planning Commission Meeting

RE: PUBLIC HEARING. Site Plan, Conditional Use Permit and Preliminary Plat for Eagle

Brook Church for property at the northwest quadrant of Hackamore Road and CR 101
(PID 36-119-23-44-0008, 36-119-23-44-0010, 36-119-23-44-0009, 36-119-23-44-0013,
36-119-23-44-0014) (city file no. 20-023)

REVIEW DEADLINE: August 9, 2020

1. Description of Request

The applicants are requesting approval of a site plan, conditional use permit and preliminary plat for a
proposed place of worship. The facility is planned as a 70,000 sq. ft. single story structure with 1,500
seats in the worship auditorium, a lobby with cafe, an administrative area for approximately ten staff and
a children’s ministry classroom area for weekend kid’s programming use.

2. Context
Level of City Discretion in Decision-Making

The City’s discretion in approving a site plan is limited to whether or not the plan meets the standards
outlined in the Zoning Ordinance. If it meets these standards, the City must approve the site plan
amendment.

The City’s discretion in approving or denying a conditional use permit is limited to whether or not the
proposed request meets the standards outlined in the City Code. If it meets these standards, the City
must approve the conditional use permit.

The City’s discretion in approving or denying a preliminary plat is limited to whether or not the proposed
plat meets the standards outlined in the subdivision and zoning ordinance. If it meets these standards,
the City must approve the preliminary plat.

Background

The site is made up of five lots with PID numbers 36-119-23-44-0008, 36-119-23-44-0009, 36-119-23-
44-0010, 36-119-23-44-0013 and 36-119-23-44-0014. Each lot has a single family residential structure
on it and four of them contain accessory structures.

The Council reviewed a concept plan on April 23 and was generally supportive of the request provided
that access issues were addressed.

Landform® and Site to Finish® are registered service marks of Landform Professional Services, LLC.
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Zoning and Land Use

The site is guided Low Density Residential in the Comprehensive Plan and is zoned RSF-2 (Single
Family Residential 2). Places of Worship/Assembly (such as churches) are a conditional use in
residential districts.

Surrounding Properties

The property to the north and west is zoned PUD (Planned Unit Development), is guided for Low Density
Residential and is part of the Ravinia development. The properties to the south and east are outside the
City of Corcoran and are in the cities of Medina and Maple Grove, respectively.

Natural Characteristics of the Site

There are natural plant communities on the site identified as Wet Prairie on the Natural Resource
Inventory Areas Map in the Comprehensive Plan. Further, multiple wetlands are shown on Hennepin
County’s Natural Resources mapping software as shown on the Site Location map.

3. Analysis:

Staff has reviewed the application for consistency with Comprehensive Plan, Zoning Ordinance and
City Code requirements, as well as City policies. The City Engineer’'s comments are incorporated into
this staff report.

Site Plan

Eagle Brook Church has several sites around the metropolitan area and church services are broadcast
live from the Lino Lakes campus to their other campuses each weekend. Eagle Brook holds four services
each weekend (4:00 pm and 6:00 pm on Saturday and 9:00 am and 11:00 am on Sunday); however,
additional services may be added.

Design Guidelines/Architecture

The property is located in the Southeast District of the City and subject to the design standards in
Appendix B and the building standards in Section 1060.060 of the Zoning Ordinance. Architectural
elevations were submitted showing a mix of architectural precast concrete, architectural metal panels
and glass. The cross spire is natural stone with an aluminum cross. This feature is exempt from height
limits in the Zoning Ordinance. The building articulation would help break up the mass of the building.

The ordinance limits curtain wall panels of steel, fiberglass and aluminum (non-structural, non-load
bearing) to 20% of any wall surface (excludes overhead doors). It does appear that the building may
exceed these standards. The applicant did not provide a percentage of materials and must provide
these details prior to issuance of a building permit to ensure compliance with ordinance requirements. A
material sample board with proposed colors shall be provided for City review and approval.

Eagle Brook Church (city file 20-023) 2
July 2, 2020



The plans note that mechanical equipment will be screened as required by Section 1060.030 of the
Zoning Ordinance, but details must be provided to ensure compliance with these standards.

Lot Standards

The site complies with the RSF-2 zoning standards:

Required Proposed
Minimum Lot Area 11,000 sq. ft. 27 +/- acres
Minimum lot width 80 feet 1,010 feet
Minimum Principal Structure Setbacks:
Front, From Major Roadways* 100 feet 550 +/- feet
Front, From all other streets 20 feet 50 +/- feet from Larkspur
470 +/- feet from Hackamore
Side (living) 10 feet N/A
Side (garage)** 5 feet N/A
Rear 30 feet 225 +/- feet
Maximum Principal Building Height 35 feet 35 feet

*Major Roadways are Principal Arterial, A Minor Reliever, A Minor Expander and A Minor Connector Roadways as shown on
the 2030 Roadway Functional Classification map in the 2030 Comprehensive Plan.
*Minimum separation between structures on adjacent parcels shall be 15 feet.

The 70,000 sq. ft. building is similar to other Eagle Brook Church facilities in other communities. As a
comparison, some data for other campuses is provided below:

Location Building Sq. Ft. Seats

Lino Lakes Campus 85,000 sq. ft. (two stories) 2,100 Seats
Woodbury Campus 75,000 sq. ft. (two stories) 1,500 Seats
Blaine Campus 61,500 sq. ft. 1,500 Seats
Anoka Campus 59,000 sq. ft. 1,000 Seats

Like the proposed Corcoran site, these campuses are in or adjacent to residential areas. Churches can
be an asset to a community but must be well designed to transition the large structure to the adjacent
residential properties. In this case, the structure is centrally located on the site and does provide larger
setbacks and landscaping to transition to the adjacent residential. The landscaping is discussed in
more detail later in this this report.

Parking

The plan shows 848 parking stalls for this 1,500 seat facility. The code requires one space for every 4
seats, based on the design capacity of the facility. The code would require 375 parking stalls for a
facility of this size. The church indicates that the 848 stalls proposed (2.26 times the minimum
standard) are required based on data from other facilities. The applicant indicates that they have
studied parking at their other facilities and find an average of 1.5 people per car. While they
acknowledge that parking proposed may be more than required for an average weekend, they believe it
is important to provide the proposed parking.

Eagle Brook Church (city file 20-023) 3
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The code states that a “pedestrian circulation route shall be provided from all parking areas and loading
zones as may be applicable to the entrance of the building. Such circulation routes shall be surfaced
with material such as asphalt, concrete, or equivalent material determined acceptable by the Zoning
Administrator.” The plans show sidewalks near the building but no pedestrian routes through the
parking lot. Given the number of people and vehicles using the site during peak times, clear pedestrian
routes from the south parking lots must be identified on the plans. Additionally, staff recommends that
a sidewalk connection be provided from Hackamore Road to CR 101 to connect to the planned trails.

Parking areas with 4 or more stalls shall be screened from properties guided or zoned residential and
from public streets. Screening to a height of at least 3 feet shall be provided to screen vehicle
headlights. No such screening is shown and plans must be provided to address this standard. This is
also discussed in the landscape section of the staff report and is included as a condition of approval.

Snow storage is a significant issue for a parking lot of this size. The applicant shall provide additional
information showing the location of snow storage on site. While there are no limits to the hours of
operation for snow plowing operations, the applicant should work to minimize disruptions to adjacent
residential properties.

Landscaping

Section 1060.070 of the Zoning Ordinance lists the landscaping requirements. The church landscaping
plan meets minimum requirements.

The applicant has indicated areas of tree preservation around the perimeter of the site, which will provide
a buffer to adjacent residential areas. As noted earlier, in addition to the minimum standards in the
ordinance, screening from adjacent residential properties must be provided. Staff finds the combination
of tree preservation and new landscaping, combined with larger than required setbacks, provides an
appropriate transition the adjacent residential. However, if the Planning Commission finds that additional
landscaping is needed, they should provide specific direction to the staff and the applicant.

Parking areas with 4 or more stalls shall be screened from properties guided or zoned residential and
from public streets. Screening to a height of at least 3 feet shall be provided to screen vehicle headlights.
All exterior sides of the different parking lots are subject to these screening standards and the landscape
plans shall be revised to add shrubs to screen headlights from adjacent properties.

Underground irrigation is required for all new non-residential development where municipal water is
available. An irrigation plan must be provided.

Signage

The ordinance allows one 32 sq. ft. sign up to 6 feet high for non-residential uses in the RSF-2 district.
The plans show one sign 31.5 sq. ft. sign at the Hackamore Road entrance with stone and metal to match
the building. It is not clear how the sign will be lit. The applicant must apply for a sign permit to ensure
compliance with ordinance standards.

Eagle Brook Church (city file 20-023) 4
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Sidewalks and Trails

Pedestrian connections should be provided within the site. The future public street that will connect
Larkspur to Lupine will include a sidewalk on one side of the street. As noted in the parking section,
additional sidewalk connections should be provided from the planned trails on Hackamore Road and CR
101 to the building entrance.

New public trails are planned on CR 101 and Hackamore Road within the right-of-way. Each of those
trails will be constructed when the associated street is reconstructed. The County has requested 60-
foot ¥ right-of-way for CR 101, but for Ravinia they requested an additional 5-foot trail easement adjacent
to the right-of-way and we expect the same to be required for this project. The trail along Hackamore is
being designed as part of the street improvement project. We expect that in addition to the right-of-way
dedication, a trail easement will be required to accommodate the trail north of Hackamore. The
engineer’'s memo notes that the developer will be required to install the trail as part of the project, but the
street plans are still in design and final details should be available prior to approval of the final plat.

Park Dedication

The subdivision ordinance does not require park dedication for this site. The ordinance states
“Development of land for schools, religious institutions or other non-profit organizations may create
additional demand on the City’s park and recreational land and facilities. The City may create partnerships
with these organizations that foster cooperative use of school, non-profit and park properties for
recreational activities.”

A trail will be installed on the north side of Hackamore Road as part of the Hackamore Road
improvements. These costs will be incorporated into that project and the church responsibility for costs
will be 50% of the project from the property’s western boundary to County Road 101. No additional park
dedication is required.

Transportation/Access

The City Engineer has completed a feasibility study to address all infrastructure needs. That study is
attached to the memo included in this report.

The public street connecting Lupine and Larkspur must be dedicated as a public right-of-way with this
plat. After review, public safety finds that the emergency vehicle access is not required. No access to
the church is planned from this future street, but the street will be constructed when Outlot A is developed.
Utilities will be constructed in this right-of-way as part of the church project.

The applicant is proposing two accesses onto Hackamore Road (one entrance/one exit) and one new
access onto CR 101. The Hackamore Road street improvements are currently being designed in
partnership with the City of Medina. The developer is responsible for a portion of the improvements as
outlined in the engineer's memo.

Additionally, a new right-in/right-out access is proposed on County Road 101. Hennepin County has
reviewed the requested access and supports this access with improvements required on CR 101 as
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noted in their memo, which is attached as an appendix to the City Engineer's memo. Additionally, the
City Engineer is requesting that the applicant work with Lennar and the City to Consider internal street
access/temp turnarounds on Goldenrod Trail and 63 Avenue (Amethyst Lane).

Utilities

Utilities can be extended through the site from the adjacent Ravinia developments to service the site.
Utilities will be stubbed to Outlot A for future development.

Public Safety Review

The public safety team reviewed the plans and will require additional details to ensure that turning radii
for emergency vehicles is met. The plans must be revised to show the require turning radius and hydrant
locations. The draft resolution includes conditions to address the public safety requirements.

Ponding

Two treatment ponds are provided adjacent to the wetlands on the south. Stormwater ponding can be
provided on site in compliance with local and state requirements with some modifications. More detail is
provided in the engineer’'s memo.

Wetlands

There are a number of wetlands on site. The applicant has submitted a wetland delineation for review
and approval by the City as the LGU for the WCA. Wetland impacts are proposed for the County Road
101 access and mitigation will be required.

The applicant must comply with the wetland buffer and setback requirements in Section 1050.010 of the
Zoning Ordinance. The wetlands require an average buffer of 25 feet and a structure setback of 15 feet
from the buffer. Wetland buffers, setbacks and buffer monument signs must be shown on the plans in
compliance with ordinance requirements. Wetland buffer planting mix must be installed by the applicant
and the applicant must provide a buffer maintenance plan for review and approval by City staff.
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Conditional Use Permit

A conditional use permit for the place of worship must be reviewed against the standards outlined in the
Zoning Ordinance. Staff finds that they meet those standards as follows:

A. Compliance with and effect upon the Comprehensive Plan, including public facilities and capital
improvement plans.

The church facility is consistent with the types of uses typically found in residential districts, which
includes educational facilities, government facilities and places of worship.

B. The establishment, maintenance or operation of the conditional use will promote and enhance
the general public welfare and will not be detrimental to or endanger the public health, safety,
morals or comfort.

The church facility complies with all ordinance standards for development in the RSF-2 district
standards. Churches have historically been located in residential neighborhoods and there is no
empirical data to suggest that it would be detrimental to the public health, safety, morals or comfort
in the community.

C. The conditional use will not be injurious to the use and enjoyment of other property in the
immediate vicinity for the purposes already permitted, nor substantially diminish and impair
property values within the neighborhood.

The church will not be injurious to the use and enjoyment of other property in the immediate vicinity
for the permitted uses in the RSF-2 district. Staff is not aware of any evidence to suggest that the
development will diminish or impair property values in the neighborhood.

D. The establishment of the conditional use will not impede the normal and orderly development
and improvement of surrounding property for uses permitted in the district.

The development will not impede normal and orderly development for uses permitted in the district.
The surrounding properties have developed on the north and west as Ravinia residential
development and public streets border the east and south property lines. The project will access
existing streets and will allow for a future street connection through the northern portion of the site.
That street right-of-way will be dedicated when the church is built and will be constructed as a new
street when the outlot is developed in the future.

E. Adequate public facilities and services are available or can be reasonably provided to
accommodate the proposed use.

Adequate public facilities are available to serve the site and the development will need to pay for
improvements on adjacent public streets.

F. The conditional use shall, in all other respects, conform to the applicable regulations of the
district in which it is located.
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The conditional use conforms to the regulations in the RSF-2 district with the conditions noted in the
staff report and draft resolution.

G. The conditional use and site conforms to performance standards as specified by this Chapter.

With conditions noted in the staff report and draft resolutions, the use will conform to the performance
standards in the Zoning Ordinance.

Preliminary Plat

The preliminary plat application complies with ordinance standards and would create one 27.05-acre lot
for the church and one 4.38-acre outlot for future development from the five existing parcels. The two
parcels would be separated by an easement for a future street that would be constructed when Outlot A
is planned for development. The plat includes dedication of additional right-of-way for Hackamore Road
and County Road 101.

The church’s narrative indicates that they do not have plans to develop the outlot, but it would be available
for development in the future. The church has provided a concept plan that shows how the property
could be developed with residential lots. Any plat for future subdivision would require a public hearing
for preliminary plat approval and final plat approval.

There are existing driveway and utility easements running north/south and east/west to the Schnell
property that must be vacated/released prior to approval of the final plat. There is also a utility easement
running north/south that must be vacated. As part of the Ravinia 11" Addition, Lennar requested vacation
of the easement but the two other benefitting landowners (who own the property that the church is
purchasing) were unwilling to release the easement. City staff has had several discussions with this
applicant about the issue and have directed them to reach out Lennar to obtain agreement for release of
the easement. This has been included as a condition of approval. If the applicant reaches out and is
unable to reach agreement with Lennar, the City Attorney will work with staff and the applicant on other
options to bring forward with the final plat.

Conclusion

The proposal appears to comply with ordinance requirements if the conditions in the staff report and draft
resolutions are met.

If the application is approved, the next step would be for applicant to apply for a final plat. The final plat
and development contract, which outlines all financial responsibilities, would be reviewed and approved
by the City Council.
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4, Recommendation:

Move to recommend approval of the following:
1. Draft Resolution Approving Site Plan and Conditional Use Permit
2. Draft Resolution Approving Preliminary Plat

Attachments
1. Draft Resolution Approving Site Plan and Conditional Use Permit
2. Draft Resolution Approving Preliminary Plat
3. Site Location Map
4. Public Safety Memo dated June 24, 2020
5. City Engineer’'s Memo dated June 24, 2020
6. Applicant Narrative received June 10, 2020
7. Topographic/Tree Survey received on May 19, 2020
8. Site Graphics received May 19, 2020
9. Site Photometrics received May 19, 2020
10. Preliminary Plat received May 19, 2020
11. Ghost Plat for outlot received June 10, 2010
12. Sign Plan graphics received June 10, 2020
13. Letters from Residents

Eagle Brook Church (city file 20-023)
July 2, 2020



City of Corcoran July xx, 2020
County of Hennepin
State of Minnesota

RESOLUTION NO. 2020-____

Motion By:
Seconded By:

APPROVING A SITE PLAN AND CONDITIONAL USE PERMIT FOR EAGLE BROOK
CHURCH FOR PROPERTY AT THE NORTHWEST QUADRANT OF HACKAMORE ROAD

AND CR 101 (PID 36-119-23-44-0008, 36-119-23-44-0010, 36-119-23-44-0009, 36-119-23-44-

0013, 36-119-23-44-0014) (CITY FILE NO. 20-023)

WHEREAS, the Eagle Brook Church has requested site plan and conditional use permit approval
for the construction of a 70,000 square foot worship facility on property legally described as

follows:

See Attachment A

WHEREAS, the Planning Commission has reviewed the site plan and conditional use permit at a
duly called Public Hearing and recommends approval;

NOW, THEREFORE, BE IT HEREBY RESOLVED BY THE CITY COUNCIL OF THE CITY OF
CORCORAN, MINNESOTA, that it should and hereby does approve the request for a site plan
and conditional use permit, based on the following findings and conditions:

1. A site plan amendment and conditional use permit is approved to allow construction of an

2.

3.

approximately 70,000 square foot worship facility with associated uses and parking, in
accordance with the application and plans received by the City on May 19, 2020 and additional
material received on June 10, 2020, except as amended by this resolution.

Approval is granted for development on Lot 1 only. Any further subdivision or development
of Outlot A must be processed in accordance with City regulations, prior to development.

A conditional use permit for the worship facility is approved, based on the finding that the
standards in Section 1070.020 of the Zoning Ordinance have been met. Specifically:

a. The church facility is consistent with the types of uses typically found in

residential districts, which includes educational facilities, government facilities
and places of worship.

The church facility complies with all ordinance standards for development in the
RSF-2 district standards. Churches have historically been located in residential
neighborhoods and there is ho empirical data to suggest that it would be
detrimental to the public health, safety, morals or comfort in the community.

The church will not be injurious to the use and enjoyment of other property in the
immediate vicinity for the permitted uses in the RSF-2 district. Staff is not aware
of any evidence to suggest that the development will diminish or impair property
values in the neighborhood.

The development will not impede normal and orderly development for uses
permitted in the district. The surrounding properties have developed on the north
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City of Corcoran July xx, 2020
County of Hennepin
State of Minnesota

10.

11.

12.

13.

14.

15.

RESOLUTION NO. 2020-____

and west as Ravinia residential development and public streets border the east
and south property lines. The project will access existing streets and will allow
for a future street connection through the northern portion of the site. That street
right-of-way will be dedicated when the church is built and will be constructed as
a new street when the outlot is developed in the future.

e. Adequate public facilities are available to serve the site and the development will
need to pay for improvements on adjacent public streets.

f. The conditional use conforms to the regulations in the RSF-2 district with the
conditions noted in the staff report and draft resolution.

g. With conditions noted in the staff report and draft resolutions, the use will
conform to the performance standards in the Zoning Ordinance.

The applicant must comply with the public safety memo dated June 24, 2020.

The applicant must provide detailed plans to show compliance with Section 1060.050 of the
Zoning Ordinance which limits curtain wall panels of steel, fiberglass and aluminum (non-
structural, non-load bearing) to 20% of any wall surface (excludes overhead doors). Plans
must be revised to show material percentages.

The applicant must provide a material sample board with proposed colors for review and
approval by the City.

The applicant must provide detailed drawings to ensure that mechanical equipment is
screened as required by Section 1060.030.

The applicant shall provide lighting fixture cut sheets and pole details to ensure cut-off fixture
requirements and maximum pole height requirements are met.

The plans shall be revised to provide a pedestrian route via sidewalk from the trails planned
on Hackamore Road and County Road 101 to the front entry to the facility.

Clear pedestrian routes shall be provided from the large parking lots on the south to the front
entry to the facility.

A snow storage plan shall be submitted for review and approval by staff.

The landscape plan shall be revised to provide a 3-foot high landscape screen around the
perimeter of all parking areas as required by the Zoning Ordinance.

Underground irrigation is required for all new non-residential development. An irrigation plan
must be submitted for City review and approval.

A sign permit with additional details about sign lighting will be required to be submitted prior
to sign construction.

FURTHER, that the following conditions be met prior to issuance of building permits:

Page 2 of 4



City of Corcoran July xx, 2020
County of Hennepin
State of Minnesota

RESOLUTION NO. 2020-____

a. The applicant shall comply with the preliminary plat (Resolution 2020-__ ) conditions.

b. The applicant shall submit any and all necessary permits to Hennepin County for septic
system abandonment on site and provide proof of application to the City.

c. The applicant shall submit any and all necessary permits to the State of Minnesota for the
construction of a well and provide proof of application to the City.

d. The applicant shall submit any and all necessary permits to the watershed and receive
approval and shall provide proof of permits to the City.

e. Record the approving resolution and required easements at Hennepin County and provide
proof of recording to the City.

f. Drainage and utility easements in recordable form must be provided to the city in
recordable form for review and approval by the City Attorney.

g. Enterinto a development contract and submit a financial guarantee for the proposed work
as outlined in Section 1070.050, Subd. 9 of the Zoning Ordinance.

I. Any request to inspect the required landscaping in order to reduce financial
guarantees must be accompanied by recertification/verification of field inspection by
the project landscape architect. A letter signed by the project landscape architect
verifying plantings have been corrected and is in compliance with the plans and
specifications will suffice.

16. Approval shall expire within one year of the date of approval unless the applicant commences
the authorized use and completes the required improvements.

VOTING AYE VOTING NAY

[ ] Thomas, Ron [ ] Thomas, Ron

[ ] Bottema, Jon [ ] Bottema, Jon

[ ] Dejewski, Brian [ ] Dejewski, Brian

[ ] Anderson, Thomas [ ] Anderson, Thomas
[ ] Schultz, Alan [ ] Schultz, Alan

Whereupon, said Resolution is hereby declared adopted on this XX day of July 2020.

Ron Thomas - Mayor

ATTEST:

City Seal

Jessica Beise — Administrative Services Director
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City of Corcoran July xx, 2020
County of Hennepin
State of Minnesota

RESOLUTION NO. 2020-____

ATTACHMENT A

The North 310.00 feet of the South 1010.00 feet of East 780.00 feet of Southeast Quarter of the
Southeast Quarter of Section 36, Township 119, Range 23, Hennepin County, Minnesota.

And

The East 874.5 feet of the South 400 feet of the Southeast Quarter (SE 1/4) of the Southeast
Quarter (SE 1/4) of Section 36, Township 119, Range 23, West of the 5" Principal Meridian
according to the U.S. Government Survey thereof, Hennepin County, Minnesota.

And

The South 700 feet of that part of the Southeast Quarter (SE1/4 of SE1/4) of Section 36,
Township 119 North, Range 23, West of the Fifth Principal Meridian, lying West of the East 780
feet thereof and which lies North of the South 700 feet thereof, according to the U.S.
Government Survey thereof.

And

That part of the Southeast Quarter of the Southeast Quarter (SE1/4 of SE1/4) of Section 36,
Township 119 North, Range 23, West of the Fifth Principal Meridian, lying West of the East 780
feet thereof and which lies North of the South 700 feet thereof, according to the U.S.
Government Survey thereof.

And
The East 874.5 feet of the North 300 feet of the South 700 feet of the Southeast Quarter of the

Southeast Quarter_ (SE1/4 of SE1/4) of Section 36, Township 119, Range 23, Hennepin
County, Minnesota
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City of Corcoran July xx, 2020
County of Hennepin
State of Minnesota

RESOLUTION NO. 2020-

Motion By:
Seconded By:

APPROVING A PRELIMINARY PLAT EAGLE BROOK CHURCH FOR PROPERTY AT THE
NORTHWEST QUADRANT OF HACKAMORE ROAD AND CR 101 (PID 36-119-23-44-0008,
36-119-23-44-0010, 36-119-23-44-0009, 36-119-23-44-0013, 36-119-23-44-0014) (CITY FILE

NO. 20-023)

WHEREAS, the Eagle Brook Church has requested preliminary plat approval for the property
legally described as follows:

See Attachment A

WHEREAS, the Planning Commission reviewed the submitted preliminary plat at a duly called
Public Hearing and recommends approval, and;

NOW, THEREFORE, BE IT HEREBY RESOLVED BY THE CITY COUNCIL OF THE CITY OF
CORCORAN, MINNESOTA, that it should and hereby does approve the request for preliminary
plat subject to the following findings and conditions:

1.

A preliminary plat is approved to allow the creation of one lot and one outlot, in accordance
with the application and plans received by the City on May 19, 2020 and additional material
received on June 10, 2020, except as amended by this resolution.

Park dedication is not required for religious institutions. However, the applicant must
provide the required trail easements on Hackamore Road and County Road 101.

The application shall comply with all conditions in the City Engineer's memo dated June
24, 2020.

The application is subject to the review and approval by Hennepin County. The applicant
shall comply with any conditions of approval from the letter from the County dated June
18, 2020.

The applicant shall provide the required wetland buffer, buffer setback and buffer
monuments in compliance with Section 1050.10, Subd. 5 of the Zoning Ordinance.

a. The plans must be revised to show the wetland buffer, the wetland buffer setback
and the wetland buffer sighs and submitted for City review and approval.

b. The wetland buffer planting must be installed as required by the ordinance.

c. The applicant must provide a wetland buffer maintenance plan for review and
approval by staff.

d. Drainage and utility easements shall be provided over the wetland and wetland
buffer.

e. All permanent wetland buffer monument signs must be erected along the wetland
buffer line as required by Section 1050.010, Subd. 7 of the Zoning Ordinance prior
issuance of building permits.
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City of Corcoran July xx, 2020
County of Hennepin
State of Minnesota

RESOLUTION NO. 2020-

f.  Wetland signs shall be purchased from the City.

g. Wetland buffer signs must be installed at each lot line where it crosses a wetland
buffer and where needed to indicate the contour of the buffer, with a maximum
spacing of 200 feet of wetland edge as shown on the preliminary plat.

h. The final locations must be inspected and approved by City staff.

6. The wetland delineation and wetland mitigation plan must be approved prior to final plat
approval. The preliminary and final plat must reflect the approved delineation.

7. There is a public driveway agreement easement and utility easement on the property
that will need to be vacated/released prior to approval of the final plat. If the applicant is
unable to obtain approval from all affected parties after a good faith effort, staff and the
City Attorney will work with them to provide an acceptable alternative for Council
approval.

8. Approval of the preliminary plat shall expire within one year of the date of approval unless
the applicant has filed a complete application for approval of a final plat.

VOTING AYE VOTING NAY

[ ] Thomas, Ron [ ] Thomas, Ron

[ ] Bottema, Jon [ ] Bottema, Jon

[ ] Dejewski, Brian [ ] Dejewski, Brian

[ ] Anderson, Thomas [ ] Anderson, Thomas
[ ] Schultz, Alan [ ] Schultz, Alan

Whereupon, said Resolution is hereby declared adopted on this XX day of July 2020.

Ron Thomas - Mayor

ATTEST:

City Seal

Jessica Beise — Administrative Services Director
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City of Corcoran July xx, 2020
County of Hennepin
State of Minnesota

RESOLUTION NO. 2020-
ATTACHMENT A

The North 310.00 feet of the South 1010.00 feet of East 780.00 feet of Southeast Quarter of the
Southeast Quarter of Section 36, Township 119, Range 23, Hennepin County, Minnesota.

And

The East 874.5 feet of the South 400 feet of the Southeast Quarter (SE 1/4) of the Southeast
Quarter (SE 1/4) of Section 36, Township 119, Range 23, West of the 5" Principal Meridian
according to the U.S. Government Survey thereof, Hennepin County, Minnesota.

And

The South 700 feet of that part of the Southeast Quarter (SE1/4 of SE1/4) of Section 36,
Township 119 North, Range 23, West of the Fifth Principal Meridian, lying West of the East 780
feet thereof and which lies North of the South 700 feet thereof, according to the U.S.
Government Survey thereof.

And

That part of the Southeast Quarter of the Southeast Quarter (SE1/4 of SE1/4) of Section 36,
Township 119 North, Range 23, West of the Fifth Principal Meridian, lying West of the East 780
feet thereof and which lies North of the South 700 feet thereof, according to the U.S.
Government Survey thereof.

And
The East 874.5 feet of the North 300 feet of the South 700 feet of the Southeast Quarter of the

Southeast Quarter_ (SE1/4 of SE1/4) of Section 36, Township 119, Range 23, Hennepin
County, Minnesota
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CITY OF CORCORAN

8200 County Road 116, Corcoran, MN 55340
763.420.2288

E-mail - general@ci.corcoran.mn.us / Web Site - www.ci.corcoran.mn.us

Memo

To: Planning (Planner Lindahl)
From: Director Gottschalk

Date: June 24, 2020

Re: Eagle Brook Church Plan Review

On June 19, 2020, the public safety plan review committee discussed (via email) the updated Eagle Brook Church
plans and proposals. Feedback was received from Director of Public Safety Gottschalk, Lieutenant Burns, Fire
Chief Feist, Fire Chief Leuer, Building Inspector Geske, and Code Compliance Official Pritchard. The following
additional comments on the plan are provided:

With the inclusion of right in, right out, access from County Road 101 the group can support the elimination of
the gravel access road on the North end of the project; however, the group did express some concerns about
hydrant locations and other fire-fighting needs/requirements. Additionally, demonstrated turn radiuses,
hydrant locations, and sprinkler room details will still need to be addressed by the developer and public safety
group. These details are typically addressed when more detailed plans are received but felt it was important to
note. Based on the most recent information the proposed site planning for the project is acceptable to the
public safety group.

This memo serves as a concept review and assumes that all specifications not articulated in the concept meet
City standards. Additional fire and building codes will apply.
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Technical

Memo

To:

From:

Date:

Kevin Mattson, P.E., Public Works Director
Kent Torve, P.E., City Engineer

June 24, 2020

Subject: Plan Review - Eagle Brook CUP

0.0 Background
This review was conducted for the CUP review. Feasibility Study and concept plan
Engineering Memo are included by reference.

A stormwater review has been completed and a second model iteration will be required prior
to WMO submittal. Those changes may affect comments below and will be incorporated in
further reviews. The stormwater review memo is Attachment A, County comments on CSAH
101 are Attachment B, and Feasibility Study is Attachment C.

1.0

Transportation

CSAH 101

1.1

1.2

Hennepin County provided review which is Attachment B. The memo describes a
right-in/right-out access with additional design requirements.

Updated traffic signal and intersection improvements to be required as part of
this project per Feasibility Study.

Hackamore Road

1.3 Entrance road widths meet City standard.

1.4 Eastbound left turn lane and westbound right turn lane at CSAH 101 shall be
required as part of this project per Feasibility Study. Project design currently
underway with Medina.

1.4.1 Coordinate east approach grades with the Hackamore Road improvements
project. Vertical curve being lowered per State Aid design.

1.5 Consider internal street access/temp turnarounds on Goldenrod Trail and 63w
Avenue (Amethyst Lane). Coordinate with City and adjacent property owners.

Internal

1.6 Radius at east entrance on Hackamore Road to be 25’.

1.7 Larkspur Lane will be connected to Lupine Lane and shall be dedicated as public
right-of-way. Grading and platting are required.

1.8 Emergency access routes to pass roll test as observed by City Engineer.
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2.0 Trails
2.1

3.0 Sewer

3.1

3.2

3.3
3.4

3.5

4.0 Water

4.1
4.2
4.3

4.4
4.5
4.6

4.7

4.8

4.9

A trail is proposed from west boundary of Ravinia to CSAH 101 as part of the
overall Hackamore Project as noted in Feasibility Study

2.1.1 Trail to be graded with this development and easements to be provided on
north side of Hackamore Road.

2.1.2 Trail alignment and elevation to be provided by City.

Install SDR 26 (as opposed to SCH 40) for sanitary sewer within City right-of-way
to SAN MH 2, per City Standards.

3.1.1 SAN MH 2 along west property line will be the transition point from public
to private sewer. Easement or access agreement to be provided to allow
for maintenance.

Review and relabel any duplicate sanitary manholes, for example there are
duplicate SAN MH 2.

All sewer services shall be in accordance with State building code.

Watermain is stubbed east of sanitary sewer on Goldenrod Trail. Precautions shall
be made to protect watermain while core-drilling the existing sanitary manhole.

Coordinate sewer utility stub to Outlot A with City.

Coordinate water utility stub to Outlot A with City.
Install DIP on hydrant leads per City standards.

Temporary hydrant on Larkspur Lane to be relocated/reinstalled when connecting
to watermain.

Hydrant at Lupine Lane to be relocated to high point of watermain.
Hydrant spacing to be reviewed by public safety.

Domestic water service is to be stubbed directly from City owned and maintained
watermain. Unless Eagle Brook provides and agreement to access private
property for the shut off valve.

Water valves required at tie-in points, or provide documentation developer’s
contractor is willing to test against existing City valves.

Watermain alignment to be installed on the south side of future road (Larkspur
Lane). Connect to north side of Lupine Lane using bends. Watermain on south
side of road is necessary to accommodate the future sanitary sewer extension.

City recommends considering an additional watermain connection to both 63
Avenue and Goldenrod Trail. The additional connection will facilitate continued
water service when any repairs are needed, or the construction connection is
made to Outlot A in the future.
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4.10

4.11
4.12

Water valve locations for the private water line to be located at the right-of-way
line.

Hydrants to be located at highpoints of watermain.

Retaining wall on Larkspur Lane may need to be reinstalled after watermain
installation. Coordination with Lennar and City is required.

5.0 Storm Sewer, Grading and Stormwater

As noted previously, a stormwater memorandum was previously provided that required
modifications. The memo is attached.

5.1

5.2

5.3

Storm Sewer
5.4
5.5

5.6
5.7
5.8

5.9

5.10

5.11
5.12

Grading
5.13

5.14

5.15

Developments creating significant impervious areas have contributed funding
towards offsite water quality projects. In lieu of this approach, Eagle Brook shall
provide ponding area for Hackamore Road improvements.

From the existing 30% Hackamore design, there will be approximately 50,000
cubic feet of storage required. More information will be provided on the
breakdown of water quality vs live (rate control) storage.

There is some potential for small cost credits for the road improvement for
stormwater assistance.

City recommends RCP for storm sewer under pavement areas.

City recommends RCP for all outlets from ponds and wetlands. Eagle Brook
retains ownership of the BMPs and provides easement to the City.

Drainage along Larkspur Lane right-of-way to be coordinated with City.
Storm sewer may be needed to collect Hackamore drainage.

Culvert conveying public drainage connecting the two wetlands under the CSAH
101 access road to be RCP.

Relocate FES on west property edge to be away from the existing FES, coordinate
with City, a structure may be required to connecting pipes.

Culvert under Hackamore Road to be improved (extended or replaced) with the
Hackamore improvements project.

Existing outlet in SE corner to be coordinated/reviewed by Hennepin County.

Label existing pipe size and material. Verify condition of the culverts leaving site.

Larkspur Lane will require EOF near connection with existing Larkspur Lane at an
elevation lower than 985.0 as shown on Ravinia 11t Addition plans. Secondary
pipe may be needed.

East driveway access on Hackamore to show an overland EOF or additional piped
outlets may be required.

Existing homestead driveway off Hackamore Road culvert crossing to be removed
and hydraulic effects downstream should be reviewed with City.
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5.16

5.17
5.18
5.19

5.20

Grading adjacent to Larkspur Lane to be no steeper than a 3:1. All other grading
adjacent to wetlands and other water features to be graded no steeper than a
3:1.

10:1 maintenance access bench to be provided to all ponds.
Swale between 2 wetlands on east property line to be stabilized.

Modify grading plan to stay off adjacent properties or coordinate with property
owner.

Plastic sheet pile weir along north property line to be removed. Permanent
feature to be installed and coordinated with City and Lennar per feasibility study.

6.0 Erosion Control

6.1
6.2

City of Corcoran is an MS4 city and site visits to be conducted weekly

Compliance with owner’s MS4 permit will be monitored

7.0 General

7.1
7.2
7.3
7.4

7.5

8.0 Plat
8.1
8.2

8.3
8.4

8.5

8.6
8.7

2020 detail plates to be incorporated in plan set
Abandon culverts and driveway accesses off CSAH 10 and Hackamore Road.
Submit irrigation plan.

Submit signage plan. Signage within right-of-way to meet City or County
standards

Snow storage areas to have pre-treatment prior to discharge to water bodies.

60’ half right-of-way on CSAH 101 is adequate.

Hackamore road concept design is at 30%. Additional right-of-way and trail
easements shall be coordinated with plans and provided at final plat.

Blanket drainage and utility easement required over Outlot A

Existing private driveway easement to be abandoned along Ravinia 11th,
Coordinate with Lennar.

Drainage and utility easement to be required on public drainage areas between
wetlands on east property edge.

Provide 20’ easement centered on manhole SAN MH 2 at Goldenrod Trail.

10’ drainage and utility easement required on both sides of the Larkspur Lane
right-of-way

4
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Technical
Memo

To: Kevin Mattson, PE, Public Works Director

From: Danielle Tourtillott, EIT
Kent Torve, PE (MN)

Date: June 11, 2020

Subject: Eagle Brook Runoff Model Preliminary Review

Background
The purpose of this memorandum is to provide preliminary review comments on the

HydroCAD model submitted by Loucks and Associates. In order to increase review efficiency
for applicants and City staff, these guidelines were created to promote a standardized
approach to hydraulic and hydrologic modeling on every proposed development.

The WMO has requested that development models be in general compliance with City
requirements before the applicant submits information to the WMO. Doing so will increase
consistency between the City and WMO approval and ultimately result in better overall
stormwater management.

Model Modifications
Below are required modifications for a second iteration before the City authorizes submittal
to the WMO:

HWLs, NWLs, and Methodology

e Establish an existing and proposed NWL and HWL for all wetlands. Wetlands shared
with offsite properties shall be modeled and City will assist with any offsite
coordination.

e Revise time of concentration calculations for a maximum sheet flow length of 100-ft.

e Justify changing the Reach Routing/Pond Routing Method between existing and
proposed conditions. If the applicant desires to use the Sim-Route method, outlet
devices must be entered downstream to upstream.

Curve Numbers
e Assume land use covers listed in TR-55/HydroCAD are in “good” condition, unless
proof is provided to document poor or fair condition.
e Assign CN of 77 for existing conditions.
e Assign CN 85 for proposed conditions pervious area.
e Assign CN 98 for wetlands, ponds and impervious surfaces.

e Separate EOF pipe may be needed from west of main entrance towards CR 101 if
pipe failure under Hackamore will cause flooding risk for properties upstream
(Ravinia).

e West access (Exit) EOF shall be designed to protect upstream properties.

Wenck | Colorado | Georgia | Minnesota | North Dakota | Wyoming
Toll Free 800-472-2232 Web wenck.com



Kevin Mattson, PE
Public Works Director
City of Corcoran

Water Quality

e City prefers a pond with filter bench rather than filtration (sand) basins. Applicant
shall provide alternative design (that is acceptable to WMO) for review.

e Provide treatment for the runoff from the curb cut on the south driveway before it
reaches the wetland.

Label biofiltration basin cross section with basin-specific elevations.

North property boundary has plastic weir that will need to be addressed with final
construction plans.
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June 18, 2020

Ms. Kendra Lindahl, AICP
Principal Consultant

City of Corcoran

8200 County Road 116
Corcoran, MN 55340

Re: Preliminary Plat Review — Eagle Brook Church (Received 05/22/20)
County State Aid Highway (CSAH) 101 at Hackamore Road
Hennepin County Plat Review ID #3829A (Reviewed 05/26/20)

Dear Ms. Lindahl:

Please consider the following county staff comments in your review of this preliminary plat
proposal to redevelop five single family homesteads into a 1,500-seat church and campus:

Access: This plat proposes three new accesses, one inbound and one outbound on Hackamore
Road and a third right-in/right-out access on County Road 101. From a safety and operations
standpoint, no new access on County Road 101 is recommended for this site. However, we
recognize the desire for this access based on the projected traffic demands and to
accommodate emergency vehicles. Therefore, we will accept a right-in/right-out access that is
limited to weekend (Saturday and Sunday) services. Preferably, the location of the access would
be halfway between Hackamore Road and 63rd Place. Given the constraints of wetlands west of
County Road 101, we ask that the proposed access be located as close to the mid-point as
feasible and that adequate sight distance be verified.

To maintain safety and mobility along County Road 101, the proposed access will need to
include a southbound right-turn lane and raised concrete center median along County Road
101. The median will need to extend 100 feet on both sides of the new access. The southbound
right-turn lane length will need to provide adequate space for vehicles to safely decelerate and
to accommodate the county’s preferred turn lane dimensions. To ensure traffic impacts to
County Road 101 will be limited to weekend hours, the access will need to incorporate a
barricade (e.g. chain, gate, etc.) to be opened only during weekend services. Details of the
access permit, as well as the design of the access, median, and right-turn lane will need to be
formally reviewed by county staff during the permitting process.

Hennepin County Transportation Project Delivery
Public Works Facility, 1600 Prairie Drive, Medina, MN 55340
612-596-0300 | hennepin.us



Right-of-Way: We request right-of-way dedication (approximately 10 feet) necessary along
County Road 101 to match our preferred 60-foot half right-of-way section allowing for future
roadway needs, such as an off-road trail.

Bicycle and Pedestrian: Consistent with the Hennepin County Bicycle Plan, we recommend the
inclusion of an off-road trail along County Road 101 to both connect to the existing trail system
south of Hackamore Road as well as the city’s planned Hackamore Road trail. This would
provide transportation choices and create connectivity within and between transportation
modes for both the church community and surrounding neighborhoods. We welcome further
discussion between the developer and city on how best to plan for and deliver this important
multi-modal amenity.

Americans with Disabilities Act (ADA) ramps and Accessible Pedestrian Signal (APS)
infrastructure at the intersection of County Road 101 and Hackamore Road will need to be
coordinated through the cities’ planned Hackamore Road project.

Storm Water / Drainage: Please ensure discharge rates remain less than existing flow rates. The
county storm water system will not take water from new drainage areas. Additional treatments
may be necessary if flow rates cannot match existing. Contact: Drew McGovern at 612-596-0208 or
drew.mcgovern @hennepin.us

Permits: Please inform the developer that all construction within county right-of-way requires an
approved Hennepin County permit prior to beginning construction. This includes, but is not
limited to, driveway and street access, drainage and utility construction, trail development, and
landscaping. Please also ensure the removal of all vacated driveways along County Road 101
and regrading of the ditch drainage. Contact: Michael Olmstead, Permits Coordinator at 612-596-
0336 or michael.olmstead@hennepin.us

More Information: Please contact us for any further discussion of these items. Bob Byers: 612-596-
0354, robert.byers@hennepin.us or Jason Gottfried: 612-596-0394, jason.qgottfried@hennepin.us

Sincerely,

Carla Stueve, PE, PTOE
County Highway Engineer



Hennepin County Natural Resources Map

Date: 3/2/2020

No results

Comments: N

1 inch =400 feet A

This data (i) is fumished 'AS IS' with no representation
as to completeness or accuracy; (ii) is furnished with
no warranty of any kind; and (iii) is notsuitable for legal,
engineering or surveying purposes. Hennepin County
shall not be liable for any damage, injuryor loss
resulting from this data.
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PARKING COUNTS

SITE DAT A /N

CURRENT ZONING: RSF-2
PROPOSED ZONING:  RSF-2
PROPERTY AREA: 32.45 AC
DISTURBED AREA: 25.26 AC

EXISTING IMPERVIOUS AREA:
PROPOSED IMPERVIOUS AREA:

EAGLE BROOK
CHURCH
WEST METRO
CAMPUS

380 St. Peter Street, Ste. 600
Saint Paul, MN 55102
651.222.3701

bwbr.com

Consultants

am LOUCKS

PLANNING

CIVIL ENGINEERING

LAND SURVEYING
LANDSCAPE ARCHITECTURE
ENVIRONMENTAL

7200 Hemlock Lane, Suite 300
Maple Grove, MN 55369
763.424.5505
www.loucksinc.com

LOUCKS PROJECT NO. 19176A

This document may be an electronic file or may
be printed from an electronic file provided to
the user. It is the sole responsibility of the user
to ensure that the content and quality is
consistent with the content and quality of the
original documents on file at BWBR.

1.95 AC (6.0%)
10.68 AC (32.9%)

DEVELOPMENT AND DESIGN STANDARDS I
YARD (BUILDING) SETBACKS:

100 FT MINIMUM
20 FT MINIMUM
10 FT MINIMUM
30 FT MINIMUM

FRONT (FROM 101)

SIDE (FROM HACKAMORE)
SIDE

REAR

OFF-STREET PARKING AND DESIGN STANDARD REQUIREMENTS
OFF-STREET PARKING SETBACKS:

FRONT (FROM 101)

SIDE (FROM HACKAMORE)
SIDE

REAR

100 FT MINIMUM
20 FT MINIMUM
10 FT MINIMUM
10 FT MINIMUM

MINIMUM PARKING LAYOUT DIMENSIONS (90 DEGREE PATTERN):

PARKING SPACE WIDTH =9FT
PARKING SPACE LENGTH =18.5FT
DRIVE LANE WIDTH =26 FT

OFF-STREET PARKING CALCULATIONS I

PROPOSED CHURCH: XX, XXX SF @ X STALLS PER XXXX = XXX STALLS
TOTAL PARKING REQUIRED = XXX STALLS
TOTAL PARKING PROVIDED = 848 STALLS

ACCESSIBLE PARKI N C /E S —

PROPOSED ACCESSIBLE PARKING:

REQUIRED ACCESSIBLE PARKING:

22 STALLS

17 STALLS**

**REQUIRED MINIMUM NUMBER OF ACCESSIBLE SPACES FOR 501 TO 1000 STALLS

(2% OF TOTAL STALLS PROVIDED)

SITE NOTES |

1.

8.

ALL PAVING, CONCRETE CURB, GUTTER AND SIDEWALK SHALL BE FURNISHED AND INSTALLED
IN ACCORDANCE WITH THE DETAILS SHOWN PER THE DETAIL SHEET(S) AND STATE/LOCAL
JURISDICTION REQUIREMENTS.

ACCESSIBLE PARKING AND ACCESSIBLE ROUTES SHALL BE PROVIDED PER CURRENT ADA
STANDARDS AND LOCAL/STATE REQUIREMENTS.

ALL CURB DIMENSIONS SHOWN ARE TO THE FACE OF CURB UNLESS OTHERWISE NOTED.

ALL BUILDING DIMENSIONS ARE TO THE OUTSIDE FACE OF WALL UNLESS OTHERWISE NOTED.
TYPICAL FULL SIZED PARKING STALL IS 9" X 18.5" UNLESS OTHERWISE NOTED.

ALL CURB RADII SHALL BE 5.0 UNLESS OTHERWISE NOTED.

BITUMINOUS IMPREGNATED FIBER BOARD TO BE PLACED AT FULL DEPTH OF CONCRETE
gI[D)JéAV(\;/E\IEIESTO EXISTING STRUCTURES AND BEHIND CURB ADJACENT TO DRIVEWAYS AND

SEE SITE ELECTRICAL PLAN FOR SITE LIGHTING.

SIGNAGE AND STRIPING NOTES I

1.

CONTRACTOR SHALL BE RESPONSIBLE FOR ALL SITE SIGNAGE AND STRIPING AS SHOWN ON
THIS PLAN.

CONTRACTOR SHALL PAINT ALL ACCESSIBLE STALLS, LOGOS AND CROSS HATCH LOADING
AISLES WITH WHITE PAVEMENT MARKING PAINT, 4" IN WIDTH.

CONTRACTOR SHALL PAINT ANY/ALL DIRECTIONAL TRAFFIC ARROWS, AS SHOWN, IN WHITE
PAINT.

ALL SIGNAGE SHALL INCLUDE POST, CONCRETE FOOTING AND STEEL CASING WHERE
REQUIRED.

ALL SIGNAGE NOT PROTECTED BY CURB, LOCATED IN PARKING LOT OR OTHER PAVED AREAS
TO BE PLACED IN STEEL CASING, FILLED WITH CONCRETE AND PAINTED YELLOW. REFER TO
DETAIL.

ANY/ALL STOP SIGNS TO INCLUDE A 24" WIDE PAINTED STOP BAR IN WHITE PAINT, PLACED AT
THE STOP SIGN LOCATION, A MINIMUM OF 4’ FROM CROSSWALK IF APPLICABLE. ALL STOP
BARS SHALL EXTEND FROM DIRECTIONAL TRANSITION BETWEEN LANES TO CURB.

ALL SIGNS TO BE PLACED 18" BEHIND BACK OF CURB UNLESS OTHERWISE NOTED.

Copyright BWBR

I hereby certify that this plan, specification or report was prepared
by me or under my direct supervision and that | am a duly
Licensed/Registered Professional Engineer under the laws of the
State of Minnesota

Name

Trevor D. Gruys - PE

Date 05-19-2020

Lic./Reg. No. 53706

Issued For
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1.0 Introduction

Eagle Brook Church is proposing to construct a facility located on Hackamore Road and
CSAH 101 in southeast Corcoran. The area is currently large lot (rural) residential and had
previously been ghost platted as urban residential, so the change in use is under review for
infrastructure impacts and needs related to traffic, sewer service, water supply, drainage
and stormwater. This Draft Feasibility Study is the basis for cost estimating on public
infrastructure needs for the site. Figure 1 shows the site layout and infrastructure impacts

for the facility.
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2.0 Transportation

2.1 BACKGROUND

This study examined weekday, Saturday, and Sunday peak hour traffic impacts of the
proposed project at the following intersections:

County Road 116/Hackamore Road

CSAH 101/Hackamore Road

Hackamore Road/west development access
Hackamore Road/east development access
CSAH 101/development access

2.2 PROPOSED DEVELOPMENT CHARACTERISTICS

For purpose of the traffic impact analysis, the proposed project will consist of the
construction of a new church building with 1,500 seats (70,000 square feet). The project
includes approximately 850 on-site parking spaces. The project has two access points on
Hackamore Road, with the western access having dual lanes exit only and the eastern
access, also dual lanes and enter only. A right in/right out access is proposed on CSAH 101.

Church activities consist of the following:

e Weekday activities between 8:00 am and 5:00 pm are conducted with 15 employees
on site.

e Wednesday evening student activities occur between 6:00 pm and 9:00 pm. Church
staff estimate these activities involve 350 students and 35 adult volunteers.

e On Saturdays, the church plans to hold services at 4:00 pm and 6:00 pm.

e On Sundays, the church plans to hold services at 9:00 a.m. and 11:00 a.m.

The project is expected to be completed in early 2022.
2.3 EXISTING CONDITIONS

The proposed site consists of five existing single family homes and one house may remain
(northwest lot), but four will be removed as part of the project. The project site is bounded
by CSAH 101 on the east, Hackamore Road on the south, and single family homes (Lennar)
to the west and north.

Adjacent to the site, CSAH 101 is a two-lane undivided roadway with turn lanes at major
intersections. On the south, Hackamore Road is a two-lane undivided roadway. Existing
conditions near the proposed project location are further described below.

County Road 116/Hackamore Road - The signalized intersection provides one left turn lane
and one through/right turn lane on the northbound and southbound approaches. The
eastbound and westbound approaches consist of one lane shared by all movements.

CSAH 101/Hackamore Road - The signalized intersection provides one left turn lane, one
through lane, and one right turn lane on the northbound and southbound approaches. The
eastbound and westbound approaches consist of one lane shared by all movements.
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2.4 EXISTING TRAFFIC VOLUMES

Existing weekday turn movement volumes for the CSAH 101/Hackamore Road and CR
116/Hackamore Road collected for the Hackamore Road design project were obtained from
City staff. This data was used for the weekday a.m. and p.m. peak hour forecasts.

The significant reduction in traffic volumes due to closures associated with COVID-19
eliminated the possibility of collecting accurate volume data for the Wednesday evening,
Saturday, and Sunday time periods. Traffic volumes during these time periods were
estimated using data from nearby MnDOT Automatic Traffic Recording locations collected in
2019. Using this data, hourly adjustment factors were developed and applied to the current
weekday data, resulting in reasonable estimates for the Wednesday evening, Saturday, and
Sunday time periods. These volumes were used in the development of traffic forecasts as
described next.

2.5 TRAFFIC FORECASTS

To adequately address the impacts of the proposed project, forecasts and analyses were
completed for the years 2023 and 2030. Specifically, traffic forecasts were developed for
the following time periods:

Weekday a.m. and p.m. peak hours

Wednesday from 6:00-7:00 pm and 9:00 to 10:00 pm

Saturday from 3:15 to 4:15 pm, 5:00 to 6:00 pm, and 7:00 pm to 8:00 pm
Sunday from 8:15 - 9:15 a.m., 10:00 - 11:00 a.m., and 12:00 - 1:00 p.m.

These time periods were chosen based on information from Church staff, the church service
times on Saturday and Sunday, and the time periods for student instruction on Wednesday
evenings.

In addition, traffic forecasts were developed both with and without the proposed right
in/right out access on CSAH 101.

Traffic forecasts were developed for following scenarios:

e 2020 Existing. Existing volumes were determined through traffic counts at the
subject intersections. The existing volume information includes trips generated by
nearby uses.

e 2023 No-Build. Existing volumes at the subject intersections were increased by 1.0
percent per year. In addition, traffic generated by nearby approved residential
developments were added to determine 2023 No-Build volumes. The 1.0 percent per
year growth rate was calculated based on both recent growth experienced near the
site and projected growth in the area.

e 2023 Build. Trips generated by the proposed development were added to the 2023
No-Build volumes to determine 2023 Build volumes.

e 2030 No-Build. Existing volumes at the subject intersections were increased by 1.0
percent per year. In addition, traffic generated by nearby approved residential
developments were added to determine 2030 No-Build volumes. The 1.0 percent per
year growth rate was calculated based on recent growth experienced near the site
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and projected growth in the area.

e 2030 Build. Trips generated by the proposed project and the additional development
to the west were added to the 2030 No-Build volumes to determine 2030 Build

volumes.

The expected development trips were determined from detailed attendance information
provided by Eagle Brook Church. Attendance information from the existing Wayzata High
School location was analyzed to establish the expected attendance at the proposed location.
Based on this data and growth estimates for this area, the following attendance estimates

were developed:

e Wednesday evening — 350 students and 35 adult volunteers
e Saturday services — 840 persons for the 4:00 pm service and 750 persons for the

6:00 pm service

e Sunday services - 1,200 persons for the 9:00 am service and 1,410 persons for the

11:00 am service.

Expected vehicle occupancy and entering and exiting percentages were based on data from
existing Eagle Brook Church locations. The entering and exiting percentages from this data
were applied to the forecasted vehicle counts, resulting in the trip generation information in

Tables 1 to 4.

Table 1. Weekday Peak Hour Trip Generation for Proposed Church
Time Period Trips

In Out
A.M. Peak Hour 20 0
P.M. Peak Hour 0 20

Table 2. Wednesday Evening Trip Generation for Proposed Church
Time Period Trips

May 2020

In Out
6-7 pm 235 200
9-10 pm 200 235

In Out
315-330 p.m. 18 0
330-345 p.m. 96 0
345-400 p.m. 261 0
400-415 p.m. 106 0
500-515 p.m. 26 221
515-530 p.m. 95 210
530-545 p.m. 236 35
545-600 p.m. 73 13
700-715 p.m. 0 155
715-730 p.m. 0 223
730-745 p.m. 0 37
745-800 p.m. 0 14

2-3
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Table 4. Sunday Trip Generation for Proposed Church
Time Period Tri

In Out
815-830 a.m. 25 0
830-845 a.m. 137 0
845-900 a.m. 372 0
900-915 a.m. 152 0
1000-1015 a.m. 48 316
1015-1030 a.m. 179 300
1030-1045 a.m. 442 50
1045-1100 a.m. 136 19
1200-1215 p.m. 0 291
1215-1230 p.m. 0 419
1230-1245 p.m. 0 69
1245-100 p.m. 0 27

Trip distribution percentages for the subject development trips were established based on
information from Church staff. The distribution percentages for trips generated by the
proposed development are as follows:

25 percent to/from the north on CSAH 101

11 percent to/from the east on Hackamore Road

28 percent to/from the south on CSAH 101

13 percent to/from the north on CR 116

4 percent to/from west (of CR 116) on Hackamore Road
19 percent to/from the south on CR 116

Development trips were assigned to the surrounding roadway network using the preceding
trip distribution percentages. Traffic volumes were established for all the forecasting
scenarios described earlier. The resultant traffic volumes are shown in the appendix.

2.6

TRAFFIC ANALYSIS

Traffic analyses were completed for the subject intersections for all scenarios described
earlier using Synchro software. Year 2020 analysis was completed using existing
geometrics, control, and signal timing. Year 2023 and 2030 analyses assumed the following
improvements had been implemented on Hackamore Road:

CSAH 101/Hackamore Road — East and west approaches expanded to provide one
left turn lane, one through lane, and one right turn lane

CR 116/Hackamore Road - East and west approaches expanded to provide one left
turn lane, one through lane, and one right turn lane

Hackamore Road/east development access - westbound right turn lane and
eastbound left turn lane provided

CSAH 101/right turn access - southbound right turn lane provided

Capacity analysis results are presented in terms of level of service (LOS), which is defined in
terms of traffic delay at the intersection. LOS ranges from A to F. LOS A represents the best
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intersection operation, with little delay for each vehicle using the intersection. LOS F
represents the worst intersection operation with excessive delay. The following is a detailed
description of the conditions described by each LOS designation:

e Level of service A corresponds to a free flow condition with motorists virtually
unaffected by the intersection control mechanism. For a signalized or an unsignalized
intersection, the average delay per vehicle would be approximately 10 seconds or
less.

e Level of service B represents stable flow with a high degree of freedom, but with
some influence from the intersection control device and the traffic volumes. For a
signalized intersection, the average delay ranges from 10 to 20 seconds. An
unsignalized intersection would have delays ranging from 10 to 15 seconds for this
level.

e Level of service C depicts a restricted flow which remains stable, but with significant
influence from the intersection control device and the traffic volumes. The general
level of comfort and convenience changes noticeably at this level. The delay ranges
from 20 to 35 seconds for a signalized intersection and from 15 to 25 seconds for an
unsignalized intersection at this level.

e Level of service D corresponds to high-density flow in which speed and freedom are
significantly restricted. Though traffic flow remains stable, reductions in comfort and
convenience are experienced. The control delay for this level is 35 to 55 seconds for
a signalized intersection and 25 to 35 seconds for an unsignalized intersection.

e Level of service E represents unstable flow of traffic at or near the capacity of the
intersection with poor levels of comfort and convenience. The delay ranges from 55
to 80 seconds for a signalized intersection and from 35 to 50 seconds for an
unsignalized intersection at this level.

e Level of service F represents forced flow in which the volume of traffic approaching
the intersection exceeds the volume that can be served. Characteristics often
experienced include long queues, stop-and-go waves, poor travel times, low comfort
and convenience, and increased accident exposure. Delays over 80 seconds for a
signalized intersection and over 50 seconds for an unsignalized intersection
correspond to this level of service.

The LOS results for the study intersections are presented in Tables 5 and 6.

Table 5. Level of Service Results without CSAH 101 Access

CSAH 101/ Weekday Weekday _ Sun 10- Sun 12-

Hackamore AM PM 1 pm
2020 Existing B (c) B (c) B (c) B (c) B (c) B (c) B (c) B (c) A (o) B (c)
2023 No-Build B (d) B (d) B (d) B (c) B (c) B (c) B (c) B (c) A (c) B (c)
2023 Build B (d) B (d) B (d) B (c) B (c) B (c) B (c) B (c) C(d) C(c)
2030 No-Build C(d) B (d) C(d) B (c) B (c) B (c) B (c) B (c) C(d) C(c)
2030 Build C(d) B (d) C(d) B (c) B (d) C (o) B (c) B (c) C(d) C(d)
CR 116/
Hackamore
2020 Existing B (c) B (c) B (c) A (c) A (0 A (c) A (0 A (c) A (c) A (c)
2023 No-Build B (d) B (c) B (c) A (o) B (c) A (c) A (0) A (o) A (c) A (o)
2023 Build B (d) B (c) B (d) B (c) B (c) B (c) B (c) B (c) B (d) B (c)
2030 No-Build B (d) C(d) C(d) B (c) B (c) B (c) B (c) B (c) B (d) B (c)
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Sat Sun

S g15.  Sun10- Sun12-

CSAH 101/ Weekday Weekday

Hackamore AM 11 am 1 pm
pm 915 am

2030 Build B (d) C(d) C (d) B (c) B (c) B (c) B (c) B (c) B (d) B (c)
Hackamore/
East access
2023 Build A (a) A (a) A (a) A (a) A (a) A (a) A (a) A (a) A (b) A (a)
2030 Build A (a) A (a) A (a) A (a) A (a) A (a) A (a) A (a) A (b) A (a)
Hackamore/
West access
2023 Build A (a) A (b) A (b) A (b) A (a) A (c) A (b) A (b) F (f) D (e)
2030 Build A (a) A (b) A (b) A (b) A (a) A (0 A (b) A (b) F (f) D (f)

A=Overall intersection LOS, (b) = Worst movement LOS

Table 6. Level of Service Results with CSAH 101 Access

CSAH 101/ Weekday Weekday ;a; :1"; Sun 10- Sun 12-
Hackamore AM PM 11 am 1 pm
pm 915 am

2020 Existing B (c) B (¢) B (c) B (c) B (c) B (c) B (c) B (c) A (o) B (¢)
2023 No-Build B (d) B (d) B (d) B (c) B (c) B (c) B (c) B (c) A (o) B (c)
2023 Build B (d) B (d) B (d) B (c) B (c) B (d) B (c) B (c) C (d) B (c)
2030 No-Build C(d) B (d) B (d) B (c) B (c) B (c) B (c) B (c) C (d) C (o)
2030 Build C(d) B (d) B (d) B (c) B (d) B (d) B (c) B (c) C(d) C (0
CR 116/
Hackamore
2020 Existing B (c) B (c) B (c) A (c) A (c) A (c) A (0 A (o) A (0 A (c)
2023 No-Build B (d) B (c) B (c) A (c) B (c) A (c) A (0 A (c) A (c) A (c)
2023 Build B (d) B (c) B (d) B (c) B (c) B (c) B (c) B (c) B (d) B (c)
2030 No-Build B (d) C(d) C (d) B (c) B (c) B (c) B (c) B (c) B (d) B (c)
2030 Build B (d) C(d) C(d) B (c) B (c) B (c) B (c) B (c) B (d) B (c)
CSAH 101/
access
2023 Build A (a) A (a) A (b) A (b) A (a) A (b) A (b) A (a) A (b) A (c)
2030 Build A (a) A (a) A (b) A (b) A (a) A (b) A (b) A (a) A (b) A (0
Hackamore/
East access
2023 Build A (a) A (a) A (a) A (a) A (a) A (a) A (a) A (a) A (b) A (a)
2030 Build A (a) A (a) A (a) A (a) A (a) A (a) A (a) A (a) A (b) A (a)
Hackamore/
West access
2023 Build A (a) A (b) A (b) A (b) A (a) A (b) A (b) A (a) A (o) A (b)
2030 Build A (a) A (b) A (b) A (b) A (a) A (b) A (b) A (a) A (d) A (c)

A=Overall intersection LOS, (b) = Worst movement LOS

As shown in Table 5, all movements and intersections with one exception operate at
acceptable levels of service under the scenario with no access on CSAH 101. The one
exception is the Hackamore Road/west access intersection, which operates poorly during
the Sunday 10-11 am and Sunday 12-1 pm time periods. The poor level of service is due to
the high volume of exiting traffic during the time periods.

As shown in Table 6, all movements and intersections operate at acceptable levels of service
under the scenario with access on CSAH 101. Operations at the Hackamore Road/west
access intersection improve during the Sunday 10-11 am and Sunday 12-1 pm time periods
because a portion of traffic exits onto CSAH 101 instead of Hackamore Road.

Vehicle queue length impacts at the CSAH 101/Hackamore Road intersection were reviewed
using the SimTraffic software. The queue length information was developed based on five
runs of SimTraffic using detailed 15-minute volumes developed for each scenario. The
SimTraffic simulations were carefully reviewed for all scenarios to determine if any vehicle
queues on Hackamore Road would impede traffic operations at the Hackamore Road/east
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access intersection. Based on the current site plan, this intersection is located
approximately 600 feet west of CSAH 101.

Under all scenarios, the longest queue length was 329 feet on the eastbound approach at
CSAH 101 during the Saturday 5-6 pm time period. All other eastbound queue lengths were
shorter than 329 feet. Therefore, vehicle queues from the CSAH 101/Hackamore Road
intersection are not expected to impact the proposed access locations on Hackamore Road.

2.7 FINDINGS

In order to accommodate the 2023 and 2030 traffic volumes presented in this report, we
recommend implementation of the following improvements:

CSAH 101/Hackamore Road
e Construct left turn and right turn lanes on both the eastbound and westbound
approaches
e Install updated traffic signal control

Hackamore Road/east development access
e Construct a westbound right turn lane and an eastbound left turn lane

CSAH 101/development access
¢ We recommend construction of this access on CSAH 101, in order to improve traffic
operations at the Hackamore Road access locations.
Trail
e A trail is proposed from west boundary of Ravinia to CSAH 101 which is part of the
overall Hackamore project.

Other recommendations:

e Recommended that Church staff develop a detailed Traffic and Parking Management
Plan tailored for the proposed site to ensure efficient traffic and parking operations.
The plan should include details on temporary traffic control at the access
intersections, pedestrian accommodations, and parking accommodations.

e Ravinia has constructed temporary turnarounds and Larkspur and Lupine will be
connected on the north loop road. For the remaining Goldenrod and 63rd Avenue
connections, coordination is required for modification to permanent solutions
meeting City standards with a design goal to minimize the necessary improvements.
Easements may be required.

2.8 COST ESTIMATES

The cost estimates for the Hackamore project were determined using the plans developed
by WSB, the engineering firm contracted by the two cities for the preliminary Hackamore
design plans. Since Hackamore has several developments and small cul de sac access
points, two options were created for discussion between the cities. Option 1 is a “Continuous
Three Lane”, where the middle of the road is dedicated to left turns (See Appendix B for
preliminary layout). This provides straighter alignment for the complete length of
Hackamore. Option 2 is “"Standard Turn Lanes”, where the taper and turn lane are designed
for each access point, and some road widths are narrower if no turn lane or taper occurs.

The difference in road surface areas between Option 1 and Option 2 for this length of
Hackamore road is minimal since the access points of Eagle Brook Church and CSAH 101
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turn lanes are all within the length so a “Continuous Third Lane” is very similar to the
“Standard Turn Lane” design.

Cost Basis
Cost estimating was done using a Corcoran data base of recently constructed paving
projects. Bid results for the public turn lane projects have ranged from $80 per square yard
to a more recent $106 per square yard cost for the pavement work. For this Hackamore
estimate a bituminous, aggregate and select granular for a recent (2020) street project was
also utilized resulting in a unit cost of $90 per SY (see Appendix B).
Construction estimates were from the Eagle Brook West Boundary and the CSAH 101
intersection and totals were increased by 25% for contingency, engineering, construction
management, easements, etc.
Option 1 Continuous Three Lane

Total Square Yards = 10,600 = $954,000

Total Project Estimate = $1.2 M
Option 2 Standard Turn Lane Design

Total Square Yards = 10,240 = $921,600

Total Project Estimate = $1.15 M
Signal

For estimating purposes a cost of $250,00 can be used for new CSAH 101 signals. County
and other cities participation will be pursued.

Right In / Right Out

The traffic analysis recommends a Right In / Right Out along CSAH 101 for the facility. The
County will provide any design approval, however, for cost estimating purposes pavement
quantity of 600 SY for “right in” and 400 SY improvement for the “right out” were used.
County may require a center median to ensure the right in/right out movements, which
triggers further road widening etc. Therefore, the cost estimate is:

Right in / Right Out-- CSAH 101
e Total Square Yards = 1,000 SY = $90,000
e Used a 2.0 “Multiplier” for site constraints, median, widening, and other unknowns.

Total Construction = $180,000
Total Estimate = $225,000

Trail Improvements

A trail along the north side was estimated using $33 / SY for the thinner section of a
pavement estimate. Trail results are:
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Eagle Brook West Boundary to CSAH 101
e Total Square Yards = 2,030 SY = $67,000
e Culvert extension, creek crossing, etc. = $50,000
e Assumes grading and subgrade preparation are done with the development

Total Trail Construction =$117,000
Total Trail Estimate = $150,000
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3.0 Sewer and Water

3.1 BACKGROUND

The parcel has laterals available from Ravinia and the existing water model was executed
for pressure and fire flow. Corcoran will eventually have a tower and booster station so the
analysis was provided for both (No Tower and With Tower). Secondly, it is assumed the
2020 Trunk Water Main is installed and operating along CR 116 west of Ravinia which
provides “looping” for the SE corner of Corcoran. Should the City project be delayed
additional analysis on water modeling is needed.

3.2 SEWER
The church can be serviced by the laterals installed with Ravinia as follows:
e For “slab on grade” (no basement) construction, either Goldenrod (970.5) or Ravinia
11th (979.25)

e For a structure with a basement, the Goldenrod stub would be utilized.

Additional information is needed for the land north of the “"North Loop”, which may also require
sewer service.

3.3 POTENTIAL UPSIZE OF WATER MAIN

Since the proposed land use changed and fire flows are above residential needs, the model
was executed for 1) connecting to the existing 8-inch stubs and a second analysis 2)
investigating the benefit achieved by increasing water main size to 12 inch. This would
require replacing new 8-inch in Ravinia streets with 12-inch diameter pipe further back into
the Ravinia system.

3.4 MODEL RESULTS

Table 7. Model Results for Water Main Increase and New Tower

No Tower No Tower Future with Tower
Water Main 8” loop 12" loop 8" loop
Fire Flow 1,700 GPM 1,700 GPM 2,900 GPM
Pressure 44 PSI 44 PSI 69 PSI

3.5 SEWER AND WATER FINDINGS

e Sewer service is feasible through the Ravinia development.

o Water model analysis shows that the upsizing to 12-inch (and reconstructing new
infrastructure) does not provide additional benefit.

e Looping will be occur between Lupine and Larkspur with the north loop road, and

¢ Depending on the final site plan layout, looping for the remaining two water stubs may
be necessary in accordance with municipal system practices.
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4.0 Drainage and Water Resources

4.1

STORMWATER MANAGEMENT

Stormwater is manageable for the site and will be subject to City stormwater guidelines,
wetland regulations and Elm Creek Watershed approval.

4.2

Site drainage is to the southeast and it can be estimated from other developments in
the west metro with heavy soils, that 3% to 5% of the buildable parcel area would
be utilized for stormwater management (outside wetland boundaries). This site has
elevation “drop” which will allow for higher pond storage and result in the lower end
of the range (3% of buildable area) for an estimate of pond footprint area.

Drainage to southeast enters a culvert under Hackamore Road, then is channeled
back under Hackamore Road from Medina near CR 101.

FEMA LOMR (Letter of Map Revision) process is being conducted for Ravinia drainage
to the west, therefore upstream floodplain elevation will be established with that
process and is not foreseen to affect this building site.

One unique site feature is a heavy duty plastic weir for a pond that drains onto the
property. The weir was reviewed during Ravinia 11th EOF review and determined
that access for improvements would occur during redevelopment of the residential
property. Therefore, the City will coordinate the replacement with Lennar and Eagle
Brook.

WETLANDS

Significant wetlands exist and the formal process will need to be followed. It can be noted
that Corcoran is the LGU for the Wetland Conservation Act and obtained this authority in

20109.

4.3

FINDINGS

The stormwater shown on the concept plan will be modified during design and approval
process.

City stormwater guidelines will be utilized (see Attachment) that cover flood

modeling and drainage items.

An emergency overflow or diversion culvert conveying stormwater under church’s
main entrance may be required to protect Hackamore Road during extreme events.
Replacement / modification of the plastic weir is required.

Coordination with Hackamore project will be required, this site may provide combined
benefit for treatment or wetland mitigation.

Opportunity may exist for an enhanced water quality treatment project and City would
assist with leveraging watershed or grant funds.

FEMA LOMR process is underway for upstream Ravinia and may include Eagle Brook
Church drainageway.
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5.0 Financing

5.1 SUMMARY

Financing options of the infrastructure necessary for development and to mitigate impacts
typically follow the approach of:

e On-site infrastructure is managed by the developer

e Updated (June) 2020 Trunk Line Area Charges for sewer and water (TLAC) will apply.

e Off-site projects are typically managed by the City (engineering, bidding and
construction management) through a Letter of Credit and escrow process. Typically
the LOC is posted for the entire project amount, and as bids are opened the
construction amount is deposited in cash so the City can enter into a construction
contract and the LOC is reduced.

The financial package will be further detailed and negotiated as the project moves forward
and culminates with inclusion in the overall Developer Agreement with the overall
preliminary plat approval, which is updated for each final plat phase of the development.
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6.0 Conclusions and Recommendations

The following infrastructure improvements are feasible and necessary to manage the
development. These improvements are consistent with similar requirements based on
infrastructure analysis for other developments in Corcoran

Overall
This feasibility study was based on a concept plan shown on Figure 1. Construction plans
will be reviewed and modified related to stormwater management, utility pipe sizes,

adjacent property stubs, street connections, pipe inverts, etc.

Sewer and Water

Sewer service is feasible through the Ravinia development.
Water model analysis for the change in use show that the upsizing to 12-inch (and
reconstructing new infrastructure) does not provide additional benefit, therefore the
existing 8-inch pipes in Ravinia will be utilized.

e Looping will be required between Lupine and Larkspur and looping for the remaining two
stubs will be at City discretion for municipal best practices and determined during
approval process.

Transportation

The project impacts require improvements for traffic management as shown in this report
and summarized below. Corcoran and Medina are beginning a joint project on Hackamore
road improvements and Eagle Brook Church impacts will be included in the project.

CSAH 101/Hackamore Road
e Construct left turn and right turn lanes on both the eastbound and westbound
approaches.
o Install updated traffic signal control.

Hackamore Road/east development access
e Construct a westbound right turn lane and an eastbound left turn lane.

CSAH 101/development access
¢ We recommend construction of this access on CSAH 101 in order to improve traffic
operations at the Hackamore Road access locations.

Tralil
e A trail is proposed from Ravinia to CSAH 101, which is part of the overall Hackamore
project.

Traffic Management
¢ We recommend that Church staff develop a detailed Traffic and Parking Management
Plan tailored for the proposed site to ensure efficient traffic and parking operations.
The plan should include details on temporary traffic control at the access
intersections, pedestrian accommodations, and parking accommodations.
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Turnarounds
e Ravinia has constructed temporary turnarounds and Larkspur and Lupine will be
connected on the north loop road. For the remaining Goldenrod and 63rd Avenue
connections, coordination is required for modification to permanent solutions
meeting City standards with a design goal to minimize the necessary improvements.
Easements may be required.

Stormwater and Water Resources

e On site stormwater management is feasible.

e The Elm Creek Watershed Management Commission’s development rules and
standards will apply and City stormwater guidelines.

o City stormwater guidelines will also be utilized (see Attachment).

e Plastic weir on the north edge is required to be replaced as directed by City.

¢ An emergency overflow or diversion culvert conveying stormwater under church’s
main entrance may be required to protect Hackamore Road during extreme events.

e Coordination with Hackamore road improvement project will be required, this site
may provide combined benefit for road treatment, wetlands or enhanced water
quality project. Credits in the overall project would be provided.

e FEMA LOMR process is underway for upstream Ravinia and may include Eagle Brook
Church drainageway.
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Appendix A

Traffic Volumes



Weekday A.M. Peak Hour Traffic Volumes without CSAH 101 Access

CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 13 143 28 139 44 21 12 134 162 100 467 27
2023 No-Build 13 147 29 143 45 22 12 138 167 103 481 28
2023 Build 13 147 29 143 47 22 17 138 167 103 481 33
2030 No-Build 20 222 43 154 63 23 16 148 179 110 516 39
2030 Build 20 222 43 154 65 23 21 148 179 110 516 44
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 17 48 34 58 10 14 1 96 44 48 485 8
2023 No-Build 18 49 35 60 10 14 1 99 45 49 500 8
2023 Build 18 50 35 60 10 14 1 99 49 52 500 8
2030 No-Build 25 71 73 64 43 73 58 208 49 88 595 18
2030 Build 25 72 73 64 43 73 58 208 53 91 595 18
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 8 190 - - 86 12 - - - - - -
2030 Build 8 285 - - 118 12 - - - - - -
Hackamore/
West access
2023 Build - 198 - - 86 - - - - 0 - 0
2030 Build - 293 - - 118 - - - - 0 - 0
Weekday P.M. Peak Hour Traffic Volumes without CSAH 101 Access
CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 27 106 14 119 93 67 42 490 150 34 211 10
2023 No-Build 28 109 14 123 96 69 43 505 155 35 217 10
2023 Build 33 111 19 123 96 69 43 505 155 35 217 10
2030 No-Build 40 155 20 131 161 74 72 541 166 38 233 17
2030 Build 45 157 25 131 161 74 72 541 166 38 233 17
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 22 25 19 37 24 51 25 566 94 21 132 14
2023 No-Build 23 26 20 38 25 53 26 583 97 22 136 14
2023 Build 23 26 20 42 26 56 26 583 97 22 136 14
2030 No-Build 30 46 56 41 59 114 85 727 104 58 205 24
2030 Build 30 46 56 45 60 117 85 727 104 58 205 24
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 0 163 - - 149 0 - - - - - -
2030 Build 0 227 - - 250 0 - - - - - -
Hackamore/
West access
2023 Build - 151 - - 149 - - - - 12 - 8
2030 Build - 215 - - 250 - - - - 12 - 8




Wednesday 6-7 P.M. Peak Hour Traffic Volumes without CSAH 101 Access

CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 26 104 14 117 91 66 41 480 147 33 207 10
2023 No-Build 27 107 14 121 94 68 42 495 151 34 213 10
2023 Build 77 129 70 121 120 68 107 495 151 34 213 69
2030 No-Build 34 134 18 129 130 73 58 530 162 36 229 14
2030 Build 84 156 74 129 156 73 123 530 162 36 229 73
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 22 25 19 36 24 50 25 555 92 21 129 14
2023 No-Build 23 26 20 37 25 52 26 572 95 22 133 14
2023 Build 23 35 20 75 33 78 26 572 140 53 133 14
2030 No-Build 27 37 39 40 43 84 57 664 102 41 172 20
2030 Build 27 46 39 78 51 110 57 664 147 72 172 20
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 85 276 - - 146 150 - - - - - -
2030 Build 85 314 - - 202 150 - - - - - -
Hackamore/
West access
2023 Build - 233 - - 146 - - - - 128 - 72
2030 Build - 271 - - 202 - - - - 128 - 72
Wednesday 9-10 P.M. Peak Hour Traffic Volumes without CSAH 101 Access
CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 7 41 7 43 23 15 9 103 51 22 112 6
2023 No-Build 7 42 7 44 24 15 9 106 53 23 115 6
2023 Build 66 68 72 44 46 15 65 106 53 23 115 56
2030 No-Build 9 49 9 47 31 17 13 114 56 24 124 8
2030 Build 68 75 74 47 53 17 69 114 56 24 124 58
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 7 12 9 16 6 11 4 109 23 12 102 4
2023 No-Build 7 12 9 16 9 11 4 112 24 12 105 4
2023 Build 7 20 9 61 15 42 4 112 62 38 105 4
2030 No-Build 9 15 14 18 10 18 10 130 25 17 119 5
2030 Build 9 23 14 63 19 49 10 130 63 43 119 5
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 72 207 - - 39 128 - - - - - -
2030 Build 72 216 - - 51 128 - - - - - -
Hackamore/
West access
2023 Build - 129 - - 39 - - - - 150 - 85
2030 Build - 138 - - 51 - - - - 150 - 85




Saturday 315-415 P.M. Peak Hour Traffic Volumes without CSAH 101 Access

CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 14 86 14 89 48 30 19 215 108 46 234 13
2023 No-Build 14 89 14 92 49 31 20 222 111 47 241 13
2023 Build 14 89 14 92 102 31 154 222 111 47 241 133
2030 No-Build 16 99 16 98 59 33 24 237 119 51 258 15
2030 Build 16 99 16 98 112 33 158 237 119 51 258 135
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 14 26 19 33 12 23 9 228 48 24 213 8
2023 No-Build 14 27 20 34 12 24 9 235 49 25 219 8
2023 Build 14 46 20 34 12 24 9 235 49 25 219 8
2030 No-Build 16 31 25 36 16 31 16 262 53 31 241 10
2030 Build 16 50 25 36 16 31 16 262 144 94 241 10
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 173 117 - - 82 307 - - - - - -
2030 Build 173 131 - - 97 307 - - - - - -
Hackamore/
West access
2023 Build - 290 - - 82 - - - - 0 - 0
2030 Build - 304 - - 97 - - - - 0 - 0
Saturday 5-6 P.M. Peak Hour Traffic Volumes without CSAH 101 Access
CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 14 86 14 89 48 30 19 215 108 46 234 13
2023 No-Build 14 89 14 92 49 31 20 222 111 47 241 13
2023 Build 134 142 148 92 96 31 140 222 111 47 241 120
2030 No-Build 16 99 16 98 59 33 24 237 119 51 258 15
2030 Build 136 152 150 98 106 33 144 237 119 51 258 122
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 14 26 19 33 12 23 9 228 48 24 213 8
2023 No-Build 14 27 20 34 12 24 9 235 49 25 219 8
2023 Build 14 44 20 125 31 87 9 235 131 81 219 8
2030 No-Build 16 31 25 36 16 31 16 262 53 31 241 10
2030 Build 16 48 25 127 35 95 16 262 135 87 241 10
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 155 424 - - 82 274 - - - - - -
2030 Build 155 438 - - 97 274 - - - - - -
Hackamore/
West access
2023 Build - 272 - - 82 - - - - 307 - 173
2030 Build - 286 - - 97 - - - - 307 - 173




Saturday 7-8 P.M. Peak Hour Traffic Volumes without CSAH 101 Access

CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 11 66 11 68 37 23 14 165 83 36 180 10
2023 No-Build 11 68 11 70 38 24 14 170 86 37 185 10
2023 Build 118 115 131 70 38 24 14 170 86 37 185 10
2030 No-Build 13 77 13 75 47 25 18 182 92 40 199 12
2030 Build 120 124 133 75 47 25 18 182 92 40 199 12
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 11 20 14 25 9 17 7 175 37 19 164 6
2023 No-Build 11 21 14 26 9 18 7 180 38 20 169 6
2023 Build 11 21 14 108 26 74 7 180 38 20 169 6
2030 No-Build 13 24 19 28 13 25 14 203 41 25 187 8
2030 Build 13 24 19 110 30 81 14 203 41 25 187 8
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 0 365 - - 63 0 - - - - - -
2030 Build 0 376 - - 76 0 - - - - - -
Hackamore/
West access
2023 Build - 91 - - 63 - - - - 274 - 155
2030 Build - 102 - 76 - - - - 274 - 155
Sunday 815-915 A.M. Peak Hour Traffic Volumes without CSAH 101 Access
CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 5 29 5 30 16 10 6 72 36 15 78 4
2023 No-Build 5 30 5 31 16 10 6 74 37 15 80 4
2023 Build 5 30 5 31 92 10 198 74 37 15 80 176
2030 No-Build 7 36 7 33 24 11 10 80 40 17 86 5
2030 Build 7 36 7 33 100 11 202 80 40 17 86 177
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 5 9 6 11 4 8 3 76 16 8 71 3
2023 No-Build 5 9 6 11 4 8 3 78 16 8 73 3
2023 Build 5 36 6 11 4 8 3 78 146 97 73 3
2030 No-Build 7 12 11 12 7 15 9 94 18 13 84 4
2030 Build 7 39 11 12 7 15 9 94 148 102 84 4
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 246 40 - - 27 440 - - - - - -
2030 Build 246 48 - - 38 440 - - - - - -
Hackamore/
West access
2023 Build - 286 - - 27 - - - - 0 - 0
2030 Build - 294 - - 38 - - - - 0 - 0




Sunday 1000-1100 A.M. Peak Hour Traffic Volumes without CSAH 101 Access

CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 9 58 10 59 32 20 12 144 72 31 156 9
2023 No-Build 9 60 10 61 33 21 12 148 74 32 161 9
2023 Build 181 136 202 61 122 21 238 148 74 32 161 210
2030 No-Build 11 68 12 65 41 22 16 159 80 34 172 11
2030 Build 183 144 204 65 130 22 242 159 80 34 172 212
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 9 17 12 22 8 15 6 152 32 16 142 5
2023 No-Build 9 18 12 23 8 15 6 157 33 16 146 5
2023 Build 9 50 12 153 35 104 6 157 186 121 146 5
2030 No-Build 11 21 17 24 12 23 13 178 35 22 163 7
2030 Build 11 53 17 154 39 112 13 178 188 127 163 7
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 290 519 - - 55 516 - - - - - -
2030 Build 290 530 - - 68 516 - - - - - -
Hackamore/
West access
2023 Build - 369 - - 55 - - - - 440 - 246
2030 Build - 380 - - 68 - - - - 440 - 246
Sunday 1200-100 P.M. Peak Hour Traffic Volumes without CSAH 101 Access
CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 13 81 14 84 45 29 19 203 101 44 220 12
2023 No-Build 13 83 14 87 46 30 19 209 104 45 227 12
2023 Build 214 172 240 87 46 30 19 209 104 45 227 12
2030 No-Build 15 93 16 93 56 32 23 224 112 49 243 14
2030 Build 216 182 242 93 56 32 23 224 112 49 243 14
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 13 24 18 31 11 21 8 215 45 23 201 7
2023 No-Build 13 25 19 32 11 22 8 222 46 24 207 7
2023 Build 13 25 19 185 43 127 8 222 46 24 207 7
2030 No-Build 15 29 24 34 15 29 15 247 50 29 228 9
2030 Build 15 29 24 187 47 134 15 247 50 29 228 9
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 0 627 - - 77 0 - - - - - -
2030 Build 0 640 - - 92 0 - - - - - -
Hackamore/
West access
2023 Build - 111 - - 77 - - - - 516 - 290
2030 Build - 124 - - 92 - - - - 516 - 290




Weekday A.M. Peak Hour Traffic Volumes with CSAH 101 Access

CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 13 143 28 139 44 21 12 134 162 100 467 27
2023 No-Build 13 147 29 143 45 22 12 138 167 103 481 28
2023 Build 13 147 29 143 47 22 17 138 167 103 481 28
2030 No-Build 20 222 43 154 63 23 16 148 179 110 516 39
2030 Build 20 222 43 154 65 23 21 148 179 110 516 39
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 17 48 34 58 10 14 1 96 44 48 485 8
2023 No-Build 18 49 35 60 10 14 1 99 45 49 500 8
2023 Build 18 50 35 60 10 14 1 99 49 52 500 8
2030 No-Build 25 71 73 64 43 73 58 208 49 88 595 18
2030 Build 25 72 73 64 43 73 58 208 53 91 595 18
CSAH 101/
access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build - - 0 - - - - 173 - - 612 5
2030 Build - - 0 - - - - 192 - - 665 5
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 8 190 - - 86 7 - - - - - -
2030 Build 8 285 - - 118 7 - - - - - -
Hackamore/
West access
2023 Build - 198 - - 86 - - - - 0 - 0
2030 Build - 293 - - 118 - - - - 0 - 0
Weekday P.M. Peak Hour Traffic Volumes with CSAH 101 Access
CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 27 106 14 119 93 67 42 490 150 34 211 10
2023 No-Build 28 109 14 123 96 69 43 505 155 35 217 10
2023 Build 32 110 15 123 96 69 43 505 155 37 221 10
2030 No-Build 40 155 20 131 161 74 72 541 166 38 233 17
2030 Build 44 156 21 131 161 74 72 541 166 40 237 17
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 22 25 19 37 24 51 25 566 94 21 132 14
2023 No-Build 23 26 20 38 25 53 26 583 97 22 136 14
2023 Build 23 26 20 42 26 56 26 583 97 22 136 14
2030 No-Build 30 46 56 41 59 114 85 727 104 58 205 24
2030 Build 30 46 56 45 60 117 85 727 104 58 205 24
CSAH 101/
access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build - - 6 - - - - 606 - - 263 0
2030 Build - - 6 - - - - 659 - - 288 0
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 0 157 - - 149 0 - - - - - -
2030 Build 0 221 - - 250 0 - - - - - -
Hackamore/
West access
2023 Build - 151 - - 149 - - - - 6 - 8
2030 Build - 215 - - 250 - - - - 6 - 8




Wednesday 6-7 P.M. Peak Hour Traffic Volumes with CSAH 101 Access

CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 26 104 14 117 91 66 41 480 147 33 207 10
2023 No-Build 27 107 14 121 94 68 42 495 151 34 213 10
2023 Build 65 117 32 121 120 68 107 495 151 58 251 10
2030 No-Build 34 134 18 129 130 73 58 530 162 36 229 14
2030 Build 72 144 36 129 156 73 123 530 162 60 267 14
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 22 25 19 36 24 50 25 555 92 21 129 14
2023 No-Build 23 26 20 37 25 52 26 572 95 22 133 14
2023 Build 23 35 20 75 33 78 26 572 140 53 133 14
2030 No-Build 27 37 39 40 43 84 57 664 102 41 172 20
2030 Build 27 46 39 78 51 110 57 664 147 72 172 20
CSAH 101/
access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build - - 62 - - - - 627 - - 258 59
2030 Build - - 62 - - - - 675 - - 279 59
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 85 214 - - 146 91 - - - - - -
2030 Build 85 252 - - 202 91 - - - - - -
Hackamore/
West access
2023 Build - 233 - - 146 - - - - 66 - 72
2030 Build - 271 - - 202 - - - - 66 - 72
Wednesday 9-10 P.M. Peak Hour Traffic Volumes with CSAH 101 Access
CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 7 41 7 43 23 15 9 103 51 22 112 6
2023 No-Build 7 42 7 44 24 15 9 106 53 23 115 6
2023 Build 52 54 27 44 46 15 65 106 53 51 160 6
2030 No-Build 9 49 9 47 31 17 13 114 56 24 124 8
2030 Build 54 61 29 47 53 17 69 114 56 52 469 8
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 7 12 9 16 6 11 4 109 23 12 102 4
2023 No-Build 7 12 9 16 9 11 4 112 24 12 105 4
2023 Build 7 20 9 61 15 42 4 112 62 38 105 4
2030 No-Build 9 15 14 18 10 18 10 130 25 17 119 5
2030 Build 9 23 14 63 19 49 10 130 63 43 119 5
CSAH 101/
access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build - - 73 - - - - 174 - - 144 50
2030 Build - - 73 - - - - 184 - - 156 50
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 72 134 - - 39 78 - - - - - -
2030 Build 72 143 - - 51 78 - - - - - -
Hackamore/
West access
2023 Build - 129 - - 39 - - - - 77 - 85
2030 Build - 138 - - 51 - - - - 77 - 85




Saturday 315-415 P.M. Peak Hour Traffic Volumes with CSAH 101 Access

CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 14 86 14 89 48 30 19 215 108 46 234 13
2023 No-Build 14 89 14 92 49 31 20 222 111 47 241 13
2023 Build 14 89 14 92 102 31 154 222 111 47 241 13
2030 No-Build 16 99 16 98 59 33 24 237 119 51 258 15
2030 Build 16 99 16 98 112 33 158 237 119 51 258 15
CR 116/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 14 26 19 33 12 23 9 228 48 24 213 8
2023 No-Build 14 27 20 34 12 24 9 235 49 25 219 8
2023 Build 14 46 20 34 12 24 9 235 49 25 219 8
2030 No-Build 16 31 25 36 16 31 16 262 53 31 241 10
2030 Build 16 50 25 36 16 31 16 262 144 94 241 10
CSAH 101/
access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build - - 0 - - - - 267 - - 302 120
2030 Build - - 0 - - - - 287 - - 325 120
Hackamore/
East access EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2023 Build 173 117 - - 82 187 - - - - - -
2030 Build 173 131 - - 97 187 - - - - - -
Hackamore/
West access
2023 Build - 290 - - 82 - - - - 0 - 0
2030 Build - 304 - - 97 - - - - 0 - 0
Saturday 5-6 P.M. Peak Hour Traffic Volumes with CSAH 101 Access
CSAH 101/
Hackamore EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
2020 Existing 14 86 14 89 48 30 19 215 108 46 234 13
2023 No-Build 14 89 14 92 49 31 20 222 111 47 241 13
2023 Build 105 113 57 92 96 31 140 222 111 105 332 13
2030 No-Build 16 