
Corcoran City Council Agenda 
March 28, 2024 
7:00 pm 

1. Call to Order / Roll Call

2. Pledge of Allegiance

3. Agenda Approval

4. Commission Representatives*

5. Open Forum – Public Comment Opportunity

6. Presentations/Recognitions

a. Recognize Clyde Bechtold – Retirement 33 Years*

b. Review 4M Fund Investments – Corey Boyer from 4M*

c. Organics Recycling

i. Updated: Kira Berglund from Hennepin County*

ii. Added: Alison Cameron from MPCA*
iii.                 Matt Herman from Republic

7. Consent Agenda

a. Updated: March 14, 2024 DRAFT Regular Council Minutes

b. Financial Claims March 28, 2024*

c. NW Trails Resolution 2024-29 of Support DNR Trails Funding*

d. Larkin Road Improvements – Accept Plans/Specs; Authorize Bids*

e. Water Tower – Pay Request 11*

f. Updated: Cropland Bid Results*

g. Hennepin County Signal Agreement – County Road 116 and Hackamore 
Road*

h. Removed: April 13, 2023 DRAFT Work Session Minutes*

i. Removed: April 13, 2023 DRAFT Regular Council Minutes*

j. Bellwether 8th Easement Correction*

k. Updated: Tavera 6th FP and FPUD (City file 23-032)*

l. Resolution 2024-23 Honoring Clyde Bechtold Retirement*

8. Planning Business – Public Comment Opportunity

a. Removed: Khacholing Center CHOL IUP (City file 23-029)*

b. Woodland Hills CPA, RZ, PP and VAR (City file 23-033)*

c. Public Hearing: Tavera 4th Easement Vacation (City file 24-004)*

d. Public Hearing: Tavera 6th Easement Vacation (City file 23-032)*

e. Corcoran Industrial NE Concept Plan (City file 24-010)*

f. Revise Commercial/Industrial Zoning Districts – Three Phases (City file 23-023)*

9. Unfinished Business - Public Comment Opportunity
a. Watertower Logo*

10. New Business

11. Staff Reports

a. Planning Project Update Report*

12. Council Reports

HYBRID MEETING OPTION AVAILABLE 
The public is invited to attend the regular Council 

meetings at City Hall. 

Meeting Via Telephone/Other Electronic 

Means 

Call-in Instructions: 

+1 312 626 6799 US

Enter Meeting ID:  845 8754 1654

Video Link and Instructions: 

https://us02web.zoom.us/j/84587541654 

visit http://www.zoom.us and enter  

Meeting ID:  845 8754 1654

*Please note in-person comments will be taken
at the scheduled meeting where noted.
Comments received via email to City Clerk
Friedrich at mfriedrich@corcoranmn.gov or via
public comment cards will also be accepted. All
email and public comment cards must be
received by the Wednesday prior to scheduled
Council meeting.

For more information on options to provide 
public comment visit: 
www.corcoranmn.gov 

*

REVISED 

http://www.zoom.us/
mailto:mfriedrich@corcoranmn.gov
file://///cityfs1/cityhall/City%20Hall%20Information/CITY%20GOVERNMENT/Council,%20Commissions%20&%20Committees/Council%20Information/Council%20Agendas/2023/2023-04-27/Source%20Docs/www.corcoranmn.gov
https://us02web.zoom.us/j/84587541654


Corcoran City Council Agenda 
March 28, 2024 
7:00 pm  

13. Updated: 2024 City Council Schedule*

14. Closed Session

a. Closed Session 1: Real Estate Property

1. Removed: Stieg Road Improvements

2. Removed: City Center

3. Added: Consider offers for the purchase or sale of real or personal property
b. Closed Session 2:

1. Discuss Development Offers or Counteroffers for the purchase or sale of real

or personal property

15. Adjournment

*Includes Materials - Materials relating to these agenda items can be found in the Council Chambers Agenda

Packet book located by the entrance. The complete Council Agenda Packet is available electronically on the City 

website at www.corcoranmn.gov. 

file://///cityfs1/cityhall/City%20Hall%20Information/CITY%20GOVERNMENT/Council,%20Commissions%20&%20Committees/Council%20Information/Council%20Agendas/2021/2021-09-23/www.corcoranmn.gov


Corcoran City Council Agenda 
March 28, 2024 
7:00 pm  

1. Call to Order / Roll Call

2. Pledge of Allegiance

3. Agenda Approval

4. Commission Representatives*

5. Open Forum – Public Comment Opportunity

6. Presentations/Recognitions

a. Recognize Clyde Bechtold – Retirement 33 Years*

b. Review 4M Fund Investments – Corey Boyer from 4M*

c. Organcis Recycling

i.Matt Herman from Republic*

ii. Kira Berglund from Hennepin County*

7. Consent Agenda

a. March 14, 2024 DRAFT Regular Council Minutes*
b. Financial Claims March 28, 2024*

c. NW Trails Resolution 2024-29 of Support DNR Trails Funding*

d. Larkin Road Improvements – Accept Plans/Specs; Authorize Bids*

e. Water Tower – Pay Request 11*

f. Cropland Bid Results*

g. Hennepin County Signal Agreement – County Road 116 and Hackamore Road*

h. April 13, 2023 DRAFT Work Session Minutes*

i. April 13, 2023 DRAFT Regular Council Minutes*

j. Bellwether 8th Easement Correction*

k. Tavera 6th FP and FPUD (City file 23-032)*

l. Resolution 2024-22 Honoring Clyde Bechtold Retirement*

8. Planning Business – Public Comment Opportunity

a. Khacholing Center CHOL IUP (City file 23-029)*

b. Woodland Hills CPA, RZ, PP and VAR (City file 23-033)*

c. Public Hearing: Tavera 4th Easement Vacation (City file 24-004)*

d. Public Hearing: Tavera 6th Easement Vacation (City file 23-032)*

e. Corcoran Industrial NE Concept Plan (City file 24-010)*

f. Revise Commercial/Industrial Zoning Districts – Three Phases (City file 23-023)*

9. Unfinished Business

a. Watertower Logo*

10. New Business

11. Staff Reports

a. Planning Project Update Report*

12. Council Reports

HYBRID MEETING OPTION AVAILABLE 
The public is invited to attend the regular Council 

meetings at City Hall. 

Meeting Via Telephone/Other Electronic 

Means 

Call-in Instructions: 

+1 312 626 6799 US

Enter Meeting ID:  845 8754 1654

Video Link and Instructions:  

https://us02web.zoom.us/j/84587541654 

visit http://www.zoom.us and enter  

Meeting ID:  845 8754 1654

*Please note in-person comments will be taken
at the scheduled meeting where noted.
Comments received via email to City Clerk
Friedrich at mfriedrich@corcoranmn.gov or via
public comment cards will also be accepted. All
email and public comment cards must be
received by the Wednesday prior to scheduled
Council meeting.

For more information on options to provide 
public comment visit: 
www.corcoranmn.gov 

*
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13. 2024 City Council Schedule* 

14. Closed Session 

a. Closed Session 1: Real Estate Property 

1. Stieg Road Improvements 

2. City Center  

b. Closed Session 2:  

1. Discuss Development Offers or Counteroffers for the purchase or sale of real 

or personal property 
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Packet book located by the entrance. The complete Council Agenda Packet is available electronically on the City 
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STAFF REPORT                                                   Agenda Item: 4. 

 

 

Summary 
The advisory commission representatives for the March 28, 2024, Council meeting are as 
follows: 

• Planning Commission: Peter Hargreaves  

• Parks and Trails Commission: Gary Erzberger 
 

Financial/Budget  

N/A 

 
Council Action 

N/A 

 

Attachments 

N/A 
 

 
 

Council Meeting 
March 28, 2024 

Prepared By 

 

Topic 

 

Action Required 
Informational 



STAFF REPORT   Agenda Item: 6a. 

Council Meeting: 
March 28, 2024 

Prepared By: 
Jay Tobin 

Topic:  
Resolution 2024-23 Honoring Clyde 

Bechtold Upon Retirement 

Action Required: 
Approval 

Summary 
Clyde Bechtold has faithfully served the City of Corcoran for over 33 years in the Public 
Works Department. Staff would like to pause and take a moment to honor Mr. Bechtold 
and express gratitude and respect for his personal and professional investment in the 
Corcoran community.  Mr. Bechtold is presented with a “33-years” bar award for his 
employee recognition tenure plaque, and the City Council is asked to approve 
Resolution 2024-23 Honoring Clyde Bechtold Upon His Retirement with the City of 
Corcoran and recognizing his tenure and faithful service. 

Financial/Budget 
N/A 

Options: 
1. Approve Resolution 2024-23 Honoring Clyde Bechtold Upon His Retirement with the

City of Corcoran and recognizing his tenure and faithful service.

Recommendation 
Approve Resolution 2024-23 Honoring Clyde Bechtold Upon His Retirement with the 
City of Corcoran and recognizing his tenure and faithful service. 

Council Action 
Consider a motion to approve Resolution 2024-23 Honoring Clyde Bechtold Upon His 
Retirement with the City of Corcoran and recognizing his tenure and faithful service. 

Attachments 
1. Resolution 2024-23 Honoring Clyde Bechtold Upon His Retirement with the City of

Corcoran (Item 7l., under Consent Agenda)



STAFF REPORT         Agenda Item: 6b. 
 

Council Meeting:  
March 28, 2024 

Prepared By:  
Jay Tobin 

Topic:  
4M Investment Funds Presentation 

Action Required: 
Information for Future Decisions 

 
 

Summary 
Mr. Corey Boyer, PMA’s Vice President of Investment Services, will provide a 
presentation to enhance understanding of operating reserves and potential investment 
opportunities for city funds managed by PMA as the contracted administrators and 
investment advisors of the 4M Fund (Minnesota Municipal Money Market). The goal of 
reviewing this information is to identify potential opportunities to enhance city income on 
resources held in the 4M Fund while maintaining sufficient liquidity to respond to 
emerging financial demands.   
 

Financial/Budget 
Leveraging appropriate investment opportunities enhances city income. 
 

Options 
1. Ask questions of the presenter for understanding and clarification. 
2. Direct staff to bring back potential investment alternatives at a future meeting. 

 
Recommendation 
Enhance understanding of operating reserves and potential investment opportunities for 
city funds managed by PMA to provide staff guidance on preferred courses of action. 

 
Council Action 
Consider information presented and provide staff guidance in how to prepare for future 
investment decisions. 
 

Attachments 
1. 4M Investments Presentation 



League of Minnesota Cities
4M Fund (Minnesota Municipal Money Market)

Corey Boyer

Vice President, Investment Services

PMA Financial Network, LLC

March 28, 2024

Agenda Attachment Item: 6b1.



PMA in Minnesota - Overview

• PMA Financial Network has been a leading provider of 
financial services to public entities since 1984

Serving the Public 
Sector for 40 years

• PMA Financial Network 

• PMA Asset Management (SEC registered investment advisor)

• PMA Securities (Registered broker-dealer and municipal advisor 
member (FINRA and SIPC))

The PMA Companies 
(under common ownership)

• PMA serves as the Administrator and Investment 
Advisor to the 4M Fund

2
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4M Fund Overview

League of MN Cities (LMC) started 
Cash/Investment Management 

program in 1987 under MN Statute, 
“Joint Powers Act” – LMC Board 

governs the Fund

LMC  hired PMA as 4M Fund 
Administrator and Investment 
Advisor to perform:

• Daily activity processing for Participants

• Fund reporting – confirmations/statements

• Portfolio Investment Management Services

4M Fund Money 
Markets - AAAm-rated 
by S&P Global Ratings

Over 400 municipal 
entities participate in 

the 4M Fund

Directly linked to the 
City’s local bank 

account for ease of use
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Investment Solutions for Operating Reserves:
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U.S. Treasury Yields
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Source: Bloomberg
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City of Corcoran – 4M Fund General Account



 Continue to build out fixed rate investment 
ladder.
 Bank CD’s

 US Treasury/Agency bonds

 High credit-quality municipal bonds
 MN State Statute 118A compliant investments

 Limited Term Duration Fund
 Shift dollars into a Fund with a longer-term focus to 

take advantage of current market conditions

 Goal of enhancing income while maintaining 
sufficient liquidity

Investment Options
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Securities, public finance services and institutional brokerage services are offered through PMA Securities, LLC. PMA Securities, LLC is a broker-dealer 

and municipal advisor registered with the SEC and MSRB, and is a member of FINRA and SIPC. PMA Asset Management, LLC, an SEC registered 

investment adviser, provides investment advisory services to local government investment pools. All other products and services are provided by PMA 

Financial Network, LLC. PMA Financial Network, LLC, PMA Securities, LLC and PMA Asset Management, LLC (collectively “PMA”) are under common 

ownership.

Securities and public finance services offered through PMA Securities, LLC are available in CA, CO, FL, IL, IN, IA, MI, MN, MO, NE, OH, OK, PA, SD, TX 

and WI. This document is not an offer of services available in any state other than those listed above, has been prepared for informational and 

educational purposes and does not constitute a solicitation to purchase or sell securities, which may be done only after client suitability is reviewed 

and determined. All investments mentioned herein may have varying levels of risk, and may not be suitable for every investor. PMA and its employees 

do not offer tax or legal advice. Individuals and organizations should consult with their own tax and/or legal advisors before making any tax or legal 

related investment decisions. Additional information is available upon request. 

For more information visit www.pmanetwork.com 

©2021 PMA Financial Network, LLC

Disclaimer



Click to edit Master title style

Composting and organics in Corcoran
Kira Berglund, Environment & Energy

Hennepin County

Added Presentation Item: 6c.

Presenter Notes
Presentation Notes
Intro: I grew up in Maple Grove. I’m currently a Composting and Recycling Specialist, and I’ve been working at Hennepin County for nine years. I support cities with their residential recycling and organics programs, and I work with half of our 44 cities, including Corcoran. I also teach backyard composting classes to residents. In addition, I help schools reduce waste and set up and improve their recycling and organics programs.



What’s in our trash?

Hennepin County

Presenter Notes
Presentation Notes
From 2016 waste sort in Minneapolis 



Diversion 
as of 2022

Hennepin County

Presenter Notes
Presentation Notes
County goal of 75% diversion from trash to recycling and organics by 2030



Residential organics requirement:
Ordinance 13

• County board voted on requirement for cities to offer organics 
in November 2018

• Cities had until January 1, 2022 to comply

Hennepin County

Presenter Notes
Presentation Notes
New city-wide programs in last 2-3 years:Bloomington, Excelsior, Golden Valley, Hopkins and Richfield



Ordinance 13

• Cities with over 10,000 residents need to:
• Provide a city-wide organics collection program OR

• Require haulers to offer organics service

• Cities with under 10,000 residents:
• Can choose one of the options above, or offer an organics drop-off

Hennepin County



Residential options for organics

•

Drop-offsCurbside pickup

Hennepin County

Presenter Notes
Presentation Notes
I’ll cover curbside collection in more detail on next slide. As I mentioned, cities with under 10,000 residents can host an organics drop-offDrop-offs: cities include Dayton, Hanover, Greenfield, Independence �(15 cities are using or sharing a drop-off site)SCORE funding - $3,300 per year for a drop-offCorcoran's SCORE funds for 2023: $13,830.23Recycling: $9,874.34Organics: $3,955.88 (under hauler requirement model)SCORE funds for organics would increase from $3,000-$4,000 for organics to $20,000-$25,000 with city contract and goal of 50% participation



• City-wide programs

• Hauler requirement

Curbside organics

Hennepin County

Presenter Notes
Presentation Notes
City-wide: 18 of our cities have city-wide programs including Bloomington, Golden Valley, Hopkins, Richfield, and Plymouth (just launched new program this month)Challenges with hauler requirement – lack of communications from haulers, confusion among residentsHauler requirement cities: Brooklyn CenterBrooklyn ParkCorcoran?CrystalEden PrairieLong LakeMaple GroveMinnetonkaNew Hope



Backyard composting vs. organics recycling

Organics recycling involves 
collecting food waste and sending 
it to a large-scale compost site

Backyard composting is the break 
down of organic materials (food, 
plants, etc) to become a nutrient 
rich soil additive

Hennepin County

Presenter Notes
Presentation Notes
Backyard:Contained in a small bin, about 3 x 3 feetNot active in the winterYou should not include meat or dairy productsOrganics Compostable materials are collected from houses, businesses and schoolsThe temperature reaches 160 degreesYou can include all foods



State Statute

• Minnesota State Statute 115A.93:

• A licensing authority shall prohibit mixed municipal solid waste 
collectors from imposing a greater charge on residents who recycle 
than on residents who do not recycle.

• This statute also applies to organics since they are listed under
the definition of recyclables in Sec. 115A.03 

Hennepin County

Presenter Notes
Presentation Notes
Minnesota State Statute 115A.93 A licensing authority (a city) shall prohibit mixed municipal solid waste (trash) collectors from imposing a greater charge on residents who recycle than on residents who do not recycle.The state made a determination in 2023 that this statute now applies to organics since there’s a State statute that defines “recyclables,” which includes organics/source-separated compostable materials (under Subd 25a “Recyclable materials”): Sec. 115A.03 MN StatutesIn other words, the Minnesota state statute requires that residents who participate in an organics program are not charged more than those who do not participate. 



Metropolitan Solid 
Waste Management 
Policy Plan
• MN Pollution Control 

Agency released plan in 
early 2024

• Hennepin County is 
developing its 2025-2031 
waste management plan this 
year

Hennepin County

Presenter Notes
Presentation Notes
The policy plan has a required strategies for counties in the 7 county metro area: Make residential curbside organics collection available in cities with a population greater than 5,000 by 2030Hennepin County will develop its 2025-2031 waste management plan by October 2024We’ll be doing engagement with cities over next few months



Kira.berglund@hennepin.us, 612-596-1498

Kira Berglund

Hennepin County

mailto:Kira.berglund@hennepin.us


Curbside Organics Statutory Requirements

Alison Cameron| Senior Planner

March 28, 2024

Added Agenda Item: 6cii.



Minn. Stat. 115A.551 RECYCLING

75%
3/28/2024 2



Minn. Stat. 115A.552 
OPPORTUNITY TO RECYCLE

1. Recycling Center
2. Curbside Pickup
3. Monthly Pickup

3/28/2024 3



Minn. Stat. §115A.93, Subd. 3(c)

A licensing authority shall prohibit mixed municipal 
solid waste collectors from imposing a greater 

charge on residents who recycle than on residents 
who do not recycle

3/28/2024 4



Why should everyone pay?

Clean water, air and land support healthy communities and 
ecosystems, and a strong economy in Minnesota.

3/28/2024 Optional Tagline Goes Here | mn.gov/websiteurl 5



“An ounce of prevention is worth a 
pound of cure.”

– Benjamin Franklin

3/28/2024 6



Thank you!

Alison Cameron

Alison.cameron@state.mn.us

3/28/2024 7



STAFF REPORT   Agenda Item: 7a. 

Council Meeting 
March 28, 2024 

Prepared By  
Michelle Friedrich 

Topic  
Draft Regular Council Minutes – March 14, 

2024 

Action Required 
Informational 

Summary 
The draft Council Regular Minutes for March 14, 2024, will be emailed on Tuesday, 
March 26, with hard copy provided to Council the evening of the March 28 meeting. 

Attachments (Hard copies will be provided March 28, 2024)

1. 2024-03-14 Draft Regular Council Minutes
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City of Corcoran 
City Council Minutes 
March 14, 2024 – 7:00 pm 

The Corcoran City Council met on March 14, 2024, in Corcoran, Minnesota. The City 
Council meeting was held in person and the public was present in person and remotely 

through electronic means using the audio and video conferencing platform Zoom. 

Mayor McKee, Councilor Bottema, Councilor Nichols, Councilor Schultz, and Councilor Vehrenkamp were 
present.  

City Administrator Tobin, City Clerk Friedrich, Planner Davis McKeown, Public Works Director Mattson, Director 
of Public Safety Gottschalk were present.  

1. Call to Order/Roll Call
Mayor McKee called the meeting to order at 7:00 pm.

2. Pledge of Allegiance
Mayor McKee invited all in attendance to rise and join in the Pledge of Allegiance.

3. Agenda Approval
City Administrator Tobin noted attachment updates to Consent Agenda items 7h,7k, and 7l; added reports
to Staff Reports items 11a, and 11b; attachment updates to Council Report item 13b, and the addition of
13d SF 3964/SF3980/HF4009, and 13e 1370 Omnibus Bill.
Council requested all Council Report items be moved ahead of item 11a1 and 11a2 Closed Session items.
City Administrator Tobin noted moving Closed Session item 11a to item 14, and moving up Staff Reports,
Council Reports, and 2024 City Council Schedule to item 11, 12, and 13, respectively.
MOTION: made by Nichols, seconded by Schultz to approve the agenda as modified.
Voting Aye: McKee, Schultz, Bottema, Vehrenkamp, and Nichols.
(Motion carried 5:0)

4. Commission Representatives
Mayor McKee noted Planning Commissioner Brummond and Parks and Trails Commissioner Anderson
were present.

5. Open Forum (Public Comment Opportunity)
Mayor McKee invited residents to communicate in-person during Open Forum for items not included on the
agenda. City Administrator Tobin explained the instructions to participate in the public comment
opportunity.
Jon Bottema, 10500 Trail Haven Road, opined on the Minneapolis City Council action contributing to the
exit of Uber and Lyft from the Twin City’s metro area.

6. Presentations/Recognitions
a. Hennepin County Commissioner Anderson Presentation

Council noted traffic is an issue and noted displeasure of future planned round-about on County Road 117
and County Road 19. Council noted the City does not have any oversight with County Roads, but the City is
being asked to assist with funding a County Road intersection. Council noted a traffic control of some sort is
needed  at the intersection but questioned a round-about at the intersection. Council referenced the
Hennepin County request for support on the County Road 116 stretch of road, and noted the City is working
with Three River District on other trails in the same vicinity. Council noted the number of vehicles
commuting or traveling through Corcoran's roads. Commissioner Anderson noted round-about intersection
of County Road 117 and County Road 19 and pre-planning for major reconstruction or reconfiguration and
is not a standard intersection. Commissioner Anderson noted planning over the next 20-30 years will be a
part of the discussion. Commissioner Anderson noted bikes and peds trails and resurfacing. Council
expressed desire for a 4-way stop. Commissioner Anderson noted determining where increases in traffic
are occurring. Council noted traffic is moving from Wright County into Corcoran. Commissioner Anderson
referenced green space with bikes and peds and safety and revisiting traffic studies and staying in front of
trends.

Added Agenda Item: 7a.
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Council thanked Commissioner Anderson for the presentation and for visiting the Council. Council noted 
crime is not prosecuted by Hennepin County Attorney, noted the light rail system cost of $4 billion dollars to 
traffic the same amount of people that travel through Corcoran each day. Council noted another light rail 
that was approved in Hennepin County. Council asked Commissioner Anderson to support the City of 
Corcoran in the City's transportation needs. Commissioner Anderson noted progress in having the voices of 
western Hennepin heard at the County Board. Commissioner Anderson noted voting against the light rail for 
$100 million, that is not located within our community. Commission Anderson mentioned the many 
programs approximately 800 residents in Corcoran participate in through Hennepin County. Council noted 
organics recycling is a large topic in Corcoran. Council noted a library branch in Corcoran for future planning 
in a capital improvement plan in the next 10-15 years. Commissioner Anderson noted collaboration with the 
community and noted the map of libraries does not extend in this area and would advocate for a library in 
the area.  

7. Consent Agenda 
a. February 22, 2024 DRAFT Regular Council Minutes 
b. March 23, 2023 DRAFT Regular Council Minutes  
c. Financial Claims March 14, 2024  
d. PNP Results  
e. 7200 Willow Drive Construction Agreement  
f. Kvam CUP (City file 24-009)  
g. City Center Drive and  79th Place – Mass Grading and Stormwater Improvements – Pay Request 5  
h. Updated: Water Treatment Plant – Pay Request 10 
i. Water Treatment Plant – Change Order 2  
j. City Hall - Utility Service Connections (ARPA Eligible)  
k. Updated: February 29, 2024 DRAFT Special Meeting Council Minutes 
l. Updated: Amendment to 2024 Fee Schedule 

Council requested items 7e be pulled for discussion. 
MOTION:  made by Nichols, seconded by Bottema to approve consent agenda items 7a-d and 7f-l as 
presented.  
Voting Aye: McKee, Schultz, Bottema, Vehrenkamp, and Nichols 
(Motion carries: 5:0) 
Regarding 7e, Council questioned dual residence on the property. Construction Services Supervisor 
Pritchard clarified the agreement is a solid agreement and noted a $10,000 escrow in the case of the 
applicant not following the agreement, and confirmed the Certificate of Occupancy would not be issued until 
original residence has been confirmed destroyed by West Suburban Fire. 
MOTION:  made by Schultz, seconded by Vehrenkamp to approve consent agenda item 7e as presented.  
Voting Aye: McKee, Schultz, Bottema, Vehrenkamp, and Nichols 
(Motion carries: 5:0) 

8. Planning Business (Public Comment Opportunity) 
a. Public Hearing: Interim Ordinance Discussion 

Mayor McKee opened the Public Hearing. 
Mayor noted continuation of Public Hearing after presentation by Planner David McKeown prior to the Public 
Hearing. 
Planner Davis McKeown reviewed the interim ordinance and noted concerns regarding perceived ambiguity 
and development rights within the City Code have historically been interpreted with the rural commercial 
and transitional rural commercial districts. Planner Davis McKeown noted a potential desire to move away 
from historical precedent raises questions on how underlying district standards and development intensity 
interplay with and without development rights in these districts. Planner Davis McKeown directed staff to 
prioritize reviewing development rights and the district standards of the two districts within the 2024 work 
plan and part of an ongoing study of commercial industrial district standards already underway. Planner 
Davis McKeown noted the moratorium would allow staff to review standards and address concerns within 
the rural commercial and transitional rural commercial districts. 
Mayor McKee continued the Public Hearing. 
Scott Dahlke, civil engineer, on behalf of Craig Scherber, opined on the rural commercial interim ordinance, 
and would like to appeal exclusion of Mr. Scherber’s property from the interim ordinance and noted an 
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application is currently in process. Mr. Dahlke asked for confirmation that the letter from Mr. Sherber’s 
attorney regarding exclusion from the interim ordinance was received by Council and will be placed in the 
public record. Mr. Dahlke reviewed the application non-compliance over the past two years with additional 
plans submitted in the last two weeks. Mr. Dahlke noted applicant has been working with staff for 
compliance of application and inquired why the interim ordinance was being implemented now. 
MOTION: made by McKee, seconded by Nichols, to close the Public Hearing. 
City Administrator Tobin responded to Mr. Dahlke’s question regarding the unclear ordinance regarding 
rural commercial zoning and why the interim ordinance is being completed now. City Administrator Tobin 
noted the applicants concerns regarding the clarity of the rural commercial and transitional rural commercial 
ordinance is the reason for the interim ordinance so staff can better assess and address applicant 
concerns. 
Voting Aye: McKee, Schultz, Bottema, Vehrenkamp, and Nichols 
(Motion carries 5:0)  
Council noted moratorium does not slow the work of staff but ensures other applications cannot be 
processed while staff is reviewing concerns of ordinance. City Administrator Tobin noted it ensures that 
future applicants cannot come in with another application and allows staff to resolve the current application 
and move the project forward in the most expeditious process. Council asked if the current application was 
complete. Planner Davis McKeown noted the application was incomplete as the infrastructure feasibility 
study is not complete, but added it is anticipated to be complete by the beginning of April, which would make 
the application complete. Planner Davis McKeown noted at that time the interim moratorium would be in 
place and staff would work with the city attorney to determine application processing. City Administrator 
Tobin noted staff is addressing the concern of applicant and noted the moratorium is the process for the city 
to follow and complete. Council and staff discussed reviewing the ordinance update regarding rural 
commercial in the second quarter and including on the agenda for the April 4 Planning Commission 
Meeting. City Administrator Tobin noted the intent is to bring feedback to Council by end of second quarter. 
Craig Scherber, opined on the application completeness and noted dissatisfaction on the interim 
moratorium. 
Council and staff reviewed dates of when the first application was received. Planner Davis McKeown noted 
the process was explained regarding a concept plan, with an application letter noting what was omitted on 
December 8, 2022. Planner Davis McKeown noted the applicant resubmitted in October 2023, with another 
incomplete submission. Planner Davis McKeown reviewed the applicant requested a 30-day stay which the 
city granted, with a resubmission on January 24, which was incomplete. Planner Davis McKeown noted  a 
recent application was resubmitted March 13, 2024, with everything complete except for the feasibility study. 
Planner Davis McKeown noted presenting a phased work plan for Council review at the March 28 meeting, 
obtaining Planning Commission feedback on April 4, for Council review on April 25, and a first draft available 
at a June Public Hearing. Planner Davis McKeown noted allowing time in July as well in case there are 
implications of any changes. Council noted a moratorium is standard when staff is reviewing and studying a 
process. 
Scott Dahlke, civil engineer for applicant, noted the Industrial Park at Pioneer Trail requested exemption for 
a moratorium and requested extending the same to Mr. Scherber’s application from this moratorium. 
Planner Davis noted the specific project example by Mr. Dahlke had already received preliminary approvals 
and why it was exempted; it was not a request, it had to be exempted by State law. 
MOTION: made by Nichols, seconded by Schultz, adopting Ordinance 2024-515 An Interim Ordinance of 
the City Of Corcoran, Minnesota Prohibiting Approval of Subdivision And Development Applications Within 
Lands Zoned and/or Guided Rural Commercial or Transitional Rural Commercial or Those Lands Proposed 
To Be Guided or Zoned Rural Commercial, with a friendly amendment made by Nichols, seconded by 
Schultz to amend Ordinance 2024-515 to not exclude the application as requested by the applicant, Craig 
Scherber, from the interim moratorium.  
Voting aye:  McKee, Schultz, Bottema, Vehrenkamp, and Nichols 
(Motion carries: 5:0) 
MOTION: made by Nichols, seconded by Schultz, adopting Ordinance 2024-516 An Interim Ordinance of 
the City of Corcoran, Minnesota Prohibiting Approval of New Plats, Site Plans, and Other Land Use 
Applications in the Rural Commercial and Transitional Rural Commercial Districts. 
Council and staff reviewed with the current pace of development the moratorium will allow staff time to 
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review the current request to review by the applicant. Council noted applicant position and is sympathetic to 
the work the applicant has completed.  
Voting aye:  McKee, Schultz, Bottema, Vehrenkamp, and Nichols 
(Motion Carries: 5:0) 

9. Unfinished Business 
10. New Business (Public Comment Opportunity) 

Mayor McKee invited residents to communicate in-person during the public comment opportunity for New 
Business items. City Administrator Tobin explained the instructions to participate in the public comment 
opportunity. 

a. Stanchion Bar Music and Event Request for July 12 and 13, 2024 
Kristy Monnens, Stanchion business owner, presented to Council the Stanchion event on July 12 and 13, 
and requested an extension to 1:00 am for band play time. Ms. Monnens reviewed the specific items and 
parameters of event and the reason for the 1:00 am band play time extension. City Clerk Friedrich added 
the applicant does have a license to remain open until 2:00 am. Director of Public Safety Gottschalk noted 
there have not been any complaints regarding past events at The Stanchion. 
MOTION: made by Vehrenkamp, seconded by Nichols approving the Stanchion Bar Music and Event 
Request for July 12 and 13, 2024. 
Voting aye:  McKee, Schultz, Bottema, Vehrenkamp, and Nichols 
(Motion carries: 5:0) 

11. Staff Reports (Moved from Item 12) 
a. Updated: Cropland Bid Update 

City Clerk Friedrich reviewed the timeline for the RFP Cropland Bid and noted March 27, at 1:00 pm was the 
deadline for all bids to be accepted. City Clerk Friedrich added once bidding was complete, if Option 1 is not 
a viable option which was what Council directed staff to proceed with through Hennepin County, staff would 
bring maintenance cost options back to Council for either spraying or mowing the cropland parcels for weed 
control. 

b. Updated: Timeline for Staff/Granicus Project Status 
City Clerk Friedrich presented a summary of Council approval for Granicus Peak software, which is an 
agenda building software to assist staff with building Council and commission packets. City Clerk Friedrich 
noted specific staff have been training, to assist with training staff on the new software application. City 
Clerk Friedrich noted an introduction rollout to staff on the new software at the beginning of April, with 
tentative dates for implementation and trail runs possibly the last Council meeting in April. City Clerk 
Friedrich mentioned some of the benefits of the new software to streamline minutes, notetaking, and viewing 
of agenda packets. City Administrator Tobin added Granicus would allow Council and commission to go 
paperless with packets and move to distribution of electronic packets. 

12. Council Reports (Moved from Item 13) 
a. SF 3303/HF 3168 
b. Updated: SF 3080/HF2235 
c. SF 3964/HF 4009 
d. Added: SF 3964/SF 3980/HF 4009 

Mayor McKee noted drafting a Council opposition via a resolution regarding a middle housing bill which 
would allow significant changes to density, housing types allowed, elimination of single-family housing, 
eliminates local control and requirements, design standards, would cut down setbacks, and reduce lot sizes, 
and mandate density increases. Mayor McKee specifically noted SF 1370. Mayor McKee noted drafting a 
resolution opposing SF 1370, at the March 28 meeting or as soon as possible, indicating the City of 
Corcoran remains in favor of local authority. 
MOTION: made by Bottema, seconded by Vehrenkamp to authorize Mayor McKee and City Administrator 
Tobin to create a resolution opposing legislation. 
Voting aye: McKee, Schultz, Bottema, Vehrenkamp, and Nichols 
(Motion carries 5:0) 

13. 2024 City Council Schedule (Moved from Item 14) 
City Administrator Tobin noted necessity of work sessions for the City Park Planning with Parks and Trails 
Commission and a separate work session for Planning Commission. Mayor McKee called a joint work 
session on April 25 with the Parks and Trails Commission, and on May 23 with the Planning Commission. 
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14. Closed Session (Moved from Item 11) 
a. Real Estate Property 

1. Stieg Road Improvements 
2. City Center 

Mayor McKee stated: 
“City Council is going into closed to consider an offer for real estate. Under the authority of Minnesota Stat. 
§ 13D.05 subd. 3(c)(3) the City is permitted to close a meeting to consider offers and counteroffers for the 
purchase or sale of real or personal property. The city council is going into closed session to consider an 
offer for real estate; the following property is the subject of the closed meeting: PID 01-119-23-32-0006 and 
PID 24-119-23-33-0001 .” 
 
Mayor McKee recessed the Council meeting at 8:43 pm. 
 
Mayor McKee reconvened the Council meeting at 9:18 pm.  
 
Mayor McKee stated:  
“In the closed session, the City Council discussed an offer for real estate staff and personal property; staff 
was provided direction.” 

15. Adjournment 
MOTION: made by Nichols, seconded by Schultz to adjourn. 
Voting Aye: McKee, Schultz, Bottema, Vehrenkamp, and Nichols. 
(Motion carries 5:0) 
Meeting adjourned at 9:20 pm on March 14, 2024. 
 
 
 
 
Michelle Friedrich – City Clerk 



Agenda Item 7b.
Council Meeting Date: 3/28/2024

Prepared By: Jodie Peterson

Amount Project name

$0.00

-$                                                                              

$560,656.77

$560,656.77
125,810.21$                                                                  

686,466.98$                                                                  

Date Paid to Amount Description
3/8/2024 INVOICE CLOUD 1,453.30$                                Credit Card Processing Fee
3/8/2024 Optum Bank 4,341.89$                                Employee HSA 
3/8/2024 MN PERA 26,608.49$                              Employee Pension

3/11/2024 THE HARTFORD 1,649.80$                                Employee Disability Premium
3/11/2024 EMPOWER 5,517.65$                                Employee Deferred Comp/Healthcare Savings
3/14/2024 POSTALIA 800.00$                                    Postage
3/15/2024 ADP PAYROLL FEES 328.12$                                   Payoll Processing Fee
3/19/2024 MN DEPT OF REVEN 100.04$                                   Fuel Tax
3/21/2024 ADP Tax 125,710.17$                           Net Payroll and Taxes

Total 125,810.21$                 

TOTAL EXPENDITURES FOR APPROVAL

Auto Deductions / Electronic Fund Transfer / Other Disbursements

ALL OTHER FINANCIAL CLAIMS
Check Register

(See attached Check Detail Registers)
Total Checks
Total of Auto Deductions

Total

Total Fund #500 =
(See attached Payments Detail)

FINANCIAL CLAIMS

CHECK RANGE 

FUND #500 ESCROW CLAIMS
Paid to

SEE THE REGISTER FOR #500 CLAIMS



CHECK REGISTER - COUNCIL

INVOICE GL DISTRIBUTION REPORT FOR CITY OF CORCORAN 1/9Page: 03/22/2024 02:30 PM
User: jpeterson
DB: Corcoran

EXP CHECK RUN DATES 03/15/2024 - 03/28/2024
JOURNALIZED

PAID - CHECK TYPE: PAPER CHECK

Check AmountChk DateInvoice Invoice Desc.VendorInvoice DateGL Number

Check 35163
351632,250.00 03/28/24485465HR DEVELOPMENT SERVICE TRAINING - ABDO LLP03/12/24100-41500-50207
3516336,152.00 03/28/24484756ABDO FINANCE MANAGER SUPPORTABDO LLP02/29/24100-41500-50300

38,402.00 Total For Check 35163

Check 35164
3516473.94 03/28/2412534911MILWAUKEE CUTTERACME TOOLS03/18/24100-43100-50210
35164219.00 03/28/2412527516ROTARY HAMMERACME TOOLS03/15/24100-43100-50210
3516438.00 03/28/2412528209ROTATING CRADLE CAULK GUNACME TOOLS03/15/24100-43100-50210
351649.91 03/28/2412536458GRIP RITE REBAR SAFETY CAPACME TOOLS03/18/24411-43100-50210

340.85 Total For Check 35164

Check 35165
35165130.57 03/28/243859310PW BUILDING PEST CONTROLADAMS PEST CONTROL, INC.02/29/24100-43100-50401

130.57 Total For Check 35165

Check 35166
35166325.00 03/28/243503EMT RECERTIFICATION - WILCOXALLIED MEDICAL TRAINING02/06/24100-42100-50207

325.00 Total For Check 35166

Check 35167
35167(13.47)03/28/2411NJ-NH41MFLQREFUND FOR PAINTERS TAPEAMAZON CAPITAL SERVICES03/16/24100-41900-50200
35167186.29 03/28/241RR6-HGYP-61WQSMOKE ALARM BATTERIESAMAZON CAPITAL SERVICES03/12/24100-42100-50210
35167479.42 03/28/241636-WQ1N-VRDKFIREAREM SAFETY SUPPLIESAMAZON CAPITAL SERVICES03/17/24204-42100-50210
3516713.39 03/28/2413TL-PN6V-3F9WNAME BADGE PINSAMAZON CAPITAL SERVICES03/18/24204-42100-50210

665.63 Total For Check 35167

Check 35168
3516822.60 03/28/242584625UNLEADED FUELBEAUDRY OIL COMPANY03/05/24100-41900-50212
351681,027.97 03/28/242584625UNLEADED FUELBEAUDRY OIL COMPANY03/05/24100-42100-50212
3516879.07 03/28/242584625UNLEADED FUELBEAUDRY OIL COMPANY03/05/24100-43100-50212
351681,330.57 03/28/242584624ULS DYED FUELBEAUDRY OIL COMPANY03/05/24100-43100-50212

2,460.21 Total For Check 35168

Check 35169
3516910.00 03/28/2421850CLOSED UTILITY BILLING ACCOUNT REFCARNOY, CHRISTIAN/CHARLYN03/14/24601-00000-22200

10.00 Total For Check 35169

Check 35170
35170122.20 03/28/247384477CHAIRCEMSTONE PRODUCTS COMPANY03/11/24411-43100-50210

122.20 Total For Check 35170

Check 35171
3517117.10 03/28/2402292024GAS BILL FEBRUARY 2024CENTERPOINT ENERGY 02/29/24100-41900-50381
35171145.43 03/28/2402292024GAS BILL FEBRUARY 2024CENTERPOINT ENERGY 02/29/24100-43100-50381

162.53 Total For Check 35171

Check 35172
351727.15 03/28/245202329*063SURFACE DISINFECTANTCINTAS - 47003/15/24100-43100-50400

7.15 Total For Check 35172

Check 35173
35173146.37 03/28/244185589376CITY HALL FLOOR MATSCINTAS - 47003/06/24100-41900-50400
3517330.55 03/28/244185589452CRT CABINET/DISPOSABLE BATHROOM MACINTAS - 47003/06/24100-43100-50400
351736.60 03/28/244185589434UNIFORM/BATHROOM MAT SERVICECINTAS - 47003/06/24100-43100-50400
3517383.70 03/28/244186309244SMALL SHOP TOWELSCINTAS - 47003/13/24100-43100-50400



CHECK REGISTER - COUNCIL

INVOICE GL DISTRIBUTION REPORT FOR CITY OF CORCORAN 2/9Page: 03/22/2024 02:30 PM
User: jpeterson
DB: Corcoran

EXP CHECK RUN DATES 03/15/2024 - 03/28/2024
JOURNALIZED

PAID - CHECK TYPE: PAPER CHECK

Check AmountChk DateInvoice Invoice Desc.VendorInvoice DateGL Number

Check 35173
3517330.09 03/28/244186309275DISPOSABLE BATHROOM MATS/UNIFORMCINTAS - 47003/13/24100-43100-50400
35173212.99 03/28/244185589579UNIFORMSCINTAS - 47003/06/24100-43100-50417
3517335.27 03/28/244185589434UNIFORM/BATHROOM MAT SERVICECINTAS - 47003/06/24100-43100-50417
35173212.99 03/28/2456UNIFORMSCINTAS - 47003/13/24100-43100-50417
3517335.27 03/28/244186309275DISPOSABLE BATHROOM MATS/UNIFORMCINTAS - 47003/13/24100-43100-50417

793.83 Total For Check 35173

Check 35174
3517445.00 03/28/2412-2023 STAFF ENGINEER TIME - KARINEMI MEACITY OF CORCORAN03/19/24100-00000-22205
35174270.00 03/28/2412 2023STAFF ENGINEER TIME - BELLWETHER 2CITY OF CORCORAN03/19/24100-00000-22205
35174270.00 03/28/2402-2024STAFF ENGINEER TIME - BELLWETHER FCITY OF CORCORAN03/19/24100-00000-22205
35174135.00 03/28/241.2024STAFF ENGINEER TIME - KARINEMI MEACITY OF CORCORAN03/19/24100-00000-22205
3517490.00 03/28/24202401STAFF ENGINEER TIME - BELLWETHER JCITY OF CORCORAN03/19/24100-00000-22205
3517445.00 03/28/242024-2STAFF ENGINEER TIME - BASS LAKE CRCITY OF CORCORAN03/19/24100-00000-22205-008
3517490.00 03/28/242024-02STAFF ENGINEER TIME - BECHTOLD FARCITY OF CORCORAN03/19/24100-00000-22205-013
35174270.00 03/28/242023 12STAFF ENGINEER TIME - COOK LAKE HICITY OF CORCORAN03/19/24100-00000-22205-017
3517445.00 03/28/2402.2024STAFF ENGINEER TIME - COOK LAKE HICITY OF CORCORAN03/19/24100-00000-22205-017
35174180.00 03/28/242024-1STAFF ENGINEER TIME - COOK LAKE HICITY OF CORCORAN03/19/24100-00000-22205-017
3517445.00 03/28/242023.12STAFF ENGINEER TIME - D&D DEC 2023CITY OF CORCORAN03/19/24100-00000-22205-024
3517490.00 03/28/2401.2024STAFF ENGINEER TIME - TAVERA JAN. CITY OF CORCORAN03/19/24100-00000-22205-056
35174180.00 03/28/24122023STAFF ENGINEER TIME - TAVERA DEC. CITY OF CORCORAN03/19/24100-00000-22205-056
35174495.00 03/28/2402 2024STAFF ENGINEER TIME - AMBERLY/BELLCITY OF CORCORAN03/19/24100-00000-22205-087
35174540.00 03/28/2412024STAFF ENGINEER TIME - AMBERLY/BELLCITY OF CORCORAN03/19/24100-00000-22205-087
35174180.00 03/28/2412.2023STAFF ENGINEER TIME - RUSH CREEK RCITY OF CORCORAN03/19/24100-00000-22205-098
3517445.00 03/28/2402224STAFF ENGINEER TIME - RUSH CREEK RCITY OF CORCORAN03/19/24100-00000-22205-098
3517445.00 03/28/242023-12STAFF ENGINEER TIME - GARAGES TOO CITY OF CORCORAN03/19/24100-00000-22205-111
35174270.00 03/28/24202312STAFF ENGINEER TIME - RCR/ST THERECITY OF CORCORAN03/19/24100-00000-22205-130

3,330.00 Total For Check 35174

Check 35175
35175269.18 03/28/2403052024CITY HALL/POLICE INTERNETCOMCAST - 002320203/05/24100-41900-50321
35175269.17 03/28/2403052024CITY HALL/POLICE INTERNETCOMCAST - 002320203/05/24100-42100-50321

538.35 Total For Check 35175

Check 35176
35176128.66 03/28/2403052024PHONE SERVICES 03/10/24-04/09/2024COMCAST 004489303/05/24100-43100-50321

128.66 Total For Check 35176

Check 35177
351774,835.00 03/28/24370324SERVICE ENGINEER SUPPORT - ONSITE/COMPUTER INTEGRATION TECH02/29/24100-41920-50300
351772,600.00 03/28/24370387MANAGED SERVICES MONTHLY BILLING FCOMPUTER INTEGRATION TECH03/07/24100-41920-50300
351771,867.00 03/28/24370841OFFICE 365 AGREEMENT FOR MARCH 202COMPUTER INTEGRATION TECH03/15/24100-41920-50300
35177885.00 03/28/24370534SIRIS 4 - P4000 BACKUP BILLING - ACOMPUTER INTEGRATION TECH03/15/24100-41920-50300
351773,816.00 03/28/24371329AGREEMENT MANAGED SERVICES APRIL 2COMPUTER INTEGRATION TECH03/15/24100-41920-50300

14,003.00 Total For Check 35177

Check 35178
3517846.36 03/28/2419414CLOSED UTILITY BILLING ACCOUNT REFCRAWFORD, PAM/ROD03/14/24601-00000-22200

46.36 Total For Check 35178

Check 35179
351790.60 03/28/24114X95919102OFFICE WATERCULLIGAN BOTTLED WATER02/29/24100-41900-50210

0.60 Total For Check 35179



CHECK REGISTER - COUNCIL

INVOICE GL DISTRIBUTION REPORT FOR CITY OF CORCORAN 3/9Page: 03/22/2024 02:30 PM
User: jpeterson
DB: Corcoran

EXP CHECK RUN DATES 03/15/2024 - 03/28/2024
JOURNALIZED

PAID - CHECK TYPE: PAPER CHECK

Check AmountChk DateInvoice Invoice Desc.VendorInvoice DateGL Number

Check 35180
3518018.49 03/28/246484CLOSED UTILITY BILLING ACCOUNT REFD'SOUZA, RACHEL/DERRIC03/14/24601-00000-22200

18.49 Total For Check 35180

Check 35181
35181130.81 03/28/24986695MARCH 12 PUBLIC HEARING FOR WOODLAECM PUBLISHERS INC02/22/24100-41900-50350
35181107.07 03/28/24986694MAR 12 PH FOR IUP-KHACHOLING CENECM PUBLISHERS INC02/22/24100-41900-50350
35181166.22 03/28/24988868CROPLAND BIDS NOTICEECM PUBLISHERS INC03/07/24100-41900-50350
35181142.47 03/28/24988867ORDINANCE NO. 2024-514 NOTICEECM PUBLISHERS INC03/07/24100-41900-50350

546.57 Total For Check 35181

Check 35182
35182134.78 03/28/2418097SELECT GRANULARFEHN COMPANIES03/18/24411-43100-50303

134.78 Total For Check 35182

Check 35183
35183470.00 03/28/241058510585 CO RD 101 WCA ESCROW RELEASEGONYEA COMPANY03/18/24100-00000-22205

470.00 Total For Check 35183

Check 35184
351841,477.62 03/28/241000223476RADIO FLEET FEE FEBRUARY 2024HENNEPIN COUNTY INFO TECH03/04/24100-42100-50323
35184333.36 03/28/241000223543RADIO FLEET FEE 02/2024HENNEPIN COUNTY INFO TECH03/04/24100-43100-50323

1,810.98 Total For Check 35184

Check 35185
351852,055.16 03/28/2403122024TRUTH IN TAXATION NOTICESHENNEPIN COUNTY TREASURER03/12/24100-41900-50210

2,055.16 Total For Check 35185

Check 35186
35186350.00 03/28/2411179MEMBERSHIP RENEWALI-94 WEST CHAMBER11/03/23100-41900-50433

350.00 Total For Check 35186

Check 35187
35187944.00 03/28/2403192024COMMERCE STREET ESCROW RELEASEIAN DRUMMOND03/19/24100-00000-22205

944.00 Total For Check 35187

Check 35188
35188566.59 03/28/2403202024MILEAGE REIMBURSEMENTJASON TOBIN03/20/24100-41320-50331

566.59 Total For Check 35188

Check 35189
3518940.00 03/28/2435325BP22-0045 PLANNING SERVICES TIMELANDFORM PROFESSIONAL SERVIC03/18/24100-00000-22205
3518940.00 03/28/2435327BP22-0015 PLANNING SERVICES TIMELANDFORM PROFESSIONAL SERVIC03/18/24100-00000-22205
3518926.25 03/28/2435328BP22-0031 PLANNING SERVICES TIMELANDFORM PROFESSIONAL SERVIC03/18/24100-00000-22205
35189240.00 03/28/2435329BP23-00174 PLANNING SERVICES TIMELANDFORM PROFESSIONAL SERVIC03/18/24100-00000-22205
35189371.00 03/28/2435331BP23-0041 PLANNING SERVICES TIMELANDFORM PROFESSIONAL SERVIC03/18/24100-00000-22205
3518973.75 03/28/2435332BP23-0045 PLANNING SERVICES TIMELANDFORM PROFESSIONAL SERVIC03/18/24100-00000-22205
3518986.25 03/28/2435332-2BP23-0046 PLANNING SERVICES TIMELANDFORM PROFESSIONAL SERVIC03/18/24100-00000-22205
35189280.00 03/28/2435333BP23-0050 PLANNING SERVICES TIMELANDFORM PROFESSIONAL SERVIC03/18/24100-00000-22205
35189160.00 03/28/2435335BP23-0053 PLANNING SERVICES TIMELANDFORM PROFESSIONAL SERVIC03/18/24100-00000-22205
35189160.00 03/28/2435336BP23-0001 PLANNING SERVICES TIMELANDFORM PROFESSIONAL SERVIC03/18/24100-00000-22205
351891,575.00 03/28/2435338BP23-0006 PLANNING SERVICES TIMELANDFORM PROFESSIONAL SERVIC03/18/24100-00000-22205
3518940.00 03/28/2435339BP23-0014 PLANNING SERVICES TIMELANDFORM PROFESSIONAL SERVIC03/18/24100-00000-22205
3518980.00 03/28/2435318SOLAR IUP 16-032LANDFORM PROFESSIONAL SERVIC03/11/24100-00000-22205
3518940.00 03/28/2435326BECHTOLD FARMS FINAL PLAT CITY FILLANDFORM PROFESSIONAL SERVIC03/12/24100-00000-22205-013
35189229.50 03/28/2435334TAVERA 6TH FPUD AND FP 23-033LANDFORM PROFESSIONAL SERVIC03/12/24100-00000-22205-056



CHECK REGISTER - COUNCIL

INVOICE GL DISTRIBUTION REPORT FOR CITY OF CORCORAN 4/9Page: 03/22/2024 02:30 PM
User: jpeterson
DB: Corcoran

EXP CHECK RUN DATES 03/15/2024 - 03/28/2024
JOURNALIZED

PAID - CHECK TYPE: PAPER CHECK

Check AmountChk DateInvoice Invoice Desc.VendorInvoice DateGL Number

Check 35189
3518940.00 03/28/2435317RAVINIA 6TH ADDITION FINAL PUD AND LANDFORM PROFESSIONAL SERVIC03/11/24100-00000-22205-061
3518925.50 03/28/2435319ENCORE FINAL PUD & FP 18-027LANDFORM PROFESSIONAL SERVIC03/11/24100-00000-22205-087
3518980.00 03/28/2435320BELLWETHER 3RD FP (CITY FILE 19-01LANDFORM PROFESSIONAL SERVIC03/11/24100-00000-22205-087
3518925.50 03/28/2435321AMBERLEY & BELLWETHER 6TH FP & FPULANDFORM PROFESSIONAL SERVIC03/11/24100-00000-22205-087
35189145.50 03/28/2435322BELLWETHER 8TH FP & FPUD CITY FILE LANDFORM PROFESSIONAL SERVIC03/12/24100-00000-22205-087
3518991.75 03/28/2435323AMBERLEY 2ND ADD FP AND FPUD 22-00LANDFORM PROFESSIONAL SERVIC03/12/24100-00000-22205-087
3518952.50 03/28/2435324BELLWETHER 9TH FP & FPUD CITY FILE LANDFORM PROFESSIONAL SERVIC03/12/24100-00000-22205-087
351891,680.00 03/28/2435337CITY BUSINESSLANDFORM PROFESSIONAL SERVIC03/12/24100-41910-50300
351891,120.00 03/28/2435340CITY BUSINESSLANDFORM PROFESSIONAL SERVIC03/12/24100-41910-50300
3518980.00 03/28/2435330COMMERCIAL INDUSTRIAL ORD UPDATES LANDFORM PROFESSIONAL SERVIC03/12/24101-41910-50300

6,782.50 Total For Check 35189

Check 35190
35190312.50 03/28/2429869RECONNECT PUMP AT CITY HALL LABORLOBERG ELECTRIC INC03/11/24100-41900-50401

312.50 Total For Check 35190

Check 35191
351912,075.33 03/28/2403082024LABOR RELATION SERVICES FEBRUARY 2MADDEN, GALANTER, HANSEN LLP03/08/24100-41600-50300

2,075.33 Total For Check 35191

Check 35192
351922,945.95 03/28/2422098AMMUNITIONMAGTECH AMMUNITION03/13/24100-42100-50207

2,945.95 Total For Check 35192

Check 35193
35193504.92 03/28/2400008188SHARED SIGNAL LIGHTSCITY OF MEDINA01/04/24100-43100-50381

504.92 Total For Check 35193

Check 35194
35194173.93 03/28/243319HAMMER SET/GARAGE DOOR LIFT HANDLEMENARDS BUFFALO03/08/24100-43100-50210

173.93 Total For Check 35194

Check 35195
35195265.05 03/28/2429422HAMMER SET/TRANSPORTMENARDS MAPLE GROVE03/04/24411-43100-50210
3519514.18 03/28/24294612X12 BETTER DOUGLAS FIR LUMBERMENARDS MAPLE GROVE03/05/24411-43100-50210

279.23 Total For Check 35195

Check 35196
3519629,554.73 03/28/244043FINALIZED PERMITS FEBRUARY 2024METRO WEST INSPECTION SERVIC02/16/24100-42400-50300

29,554.73 Total For Check 35196

Check 35197
3519779,520.00 03/28/2402-2024FEBRUARY 2024 SAC CHARGESMETROPOLITAN COUNCIL03/11/24602-00000-20800

79,520.00 Total For Check 35197

Check 35198
3519825.85 03/28/24182255BOLTMILLER CHEVROLET01/23/24100-43100-50220

25.85 Total For Check 35198

Check 35199
35199325.00 03/28/24156502024 ETI CONFERENCEMN CHIEFS OF POLICE ASSOC03/18/24100-41400-50207
35199120.00 03/28/24156502024 ETI CONFERENCEMN CHIEFS OF POLICE ASSOC03/18/24100-42100-50207

445.00 Total For Check 35199

Check 35200
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Check AmountChk DateInvoice Invoice Desc.VendorInvoice DateGL Number

Check 35200
3520066.00 03/28/24453547REASONABLE SUSPICION TRAINING CLASMN OCCUPATIONAL HEALTH02/29/24100-42100-50207

66.00 Total For Check 35200

Check 35201
3520180.09 03/28/247207CLOSED UTILITY BILLING ACCOUNT REFMOSHER, TYLER/AMANDA03/14/24601-00000-22200

80.09 Total For Check 35201

Check 35202
352023.06 03/28/246672CLOSED UTILITY BILLING ACCOUNT REFNARAYAN, PRAJAKTA03/14/24601-00000-22200

3.06 Total For Check 35202

Check 35203
35203192.31 03/28/2403182024DEPENDENT CARE REIMBURSEMENTNATALIE DAVIS MCKEOWN03/18/24100-00000-21710

192.31 Total For Check 35203

Check 35204
35204100.00 03/28/2402292024EMR REFRESHER - BURNS/EMERSONNORTH MEMORIAL01/30/24100-42100-50207
35204100.00 03/28/2402292024EMR REFRESHER - BURNS/EMERSONNORTH MEMORIAL01/30/24100-42100-50209

200.00 Total For Check 35204

Check 35205
352051,627.50 03/28/2458441PUBLIC WORK BUILDING SERVICE WORKNOVA FIRE PROTECTION INC02/29/24100-43100-50223

1,627.50 Total For Check 35205

Check 35206
35206243,347.65 03/28/242277052074 PAY CORCORAN WATER TOWER STORAGE TANK PHOENIX FABRICATORS & ERECTO03/21/24601-00000-16500
35206(12,167.38)03/28/242277052074 PAY CORCORAN WATER TOWER STORAGE TANK PHOENIX FABRICATORS & ERECTO03/21/24601-00000-20610

231,180.27 Total For Check 35206

Check 35207
3520777.09 03/28/2419389CLOSED UTILITY BILLING ACCOUNT REFPICKAR, SCOTT/PATRICIA03/14/24601-00000-22200

77.09 Total For Check 35207

Check 35208
352082,400.00 03/28/2403112024SPRING/SUMMER NEWSLETTER POSTAGEPOSTMASTER03/11/24100-41130-50350

2,400.00 Total For Check 35208

Check 35209
352097.60 03/28/2419356CLOSED UTILITY BILLING ACCOUNT REFPULTE HOMES OF MN, LLC03/14/24601-00000-22200
3520971.72 03/28/2419319CLOSED UTILITY BILLING ACCOUNT REFPULTE HOMES OF MN, LLC03/14/24601-00000-22200
35209160.29 03/28/2419518CLOSED UTILITY BILLING ACCOUNT REFPULTE HOMES OF MN, LLC03/14/24601-00000-22200
3520972.34 03/28/2419483CLOSED UTILITY BILLING ACCOUNT REFPULTE HOMES OF MN, LLC03/14/24601-00000-22200
3520984.88 03/28/2419350CLOSED UTILITY BILLING ACCOUNT REFPULTE HOMES OF MN, LLC03/14/24601-00000-22200
3520952.08 03/28/2410247CLOSED UTILITY BILLING ACCOUNT REFPULTE HOMES OF MN, LLC03/14/24601-00000-22200
3520918.90 03/28/2419585CLOSED UTILITY BILLING ACCOUNT REFPULTE HOMES OF MN, LLC03/14/24601-00000-22200
3520943.22 03/28/2419535CLOSED UTILITY BILLING ACCOUNT REFPULTE HOMES OF MN, LLC03/14/24601-00000-22200

511.03 Total For Check 35209

Check 35210
35210925.00 03/28/242216047SIREN TESTING, BATTERY AND FUSE REREADY WATT ELECTRIC11/16/23100-42151-50404

925.00 Total For Check 35210

Check 35211
352111,517.05 03/28/240894-006595583CITY HALL GARBAGE FEBRUARY/MARCH 2REPUBLIC SERVICES02/29/24100-41900-50380
35211168.62 03/28/240894-006596388PUBLIC WORKS GARBAGE FEBUARY 2024REPUBLIC SERVICES02/29/24100-43100-50380
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Check 35211
35211411.81 03/28/240894-006595438CITY PARK GARBAGE FEBRUARY/MARCH 2REPUBLIC SERVICES02/29/24100-45200-50380
3521189.37 03/28/240894-006597482WILDFLOWER PARK GARBAGE FEBRUARY 2REPUBLIC SERVICES03/07/24100-45200-50380

2,186.85 Total For Check 35211

Check 35212
35212151.87 03/28/246471CLOSED UTILITY BILLING ACCOUNT REFRODRIGUEZ, JUAN CARLOS03/14/24601-00000-22200

151.87 Total For Check 35212

Check 35213
3521327.95 03/28/247303CLOSED UTILITY BILLING ACCOUNT REFSELTMAN, RACHEL03/14/24601-00000-22200

27.95 Total For Check 35213

Check 35214
352142,299.00 03/28/242198819RED BARN PET RETREATSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
352147,657.45 03/28/242202472HOPE COMMUNITY DEVELOPMENT PROJECTSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
352141,134.00 03/28/2421988183019 ADDITION DEVELOPMENT PROJECTSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
352145,040.32 03/28/242198784BELLWETHER DEVELOPMENT PROJECTSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
352141,825.50 03/28/242203638LARKIN ROAD IMPROVEMENTSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
35214450.00 03/28/242203636KACHOLING CENTERSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
35214190.60 03/28/242203635MINKS PLAT APPLICATIONSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
35214212.60 03/28/242203634LISTER GARAGE CUPSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
35214391.00 03/28/242203633SUNRAM STANTEC CONSULTING SERVICES03/07/24100-00000-22205
35214787.50 03/28/242203632REFUGE AT RUSH CREEK WETLAND BANKSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
352143,943.80 03/28/242198827WOODLAND HILLSSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
35214480.00 03/28/242198826SCHERBER CR 30STANTEC CONSULTING SERVICES03/07/24100-00000-22205
352141,857.00 03/28/242198825CHASTEK FAMILY FARMSSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
35214160.00 03/28/242198823BECHTOLD FARMSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
35214201.25 03/28/242198822KARINIEMI-MEADOWSSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
352141,684.60 03/28/242203639WCA PROJECTSSTANTEC CONSULTING SERVICES03/07/24100-00000-22205
35214115.00 03/28/242203631BASS LAKE CROSSINGSTANTEC CONSULTING SERVICES03/07/24100-00000-22205-008
352141,628.60 03/28/242198799COOK LAKE HIGHLANDSSTANTEC CONSULTING SERVICES03/07/24100-00000-22205-017
35214619.10 03/28/242203652COOK LAKE TURN LANES ENGINEERING CSTANTEC CONSULTING SERVICES03/07/24100-00000-22205-017
352143,528.30 03/28/242198800TAVERA DEVELOPMENT PROJECTSTANTEC CONSULTING SERVICES03/07/24100-00000-22205-056
352143,582.15 03/28/242198783RAVINIA DEVELOPMENT PROJECTSTANTEC CONSULTING SERVICES03/07/24100-00000-22205-058
35214126.50 03/28/242203645NELSON TRUCKING CSAH 101 TURN LANESTANTEC CONSULTING SERVICES03/07/24100-00000-22205-076
352141,532.10 03/28/242198817AMBERLY (1,2)  BELLWETHER (6,7,9)STANTEC CONSULTING SERVICES03/07/24100-00000-22205-087
3521413,276.45 03/28/242203648STIEG ROAD IMPROVEMENTSSTANTEC CONSULTING SERVICES03/07/24100-00000-22205-087
352142,620.45 03/28/242198803RUSH CREEK RESERVE DEVELOPMENT PROSTANTEC CONSULTING SERVICES03/07/24100-00000-22205-098
352141,307.60 03/28/242203639WCA PROJECTSSTANTEC CONSULTING SERVICES03/07/24100-00000-22205-098
35214123.00 03/28/242198821GARAGES TOOSTANTEC CONSULTING SERVICES03/07/24100-00000-22205-111
352142,199.80 03/28/242198820ST THERESE SENIOR LIVINGSTANTEC CONSULTING SERVICES03/07/24100-00000-22205-117
352143,379.92 03/28/242198816WALCOTT GLEN DEVELOPMENT PROJECTSTANTEC CONSULTING SERVICES03/07/24100-00000-22205-129
352142,394.95 03/28/242203649CITY CENTER DR & 79TH PL STREET & STANTEC CONSULTING SERVICES03/07/24100-00000-22205-130
35214278.80 03/28/242202789ZONING APPLICATION GENERAL ENGINEESTANTEC CONSULTING SERVICES03/07/24100-41910-50300
352144,220.50 03/28/242203644NEW CONSTRUCTION INSPECTIONSSTANTEC CONSULTING SERVICES03/07/24100-42400-50303
3521412,934.00 03/28/242203640GENERAL ENGINEERING SERVICESSTANTEC CONSULTING SERVICES03/07/24100-43170-50300
35214375.00 03/28/242203639WCA PROJECTSSTANTEC CONSULTING SERVICES03/07/24100-43170-50309
35214299.00 03/28/24220364166TH STREET DESIGN AND CONSTRUCTIOSTANTEC CONSULTING SERVICES03/07/24408-48005-50530
35214632.50 03/28/242203646CORCORAN TRAILS IMPROVEMENTSSTANTEC CONSULTING SERVICES03/07/24408-48007-50303
3521421,665.40 03/28/242203647WATER SUPPLY TREATMENT AND STORAGE STANTEC CONSULTING SERVICES03/07/24601-00000-16500
352145,239.00 03/28/242203651NE CORCORAN TRUNK INFASTRUCTURESTANTEC CONSULTING SERVICES03/07/24601-49400-50300
352141,827.60 03/28/242203650NE CORCORAN WATER TOWERSTANTEC CONSULTING SERVICES03/07/24601-49400-50303
35214632.50 03/28/242203644NEW CONSTRUCTION INSPECTIONSSTANTEC CONSULTING SERVICES03/07/24601-49400-50303
35214525.00 03/28/242203643WATER UTILITYSTANTEC CONSULTING SERVICES03/07/24601-49400-50303
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Check 35214
35214230.00 03/28/242203642SE CORCORAN TRUNK WATERMAINSTANTEC CONSULTING SERVICES03/07/24601-49400-50303
352141,879.40 03/28/242203637STATE BOND FUND ASSISTANCESTANTEC CONSULTING SERVICES03/07/24601-49400-50303
35214632.50 03/28/242203644NEW CONSTRUCTION INSPECTIONSSTANTEC CONSULTING SERVICES03/07/24602-49450-50303

116,119.74 Total For Check 35214

Check 35215
35215355.00 03/28/24I168754312GA PROJECTILESTREICHER'S POLICE EQUIPMENT03/12/24100-42100-50207
35215213.00 03/28/24I168750912GA PROJECTILESSTREICHER'S POLICE EQUIPMENT03/12/24100-42100-50207
352151,461.77 03/28/24I1687128BATON & HOLDERSTREICHER'S POLICE EQUIPMENT03/11/24100-42100-50209

2,029.77 Total For Check 35215

Check 35216
3521656.52 03/28/2420966-00CABLE TIETERMINAL SUPPLY CO03/07/24100-43100-50210

56.52 Total For Check 35216

Check 35217
3521787.48 03/28/243032ELECTION SUPPLIESCREDIT CARD PURCHASES03/04/24100-41410-50210
3521770.00 03/28/2417076MNGFOA ANNUAL MEMBERSHIP - PETERSOMNGFOA02/21/24100-41500-50433
3521748.00 03/28/2403182024SENSIBLE LAND COALITION TRAININGCREDIT CARD PURCHASES03/18/24100-41910-50207
3521777.00 03/28/2415581PERMITS TO AQUIRE HANDGUN FORMSMN CHIEFS OF POLICE ASSOC03/06/24100-42100-50200
352175.00 03/28/2434AMERHFAA REGISTRATION OF FOTOKITECREDIT CARD PURCHASES03/05/24100-42100-50300
3521760.00 03/28/24683952FLEET MANAGEMENT SOFTWARE 03/09/24FLEETIO03/09/24100-42100-50300
35217150.85 03/28/2410557SQUAD 578 LIGHT MOUNTCREDIT CARD PURCHASES03/06/24416-42100-50210
352177.50 03/28/2403072024TRAINING - PARKING FEESCREDIT CARD PURCHASES03/07/24601-49400-50207
3521757.99 03/28/24240307-11-17TRAINING - MEALCREDIT CARD PURCHASES03/07/24601-49400-50207
35217117.59 03/28/24240305-06-15TRAINING - MEALCREDIT CARD PURCHASES03/05/24601-49400-50207
35217100.26 03/28/24240306-08-9TRAINING - MEALCREDIT CARD PURCHASES03/06/24601-49400-50207

781.67 Total For Check 35217

Check 35218
35218464.26 03/28/24525042784COPIER LEASEUS BANKCORP EQUIPMENT FINANC03/19/24100-41920-50210

464.26 Total For Check 35218

Check 35219
35219158.89 03/28/2419155CLOSED UTILITY BILLING ACCOUNT REFVAKITI, SATYANARAYANA03/14/24601-00000-22200

158.89 Total For Check 35219

Check 35220
35220210.97 03/28/249957647124PD/CH CELL PHONE SERVICEVERIZON WIRELESS02/26/24100-41900-50321
35220517.88 03/28/249957647124PD/CH CELL PHONE SERVICEVERIZON WIRELESS02/26/24100-42100-50321
35220480.12 03/28/249957647124PD/CH CELL PHONE SERVICEVERIZON WIRELESS02/26/24100-42100-50323

1,208.97 Total For Check 35220

Check 35221
352211.00 03/28/24P24-0178DUPLICATE PAYMENT REFUND FOR INV-PVIKING CONTRACTORS03/22/24100-00000-20802
3522190.00 03/28/24P24-0178DUPLICATE PAYMENT REFUND FOR INV-PVIKING CONTRACTORS03/22/24100-00000-32210

91.00 Total For Check 35221

Check 35222
3522254.00 03/28/2486697COLIFORM TESTWATER LABORATORIES, INC. 03/08/24601-49400-50300

54.00 Total For Check 35222

Check 35223
35223125.87 03/28/246480CLOSED UTILITY BILLING ACCOUNT REFWHITE, CHRIS/HEATHER03/14/24601-00000-22200
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Check 35223
125.87 Total For Check 35223

Check 35224
35224395.58 03/28/2435031177726UTILITY SERVICESWRIGHT-HENNEPIN COOP ELECT02/09/24100-00000-22205
35224278.87 03/28/2435031177726UTILITY SERVICESWRIGHT-HENNEPIN COOP ELECT02/09/24100-00000-22205-007
35224825.09 03/28/2435031177726UTILITY SERVICESWRIGHT-HENNEPIN COOP ELECT02/09/24100-00000-22205-056
352241,200.21 03/28/2435031177726UTILITY SERVICESWRIGHT-HENNEPIN COOP ELECT02/09/24100-00000-22205-065
35224628.53 03/28/2435031177726UTILITY SERVICESWRIGHT-HENNEPIN COOP ELECT02/09/24100-00000-22205-087
35224218.19 03/28/2435031177726UTILITY SERVICESWRIGHT-HENNEPIN COOP ELECT02/09/24100-00000-22205-098
3522496.60 03/28/2435031177726UTILITY SERVICESWRIGHT-HENNEPIN COOP ELECT02/09/24100-00000-22205-132
352242,214.70 03/28/2435031177726UTILITY SERVICESWRIGHT-HENNEPIN COOP ELECT02/09/24100-41900-50381
3522461.08 03/28/2435031177726UTILITY SERVICESWRIGHT-HENNEPIN COOP ELECT02/09/24100-42151-50381
35224205.28 03/28/2435031177726UTILITY SERVICESWRIGHT-HENNEPIN COOP ELECT02/09/24100-43100-50381
3522490.08 03/28/2435031177726UTILITY SERVICESWRIGHT-HENNEPIN COOP ELECT02/09/24100-45200-50381
3522474.97 03/28/2435031177726UTILITY SERVICESWRIGHT-HENNEPIN COOP ELECT02/09/24601-49400-50380
35224336.13 03/28/2435031177726UTILITY SERVICESWRIGHT-HENNEPIN COOP ELECT02/09/24602-49450-50380

6,625.31 Total For Check 35224

Check 35225
35225532.14 03/28/24867434010BELLWETHER - STREET LIGHTSXCEL ENERGY03/04/24100-00000-22205

532.14 Total For Check 35225

Check 35226
3522620.68 03/28/248675003859820 CO RD 101 WATER METERXCEL ENERGY03/04/24601-49400-50381

20.68 Total For Check 35226

Check 35227
352271,574.00 03/28/240197171-INGUTTER BROOM/HOLE PATTERNZARNOTH BRUSH WORKS INC02/29/24100-45200-50221

1,574.00 Total For Check 35227

Check 35228
35228201.48 03/28/2419222CLOSED UTILITY BILLING ACCOUNT REFZORN, CYDNIE03/14/24601-00000-22200

201.48 Total For Check 35228
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212,942.52 Fund 100 GENERAL FUND
80.00 Fund 101 LONG-TERM PLANNING FUND
492.81 Fund 204 FIREARMS SAFETY
931.50 Fund 408 PAVEMENT MANAGEMENT
546.12 Fund 411 PUBLIC WORKS FACILITY
150.85 Fund 416 CAPITAL-EQUIPMENT CERTS

265,024.34 Fund 601 WATER
80,488.63 Fund 602 SEWER

Fund Totals:

560,656.77 Total For All Funds: 



City of Corcoran      March 28, 2024 
County of Hennepin 
State of Minnesota  

RESOLUTION NO.  2024-29 

Page 1 of 1 

Motion By:  
Seconded By: 

RESOLUTION SPONSORING THE NORTHWEST TRAILS ASSOCIATION TO ACQUIRE 
STATE OF MINNESOTA DNR FUNDING (2024-2025 SEASON) 

WHEREAS, the City of Corcoran desires to establish a public snowmobile trail in 
furtherance of its public recreation program; and 

WHEREAS, the Northwest Trails Association has asked the City of Corcoran to act as a 
sponsor to help acquire, construct, and maintain its trails; and 

WHEREAS, the Northwest Trails Association has indicated it will help and assist the City 
to acquire, construct, and maintain said trail; and 

WHEREAS, the State of Minnesota offers financial and technical assistance to the City 
for the construction of an approved trail; that the trail sponsored by Corcoran would be known 
as the Snowmobile Trails of Northwest Hennepin County. 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF CORCORAN: 
1. The City of Corcoran shall apply to the State of Minnesota, through the Department

of Natural Resources, for financial and technical assistance in accordance with the
laws, rules and regulations governing said assistance.

2. If said assistance is granted, the City of Corcoran shall contract with the Northwest
Trails Association for the acquisition of the necessary interests in land and the
subsequent construction and maintenance of the trail.

3. With the exception of the financial assistance provided by the State contract with the
City, the City of Corcoran shall not be liable for any costs incurred by the club.  The
City shall be responsible only for the allocation of funds to the extent of the actual
monies provided through the State contract.

VOTING AYE VOTING NAY 
 McKee, Tom   McKee, Tom 
 Bottema, Jon  Bottema, Jon 
 Nichols, Jeremy   Nichols, Jeremy  
 Schultz, Alan  Schultz, Alan 
 Vehrenkamp, Dean  Vehrenkamp, Dean 

Whereupon, said Resolution is hereby declared adopted on this 28th day of March, 2024. 

________________________________ 
Tom McKee - Mayor 

ATTEST: 

____________________________________ City Seal 
Michelle Friedrich – City Clerk  

Agenda Item: 7c.



Memo 

To: Kevin Mattson, City of Corcoran From: Steve Hegland, PE, 

Nick Wyers, PE 

Project: 193806610 Date: March 21, 2024 

Subject: Larkin Road Improvements – 
Authorization to Bid 

Council Action Requested 

 We ask the City Council to consider the Larkin Road Improvements Project as presented and accept
plans and specifications and authorize bidding for the project.

Background 

 Larkin Road from County Road 116 to County Road 10 is posted at a 4-ton limit on a year-round
basis. Wright Hennepin Electric recently completed construction of a substation near the intersection
of County Road 116 and Larkin Rd. To accommodate heavier vehicles which are required for
maintenance of the substation, Larkin Road directly east of County Road 116 to just past the
substation driveway will be improved to a 10-ton standard.

 Work will include reclaiming existing gravel and aggregate material, installing new geotextile fabric
and gravel, and paving Larkin Road. The attached plans outline the work to be completed associated
with the Larkin Road improvements.

Schedule 

The following is an anticipated schedule: 

 Council Authorizes Ad for Bids March 28 
 Project Bidding Period March/April 
 Bid Opening April 23 
 Council Awards Bid May 9 
 Project Construction May - July 
 Substantial Completion September 2 
 Final Completion September 15 

Cost and Funding 

This project is funded via an escrow from the Wright Hennepin Substation project.  The total construction cost 
for this project is estimated to be $94,862.02 as shown in the attached table. Prior to award, the developer will 
contribute cash escrow to cover all remaining project costs which aren’t already provided by the other project 
partners including construction, engineering, administration, utility relocations, etc. 

Agenda Item: 7d.



March 19, 2022 

Kevin Mattson 

Page 2 of 2  

Reference:     Larkin Road Improvements – Authorization to Bid 

kc u:\193806610\technical\07 - bidding\00 - bid authorization\authorize for bid recommendation memo.docx 

Recommendations 

Staff is recommending that Council review and accept the plans and specifications and authorize the 
advertisement for bids for the Larkin Road Reconstruction. 

Sheets G-103, C-001, and C-101 are attached for reference.  A complete set of plans and specifications are 
available for review upon request. 

Stantec Consulting Services Inc. 

 

Steve Hegland, PE 
Project Engineer 
 
Phone:  763-479-4237 
steven.hegland@stantec.com 

Attachments:  

 Cost Estimate 
 Larkin Road Reconstruction Plan Sheets 



3/21/2024 LARKIN ROAD IMPROVEMENTS
COST ESTIMATE

Bid Item Description Units Unit Price Quantity Total Cost

1 MOBILIZATION AND DEMOBILIZATION LUMP SUM 5,000.00$     1.00 5,000.00$               
2 TRAFFIC CONTROL LUMP SUM 5,000.00$     1.0 5,000.00$               
3 SALVAGE AND REINSTALL SIGN EACH 175.00$        2.0 350.00$                   
4 SAWING BITUMINOUS PAVEMENT (FULL DEPTH) LIN FT 2.50$             88.0 220.00$                   
5 RECLAIM BITUMINOUS PAVEMENT SQ YD 1.50$             1210.0 1,815.00$               
6 SALVAGE AND PLACE RECLAIM BITUMINOUS RECLAIM MATERIAL (LV) CU YD 15.00$           270 4,050.00$               
7 COMMON EXCAVATION - OFFSITE (LV) CU YD 25.00$           440.0 11,000.00$             
8 SUBGRADE EXCAVATION - OFFSITE (EV) CU YD 20.00$           85 1,703.70$               
9 GEOTEXTILE FABRIC TYPE 5, NON-WOVEN (P) SQ YD 2.50$             1210.0 3,025.00$               

10 AGGREGATE SURFACING CLASS 2, 100 % CRUSHED LIMESTONE TON 45.00$           60.0 2,700.00$               
11 AGGREGATE BASE CLASS 5, 100% CRUSHED TON 23.00$           490.0 11,270.00$             
12 BITUMINOUS MATERIAL FOR TACK COAT GAL 3.00$             60.0 180.00$                   
13 TYPE SP 12.5  WEARING COURSE MIXTURE (3,C) TON 105.00$        150.0 15,750.00$             
14 TYPE SP 12.5  NON WEARING COURSE MIXTURE (3,C) TON 100.00$        150.0 15,000.00$             
14 INSTALL SIGN PANELS SQ FT 60.00$           2.0 120.00$                   
15 STABILIZED CONSTRUCTION EXIT - MAINTAINED LUMP SUM 2,500.00$     1.0 2,500.00$               
16 SILT FENCE, TYPE MS - MAINTAINED LIN FT 3.00$             1000.0 3,000.00$               
17 HYDRAULIC STABILIZED FIBER MATRIX LB 3.50$             855.0 2,992.50$               
18 MnDOT SEED MIXTURE 25-141 SQ YD 2.00$             1341.0 2,682.00$               

88,358.20$    
8,835.82$      

97,194.02$    TOTAL BASE BID COSTS

BASE BID CONSTRUCTION COSTS 
10% CONTINGENCY 
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(3,C) (SPNWB330C)

16" AGGREGATE BASE CLASS 5
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INSET A
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Memo 

To: Kevin Mattson, PE, PW Director From: Daryl Kirschenman, PE 

Steve Hegland, PE 

Project/File: 227705274 Date: March 18, 2024 

Subject: Pay Application #11 to Phoenix Fabricators and Erectors 

Council Action Requested 

Staff is recommending Council Approve Pay Application #11 for the Corcoran Water Tower Project to 
Phoenix Fabricators and Erectors in the amount of $231,180.26. This pay request covers work complete 
from February 15, 2024 through March 15, 2024.  

Summary 

Phoenix fabricators has completed the tower concrete dome on top of the tower shaft and the steel work 
inside the tower. Site piping has begun and will continue.    

This pay request includes additional stored material steel invoices for steel required to fabricate the steel 
tank.  

The signed payment request form and pay application is attached for review. 

Total Contract Value to Date $4,703,386.00 
Work Completed to Date $2,250,861.71 
5% Retainage $112,543.08 
Amount Paid to Date $1,907,138.36 
Total Pay App #11 $231,180.27 

Engineer’s Recommendation 

We recommend approving Pay Application #11 to Phoenix Fabricators and Erector’s in the amount of 
$231,180.27. 

Agenda Item: 7e.



Dkirschenman
Typewritten Text
Project Manager

Dkirschenman
Typewritten Text
3-18-2024



227705274

3927

ELEVEN  From 02/16/24 To 03/15/24 03/15/24

A C D E F G H I J K L

Item 

Quantity Units

Unit Price

($)

Value of Bid Item

(C X E)

($)

Estimated 

Quantity 

Incorporated in 

the Work

Value of Work 

Completed to Date

(E X G)

($)

1   1  LS   185,000.00   185,000.00    0.03   5,000.00   5,000.00 3%   180,000.00 

2   1  LS   4,000.00   4,000.00    -  -  0%   4,000.00 

3   1  LS   6,500.00   6,500.00    0.62   4,000.00   4,000.00 62%   2,500.00 

4   1  LS   4,000.00   4,000.00    0.75   3,000.00   3,000.00 75%   1,000.00 

5    50  CY    40.00   2,000.00    -  -  0%   2,000.00 

6   1  EA   5,700.00   5,700.00    -  -  0%   5,700.00 

7    355  LF    265.00   94,075.00    -     55,000.00    55,000.00 58%   39,075.00 

8   1  EA    31,000.00   31,000.00    -     12,000.00    12,000.00 39%   19,000.00 

9    18  LF    397.00   7,146.00    -  -  0%   7,146.00 

10    55  LF    117.00   6,435.00    -     1,612.00   1,612.00 25%   4,823.00 

11   2  EA   4,000.00   8,000.00    -     4,266.00   4,266.00 53%   3,734.00 

12   2  EA   8,512.00   17,024.00    -     11,349.00    11,349.00 67%   5,675.00 

13    4,000  LB    15.00   60,000.00    -     36,389.31    36,389.31 61%   23,610.69 

14   1  EA   1,800.00   1,800.00    -  -  0%   1,800.00 

15    20  SY    75.00   1,500.00    -  -  0%   1,500.00 

16   2  EA   1,000.00   2,000.00    -  -  0%   2,000.00 

17   1  LS   8,000.00   8,000.00    -  -  0%   8,000.00 

18    1,750  SY   2.60   4,550.00    -  -  0%   4,550.00 

19    1,625  TN    49.00   79,625.00   472.00    23,128.00    23,128.00 29%   56,497.00 

20    175  TN    190.00   33,250.00    -  -  0%   33,250.00 

21    225  TN    195.00   43,875.00    -  -  0%   43,875.00 

22    510  LF    31.00   15,810.00    -  -  0%   15,810.00 

23    410  LF    47.00   19,270.00    -  -  0%   19,270.00 

24    1,250  LF   4.50   5,625.00    1,000.00   4,500.00   4,500.00 80%   1,125.00 

25   1  LS   8,500.00   8,500.00    -  -  0%   8,500.00 

26    1.4  AC   8,220.00   11,508.00    -  -  0%   11,508.00 

27    11  EA    820.00   9,020.00    -  -  0%   9,020.00 

28    10  EA    670.00   6,700.00    -  -  0%   6,700.00 

29    56  EA    100.00   5,600.00    -  -  0%   5,600.00 

30    118  EA    28.00   3,304.00    -  -  0%   3,304.00 

1   1  LS   115,000.00   115,000.00    1.00    115,000.00   115,000.00 100%   -  

1.10   1  LS   153,000.00   153,000.00    0.50    76,500.00    76,500.00 50%   76,500.00 

1.11   1  LS   172,000.00   172,000.00    1.00    172,000.00   172,000.00 100%   -  

1.12   1  LS   194,000.00   194,000.00    1.00    194,000.00   194,000.00 100%   -  

1.13   1  LS   886,000.00   886,000.00    1.00    886,000.00   886,000.00 100%   -  

1.14   1  LS    1,216,994.00   1,216,994.00    0.06    73,019.64   480,172.76   553,192.40 45%   663,801.60 

1.15   1  LS    70,000.00   70,000.00    -  -  0%   70,000.00 

MNDOT SEED MIXTURE 25-131

SHRUB 5 GAL. CONTAINER

PERENNIAL 1 GAL. CONTAINER

2.5" B&B DECIDUOUS TREE

6' HT CONIFEROUS TREE

BONDS / INSURANCE

MOBILIZATION

TANK DELIVERY

ENGINEERING

ALTERNATE A - 1,000,000 GALLON COMPOSITE TANK

20" GATE VALVE

PART 1 SITE WORK

MOBILIZATION

TRAFFIC CONTROL

SALVAGE, STOCKPILE & RESPREAD TOPSOIL

20" DIP WATERMAIN, CL 52, INCLUDE POLY WRAP

B618 CURB

SILT FENCE, MS

INFILTRATION BASIN, FILTER FABRIC, 6' DRAIN TILE & 6' FLARED END 

Application Period:Application No.:

Engineer:

Contractor:

Project:

Contract:

B

BITUMINOUS RIBBON CURB

Original Contract

% of 

Value of 

Item

 (J / F)

(%)

Balance to Finish 

(F - J)

($)

BITUMINOUS WEAR SPWEA340B

BITUMINOUS BASE SPNWB330B

Description

Work Completed

Materials Currently 

Stored (not in G)

($)

Work Completed 

and Materials 

Stored to Date 

(H + I)

($)

Contract Information

Bid Item 

No.

TEMPORARY ROCK CONSTRUCTION ENTRANCE PLACEMENT & 

COMMON TOPSOIL BORROW (LV)

CONNECT TO EXISTING WATERMAIN 20" PVC WATER MAIN

20" PVC WATERMAIN, C900

Contractor's Application for PaymentProgress Estimate - Unit Price Work

Owner's Project No.:

Engineer's Project No.:

Contractor's Project No.:

City of Corcoran

Stantec Consulting Services

Phoenix Fabricators & Erectors, LLC

1.0 MG Elevated Water Storage Tank

Corcoran Water Tower

Owner:

6" DIP WATERMAIN, CL 52, INCLUDE POLY WRAP

6" GATE VALVE & BOX

6" HYDRANT

DUCTILE IRON FITTINGS

FOUNDATION

TANK SHAFT

TANK MATERIAL / SHOP FABRICATION

AGGREGATE BASE

4' X 6' OVERFLOW SPLASHPAD

CONCRETE SIDEWALK

8" BOLLARD

CONCRETE DRIVEWAY APRON

GEOTEXTILE FABRIC TYPE V NON WEAR

Application Date:

Unit Price
EJCDC C-620 Contractor's Application for Payment

(c) 2018 National Society of Professional Engineers for EJCDC.  All rights reserved. 1  of 3
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ELEVEN  From 02/16/24 To 03/15/24 03/15/24

A C D E F G H I J K L

Item 

Quantity Units

Unit Price

($)

Value of Bid Item

(C X E)

($)

Estimated 

Quantity 

Incorporated in 

the Work

Value of Work 

Completed to Date

(E X G)

($)

Application Period:Application No.:

Engineer:

Contractor:

Project:

Contract:

B

% of 

Value of 

Item

 (J / F)

(%)

Balance to Finish 

(F - J)

($)Description

Work Completed

Materials Currently 

Stored (not in G)

($)

Work Completed 

and Materials 

Stored to Date 

(H + I)

($)

Contract Information

Bid Item 

No.

Contractor's Application for PaymentProgress Estimate - Unit Price Work

Owner's Project No.:

Engineer's Project No.:

Contractor's Project No.:

City of Corcoran

Stantec Consulting Services

Phoenix Fabricators & Erectors, LLC

1.0 MG Elevated Water Storage Tank

Corcoran Water Tower

Owner:

Application Date:

1.16   1  LS   380,000.00   380,000.00    -  -  0%   380,000.00 

1.17   1  LS   450,000.00   450,000.00    -  -  0%   450,000.00 

1.18   1  LS    20,000.00   20,000.00    -  -  0%   20,000.00 

1.19   1  LS   8,500.00   8,500.00    0.50   4,250.00   4,250.00 50%   4,250.00 

1.20   1  LS   160,000.00   160,000.00    0.11    17,600.00    17,600.00 11%   142,400.00 

2   1  LS    25,000.00   25,000.00    -  -  0%   25,000.00 

3    825  CY    51.00   42,075.00   825.00    42,075.00    42,075.00 100%   -  

4   1  LS   120,000.00   120,000.00    0.25    30,000.00    30,000.00 25%   90,000.00 

4,703,386.00$    1,650,072.64$      600,789.07$       2,250,861.71$        48% 2,452,524.29$      Original Contract Totals

COMMON EXCAVATION & SITE GRADING

ELECTRICAL / CONTROLS

LOGO ALLOWANCE

STRUCTURAL FILL BELOW FOUNDATION

TANK ERECTION

TANK PAINTING

TANK MIXING SYSTEM

EROSION CONTROL

Unit Price
EJCDC C-620 Contractor's Application for Payment

(c) 2018 National Society of Professional Engineers for EJCDC.  All rights reserved. 2  of 3
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ELEVEN  From 02/16/24 To 03/15/24 03/15/24

A C D E F G H I J K L

Item 

Quantity Units

Unit Price

($)

Value of Bid Item

(C X E)

($)

Estimated 

Quantity 

Incorporated in 

the Work

Value of Work 

Completed to Date

(E X G)

($)

Application Period:Application No.:

Engineer:

Contractor:

Project:

Contract:

B

% of 

Value of 

Item

 (J / F)

(%)

Balance to Finish 

(F - J)

($)Description

Work Completed

Materials Currently 

Stored (not in G)

($)

Work Completed 

and Materials 

Stored to Date 

(H + I)

($)

Contract Information

Bid Item 

No.

Contractor's Application for PaymentProgress Estimate - Unit Price Work

Owner's Project No.:

Engineer's Project No.:

Contractor's Project No.:

City of Corcoran

Stantec Consulting Services

Phoenix Fabricators & Erectors, LLC

1.0 MG Elevated Water Storage Tank

Corcoran Water Tower

Owner:

Application Date:

  -  -    -  -  

  -  -    -  -  

  -  -    -  -  

-$                      -$     -$      -$      -$      

4,703,386.00$    1,650,072.64$      600,789.07$           2,250,861.71$        48% 2,452,524.29$       Project Totals

Change Order Totals

Original Contract and Change Orders

Change Orders

Unit Price
EJCDC C-620 Contractor's Application for Payment
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STAFF REPORT         Agenda Item: 7f. 
 

Council Meeting:  
March 28, 2024 

Prepared By:  
Michelle Friedrich 

Topic:  
Approving Cropland Bids 

Action Required: 
Approval 

 
 

Summary 
The City owns property north of City Hall and also a parcel located near City Park. In 
the past the City has requested bids for the rental of the land for farming purposes. 
Council directed staff at the February 8 Council meeting to proceed with and RFP for 
cropland bids. The RFP was advertised for bids in the Crow River News. Staff is 
scheduled to process and open all received bids on March 27, 2024, at 1:00 pm for the 
rental of 49 total tillable acres on the two parcels. Bid results and information will be 
provided to Council at the March 28 Council meeting. Council should review the bids 
and award the contracts to the highest bidder if any bids are received.  
 

Financial/Budget 
In 2023, the land located north of City Hall rented for $186.00/acre for the 27-acre 
parcel, and the land located near City Park rented for $167.00/acre for the 22-acre 
parcel. The 2024 budget will be updated to reflect the increase or decrease in revenue 
dependent upon final bid results on March 27, 2024. 
 
At the February 8 Council meeting, Council directed staff to complete an RFP bid 
process for the two city-owned cropland parcels, with a net zero difference for the City 
regarding property taxes. If no bids are received, Council direction to staff was to utilize 
Option 1; or Option 3 if Option 1 is not a viable option based on findings with Hennepin 
County. Costs would include staff time in contacting Hennepin County to discuss Option 
1. If Option 3 is necessary, costs will include staff time in obtaining and evaluating 
estimates for the specific method of parcel maintenance over the spring/summer/fall 
seasons for the two parcels. For reference, staff reviewed costs for spraying the two 
fields in 2023, and the average annual seasonal cost was between $18,000 to $24,000. 

 

Council Action 
Approve Resolution 2024-XX Awarding Cropland Rental Contracts with highest bid 
results. If no bids are received, staff will proceed with Council direction as stated above. 
 

Attachments 
1. Resolution 2024-XX Awarding Cropland Rental Contracts with highest bid 

results. 
2. Bids List – Crop Land (Will be submitted to Council after bid opening if available) 



DRAFT

City of Corcoran March 28, 2024 
County of Hennepin 
State of Minnesota  

RESOLUTION NO.  2024-XX 

Page 1 of 1 

Motion By:  
Seconded By: 

A RESOLUTION AWARDING CROPLAND RENTAL CONTRACTS 

WHEREAS, pursuant to advertisements for bids for the rental of crop land owned by the City of 
Corcoran, bids received, opened, and tabulated according to law, and the attached bids were 
received complying with the advertisement; and 

WHEREAS, XXXXXXX provided the highest bid for the 27-acre parcel located ½ mile north of City hall 

on County Road 116 (PID 13-119-23-32-0001) in the amount of $000.00/acre; and 

WHEREAS, XXXXXXX provided the highest bid for the 22-acre parcel located at City Park 

(PID 23-119-23-34-0001) in the amount of $000.00/acre; 

NOW THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF CORCORAN, MN: 

• The City Administrator is hereby authorized to enter into a two-year (2024 – 2025) contract
with XXXXXXXX in the name of the City of Corcoran for the rental of the 27 tillable acre
parcel of crop land located ½ mile north of City Hall on County Road 116 (SE corner of
Schutte Road and County Road 116) in the amount of $000.00/acre; and

• The City Administrator is hereby authorized to enter into a one-year (2024) contract with
XXXXXXX in the name of the City of Corcoran for the rental of the 22 tillable acre parcel of
cropland at City Park in the amount of $000.00/acre.

VOTING AYE VOTING NAY 
 McKee, Tom   McKee, Tom 
 Bottema, Jon  Bottema, Jon 
 Nichols, Jeremy   Nichols, Jeremy 
 Schultz, Alan  Schultz, Alan  
 Vehrenkamp, Dean  Vehrenkamp, Dean 

Whereupon, said Resolution is hereby declared adopted on this 28th day of March, 2024. 

________________________________ 
Tom McKee - Mayor 

ATTEST: 

____________________________________ 
Michelle Friedrich – City Clerk City Seal 



City of Corcoran 3/27/2024

2024 Cropland Bids

Last Name First Address City ST Zip 22/Acre 27/Acre



STAFF REPORT   Agenda Item: 7g. 

Council Meeting: 
March 28, 2024 

Prepared By:  
Kevin Mattson 

Topic:  
Hennepin County Signal Agreement –     

County Road 116 and Hackamore Road 

Action Required: 
Approval 

Summary 
As part of the Hackamore Road Improvements project, Hennepin County committed a 
cost participation of $399,000 towards the replacement of the signal at the intersection 
of County Road 116 and Hackamore Road.  

Attached is the draft Construction Cooperative Agreement for council review and 
consideration. This information was included in the Hackamore Road Improvements 
Joint Powers Agreement between Corcoran and Medina. 

The agreement has been reviewed by the city attorney. 

Financial/Budget 
Future routine maintenance and replacement costs are consistent with city 
policy/practice. 

Options 
1. Approve the Construction Cooperative Agreement for Signal Improvements at

County Road 116 and Hackamore Road.
2. Conditionally approve the Construction Cooperative Agreement for Signal

Improvements at County Road 116 and Hackamore Road with identified changes.
3. Decline.

Recommendation 
Staff recommends approving the Construction Cooperative Agreement for Signal 
Improvements at County Road 116 and Hackamore Road. 

Council Action 
Consider a motion to approve the Construction Cooperative Agreement for Signal 
Improvements at County Road 116 and Hackamore Road. 

Attachments 
1. Draft Construction Cooperative Agreement for Signal Improvements at County Road

116 and Hackamore Road
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CONSTRUCTION  

COOPERATIVE AGREEMENT 

This Agreement is made between the County of Hennepin, a body politic and corporate under the 

laws of the State of Minnesota, hereinafter referred to as the “County”, the City of Corcoran, a 

Minnesota home-rule charter city under the laws of the State of Minnesota, hereinafter referred to 

as “Corcoran”, and the City of Medina a body politic and corporate under the laws of the State of 

Minnesota, hereinafter referred to as “Medina”.  Corcoran and Medina together are referred to as 

the “Cities” or the “City”.  The County and the Cities collectively are referred to as the “Parties”. 

Recitals 

The following Recitals are incorporated into this Agreement. 

1. The Cities, in partnership with the County, desire to replace a traffic signal system and upgrade

pedestrian ramps at the intersection of County Road (CR) 116 (Pinto Drive) and Hackamore

Road, and construct a multi-use trail and other identified improvements within the corporate

limits of the Cities as part of the Cities’ Hackamore Road Improvement Project, as shown in

plans for Corcoran’s Project No. S.A.P. 215-119-001, Medina’s Project No. S.A.P. 250-103-

002, under County Project (CP) No. 2183552 as further illustrated in Exhibit D (Project Plan

Title Sheet), and which shall hereinafter be referred to as the “Project”.

2. The Parties have agreed to enter into this Agreement to memorialize the partnership and to

outline each party’s ownership and financial responsibilities, maintenance responsibilities, and

associated costs for the Project.

3. Medina shall be the lead agency in Project design, engineering, and construction

administration, and shall be responsible for acquiring all governmental agency permits needed

for the Project.

4. The Medina City Engineer has prepared an Engineer’s Estimate of quantities and unit prices

for the above described Project, and a copy of the Engineer’s Estimate and an estimated

Division of Cost Summary, marked Exhibit A, is attached hereto.

5. The County has indicated its willingness to cost participate in the Project as detailed herein.

6. The Cities previously entered into a Joint Powers Agreement for cost participation (the “Joint

Powers Agreement” or the “JPA”) and Corcoran will participate in the Project construction

costs via the Joint Powers Agreement.

Agenda Attachment Item: 7g1.
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7. The Project will be carried out by the Parties under the provisions of Minnesota Statutes, 

Section 162.17, Subdivision 1, and Section 471.59. 

 

Agreement 

 

 

NOW, THEREFORE, the Parties agree as follows: 

 

1. Term of Agreement, Survival of Terms, and Exhibits. 

 

 Effective Date.    This Agreement is effective as of the date of the final signature. 

 

 Expiration Date.  This Agreement will expire after the date in which all obligations 

have been satisfactorily fulfilled. 

 

 Survival of Terms.  Provisions that by their nature are intended to survive the term, 

cancellation or termination of this Agreement do survive such term, cancellation or 

termination. Such provisions include but are not limited to: Maintenance 

Responsibilities, Records/Audits, Indemnification, Insurance, Worker Compensation 

Claims, Cancellation, Termination, and Minnesota Laws Govern. 

 

 Exhibits.  All exhibits are attached and incorporated into this Agreement. 

 

1.4.1   Exhibit A (Division of Cost Summary) 

 

1.4.2 Exhibit B (MnDOT ADA Compliance Checklist (Curb Ramp) and       

Accessibility Pedestrian Signal (APS) forms) 

 

1.4.3   Exhibit C (Drainage Ownership and Maintenance Responsibilities) 

 

1.4.4   Exhibit D (Project Plan Title Sheet) 

 

1.4.5 Exhibit E (Signal System Location) 

 

2.  Project Construction. 

   

 Contract Award and Administration.   Medina or its agents shall prepare the 

necessary Project plans, specifications, and proposal; obtain approval of the plans and 

specifications from MnDOT, the County, and Corcoran; advertise for bids for the work 

and construction; receive and open bids pursuant to the advertisement; enter into a 

contract with the successful bidder at the unit prices specified in the bid of such bidder; 

administer the contract; and perform the required engineering and inspection; all in 

accordance with the plans and specifications set forth below. 

 

 Plans and Specifications. 
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2.2.1 Design Work.  All design work performed by Medina or its agents for the Project 

shall be prepared and certified by a Professional Engineer licensed in the State of 

Minnesota.  All designs which affect County facilities shall conform to the 

Minnesota Department of Transportation (MnDOT) Design Standards applicable 

to County State Aid Highways and to the requirements of the Americans with 

Disabilities Act (ADA) standards, and be approved by the County Engineer prior 

to construction.  Attached as Exhibit B is a copy of the MnDOT ADA Compliance 

Checklist (Curb Ramp) and APS forms.  Medina or its agents shall complete the 

forms for each curb ramp constructed and APS installed as part of the Project and 

submit the forms by using the County’s “Asset Management” site, which requires 

registration to access.  Medina understands and agrees that the payment as stated 

in Subsection 4.5 will be withheld until all required ADA curb ramp and APS 

certification forms have been received and verified by the County.  Directions for 

obtaining access to the Asset Management site can be found at the following link, 

under the “ADA checklists for construction within county right-of-way” bar:           

          (https://www.hennepin.us/residents/transportation/ada-transition-plan). 

 

2.2.2 Plan Numbers (S.A.P#/ S.P.#).  The plans and specifications for the Project are 

referenced and identified as S.A.P.# 215-119-001; S.A.P.# 250-103-002, and 

shall be approved by MnDOT prior to Project construction.  

 

2.2.3 Request for Copies of Plans.  At the request of the County, Medina or its agents 

shall furnish the County with any working copies of any plans, designs or reports 

at any time during the Project design process.  Upon completion of the Project, 

Medina or its agents shall furnish the County with a complete set of as-built plans 

certified as to their accuracy by Medina’s City Engineer and shall be submitted 

to Public Works Transportation Project Delivery Design and Operations Asset 

Management Divisions.   

 

2.2.4 Plan Review and Approval.  Medina or its agents shall furnish the County Public 

Works Transportation Project Delivery Design Division with Project plans and 

specifications for review and approval as follows: electronic submittals at 60%, 

90%, and 100%; comment response letter with 90% and 100% package; 

electronic copy of plans at 100% for County permit approval.   

 

 Construction Supervision and Inspection.  Medina or its agents will administer the 

construction contract, perform all necessary engineering, inspection, and testing of all 

the Project work.  All work for the Project shall be completed in compliance with the 

MnDOT, the County, and Corcoran approved plans and specifications.  The County 

Engineer or a designated representative shall have the right, as the work progresses, to 

enter upon the job site to make any inspections deemed necessary and shall cooperate 

with Medina Engineer and staff at their request to the extent necessary, but will have 

no responsibility for the supervision of the work. 

 

 Plan Changes and Additional Construction. 

 

2.4.1 Plan Changes.  The County agrees that Medina or its agents may make changes 

in the plans or in the character of the Project construction that are reasonably 
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necessary to cause the construction to be in all things performed and completed 

in a satisfactory manner, subject to the County’s rights under Subsection 2.4.2 

and the limitations and restrictions on County cost participation provided in 

Section 3. 

 

2.4.2 Review Proposed Changes.  The County shall have the right to review any 

proposed changes to the plans and specifications as they relate to the County's 

cost participation prior to the work being performed, except in emergencies, and 

in those instances where the proposed changes necessitate a re-engineering of the 

design and/or specifications, Medina shall submit the re-engineered design and/or 

specifications to the County.  The County Engineer or designated representative 

shall respond to Medina’s request for approval to authorize the issuance of any 

negotiated change orders or supplemental agreements prepared by Medina that 

affect the County's share of the construction cost within a reasonable time frame, 

subject to the limitations and restrictions on County cost participation provided 

in Section 3.  

 

 Right of Way/Permit 

 

2.5.1 Right of Way Acquisition.  The Cities or their agents shall acquire all additional 

right of way, permits, easements, or other property rights required for the 

construction of the Project.  Additionally, upon completion of the Project, the 

Cities agree to convey to the County all permanent right of way and easements 

acquired for the County highway included in this Project, at no cost to the County.   

 

2.5.2 Access Rights and Permits.  The County shall cooperate with the conveyance of 

any reasonable temporary access rights over the County right of way that may be 

required by Medina for the Project.  The Parties understand that any such access 

rights must be necessary for completion of the Project and shall be subject to 

applicable County Board or County staff approval requirements; these access 

rights will be granted at no cost to Medina.  Any and all County permits required 

for the Project shall be granted by the County at no cost or expense to Medina or 

its contractors.  Medina shall also obtain, and comply with, any and all permits 

and approvals required from other governmental or regulatory agencies to 

accomplish the Project. 

 

2.5.3 Right of Way Costs.  The County’s share in right of way cost required for 

complete construction of the Project is currently estimated to be $9,450 which is 

a part of the total County’s cost participation in the Project as listed in Section 3 

below. 

 

 Traffic Signal.  The Project will replace one traffic signal system on the intersection of 

CSAH 116 and Hackamore Road (System ID# 8057875) (the “Signal System”) as 

further illustrated in the attached Exhibit E (Signal System Location).  The Project will 

require a new signal cabinet equipped with controller, video detection equipment, and 

required accessories to be installed as a part of the Project. 

 

 



          Agreement No. PW 16-25-23 

       CR No. 116 (Pinto Drive); C.P. 2183552                                           

5 ___ 
ME230-788-936800.v1 

2.6.1 Electrical Power.  Medina, at no cost to the County, shall: (1) install, cause the 

installation of, or perpetuate the existence of an adequate three wire, 120/240 volt, 

single phase, alternating current electrical power connection to the permanent 

traffic control signal systems and integral streetlights included in the Project; and 

(2) shall provide the electrical power for the operation of all permanent and 

temporary traffic control signal systems and integral traffic signal pole mounted 

luminaires installed as a part of the Project. 

 

2.6.2 Emergency Vehicle Preemption (EVP).  The EVP Systems shall be managed 

and maintained by the County.  The Cities shall report malfunctions of EVP 

systems to the County immediately after discovery of the malfunction.  

 

2.6.3 Accessible Pedestrian Signal (APS).  Medina will install APS push buttons and 

associated components, and integrate the components to the existing traffic signal 

system at the intersections as described in the construction plans.  

 

 Street Lighting.  Medina, at no cost to the County, shall provide the electrical energy 

for the operation of all streetlights installed as part of the Project. 

 

 Asbestos.  The Project may include the removal of asbestos containing electrical 

conduit.  Only firms licensed to conduct asbestos abatement shall be used for the safe 

removal of asbestos containing electrical conduit with proper shipping manifest 

prepared and submitted to appropriate agency. The lead agency in the Project 

construction shall be responsible for the oversight of the removal of asbestos containing 

electrical conduit and compliance with the abovementioned specifications.   

 

 Detours.  The Project may require limited detouring of traffic onto the Cities’ streets.  

The Parties agree that there will be no compensation to the Cities for detours onto their 

respective streets required to construct the Project. 

 

3. Cost Participation.   The County and the Cities will participate in the construction costs for 

the Project as provided herein. 

 

 County’s Total Cost Participation.  The County’s cost participation in the Project 

shall be a total Not to Exceed (NTE) amount of $399,000 and shall be calculated based 

on only those portions of the Project construction cost identified in Exhibit A as the 

County’s shares (“County Cost Participation”).  The County Cost Participation 

includes the Project design, construction, construction administration, right of way, and 

the County’s share of County Supplied Equipment estimated at $30,000 as further 

described in Section 5.   

 

 Cities’ Total Cost Participation.  The Parties understand and agree that the Cities’ 

cost participation in the Project shall be managed per the Joint Powers Agreement 

(“City Cost Participation”) and nothing contained herein amends or modifies the Joint 

Powers Agreement.   

 

4. Payment. 
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 County Invoice.  The County, subject to the provisions stipulated in this Agreement, 

agrees to pay the County Cost Participation as described herein. 

 

 When to Invoice.  Upon completion of the Project, Medina shall notify the County and 

submit an invoice for one hundred percent (100%) of the County Cost Participation for 

the Project under this Agreement.  

 

 What to Include in the Invoice.  The invoice shall include: date of invoice, invoice 

number, name of the County construction project manager (Mr. Josh Jansen, P.E.), 

project name, county project number (CP 2183552), contract number, and purchase 

order number.  For the final invoice, Medina shall provide the County with the Final 

Distribution of Costs document and a copy of the receipt of payment for the County 

Supplied Equipment, and provide the County with complete as built plans, prior to or 

concurrently with a request for payment.   

 

 Where to Send Invoice.  Invoices and supporting documentation should be sent by 

email to obf.internet@hennepin.us or by mail  to: Hennepin County Accounts Payable, 

P.O. Box 1388, Minneapolis, MN  55440-1388.  An electronic copy of all invoices and 

project documentation should also be submitted to transp.invoices@hennepin.us 

 

 Approval and Payment.  Upon approval and acceptance of the completed Project as 

well as all MnDOT ADA Compliance Checklist forms by the County Engineer or 

designated representative, and within forty-five (45) days of receipt of the invoice, the 

County shall reimburse Medina for its share of the costs for the Project under this 

Agreement.  

 

 Corcoran Invoice.  Corcoran, subject to the provisions stipulated in this Agreement 

and the Joint Powers Agreement, agrees to pay its share of the City Cost Participation 

as described herein.  Such payments shall be made to Medina in accordance with the 

Joint Powers Agreement. 

 

5. County Supplied Equipment.  The County will provide County Supplied Equipment 

consisting of a new traffic control signal cabinet equipped with controller, new video 

detection equipment, and required accessories to be installed as a part of the Project. 

 

 Cost of County Supplied Equipment.  The Cities agree to reimburse the County for 

fifty percent (50%) of the County Supplied Equipment.  For informational purposes 

only, the total estimated cost for the County Supplied Equipment is $60,000.00 and the 

Cities’ estimated share is $30,000 (“Cities’ Share of County Supplied Equipment”).  

The Cities agree that this is an estimate and that the actual quantities of equipment, as 

determined by the County Engineer, shall govern in computing the total final costs to 

the Cities.  The Cities will directly pay the County for the County Supplied Equipment 

cost rather than applying their share as a credit against the County Cost Participation. 

 

 Notification to County’s Signal Shop.  Medina or its agents shall notify the County’s 

Signal Shop Supervisor in writing a minimum of thirty (30) days prior to picking up 

the County Supplied Equipment.  The County shall notify Medina when the County 

Supplied Equipment is ready to be picked up for field installation.  It shall be the 

mailto:@hennepin.us
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responsibility of Medina or its agents to pick up the County Supplied Equipment at the 

Hennepin County Department of Transportation, Public Works Facility in Medina, 

Minnesota and install the equipment on the Project. 

 

 Invoice and Payment for County Supplied Equipment.  Upon picking up of the 

County Supplied Equipment by Medina or its agents, the County will invoice Medina 

for the Cities’ Share of County Supplied Equipment.  Payment shall be made directly 

to the County, in the name of the Hennepin County Treasurer, for the full amount due 

as stated on the invoice within forty five (45) days of receipt of the invoice.  Medina 

agrees to include a copy of the receipt of payment for the County Supplied Equipment 

in the final invoicing documentation to be sent to the County as provided in Subsection 

4.3. 

 

6. The Cities’ Maintenance Responsibilities.  The Cities, subject to the provisions stipulated 

by separate formal or informal agreements, will specifically divide up ownership and 

maintenance responsibilities of assets located within the boundaries of the Cities (the 

“Bordering Assets”).  The Parties hereby understand and agree that for the sole purpose of 

ownership and maintenance responsibilities of the Bordering Assets, in this Agreement the 

Cities or “City” will be used to referred to Medina and Corcoran.  Upon completion of the 

Project, the Cities shall provide the following year-round maintenance services at no cost to 

the County.   

 

 Roadways.  Maintenance of the segment of Hackamore Road constructed or 

reconstructed under the Project within the Cities’ corporate limits shall be the 

responsibility of the Cities subject to the terms of any maintenance agreements between 

the Cities.  Maintenance includes, but is not limited to sweeping, debris removal, 

resurfacing and seal coating, and any other maintenance activities according to 

accepted Cities’ maintenance practices. 

 

 Traffic Signal and Components.  

 

6.2.1 Electrical Service Costs.  The City, at its sole costs and expenses, shall provide 

electrical energy for the operation of the Signal System and shall maintain fuses 

and wires to the load side of the meter socket of the traffic Signal System and 

integral street lights/luminaires. 

 

6.2.2 Traffic Signal System Adjustment.  The City shall not revise by addition or 

deletion, nor alter or adjust any component, part, sequence, or timing of the 

Signal System, however, nothing herein shall prohibit prompt, prudent action by 

properly constituted authorities in situations where a part of such Signal System 

may be directly involved in an emergency. 

 

6.2.3 Signal Luminaires.  The City shall provide all required maintenance for the 

lamps on the luminaire extensions above the signals.  Maintenance includes but 

is not limited to replacing burned out luminaire lamps, replacing fixtures, 

replacing other lighting components, and replacing fuse and wire from luminaire 

lamp to load side of meter socket of the Signal System. 
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6.2.4 Signal Painting.  Not applicable to the Project as the City does not intent to 

paint the Signal System.  

 

6.2.5 Signal Cleaning.  The City shall be responsible for general cleaning and graffiti 

removal from the Signal System equipment and components. 

 

6.2.6 Blocking County Roadways.  When performing the Signal System 

maintenance work under this Agreement, the City may partially block affected 

County roadways within its corporate limits if needed.  In cases of emergency, 

such County roadways may be wholly blocked and the passage of traffic thereon 

prevented by the City.  At no time, however, shall the City continue to obstruct 

the free passage of traffic on the County roadways for a longer period of time 

than is reasonably required for making the necessary traffic signal repairs.  The 

City shall not cause any portions of the County roadways on which traffic control 

signals are to be maintained to be closed to traffic for any reason other than those 

above without receiving prior written approval from Hennepin County and in no 

event for a time longer than shall be necessary.  In the event of the total blocking 

or closing of any such County roadways, the City shall provide a suitable detour 

during such time. 

 

6.2.7 Materials.  When performing the Signal System maintenance work under this 

Agreement, the City shall be responsible for proper signing, marking, 

barricading and such other warning devices as may be required to adequately 

protect the pedestrian and vehicular traffic.  All materials used by the City in the 

performance of the maintenance work shall conform to the requirements of the 

current Edition of the MnDOT "Standard Specifications for Highway 

Construction" and all amendments and supplements thereto.  All traffic signs, 

pavement markings and warning devices shall comply with the current 

Minnesota Manual on Uniform Traffic Control Devices (MN MUTCD). 

 

 Street Lighting.  Not applicable to the Project. 

 

 Sidewalks and Pedestrian Ramps.  The Cities shall own and maintain sidewalks and 

pedestrian ramps constructed as part of the Project within the Cities’ corporate limits.  

Maintenance includes, but is not limited to, snow and ice removal consistent with 

practices of adjoining trails maintained by the Cities, debris removal, patching, crack 

repair, and any other maintenance activities.  

 

 Multi-use Trail/Bicycle Facility.   The Cities shall own and maintain the newly 

constructed multi-use trail/bicycle facilities constructed as part of the Project within the 

Cities’ corporate limits.  Maintenance includes, but is not limited to, trail surfacing, 

sweeping, snow and ice removal consistent with practices of adjoining trails maintained 

by the Cities, and any other maintenance activities. 

 

 City Road Pavement Striping and Crosswalk Markings.  The Cities shall own and 

maintain all pavement striping and crosswalk markings for roadway users installed as 

a part of the Project on the segment of Hackamore Road constructed/reconstructed 

under the Project within the Cities’ corporate limits. 
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 Storm Sewers.  The Cities shall own and maintain catch basins, manholes, and trunk 

lines serving areas beyond the County right of way constructed or reconstructed under 

the Project within the Cities’ corporate limits at no cost to the County.  Maintenance 

includes but is not limited to repairs to structures, casting, and adjacent curb section 

repairs along with removal of sediments, vegetation, and ice.  Storm sewers ownership 

and maintenance responsibilities are further illustrated in the attached Exhibit C.  The 

Parties understand and agree that the term “City” used in the attached Exhibit C refers 

to both Medina and Corcoran.     

 

 Landscaping.  The Cities shall own and maintain all landscaping/streetscape installed 

as a part of the Project within the Cities’ corporate limits. 

 

7. The County’s Maintenance Responsibilities.  Upon completion of the Project, the County 

shall provide year-round maintenance at its sole cost as outlined below:      

 

 Roadways.  Maintenance of the segment of CR 116 reconstructed under the Project.  

Maintenance includes, but is not limited to, sweeping, debris removal, resurfacing and 

seal coating, and any other maintenance activities according to accepted County 

maintenance practices.  

 

 Traffic Signal and Components.  

  

7.2.1 Locating Traffic Signal Electrical Power Service Drop Lines.  The County 

will be responsible for performing all underground location of electrical service 

drop from source of power (wood pole or other transformer location) to service 

cabinet of the Signal System for the purpose of various design and construction 

projects or other projects which may be required through the Gopher State One 

Call system, and furnishing all labor, materials, supplies, tools and other 

necessary items, without cost to the Cities.   

 

7.2.2 Locating Traffic Signal Cable.  The County will be responsible for performing 

all underground location of signal equipment, conduit, wiring and related 

equipment for the purpose of various design and construction projects or other 

projects which may be required through the Gopher State One Call system, and 

furnishing all labor, materials, supplies, tools and other necessary items without 

cost to the Cities. 

 

7.2.3 Locating Traffic Signal Fiber Optic Lines.  The County will be responsible 

for performing all underground location of fiber optic lines and related 

equipment for the purpose of various design and construction projects or other 

projects which may be required through the Gopher State One Call system, and 

furnishing all labor, materials, supplies, tools and other necessary items without 

cost to the Cities. 

 

7.2.4 Traffic Signal Components.  The County shall be responsible for maintenance 

and repair of all traffic signal system components, including cabinets, controller, 

control equipment, conduit system and interconnect cable, signal poles, mast 
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arms, pushbutton posts, wiring, detection, EVP, signal heads, pedestrian 

pushbuttons, Pan Tilt and Zoom (PTZ) cameras, and mast-arm mounted street 

signs, without cost to the Cities. 

 

7.2.5 Signal Head Indications.  The County shall provide all required maintenance 

for the signal head indications, without cost to the Cities.  Maintenance includes 

but is not limited to replacement of signal indications for vehicular and 

pedestrian signal indications. 

 

7.2.6 Traffic Signal Interconnect.  The County shall be responsible for maintenance 

and repair of all communication lines (primarily fiber optic lines) between the 

Signal System, other infrastructure, and County’s traffic management center, 

without cost to the Cities. 

 

7.2.7 Signal Timing and Coordination.  The County shall be responsible for signal 

timing and coordination.  Timing and coordination include but are not limited to 

front page timing, coordination timing, EVP timing, pedestrian timing, and 

preemption timing, without cost to the Cities.   

 

7.2.8 Traffic Signal Component Knockdowns.  The County shall be responsible for 

responding to signal and its component knockdown calls and repairing or 

replacing associated components damaged as a result of minor or major 

knockdowns to ensure proper functioning of traffic signals. These services shall 

be performed by the County, without cost to the Cities. 

 

 County Road Pavement Striping.  The County shall thereafter maintain and repair all 

pavement striping for CR 116 installed as a part of the Project at the expense of the 

County.   

 

 Storm Sewers.  The County shall own and maintain culverts, catch basins and leads, 

manholes, trunk lines and all other components that serve only County right of way 

constructed or reconstructed under the Project at no cost to the Cities. Maintenance 

includes repairs to structures, casting, and adjacent curb section repairs along with 

removal of sediments, vegetation, and ice.  Storm sewers ownership and maintenance 

responsibilities are further illustrated in the attached Exhibit C. 

 

8. Authorized Representatives.  In order to coordinate the services of the County with the 

activities of the Cities and vice versa so as to accomplish the purposes of this Agreement, the 

Hennepin County and the Cities’ Engineers or their designated representatives shall manage 

this Agreement on behalf of the County and the Cities. 

   

 County of Hennepin: 

 Carla Stueve 

 County Highway Engineer 

 Hennepin County Public Works  

 1600 Prairie Drive, Medina, MN 55340 

 Office: 612-596-0356 

 Carla.Stueve@hennepin.us 

mailto:Carla.Stueve@hennepin.us
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 City of Corcoran:  

 Jay Tobin 

 City Administrator 

 8200 County Road 116 Corcoran, MN 55340 

 Office: 763-420-2288 

 jtobin@corcoranmn.gov

 

 City of Medina: 

 Scott Johnson 

 City Administrator 

 2052 County Road 24, Medina, MN 55340 

 Office: 763-473-8840 

 scott.johnson@medinamn.gov 

 

9. Assignment, Amendments, Default, Waiver, Agreement Complete, Cancellation or 

Termination. 

 

 Assignment.  The parties hereto shall not generally assign, subcontract, transfer or 

pledge this Agreement and/or the services to be performed hereunder, without the prior 

written consent of the other parties.  However, nothing in this section shall be construed 

to require a party to obtain consent to engage contractors on an individual task basis to 

complete the work contemplated in this Agreement. 

 

    Amendments.  Any alterations, variations, modifications or waivers of provisions of 

this Agreement shall only be valid when they have been reduced to writing as an 

amendment to this Agreement and signed by all the Parties hereto. 

 

 Default.  If any party shall fail to perform any of the provisions of this Agreement or 

so fail to administer the work as to endanger the performance of the Agreement, this 

shall constitute a default.  Unless the defaulting party’s default is excused by the non-

defaulting parties, the non-defaulting parties may, upon written notice, immediately 

cancel this Agreement in its entirety.  

 

 Waiver.  Any party’s failure to insist upon strict performance of any provision or to 

exercise any right under this Agreement shall not be deemed a relinquishment or waiver 

of the same, unless consented to in writing.  Such consent shall not constitute a general 

waiver or relinquishment throughout the entire term of the Agreement.  

 

 Agreement Complete.  The entire Agreement between the Parties is contained herein 

and that this Agreement supersedes all oral agreements and negotiations between the 

Parties relating to the subject matter hereof.  All items referred to in this Agreement are 

incorporated or attached and are deemed to be part of this Agreement. 

 

 Cancellation or Termination.  This Agreement may be terminated or cancelled by 

either party with or without cause upon thirty (30) day written notice.  This Agreement 

shall be terminated or cancelled by either party upon a material breach by the other 

party.  In the event of a termination or cancellation, the Parties will remain responsible 
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for cost participation as provided in this Agreement for obligations incurred up through 

the effective date of the termination or cancellation, subject to any equitable adjustment 

that may be required to account for the effects of a breach. 

 

10. Indemnification.   

 

 Medina Indemnifies the County and Corcoran.  Medina agrees to defend, indemnify 

and hold harmless the County and Corcoran, their officials, officers, agents, volunteers, 

and employees from any liability, claims, causes of action, judgments, damages, losses, 

costs or expenses, including reasonable attorneys’ fees, resulting directly or indirectly 

from any act or omission of Medina or Medina’s consultant or sub consultant, anyone 

directly or indirectly employed by them, and/or anyone for whose acts and/or omissions 

they may be liable in the performance of the services required by this Agreement, and 

against all loss by reason of the failure of Medina to perform fully, in any respect, all 

obligations under this Agreement.  Medina’s liability shall be governed by the 

provisions of Minnesota Statutes, Chapter 466 or other applicable law.  

 

 Corcoran Indemnifies the County and Medina.  Corcoran agrees to defend, 

indemnify and hold harmless the County and Medina, their officials, officers, agents, 

volunteers, and employees from any liability, claims, causes of action, judgments, 

damages, losses, costs or expenses, including reasonable attorneys’ fees, resulting 

directly or indirectly from any act or omission of Corcoran or Corcoran’s consultant or 

sub consultant, anyone directly or indirectly employed by them, and/or anyone for 

whose acts and/or omissions they may be liable in the performance of the services 

required by this Agreement, and against all loss by reason of the failure of Corcoran to 

perform fully, in any respect, all obligations under this Agreement.  Corcoran’s liability 

shall be governed by the provisions of Minnesota Statutes, Chapter 466 or other 

applicable law.  

 

 The County Indemnifies the Cities.  The County agrees to defend, indemnify and 

hold harmless the Cities, their officials, officers, agents, volunteers, and employees 

from any liability, claims, causes of action, judgments, damages, losses, costs or 

expenses, including reasonable attorneys’ fees, resulting directly or indirectly from any 

act or omission of the County or the County’s consultant or sub consultant, anyone 

directly or indirectly employed by them, and/or anyone for whose acts and/or omissions 

they may be liable in the performance of the services required by this Agreement, and 

against all loss by reason of the failure of the County to perform fully, in any respect, 

all obligations under this Agreement. The County’s liability shall be governed by the 

provisions of Minnesota Statutes, Chapter 466 or other applicable law. 

 

11. Insurance.  The Cities agree that any future contract let by the Cities for the performance of 

any of the work included hereunder shall include clauses that will: 1) Require the contractor 

to indemnify and hold the County, its commissioners, officers, agents and employees 

harmless from any liability, claim, demand, judgments, expenses, action or cause of action 

of any kind or character arising out of any act or omission of the contractor, its officers, 

employees, agents or subcontractors; 2) Require the contractor to be an independent 

contractor for the purposes of completing the work provided for in this Agreement; and 3) 

Require the contractor to provide and maintain the following insurance so as to assure the 



          Agreement No. PW 16-25-23 

       CR No. 116 (Pinto Drive); C.P. 2183552                                           

13 ___ 
ME230-788-936800.v1 

performance of its indemnification and hold harmless obligation. 

 
Limits 

 

(1) Commercial General Liability on an occurrence  

basis with contractual liability coverage: 

 General Aggregate $2,000,000 

 Products - Completed Operations Aggregate $2,000,000 

 Personal and Advertising Injury $1,500,000 

 Each Occurrence - Combined Bodily Injury  

 and Property Damage $1,500,000 

    Hennepin County shall be named as an additional insured for the   

  Commercial General Liability coverage with respect to operations  

    covered under this Agreement. 

 

(2) Automobile Liability: 

   Combined Single limit each occurrence coverage or the 

   equivalent covering owned, non-owned, and hired 

   automobiles: $1,500,000 

 

(3) Workers’ Compensation and employer’s Liability: 

   Workers’ Compensation: Statutory 

   If the contractor is based outside the State of  

   Minnesota, coverage must apply to Minnesota laws. 

 

   Employer’s Liability.  Bodily injury by: 

   Accident – Each Accident $500,000 

   Disease – Policy Limit $500,000 

   Disease - Each Employee $500,000 

 

(4) Professional Liability – Per Claim and Aggregate: $2,000,000 

   

The above listed Professional Liability insurance will not be required in any construction 

contract let by the Cities if the Cities’ contractors are not required to perform design 

engineering as part of the construction contract. 

 

An umbrella or excess policy over primary liability coverages is an acceptable method to 

provide the required insurance limits. 

 

The above subparagraphs establish minimum insurance requirements.  It is the sole 

responsibility of the Cities’ contractors to determine the need for and to procure additional 

insurance which may be needed in connection with the Project. 

 

All insurance policies shall be open to inspection by the County and copies of policies shall 
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be submitted to the County upon written request. 

 

12. Worker Compensation Claims.   

 

 Medina’s Employees.  Any and all employees of Medina and all other persons 

engaged by Medina in the performance of any work or services required or provided 

for herein to be performed by Medina shall not be considered employees of the County 

and/or Corcoran, and any and all claims that may or might arise under the Workers' 

Compensation Act or the Unemployment Compensation Act of the State of Minnesota 

on behalf of the employees while so engaged and any and all claims made by any third 

parties as a consequence of any act or omission on the part of the employees while so 

engaged on any of the work or services provided to be rendered herein shall in no way 

be the obligation or responsibility of the County and/or Corcoran. 

 

 Corcoran’s Employees.  Any and all employees of Corcoran and all other persons 

engaged by Corcoran in the performance of any work or services required or provided 

for herein to be performed by Corcoran shall not be considered employees of the 

County and/or Medina, and any and all claims that may or might arise under the 

Workers' Compensation Act or the Unemployment Compensation Act of the State of 

Minnesota on behalf of the employees while so engaged and any and all claims made 

by any third parties as a consequence of any act or omission on the part of the 

employees while so engaged on any of the work or services provided to be rendered 

herein shall in no way be the obligation or responsibility of the County and/or Medina. 

 

 County’s Employees.  Any and all employees of the County and all other persons 

engaged by the County in the performance of any work or services required or provided 

for herein to be performed by the County shall not be considered employees of the 

Cities, and any and all claims that may or might arise under the Workers' Compensation 

Act or the Unemployment Compensation Act of the State of Minnesota on behalf of 

the employees while so engaged and any and all claims made by any third parties as a 

consequence of any act or omission on the part of the employees while so engaged on 

any of the work or services provided to be rendered herein shall in no way be the 

obligation or responsibility of the Cities.  

 

13. Records/Audits.  The Cities agree that the County, the State Auditor, or any of their duly 

authorized representatives at any time during normal business hours, and as often as they 

may reasonably deem necessary, shall have access to and the right to examine, audit, excerpt 

and transcribe any books, documents, papers, records, etc., which are pertinent to the Project 

and the accounting practices and procedures of the Cities which involve transactions relating 

to this Agreement. 

 

14. Nondiscrimination.  The provisions of Title VI of the Civil Rights Act of 1964, Minnesota 

Statute Section 181.59, and any other applicable local ordinance relating to civil rights and 

discrimination and the Affirmative Action Policy statement of Hennepin County shall be 

considered a part of this Agreement as though fully set forth herein. 

 

15. Counterparts/Electronic Signatures.  This Agreement may be executed in one or more 

counterparts, each of which will be deemed to be an original copy of this Agreement and all 
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of which, when taken together, will be deemed to constitute one and the same agreement.  

The facsimile, email or other electronically delivered signatures of the Parties shall be 

deemed to constitute original signatures, and facsimile or electronic copies hereof shall be 

deemed to constitute duplicate originals. 

 

16. Minnesota Laws Govern.  The laws of the State of Minnesota shall govern all questions 

and interpretations concerning the validity and construction of this Agreement and the legal 

relations between the Parties and their performance.  The appropriate venue and jurisdiction 

for any litigation will be those courts located within the County of Hennepin, State of 

Minnesota.  Litigation, however, in the federal courts involving the Parties will be in the 

appropriate federal court within the State of Minnesota. 

 

 

(This space left intentionally blank)  
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IN TESTIMONY WHEREOF, the Parties hereto have caused this Agreement to be executed 

by their respective duly authorized officers and agree to be bound by the provisions herein set 

forth. 

 

 

 

 

  

CITY OF CORCORAN 

  

 

 

  By:  

        Mayor 

  

  Date:  

 

  By:  

     City Administrator 

 

  Date:  

 

 

 

 

CITY OF MEDINA 

  

  By:  

        Mayor 

  

  Date:  

 

  By:  

     City Administrator 

 

  Date:  
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COUNTY OF HENNEPIN 

 

 

 

 

ATTEST:  

 

By:  By:__________________________________ 

   Deputy/Clerk of the County Board        Chair of its County Board  

Date:  Date: ________________________________  

 

  And: ________________________________  

     County Administrator 

  Date: ________________________________ 

REVIEWED BY  

THE COUNTY ATTORNEY’S OFFICE:   

 

  And:_________________________________

  Assistant County Administrator, Public Works   

By:  Date:________________________________ 

   Assistant County Attorney              

Date:     

  RECOMMENDED FOR APPROVAL 

 

  By:_________________________________ 

        County Highway Engineer 

  Date:________________________________ 

REVIEWED: 

By: _______________________________ 

   Sheri Selton      RECOMMENDED FOR APPROVAL 

Date:   

  By:_________________________________ 

                  Department Director, Transportation 

Operations 

  Date:________________________________ 
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EXHIBIT A 
Engineer’s Estimate and Division of Cost Summary  
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EXHIBIT B 
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EXHIBIT C 
Drainage Ownership and Maintenance Responsibilities 
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EXHIBIT D 
Project Plan Title Sheet 
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EXHIBIT E 

Signal System Location 

 

 

 



STAFF REPORT   Agenda Item: 7h. 

Council Meeting 
March 28, 2024 

Prepared By  
Michelle Friedrich 

Topic  
Draft Work Session Council Minutes – April 13, 

2023 

Action Required 
Informational 

Summary 
The draft Council Work Session Minutes for April 13, 2023, will be emailed on Tuesday, 
March 26, with hard copy provided to Council the evening of the March 28 meeting. 

Attachments (Hard copies will be provided March 28, 2024)

1. 2023-04-13 Draft Work Session Council Minutes



STAFF REPORT   Agenda Item: 7i. 

Council Meeting 
March 28, 2024 

Prepared By  
Michelle Friedrich 

Topic  
Draft Regular Council Minutes – April 13, 2023 

Action Required 
Informational 

Summary 
The draft Council Regular Minutes for April 13, 2023, will be emailed on Tuesday, 
March 26, with hard copy provided to Council the evening of the March 28 meeting. 

Attachments (Hard copies will be provided March 28, 2024)

1. 2023-04-13 Draft Regular Council Minutes
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STAFF REPORT Agenda Item: 7j. 
City Council Meeting  
March 28, 2024 

Prepared By  
Kendra Lindahl, AICP 

Topic  
Trail Easement Correction for Bellwether 8th Addition (City 
File No. 22-007)  

Action Required 
Approval  

Review Deadline  N/A 

1. Request

Pulte Homes of Minnesota, LLC has proposed a correction to the easement legal 
description for Bellwether 8th Addition. The easement was recorded at Hennepin 
County, but Pulte’s title examiner only recently noted the error. The City Attorney has 
prepared the first amendment to the trail easement for recording. The amendment 
requires the Mayor’s signature and, therefore, Council authorization. Once executed, 
the amendment will be filed with the County Recorder’s Office. 

2. Recommendation

Move to authorize the Mayor and City Administrator to execute the first amendment to 
the trail easement for Bellwether 8th Addition.  

Attachments 

1. First Amendment to Trail Easement
2. Recorded Trail Easement
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FIRST AMENDMENT TO TRAIL EASEMENT 

This First Amendment to Trail Easement (this “Amendment”), is made this ______ day of 
_________________, 2024, by and between Pulte Homes of Minnesota, LLC (“Grantor”) and the 
City of Corcoran, a Minnesota municipal corporation, (“Grantee”)  Grantor and Grantee are 
sometimes collectively referred to herein as the “parties” or each a “party”. 

RECITALS 

WHEREAS, Grantor is the fee owner of certain real property in Hennepin County, 
Minnesota, legally described on the attached Exhibit A (“Grantor’s Property”); and 

WHEREAS, on July 21, 2022, Grantor granted to Grantee a trail easement over Grantor’s 
Property in favor of Grantee and the same was recorded with the Hennepin County Recorder’s 
Office on September 8, 2022 as document number 11144129 (the “Original Trail Easement”); and 

WHEREAS, Grantor and Grantee now mutually desire to amend the legal description of 
the Original Trail Easement but retain all other terms of the Original Trail Easement.  

NOW THEREFORE, in consideration of the mutual covenants provided for herein as 
well as other good and valuable consideration, the sufficiency and receipt of which is hereby 
acknowledged by both parties hereto, Grantor and Grantee, hereby agree as follows:  

1.) Amendment to Exhibit B of the Original Trail Easement. Grantor and Grantee hereby mutually 
agree to amend Exhibit B to the above described Original Trail Easement by deleting the 
existing Exhibit B and replacing it with Exhibit B-2 (the “Trail Easement”), attached hereto 
and made a part hereof.  Grantor grants and conveys to the Grantee the Trail Easement legally 
described and depicted on the attached Exhibits B-2, subject to all of the existing terms of the 
Original Trail Easement.  All references to the “Trail Easement” within the Original Trail 
Easement shall hereafter refer to the Trail Easement described in Exhibit B-2.  All other terms 
of the Original Trail Easement are unmodified by this Amendment, and remain in full force 
and effect. 

Agenda Attachment Item: 7j1.
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2.) Binding Effect. The terms and conditions of this Amendment shall run with the land (Grantor’s 
Property) and be binding on the Grantor and Grantee, and their respective successors and 
assigns.  

[SIGNATURES ON FOLLOWING PAGE] 
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IN TESTIMONY WHEREOF, the parties hereto have signed this document as of the dates 

set forth below. 

GRANTOR: 

Pulte Homes of Minnesota, LLC 

By: 

Its:_________________ __________________ 
STATE OF MINNESOTA ) 
    ) ss. 
COUNTY OF HENNEPIN ) 

The foregoing instrument was acknowledged before me this ____ day of _______________ 
2024, by _____________________________, the ___________________________, of Pulte Homes 
of Minnesota LLC, a Minnesota limited liability company, on behalf of the Corporation.  

___________________________________ 
NOTARY PUBLIC 
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GRANTEE: 

CITY OF CORCORAN 

BY: _________________________________ 
Tom McKee, Mayor 

AND ________________________________ 
Jay Tobin, City Administrator 

STATE OF MINNESOTA ) 
) ss. 

COUNTY OF HENNEPIN ) 

The foregoing instrument was acknowledged before me this _______ day of 
______________, 2024, by Tom McKee and Jay Tobin, respectively the Mayor and City 
Administrator of the City of Corcoran, a Minnesota municipal corporation, on behalf of the 
municipal corporation. 

____________________________________ 
NOTARY PUBLIC 

THIS INSTRUMENT WAS DRAFTED BY: 
City of Corcoran  
8200 County Road 116 
Corcoran, MN 55430 
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EXHIBIT A 

(“Grantor’s Property”) 

Lots 1 through 15, Block 1, Bellwether 8th Addition, Hennepin County, Minnesota. 

Lots 1 through 7, Block 2, Bellwether 8th Addition, Hennepin County, Minnesota. 

Lots 1 through 20, Block 3, Bellwether 8th Addition, Hennepin County, Minnesota. 

Lots 1 through 9, Block 4, Bellwether 8th Addition, Hennepin County, Minnesota. 

Lots 1 through 18, Block 5, Bellwether 8th Addition, Hennepin County, Minnesota. 

Lots 1 through 3, Block 6, Bellwether 8th Addition, Hennepin County, Minnesota. 

Lots 1 through 11, Block 7, Bellwether 8th Addition, Hennepin County, Minnesota. 

Lots 1 through 12, Block 8, Bellwether 8th Addition, Hennepin County, Minnesota. 

Outlots A through G, Bellwether 8th Addition, Hennepin County, Minnesota. 



6

EXHIBIT B-2 

(“Trail Easement”) 

EASEMENT DESCRIPTION BLOCK 3 

A trail easement over, under, and across the southerly 10.00 feet of Lots 11,12,13, and 14, Block 
3, BELLWETHER 8TH ADDITION, according to the recorded plat thereof, Hennepin County, 
Minnesota.  

Easement Area = 18,894 Sq. Ft. 

EASEMENT DESCRIPTION BLOCK 6 

A 20.00 foot trail easement over, under, and across that part of Lot 1, Block 6, and Outlot B 
BELLWETHER 8TH ADDITION, according to the recorded plat thereof, Hennepin County, 
Minnesota. The centerline of said easement is described as commencing at the southwest corner 
of said Lot 1; thence on an assumed bearing of North 89 degrees 59 minutes              37 seconds 
West along the south line of said Outlot B a distance of 6.19 feet to the actual point of beginning; 
thence North 14 degrees 16 minutes 55 seconds West a distance of    66.93 feet; thence 54.71 
feet along a tangential curve, concave to the southwest, having a radius of 100.00 feet and a 
central angle of 31 degrees 20 minutes 50 seconds; thence      19.70 feet along a reverse curve, 
concave to the northeast, having a radius of 20.00 feet and a central angle of 56 degrees 25 
minutes 50 seconds; thence North 10 degrees 48 minutes       05 seconds East a distance of 1.97 
feet to the southerly right-of-way line of 102ND Place and there terminating; 

The sidelines of said easement are to be shorten or prolonged to terminate at said southerly right-
of-way line of 102nd Place and said south line of Outlot B.  

Easement Area = 2,867 Sq. Ft. 

EASEMENT DESCRIPTION BLOCK 5 

A trail easement over, under, and across that part of Lots 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 14, 15, 
16, 17, and 18, Block 5, and Outlot A BELLWETHER 8TH ADDITION, according to the 
recorded plat thereof, Hennepin County, Minnesota, described as follows: 

Beginning at the southwest corner of Lot 7, Block 2, said BELLWETHER 8TH ADDITION; 
thence on an assumed bearing of North 67 degrees 16 minutes 35 seconds East along the 
southerly line of said Lot 7 a distance of 84.37 feet; thence South 66 degrees 14 minutes 09 
seconds East a distance of 250.80 feet; thence North 75 degrees 51 minutes 09 seconds East a 
distance of 39.83 feet to the most northerly east line of said Outlot A; thence on a bearing of 
South, along said most northerly east line, a distance of 22.06 feet; thence South 76 degrees 01 
minutes 30 seconds West a distance of 54.37 feet; thence North 61 degrees 49 minutes 19 
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seconds West a distance of 83.63 feet; thence South 18 degrees 27 minutes 26 seconds East a 
distance of 71.58 feet; thence South 33 degrees 55 minutes 05 seconds West a distance of 221.64 
feet to the easterly shared corner of said Lots 5 and 6; thence South 07 degrees 59 minutes 11 
seconds West a distance of 79.11 feet to the easterly shared corner of said Lots 7 and 8; thence 
South 17 degrees 27 minutes 46 seconds East a distance of 79.82 feet to the easterly shared 
corner of said Lots 9 and 10; thence South 57 degrees 21 minutes 06 seconds East a distance of 
419.25 feet; thence South 01 degrees 56 minutes 38 seconds West a distance of 160.87 feet to the 
northeasterly right-of-way line of Kenwood Lane; thence 25.29 feet along said northeasterly 
right-of-way line of Kenwood Lane along a non-tangential curve concave to the north, having a 
radius of 270.00 feet, a central angle of 05 degrees 21 minutes 57 seconds and a chord that bears 
North 77 degrees 56 minutes 50 seconds West a distance of 25.28 feet; thence North 02 degrees 
12 minutes 04 seconds West a distance of 136.28 feet; thence North 47 degrees 03 minutes 52 
seconds West a distance of 70.23 feet to the northwest line of said Lot 17; thence North 57 
degrees 56 minutes 39 seconds West a distance of 347.92 feet; thence North 09 degrees 47 
minutes 31 seconds West a distance of 34.17 feet; thence South 71 degrees 50 minutes 22 
seconds West a distance of 127.45 feet to the easterly right-of-way line of Kenwood Lane; 
thence 26.62 feet along said easterly right-of-way line of Kenwood Lane along a non-tangential 
curve concave to the east, having a radius of 270.00 feet, a central angle of 05 degrees 38 
minutes 56 seconds and a chord that bears North 17 degrees 27 minutes 31 seconds West a 
distance of 26.61 feet; thence North 82 degrees 54 minutes 09 seconds East a distance of 34.43 
feet; thence North 71 degrees 50 minutes 22 seconds East a distance of 92.63 feet; thence North 
04 degrees 56 minutes 42 seconds West a distance of 79.19 feet to the north line of said Lot 7; 
thence North 18 degrees 18 minutes 26 seconds East a distance of 47.15 feet; thence North 30 
degrees 51 minutes 01 seconds East a distance of 160.87 feet; thence North 30 degrees 28 
minutes 05 seconds East a distance of 125.74 feet; thence North 65 degrees 08 minutes 22 
seconds West a distance of 114.30 feet; thence South 78 degrees 34 minutes 14 seconds West a 
distance of 89.89 feet to the easterly right-of-way line of Kenwood Lane; thence 22.10 feet along 
said easterly right-of-way line of Kenwood Lane along a non-tangential curve concave to the 
southwest, having a radius of 165.00 feet, a central angle of 07 degrees 40 minutes 23 seconds 
and a chord that bears North 18 degrees 53 minutes 14 seconds West a distance of 22.08 feet to 
the point of beginning; 

Easement Area = 40,038 Sq. Ft. 
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STAFF REPORT Agenda Item: 7k. 
0BCity Council Meeting: 
1BMarch 28, 2024 

2BPrepared By:  
3BKendra Lindahl, AICP 

4BTopic:  
Final Plat and Final Planned Unit Development (PUD) for 
“Tavera 6th” (City File No. 23-033) 

5BAction Required: 
6BApproval  

Review Deadline:  April 7, 2024 

1. Request

The applicant, Lennar, has requested approval of the final 
plat and final PUD plan for Tavera 6th Addition. This phase 
includes 9 villa lots and 70 single family lots. 

Key plan application materials are attached as part of this 
packet; however, due to size limitations not every item is 
included. The complete application is available at City Hall. 

2. Background

On June 25, 2020, Council approved a comprehensive 
plan amendment, rezoning, preliminary plat and preliminary 
PUD plan for Tavera, a 549-unit development with a mix of 
single family, villa, twinhome and townhome units. 

On January 25, 2021, Hennepin County approved a lot division for the Wessel property. 
The lot split did not require City Council approval because lot splits creating parcels at 
least 20-acres in size with 500 feet of frontage on a public street are exempt from 
subdivision by Minnesota Statute. The split created two parcels. 

On April 8, 2021, Council approved Tavera 1st Addition for 33 single family units and 
three outlots. Access to the development from County Road 116 was constructed with 
this initial phase. 

On July 22, 2021, Council approved a PUD amendment to allow 551 units to be 
developed and allow a modification to the temporary real estate time period. 

On September 23, 2021, Council approved Tavera 2nd Addition for 46 single family units 
and five outlots. 

On November 11, 2021, Council approved a PUD amendment to allow four additional 
stockpiles of grading material to be stored on site. 

On February 10, 2022, Council approved Tavera 3rd Addition for nine single family units, 
134 townhome units and 35 outlots.  

Figure 1 - Location map 
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On August 28, 2022, Council approved Tavera 4th Addition for 80 single family units, 42 
twinhome lots and 11 outlots.    

On November 21, 2022, the Council approved Tavera 5th Addition with 26 single family 
lots.  

3. Analysis 

Staff has reviewed the application for consistency with the Comprehensive Plan, Zoning 
Ordinance, Subdivision Ordinance and City Code requirements, as well as City policies. 
The City Engineer’s comments are incorporated into this staff report, the detailed 
comments are included in the attached engineering memo and the approval conditions 
require compliance with the memo. 

A. Level of Discretion in City Decision-Making 

The City’s Discretion in approving a final PUD plan is limited to whether the proposed 
plan is in substantial conformance with the preliminary PUD plan. If it meets these 
standards, the City must approve the final PUD plan. 

The City’s discretion in approving a final plat is limited to whether the proposed plat 
meets the standards outlined in the City’s Subdivision and Zoning Ordinance. If it meets 
these standards, the City must approve the final plat. 

B. Consistency with the Ordinance Standards 

Final PUD Plan 

Staff has reviewed the application for consistency with 
the approved preliminary plans, as well as City policies. 
Staff finds that the final PUD is consistent with the 
approved preliminary plans. However, there are a 
number of conditions that must be addressed prior to 
release of final plat and authorization to begin 
construction.  

The 6th Addition includes 79 lots. Only one phase 
remains for completion of the Tavera development. A 
homeowners association will be responsible for the 
maintenance of common areas.  

Lot Dimensions and Setbacks 

The preliminary PUD approvals granted some flexibility from lot size, width standards 
and rear yard setbacks for decks and patios. The approved standards are included in 
the approving resolutions. Because single family home buyers will select their individual 
home for each lot, staff will review setbacks for compliance with these standards as part 
of the building permit application.  

Figure 2 - Phasing Plan 
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Design Standards 

Flexibility has been granted from the garage standards in Section 1040.040, Subd. 8 of 
the Zoning Ordinance as part of the preliminary approvals. Single family homes will be 
selected for each lot by the home buyers and must comply with all design and PUD 
standards. This phase includes villa, 65-foot and 75-foot lots. Single family homes will 
be reviewed at the time building permits are applied for to ensure compliance. 

Equal architectural treatment is required on all sides of a villa or single family home that 
faces a public right-of-way or park. There are several lots in this phase that will be 
required to have the upgraded elevations.  

The PUD allows rear yard setbacks to be reduced for 30 feet to 20 feet for deck/patios 
on most lots. However, the approvals specifically exempted a number of lots, including 
those proposed to be platted as Lots 17-28, Block 1. Decks and patios on those lots 
must comply with the 30-foot rear yard setback as they are adjacent to an existing 
neighborhood.  

Utilities 

The City Engineer’s memo provides detailed utility comments.  

Easements 

The plat will provide new standard drainage and utility easements around the perimeter 
of lots and over the wetland areas (wetlands and wetland buffer). The City Engineer’s 
memo indicates additional easement will be necessary for the storm sewer on the north 
side of Lot 1, Block 3.  

Permanent drainage and utility easements are provided on the final plat for Outlot A and 
Outlot B as they are not proposed for future development phases. A temporary drainage 
and utility easement may be provided over Outlot C until the outlot is platted with a 
future phase.  

Grading 

The City Engineer’s memo provides detailed comments on grading and stormwater for 
this project. 

Streets 

The 6th Addition will extend 68th Place west from the existing location. This street stub 
will terminate in a temporary cul-de-sac that will be extended as part of the future phase 
on the west. 

Wetlands 

Section 1050.010 establishes standards for the wetland overlay district. This includes 
the establishment of wetland buffer strips with an average width of 25 feet plus a 15 foot 
structure setback from the buffer edge. Wetland buffer signs are required to indicate the 



Page 4 of 7 
 

contour of the buffer with a maximum spacing of 200 feet along the buffer edge. 
Wetland buffer signs are also required where the wetland buffer edge intersects with a 
lot or outlot line. The developer must work with the City wetland inspector during the 
establishment process. The homeowners association documents must reference this 
plan. 

Landscaping 

The applicant is required to 
provide one tree for each dwelling 
unit plus additional screening 
along County Road 116 to allow 
for the reduced setback. 
Additionally, as part of the PUD, 
the applicant was required to 
provide landscaping along the 
north property line. 

This phase provides 242 trees to 
meet these requirements.  

Generally, the proposed street trees are evenly spaced in the front yard along the street 
to create a tree lined street canopy. Staff recommends that all trees be planted when 
the street is complete, but trees must be planted prior to issuance of a certificate of 
occupancy for the adjacent home. 

The landscape plan should be revised to show the utility connections for each lot to 
ensure that proposed tree locations do not conflict with the location of underground 
utilities. The engineer’s memo highlights area where landscaping must be adjusted.  

Natural Resources 

The City does not have a tree preservation ordinance; however, a significant portion of 
the wooded areas in the Tavera development will be preserved as one of the PUD 
benefits. A conservation easement for the tree protection areas was recorded with the 
previous phases. This phase has been graded and there were no tree preservation 
areas in this phase.  

Parks and Trails 

A number of trails are proposed in the Tavera development, including the Three Rivers 
Diamond Lake trail on the west side of the project. In this phase, the Three Rivers Trail 
will extend behind Lot 1, Block 2, then west on the south side of 68th Place before a 
mid-block crossing into Outlot A where it will wrap behind Block 4 and ultimately extend 
to Blue Bonnet. 

The applicant’s plans and density exhibits do not show this off-road trail being 
constructed in this phase; therefore, no park dedication credit will be granted. Staff is 

Figure 3 - Landscape Plan 
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comfortable deferring the construction of the trail north of 68th Place until the next phase 
of development, however, the location of the trail south of 68th Place must be finalized 
with the City and Three Rivers Park District and the trail easement provided for 
recording. 

Another off-road trail is proposed between Lots 16 and 17, Block 1. This is not the 
location that trail was originally required to be place. The original approval required the 
trail connection to be at what is now Lot 11, Block 1. The intention is to provide a 
connection to the future trail on County Road 116 and to the future park on the east end 
of Olde Sturbridge Road. Staff has evaluated the proposed location and finds no 
compelling reason to move the trail from the approved location at Olde Sturbridge Road.  

• The Council should provide direction on this trail connection. Condition #12 of 
Resolution 2024-20 requires the plans to be revised to move the trail to Lot 11, 
Block 1 as originally approved. 

 

Figure 4 - Trail Connection Alternative 
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Park Dedication 

The City should accept park dedication in the form of land where shown on maps. The 
City may accept cash-in-lieu of land if park dedication requirements are not met by 
dedicated land. Park dedication requirements for Tavera are based on the entire 
development. Park dedication for Tavera will be satisfied with a combination of park 
land dedication (trail easement and park land) plus cash-in-lieu of land. Park dedication 
will be based on the park dedication fee in place at the time the final plat is released for 
recording. 

No parkland is proposed in this phase and park dedication for the 6th Addition shall be 
cash-in-lieu of land. The current fee schedule would require the following for the project: 

79 single family units x $5,954.00 = $470,366.00  
 

Final Plat 

The applicant is requesting approval of a final plat for 9 villa homes and 70 single family 
homes and two outlots. The final plat is consistent with the approved preliminary plat, 
with the exception of the trail location in Block 1 and staff has included a condition in the 
approving resolution. 

Conclusion 

Staff finds the proposed plan is consistent with the Comprehensive Plan, Zoning 
Ordinance, Subdivision Ordinance and preliminary PUD approvals. The staff report 
notes outstanding issues that must be addressed and staff has included conditions in 
the attached resolutions to address these issues. 

4. Recommendation 

Move to adopt the following: 

a. Resolution 2024-19 approving the final PUD plan 
b. Resolution 2024-20 approving the final plat and development contract  

 
 
Attachments 

1. Resolution 2024-19 Approving the Final PUD Plan 
2. Resolution 2024-20 Approving the Final Plat and Development Contract 
3. Draft Development Contract 
4. Site Location Map 
5. City Engineer’s Memo dated March 19, 2024 
6. Final PUD Plans dated February 5, 2024 
7. Landscape Plan dated February 5, 2024 
8. Final Plat dated February 5, 2024 
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9. Phasing Plan dated February 5, 2024 
10. Trail location exhibit 
11. Proposed Block 1 trail easement exhibit 
12. Preliminary Plat Graphic 
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Motion By:       
Seconded By: 

APPROVING FINAL PLANNED UNIT DEVELOPMENT (PUD) PLAN FOR “TAVERA 6th 
ADDITION” FOR LENNAR) (CITY FILE NO. 23-033) 

WHEREAS, US Home, LLC, a Delaware limited liability company dba Lennar (the “applicant”) has 
requested approval of a final planned unit development (PUD) plan for “Tavera 6th Addition” for 79 
single family lots and three outlots on the property legally described as: 

See Attachment A 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
CORCORAN, MINNESOTA, that it should and hereby does approve the request for a final PUD 
plan for “Tavera 6th Addition”, subject to the following conditions: 

1. A final PUD plan is approved to create 9 villa lots, 70 single family lots and three outlots for
“Tavera 6th Addition”, in accordance with the plans and application received by the City on
October 30, 2023 and additional information received on February 7, 2024, except as
amended by this resolution.

2. Approval is contingent upon City Council approval of the final plat (Resolution 2024-20).

3. Development is subject to all conditions of the “Tavera” preliminary plat and preliminary PUD
plan approvals (Resolutions 2020-50 and 2020-51), except as modified by the PUD
amendment (Resolution 2021-86).

4. The applicant shall comply with all requirements of the City Engineer’s memo dated March
19, 2024.

5. All utility facilities, including but not limited to telephone, CATV, natural gas and electric power,
shall be located underground. Underground service connections to the street property line of
each platted lot shall be installed at the subdivider’s expense.

6. Lawn sprinkler/irrigation systems (where provided) shall have rain sensors to limit
unnecessary watering.

7. The wetland buffer planting plan on Sheet 5.01 shall be revised as follows:

a. Specify seeding dates for wetland buffer as May 1 to July 1, or October 15 to freeze
up.

b. No notes regarding site prep were provided.  These should include:
i. Seed bed shall be finish graded with soil clumps no larger than 1” in diameter.
ii. Seed bed shall be free of vegetation.
iii. No debris (construction materials, garbage, rocks) shall be present.
iv. No other issues shall be present that would inhibit successful seeding.
v. Prior to seeding, notify City that site prep is completed and ready for inspection

and approval.

Revised Agenda Attachment Item: 7k1.
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c. Add note stating that the City shall be notified at least 48 hours in advance of buffer 
seeding and shall conduct an onsite pre-seeding meeting with installer. 

d. Provide square footage of areas to be seeded and lbs. of seed needed. 
e. Plan should depict delineated wetland lines. 
f. Under the “3-Year Maintenance Plan For Wetland Buffer Area Seeding”, revise note 

#4 with “Appropriate herbicide and management techniques shall be used to control 
invasive, non-native, and noxious weeds”.  The plans identify using Sethoxydim, which 
is a grass herbicide that will kill all the native grasses.   

 
8. 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. 
a. Wetland signs must be purchased from the City. 
b. Wetland signs must be installed on treated 4x4 wooden posts. 
c. Wetland buffer signs must be installed prior to issuance of building permits. 
d. The installation of the wetland monument buffer signs according the approved plan 

must be certified by a registered land surveyor. 
 

9. Wetland buffer plantings must be installed. 
a. A wetland buffer specialist from the City shall be present to observe the seeding of 

wetland buffer plantings. Seed varieties, amounts, equipment and cover crop species 
shall be inspected.  

b. Wetland buffers shall be seeded during the grading process when conditions are 
appropriate. 

c. Wetland buffers shall be seeded and/or planted as directed by the Corcoran Buffer 
Vegetation Establishment Plan. 

 
10. The HOA shall be responsible for the maintenance of: 

 
a. Landscaping and any irrigation in the common areas. 
b. Wetland and pond buffer areas. 
c. Sidewalks. 
d. All common areas, including signage, lighting and landscaping in those areas. 
 

11. PUD flexibility is granted to establish the following lot standards for this development: 
 

 75-foot lots  65-foot lots  Villa lots 
Minimum Lot Area  9,000 sq. ft. 7,800 sq. ft. 7,000 sq. ft. 
Minimum lot width  75 feet 65 feet 55 feet 
Front, From Major 
Roadways*  

60 feet 60 feet 60 feet 

Front, From all other 
streets  

25 feet /20 feet side 
street 

25 feet /20 feet side 
street 

25 feet /20 feet side 
street 

Front Porch (≤ 120 
square feet)  

15 feet 15 feet 15 feet 

Side (living)  7.5 feet 7.5 feet 7.5 feet 
Side (garage)**  7.5 feet 7.5 feet 7.5 feet 
Rear+  30 feet / 20 feet for 

deck/patios 
30 feet / 20 feet for 
deck/patios 

30 feet / 20 feet for 
deck/patios 

Maximum Principal 
Building Height  

35 feet  35 feet  35 feet  



City of Corcoran  March 28, 2024 
County of Hennepin    
State of Minnesota  

RESOLUTION NO.  2024-19 
 

Page 3 of 5 
 

*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. (reduction from 100 
feet to 60 feet per Section 1060.070, Subd. K) 
**Minimum separation between structures on adjacent parcels shall be 15 feet. 
+Homes on Tavera 6th Lots 17-28, Block 1 shall be required to meet the 30-foot rear yard setback for structures, 
including patios and decks. 

 
12. All garages must have a 22-foot wide parking area between the garage and right-of-way that 

does not overlap into sidewalks, drives or streets.  
 

13. The trail connecting to the future County Road 116 trail shall be relocated from Lot 16/17, 
Block 1 as currently shown to Lot 11, Block 1 as originally approved. This location allows a 
future connection to Olde Sturbridge Road and the open space park to the east. The trail 
easement shall be updated accordingly. 

 
FUTHER, prior to the release of final plat for recording: 
 
14.13. The applicant must meet with the City and Three Rivers Park District to finalize the location 

of the off-road trail south of 68th Place. A trail easement document in recordable form must be 
provided for review and approval by the City. 
 

15.14. A temporary blanket drainage and utility easement must be provided over Outlot C until it 
is replatted for development. The easement must be provided in recordable form. 

 
16.15. The easement for the temporary turnaround on 68th Place must be provided in recordable 

form.  
 

17.16. The applicant shall provide copies of the amended HOA documents/covenants for City 
review. The document shall address maintenance of the sidewalks, landscaping, wetland 
buffers, ponds, etc.  

 
FUTHER, the following must be addressed prior to issuance of building permits: 
 
18.17. The applicant shall provide equal architectural treatment on the elevations of a home that 

face a public right-of-way or public park. For example, if three sides of a home face a public 
right-of-way and/or a park, then equal architectural treatment shall be provided on those three 
sides of the building. The following lots are subject to this standard: 
 

a. Lots 1-16, 34, 42 and 55, Block 1 
b. Lot 1, Block 2 
 

19.18. 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. 
 

a. Wetland signs shall be purchased from the City.  
b. The final location of wetland signs must be inspected and approved by City staff. 
c. Monument signs shall be installed prior to approval of building permit. 
 

20.19. Trees must be planted prior to issuance of certificate of occupancy for the adjacent home, 
unless an alternative timeline is approved by the City. 
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21.20. The plans shall show centralized mailbox locations. These mailbox locations shall be 
approved by the US Postal Service and proof of the approved locations provided to the City. 

 
FURTHER, that the following conditions must be met prior to release of remaining escrow: 

 
22.21. Any request for the City to inspect the required landscaping in order to reduce financial 

guarantees must be accompanied by a recertification/verification of field inspection by the 
project Landscape Architect. A letter signed by the Landscape Architect verifying plantings 
have been correctly installed in compliance with the plans and specifications will suffice. 
 

23.22. Any request for the City to inspect the required pond and wetland buffers in order to reduce 
financial guarantees must be accompanied by a recertification/verification of field inspection 
by the project Landscape Architect. A letter signed by the Landscape Architect verifying 
buffers have been correctly seeded  in compliance with the plans and specifications will 
suffice. 

 
 

  
VOTING AYE       VOTING NAY 

 McKee, Tom        McKee, Tom 
 Bottema, Jon       Bottema, Jon 
 Nichols, Jeremy       Nichols, Jeremy  
 Schultz, Alan       Schultz, Alan 
 Vehrenkamp, Dean      Vehrenkamp, Dean 

 
 
Whereupon, said Resolution is hereby declared adopted on this 28th day of March 2024. 

 
 

________________________________ 
Tom McKee - Mayor 

 
ATTEST: 
 
____________________________________      City Seal 
Michelle Friedrich – City Clerk 
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ATTACHMENT A 
 
OUTLOT A, B, C, K and J, TAVERA 4th ADDITION, Hennepin County, Minnesota  
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Motion By:       

Seconded By:       
 

APPROVING FINAL PLANNED UNIT DEVELOPMENT (PUD) PLAN FOR “TAVERA 6th 
ADDITION” FOR LENNAR) (CITY FILE NO. 23-033) 

 
WHEREAS, US Home, LLC, a Delaware limited liability company dba Lennar (the “applicant”) has 
requested approval of a final planned unit development (PUD) plan for “Tavera 6th Addition” for 79 
single family lots and three outlots on the property legally described as: 
 

See Attachment A 
 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
CORCORAN, MINNESOTA, that it should and hereby does approve the request for a final PUD 
plan for “Tavera 6th Addition”, subject to the following conditions: 
  
1. A final PUD plan is approved to create 9 villa lots, 70 single family lots and three outlots for 

“Tavera 6th Addition”, in accordance with the plans and application received by the City on 
October 30, 2023 and additional information received on February 7, 2024, except as 
amended by this resolution. 
 

2. Approval is contingent upon City Council approval of the final plat (Resolution 2024-20). 
 

3. Development is subject to all conditions of the “Tavera” preliminary plat and preliminary PUD 
plan approvals (Resolutions 2020-50 and 2020-51), except as modified by the PUD 
amendment (Resolution 2021-86). 

 
4. The applicant shall comply with all requirements of the City Engineer’s memo dated March 

19, 2024. 
 

5. All utility facilities, including but not limited to telephone, CATV, natural gas and electric power, 
shall be located underground. Underground service connections to the street property line of 
each platted lot shall be installed at the subdivider’s expense. 

 
6. Lawn sprinkler/irrigation systems (where provided) shall have rain sensors to limit 

unnecessary watering. 
 

7. The wetland buffer planting plan on Sheet 5.01 shall be revised as follows: 
 
a. Specify seeding dates for wetland buffer as May 1 to July 1, or October 15 to freeze 

up. 
b. No notes regarding site prep were provided.  These should include: 

i. Seed bed shall be finish graded with soil clumps no larger than 1” in diameter. 
ii. Seed bed shall be free of vegetation. 
iii. No debris (construction materials, garbage, rocks) shall be present. 
iv. No other issues shall be present that would inhibit successful seeding. 
v. Prior to seeding, notify City that site prep is completed and ready for inspection 

and approval. 
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c. Add note stating that the City shall be notified at least 48 hours in advance of buffer 
seeding and shall conduct an onsite pre-seeding meeting with installer. 

d. Provide square footage of areas to be seeded and lbs. of seed needed. 
e. Plan should depict delineated wetland lines. 
f. Under the “3-Year Maintenance Plan For Wetland Buffer Area Seeding”, revise note 

#4 with “Appropriate herbicide and management techniques shall be used to control 
invasive, non-native, and noxious weeds”.  The plans identify using Sethoxydim, which 
is a grass herbicide that will kill all the native grasses.   

 
8. 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. 
a. Wetland signs must be purchased from the City. 
b. Wetland signs must be installed on treated 4x4 wooden posts. 
c. Wetland buffer signs must be installed prior to issuance of building permits. 
d. The installation of the wetland monument buffer signs according the approved plan 

must be certified by a registered land surveyor. 
 

9. Wetland buffer plantings must be installed. 
a. A wetland buffer specialist from the City shall be present to observe the seeding of 

wetland buffer plantings. Seed varieties, amounts, equipment and cover crop species 
shall be inspected.  

b. Wetland buffers shall be seeded during the grading process when conditions are 
appropriate. 

c. Wetland buffers shall be seeded and/or planted as directed by the Corcoran Buffer 
Vegetation Establishment Plan. 

 
10. The HOA shall be responsible for the maintenance of: 

 
a. Landscaping and any irrigation in the common areas. 
b. Wetland and pond buffer areas. 
c. Sidewalks. 
d. All common areas, including signage, lighting and landscaping in those areas. 
 

11. PUD flexibility is granted to establish the following lot standards for this development: 
 

 75-foot lots  65-foot lots  Villa lots 

Minimum Lot Area  9,000 sq. ft. 7,800 sq. ft. 7,000 sq. ft. 
Minimum lot width  75 feet 65 feet 55 feet 
Front, From Major 
Roadways*  

60 feet 60 feet 60 feet 

Front, From all other 
streets  

25 feet /20 feet side 
street 

25 feet /20 feet side 
street 

25 feet /20 feet side 
street 

Front Porch (≤ 120 
square feet)  

15 feet 15 feet 15 feet 

Side (living)  7.5 feet 7.5 feet 7.5 feet 
Side (garage)**  7.5 feet 7.5 feet 7.5 feet 
Rear+  30 feet / 20 feet for 

deck/patios 
30 feet / 20 feet for 
deck/patios 

30 feet / 20 feet for 
deck/patios 

Maximum Principal 
Building Height  

35 feet  35 feet  35 feet  
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*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. (reduction from 100 
feet to 60 feet per Section 1060.070, Subd. K) 
**Minimum separation between structures on adjacent parcels shall be 15 feet. 
+Homes on Tavera 6th Lots 17-28, Block 1 shall be required to meet the 30-foot rear yard setback for structures, 
including patios and decks. 

 
12. All garages must have a 22-foot wide parking area between the garage and right-of-way that 

does not overlap into sidewalks, drives or streets.  
 

13. The trail connecting to the future County Road 116 trail shall be relocated from Lot 16/17, 
Block 1 as currently shown to Lot 11, Block 1 as originally approved. This location allows a 
future connection to Olde Sturbridge Road and the open space park to the east. The trail 
easement shall be updated accordingly. 

 
FUTHER, prior to the release of final plat for recording: 
 
14. The applicant must meet with the City and Three Rivers Park District to finalize the location of 

the off-road trail south of 68th Place. A trail easement document in recordable form must be 
provided for review and approval by the City. 
 

15. A temporary blanket drainage and utility easement must be provided over Outlot C until it is 
replatted for development. The easement must be provided in recordable form. 

 
16. The easement for the temporary turnaround on 68th Place must be provided in recordable 

form.  
 

17. The applicant shall provide copies of the amended HOA documents/covenants for City 
review. The document shall address maintenance of the sidewalks, landscaping, wetland 
buffers, ponds, etc.  

 
FUTHER, the following must be addressed prior to issuance of building permits: 
 
18. The applicant shall provide equal architectural treatment on the elevations of a home that face 

a public right-of-way or public park. For example, if three sides of a home face a public right-
of-way and/or a park, then equal architectural treatment shall be provided on those three sides 
of the building. The following lots are subject to this standard: 
 

a. Lots 1-16, 34, 42 and 55, Block 1 
b. Lot 1, Block 2 
 

19. 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. 
 

a. Wetland signs shall be purchased from the City.  
b. The final location of wetland signs must be inspected and approved by City staff. 
c. Monument signs shall be installed prior to approval of building permit. 
 

20. Trees must be planted prior to issuance of certificate of occupancy for the adjacent home, 
unless an alternative timeline is approved by the City. 
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21. The plans shall show centralized mailbox locations. These mailbox locations shall be 
approved by the US Postal Service and proof of the approved locations provided to the City. 

 
FURTHER, that the following conditions must be met prior to release of remaining escrow: 

 
22. Any request for the City to inspect the required landscaping in order to reduce financial 

guarantees must be accompanied by a recertification/verification of field inspection by the 
project Landscape Architect. A letter signed by the Landscape Architect verifying plantings 
have been correctly installed in compliance with the plans and specifications will suffice. 
 

23. Any request for the City to inspect the required pond and wetland buffers in order to reduce 
financial guarantees must be accompanied by a recertification/verification of field inspection 
by the project Landscape Architect. A letter signed by the Landscape Architect verifying 
buffers have been correctly seeded  in compliance with the plans and specifications will 
suffice. 

 
 

  
VOTING AYE       VOTING NAY 

 McKee, Tom        McKee, Tom 
 Bottema, Jon       Bottema, Jon 
 Nichols, Jeremy       Nichols, Jeremy  
 Schultz, Alan       Schultz, Alan 
 Vehrenkamp, Dean      Vehrenkamp, Dean 

 
 
Whereupon, said Resolution is hereby declared adopted on this 28th day of March 2024. 

 
 

________________________________ 
Tom McKee - Mayor 

 
ATTEST: 
 
____________________________________      City Seal 
Michelle Friedrich – City Clerk 
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Motion By:       
Seconded By: 

APPROVING FINAL PLAT AND DEVELOPMENT CONTRACT FOR “TAVERA 6th 
ADDITION” FOR LENNAR) (CITY FILE NO. 23-033) 

WHEREAS, US Home, LLC, a Delaware limited liability company dba Lennar (the “applicant”) has  
requested approval of a final plat for “Tavera 6th Addition” for 79 single family lots and three outlots 
on the property legally described as: 

See Attachment A 

FURTHER, that the development contract for said plat shall be completed by City staff and the 
Mayor and City Administrator be authorized to execute the development contract on behalf of the 
City; and 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
CORCORAN, MINNESOTA, that it should and hereby does approve the request for final plat 
approval for “Tavera 6th Addition”, subject to the following conditions: 

1. A final plat is approved to create 9 villa lots, 70 single family lots and three outlots for
“Tavera 6th Addition”, in accordance with the plans and application received by the City
on October 30, 2023 and additional information received on February 7, 2024, except as
amended by this resolution.

2. Approval is contingent upon City Council approval of the final PUD plan (Resolution
2024-19) and is subject to all conditions.

3. Development is subject to all conditions of the “Tavera” preliminary plat and preliminary
PUD plan approvals (Resolutions 2020-50 and 2020-51), except as modified by the PUD
amendment (Resolution 2021-86).

4. The applicant shall comply with all requirements of the City Engineer’s memo dated
March 19, 2024.

FURTHER, prior to the release of the final plat for recording: 

5. The development contract must be executed by the developer and the City and must be
filed with the final plat.

6. The financial guarantee and fees required by the development contract must be paid.

7. Park dedication shall be cash-in-lieu of land as outlined in the development contract.

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

8. All permanent wetland buffer signs must be erected along the wetland buffer line as
required by Section 1050.010, Subd. 7 of the Zoning Ordinance.

a. The final locations must be approved by City staff.

Revised Agenda Attachment Item: 7k2.



City of Corcoran  March 28, 2024 
County of Hennepin    
State of Minnesota  

RESOLUTION NO.  2024-20 
 

Page 2 of 4 
 

b. Wetland signs must be purchased from the City. 
c. Monuments and signs shall be installed prior to approval of building permits. 
d. The installation of the wetland monument buffer signs according to the approved 

plan must be certified by a registered land surveyor. 
e. Wetland buffer planting shall be seeded with MnDOT 43-261 or 35-241 seed mix. 
f. The wetland buffer planting and maintenance plan shall be revised and approved 

by the City for compliance with City policies prior to beginning work. 
 

9. The applicant must file the final plat at Hennepin County within 2 years of the date of 
approval or the approval shall expire. 
 

10. The following documents must be approved by the City Attorney and recorded at 
Hennepin County with the final plat: 

a. Development Contract 
b. Stormwater Maintenance Agreement 
c. Trail Easement for trail connection to County Road 116 
d. Trail Easement for Trail section south of 68th Place 
e.d. Temporary turnaround easement for 68th Place  
f.e. Temporary easement for Outlot C 
g.f. Homeowners Association documents 
h.g. Encroachment Agreement. 

 
11. Record the approving resolutions and associated documents at Hennepin County and 

provide proof of recording to the City. 
 

FURTHER, that the following conditions must be met prior to the release of remaining escrow: 
 

12. Lot corner monuments shall be installed as required by the Subdivision Ordinance. 
 

13. Any request for the City 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 (including wetland and pond buffers) have been correctly installed in 
compliance with the plans and specifications will suffice. 

  
 
VOTING AYE       VOTING NAY 

 McKee, Tom        McKee, Tom 
 Bottema, Jon       Bottema, Jon 
 Nichols, Jeremy       Nichols, Jeremy  
 Schultz, Alan       Schultz, Alan 
 Vehrenkamp, Dean      Vehrenkamp, Dean 
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Whereupon, said Resolution is hereby declared adopted on this 28th day of March 2024. 
 
 

________________________________ 
Tom McKee - Mayor 

 
ATTEST: 
 
____________________________________      City Seal 
Michelle Friedrich – City Clerk 
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Motion By:       

Seconded By:       
 

APPROVING FINAL PLAT AND DEVELOPMENT CONTRACT FOR “TAVERA 6th 
ADDITION” FOR LENNAR) (CITY FILE NO. 23-033) 

 
WHEREAS, US Home, LLC, a Delaware limited liability company dba Lennar (the “applicant”) has  
requested approval of a final plat for “Tavera 6th Addition” for 79 single family lots and three outlots 
on the property legally described as: 
 

See Attachment A 
 
FURTHER, that the development contract for said plat shall be completed by City staff and the 
Mayor and City Administrator be authorized to execute the development contract on behalf of the 
City; and 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
CORCORAN, MINNESOTA, that it should and hereby does approve the request for final plat 
approval for “Tavera 6th Addition”, subject to the following conditions: 
 

1. A final plat is approved to create 9 villa lots, 70 single family lots and three outlots for 
“Tavera 6th Addition”, in accordance with the plans and application received by the City 
on October 30, 2023 and additional information received on February 7, 2024, except as 
amended by this resolution. 
 

2. Approval is contingent upon City Council approval of the final PUD plan (Resolution 
2024-19) and is subject to all conditions. 
 

3. Development is subject to all conditions of the “Tavera” preliminary plat and preliminary 
PUD plan approvals (Resolutions 2020-50 and 2020-51), except as modified by the PUD 
amendment (Resolution 2021-86). 
 

4. The applicant shall comply with all requirements of the City Engineer’s memo dated 
March 19, 2024. 

 
FURTHER, prior to the release of the final plat for recording: 
 

5. The development contract must be executed by the developer and the City and must be 
filed with the final plat.  
 

6. The financial guarantee and fees required by the development contract must be paid. 
 

7. Park dedication shall be cash-in-lieu of land as outlined in the development contract. 
 

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

8. All permanent wetland buffer signs must be erected along the wetland buffer line as 
required by Section 1050.010, Subd. 7 of the Zoning Ordinance. 

a. The final locations must be approved by City staff. 
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b. Wetland signs must be purchased from the City. 
c. Monuments and signs shall be installed prior to approval of building permits. 
d. The installation of the wetland monument buffer signs according to the approved 

plan must be certified by a registered land surveyor. 
e. Wetland buffer planting shall be seeded with MnDOT 43-261 or 35-241 seed mix. 
f. The wetland buffer planting and maintenance plan shall be revised and approved 

by the City for compliance with City policies prior to beginning work. 
 

9. The applicant must file the final plat at Hennepin County within 2 years of the date of 
approval or the approval shall expire. 
 

10. The following documents must be approved by the City Attorney and recorded at 
Hennepin County with the final plat: 

a. Development Contract 
b. Stormwater Maintenance Agreement 
c. Trail Easement for trail connection to County Road 116 
d. Trail Easement for Trail section south of 68th Place 
e. Temporary turnaround easement for 68th Place  
f. Temporary easement for Outlot C 
g. Homeowners Association documents 
h. Encroachment Agreement. 

 
11. Record the approving resolutions and associated documents at Hennepin County and 

provide proof of recording to the City. 
 

FURTHER, that the following conditions must be met prior to the release of remaining escrow: 
 

12. Lot corner monuments shall be installed as required by the Subdivision Ordinance. 
 

13. Any request for the City 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 (including wetland and pond buffers) have been correctly installed in 
compliance with the plans and specifications will suffice. 

  
 
VOTING AYE       VOTING NAY 

 McKee, Tom        McKee, Tom 
 Bottema, Jon       Bottema, Jon 
 Nichols, Jeremy       Nichols, Jeremy  
 Schultz, Alan       Schultz, Alan 
 Vehrenkamp, Dean      Vehrenkamp, Dean 
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Whereupon, said Resolution is hereby declared adopted on this 28th day of March 2024. 
 
 

________________________________ 
Tom McKee - Mayor 

 
ATTEST: 
 
____________________________________      City Seal 
Michelle Friedrich – City Clerk 
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ATTACHMENT A 
 
OUTLOT A, B, C, K and J, TAVERA 4th ADDITION, Hennepin County, Minnesota  
 
 



 
 
 
 
 
 
 
 

(reserved for recording information) 
 

 

DEVELOPMENT CONTRACT 
(Developer Installed Improvements) 

 
TAVERA 6TH ADDITION 

 

 
 
 This DEVELOPMENT CONTRACT (this “Contract”) dated ____________________, 2024, is 
entered into by and between the CITY OF CORCORAN, a Minnesota municipal corporation (the “City”), 
and U.S. HOME, LLC, A DELAWARE LIMITED LIABILITY COMPANY (DBA LENNAR) (the 
“Developer”) and shall be effective upon full execution by the City and the Developer.  The City and the 
Developer are sometimes collectively referred to herein as the “parties” or each a “party”. This is an 
amendment to the master Tavera Development Contract dated June 23, 2021. 
 
1. REQUEST FOR PLAT APPROVAL.  The Developer has asked the City to approve a plat for Tavera 

6th Addition (referred to in this Contract as the "plat"). The land is situated in the County of Hennepin, 
State of Minnesota, and is legally described in the attached Exhibit A (the “Subject Property”). 

2. CONDITIONS OF PLAT APPROVAL.  The Developer shall enter into this Contract, furnish the 
security required by it, and record the plat upon City approval with the County Recorder or Registrar of 
Titles. 

3. RIGHT TO PROCEED.  Unless separate written approval has been given by the City, within the 
plat or land to be platted, the Developer may not grade or otherwise disturb the earth, remove trees, 
construct sewer lines, water lines, streets, utilities, public or private improvements, or any buildings 
until all the following conditions have been satisfied: 1) this agreement has been fully executed by both 
parties and filed with the City Administrative Services Director, 2) the necessary security has been 
received by the City, 3) the plat, development contract and other associated documents have been 
recorded with the Hennepin County Recorder's Office and proof of recording has been provided to the 
City, and 4) the City has authorized the Developer to proceed, in writing. However, the Developer may 
be allowed to begin grading the site when items 1, 2 and 4 of the previous sentence have been satisfied. 

4. PHASED DEVELOPMENT.  If the plat is a phase of a multi-phased preliminary plat, the City may 
refuse to approve final plats of subsequent phases if the Developer has failed to fulfill all obligations in 
this Contract and the failure has not been remedied. Development of subsequent phases may not proceed 
until Development Contracts for such phases are approved by the City. Park charges and area charges 
for sewer and water referred to in this Contract are not being imposed on outlots, if any, in the plat that 
are designated in an approved preliminary plat for future subdivision into lots and blocks. Such charges 
will be calculated and imposed when the outlots are final platted into lots and blocks. 
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5. PRELIMINARY PLAT STATUS.  If the plat is a phase of a multi-phased preliminary plat, the 
preliminary plat approval for all phases not final platted shall lapse and be void unless the initial phase 
is final platted into lots and blocks, not outlots, within two (2) years after preliminary plat approval. 

6. CHANGES IN OFFICIAL CONTROLS.  For two (2) years from the date of this Contract, no 
amendments to the City's Comprehensive Plan or official controls shall apply to or affect the use, 
development density, lot size, lot layout or dedications of the approved final plat unless required by 
state or federal law or agreed to in writing by the City and the Developer. Thereafter, notwithstanding 
anything in this Contract to the contrary, to the full extent permitted by state law, the City may require 
compliance with any amendments to the City's Comprehensive Plan, official controls, platting or 
dedication requirements enacted after the date of this Contract.  Notwithstanding the provisions of this 
paragraph, in the event that changes to federal or state law prohibit or limit the City’s authority to collect 
the costs of off-site improvements for this project as contemplated in Section 9 herein and the parties 
do not mutually agree to remain bound to the terms contemplated in said Section 9, the City shall have 
the right to substitute off-site improvement cost collection provisions which are: 1) in compliance with 
applicable law; and 2) which result in reasonably comparable cost contribution from the Developer. 

7. DEVELOPMENT PLANS.  The plat shall be developed in accordance with the following plans. The 
plans shall not be attached to this Contract.  If the plans vary from the written terms of this Contract, 
the written terms herein shall control. The plans are:   
Exhibit A – Legal Description 
Plan A – Final Plat, dated February 5, 2024     
Plan B – Final Grading, Drainage, and Erosion Control Plan, dated February 5, 2024    
Plan C – Final Sanitary Sewer, Watermain and Storm Sewer Plan, dated February 5, 2024 
Plan D – Final Tree Preservation and Reforestation Plan, dated February 5, 2024        
Plan E– Final Landscape Plan, dated February 5, 2024 
Plan F – Final Wetland Buffer Establishment Plan, dated February 5, 2024 
Plan G – Revised Preliminary Plat, dated February 5, 2024 
Plan H  – Phasing Plan, dated February 5, 2024 
 

8. IMPROVEMENTS.  The Developer shall install and pay for, without limitation, all of the following 
improvements: 

• Streets 
• Sanitary Sewer 
• Watermain 
• Surface Water Facilities (pipe, ponds, rain gardens, etc.) 
• Grading and Erosion Control 
• Sidewalks/Trails 
• Street Lighting 
• Underground Utilities 
• Street Signs and Traffic Control Signs 
• Landscaping  
• Tree Preservation  
• Wetland Mitigation and Buffers 
• Monuments Required by Minnesota Statutes 
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• Miscellaneous Facilities 

In addition to the above-listed improvements, Developer shall be responsible for all other costs 
necessary to construct the improvements pursuant to the City-approved plans. 

The Developer shall submit plans which have been prepared by a competent registered professional 
engineer to the City for approval by the City Engineer or designee.  The Developer may instruct its 
engineer to provide full-time field inspection personnel in order for the Developer's engineer to be able 
to certify that the construction work meets the approved City standards as a condition of City 
acceptance.  In addition, the City may, at the City's discretion and at the Developer's expense, have one 
or more City inspectors and a soil engineer inspect the work on a full or part-time basis.  The Developer, 
its contractors and subcontractors, shall follow all instructions received from the City's inspectors.  The 
Developer and/or the Developer’s engineer shall provide for on-site project management.  The 
Developer's engineer is responsible for design changes and contract administration between the 
Developer and the Developer's contractor.  The Developer or his or her engineer shall schedule a pre-
construction meeting at a mutually agreeable time at City Hall with all parties concerned, including the 
City staff, to review the program for the construction work. 

All labor and work shall be performed and completed in the best and most workmanlike manner and in 
strict conformance with the approved plans and City Engineering Design Standards.  No deviations 
from the approved plans and Standards will be permitted unless authorized by the City Engineer or 
designee.  The Developer agrees to furnish to the City a list of contractors being considered for retention 
by the Developer for the performance of the work required by the contract.  The Developer shall not do 
any work or furnish any materials not covered by the plans and special conditions of this contract, for 
which reimbursement is expected from the City, unless such work is first approved in writing by the 
City Engineer or designee. 

The Developer shall be responsible for construction of all improvements in conformance with the 
approved plans, City Engineering Design Standards and Standard Details. 

9. OFF-SITE PUBLIC IMPROVEMENTS. The City intends to make improvements to County Road 
116 at the intersection of the future Horseshoe Trail providing access to the site, improve Hackamore 
Road, improve existing Horseshoe Trail and Old Settlers Road, extend municipal sanitary sewer to 
the site and complete stormwater improvements. The public improvements are more fully detailed in 
the Feasibility Study dated November 21, 2019, prepared by Wenck Associates, Inc. The developer 
agrees to fund off-site improvements as noted in this Contract. 

a. The following improvements will be funded by the developer with future phases as noted 
below: 

• The developer shall provide to the City $5,000 in cash escrow to perform a signal analysis at 
County Road 116 and Horseshoe Trail to be performed at an appropriate time as determined 
by the City. A traffic signal may be required at County Road 116 and Horseshoe Trail. If 
required, the developer shall be responsible for half of the cost of this signal. 

• The developer shall provide a financial guarantee to the City for the cost to shape and pave 
Old Settlers Road and Horseshoe Trail (estimated at $375,000). The development contract 
will include $375,000 in the letter of credit. When the City bids the project, the City will 
reduce the letter of credit by $375,000 and require the developer to provide cash escrow based 
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on the final bid amount.  The financial guarantee shall be provided when 75% of the lots north 
of Horseshoe Trail are platted or the Horseshoe Trail connection is made, whichever occurs 
first. 

• The developer shall provide a financial guarantee for the Horseshoe Trail west watermain 
loop (estimated at $225,000). The development contract will include $225,000 in the letter 
of credit. When the City bids the project, the City will reduce the letter of credit by $225,000 
and require the developer to provide cash escrow based on the final bid amount.  The 
financial guarantee shall be provided when 75% of the lots north of Horseshoe Trail are 
platted or the Horseshoe Trail connection is made, whichever occurs first. The final route 
shall be determined by the City.  

o The current plan eliminates the need for watermain looping along Hackamore Road 
as originally anticipated in the EAW/feasibility study.  

• The developer shall provide to the City cash in the amount of $15,000 to prepare FEMA Map 
Amendment information for the northeastern part of the site, which includes the 6th Addition. 
The FEMA mapping information will be formally submitted with all of the northern portion 
of the Tavera Development at final buildout.  

• The developer shall provide a financial guarantee to the City for the cost of the FEMA Map 
Amendment for the northwest part of the site (estimated at $25,000). The development 
contract will include $25,000 in the letter of credit. When 100% of the lots north of Horseshoe 
Trail are platted, the City will reduce the letter of credit by $25,000 and require the developer 
to provide cash escrow based on the updated engineering estimate for the FEMA process and 
due with the final plat for that phase.   

b. The developer agrees to pay the City the cost of these improvements as outlined above. The 
City will notify the developer of required reimbursement under this paragraph for design and 
construction of such improvements. The costs to be reimbursed include the actual cost to the City for 
construction of the improvements plus the allocation of the engineering, legal, administrative and 
other similar costs of the project based on the relative construction costs of the improvements. The 
developer reserves the right to be refunded for any unused portion of the estimated cost versus the 
actual cost of each improvement. 

10. CONTRACTORS/SUBCONTRACTORS.  City Council members, City employees, and City 
Planning Commission members, and corporations, partnerships, and other entities in which such 
individuals have greater than a 25% ownership interest or in which they are an officer or director may 
not act as contractors or subcontractors for the public improvements identified in Paragraph 8 above. 

11. PERMITS.  The Developer shall obtain or require its contractors and subcontractors to obtain all 
necessary permits, including but not limited to: 

• Minnesota Department of Health for Watermains/Wells 
• NPDES Permits 
• MPCA for Sanitary Sewer and Hazardous Material Removal and Disposal 
• DNR for Dewatering and Work in Protected Waters 
• City of Corcoran for Building Permits and Building Demolition 
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• MCES for Sanitary Sewer Connections 
• Watershed Permits 

12. TIME OF PERFORMANCE.  The Developer shall install all required public improvements in this 
phase by October 31, 2024, with the exception of the final wear course of asphalt on streets.  The City 
will not accept new public streets in the 6th Addition until 80% of the homes in the 6th Addition have 
received a certificate of occupancy and the streets have weathered a full winter season. Final wear 
course placement outside of this time frame must have the written approval of the City Engineer. The 
Developer may, however, request an extension of time from the City. If an extension is granted, it shall 
be conditioned upon updating the security posted by the Developer to reflect cost increases and the 
extended completion date. 

13. LICENSE.  The Developer hereby grants the City, its agents, employees, officers and contractors a 
license to enter the plat to perform all work and inspections deemed appropriate by the City in 
conjunction with plat development. 

14. CONSTRUCTION ACCESS.  Haul routes for vehicles used in transport of materials shall be 
designated by the City Engineer.  The City Engineer has discretion to change the designated haul 
routes at any time in event of unforeseen circumstances.  This Agreement may be terminated and all 
work on the Subject Property may be halted by the City for Developer’s failure to use the designated 
haul routes or for any other violation of this Agreement. 

15. GRADING PLAN.  The plat shall be graded in accordance with the approved grading drainage and 
erosion control plan, Plan "B". The plan shall conform to City of Corcoran Engineering Design 
Standards.   

16. EROSION CONTROL.  Prior to initiating site grading, the erosion control plan, Plan B, shall be 
implemented by the Developer and inspected and approved by the City.  Erosion control practices must 
comply with the Minnesota Pollution Control Agency’s Best Management Practices.  The City may 
impose additional erosion control requirements which the City determines would be beneficial. The 
City is an MS4 City and all erosion control shall comply with the Corcoran City Code and the Corcoran 
Engineering Design Standards.  No development, utility or street construction will be allowed and no 
building permits will be issued unless the plat is in full compliance with the approved erosion control 
plan.  Further, the City shall have the authority to stop work on the Subject Property and/or withhold 
additional building permits or certificates of occupancy in the event that the Developer fails to comply 
with the approved erosion control plan.     

17. STREET MAINTENANCE DURING CONSTRUCTION.  The Developer shall be responsible 
for all street maintenance until the streets affected by the project are accepted by the City.  Warning 
signs shall be placed when hazards develop in streets to prevent the public from traveling on the same 
and to direct attention to detours.  If and when streets become impassable, such streets shall be 
barricaded and closed.  In the event residences are occupied prior to completing streets, the Developer 
shall maintain a smooth surface and provide proper surface drainage to ensure that the streets are 
passable to traffic and emergency vehicles.  The Developer shall be responsible for keeping streets 
within and without the subdivision swept clean of dirt and debris that may spill, track, or wash onto 
the street from Developer’s operation.   
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18. OWNERSHIP OF IMPROVEMENTS.  Upon completion of the work and construction required by 
this Contract and acceptance of the work by the City, the public improvements lying within public 
easements or right-of-way shall become City property.  This provision shall not apply to private 
improvements (e.g. private retaining walls) which encroach upon public easement or right-of-way, and 
such encroachments shall be subject to any applicable and separate encroachment agreement.  Prior to 
acceptance of the improvements by the City, the Developer must furnish the following affidavits: 

• Record Drawings 
• Certification from the Registered Land Surveyor that land corner monuments and wetland 

buffer signs have been installed according to the approved plans.  
• The warranty/performance financial guarantee 

  
19. PARK DEDICATION.  The Developer shall dedicate to the City the park as shown on the 

preliminary plat.  The Developer shall also dedicate to the City the trail easements identified on the 
preliminary plat, except as modified by the approving resolutions and construct all trails as shown 
on the plans.  The developer shall construct the bituminous trails in the subdivision and shall work 
with the city on the final location within the public park. No credit shall be given for trail 
construction. Credit shall be given for the net area of the park land and trail easement area. The 
remainder of the required park dedication shall be satisfied with cash-in-lieu of land.  Park 
dedication shall be obtained based on the phase being platted.  

Tavera 6th Addition will have no park land dedication and will provide cash-in-lieu of land. Prior to 
release of the final plat, the Developer shall satisfy the park dedication requirements for this phase 
by a cash contribution of $470,366.00.  The charge was calculated in accordance with Section 955 
of the City’s Subdivision Ordinance as follows: 79 single family units x $5,954.00 per unit = $ 
$470,366.00.   

20. WATERMAIN / STORAGE TRUNK LINE AREA CHARGE (TLAC). This plat is subject to a 
watermain/storage trunk line area charge (TLAC). The charge is calculated as follows: 33.03 net acres 
(based on pre-developable area) $9,318.44 per acre (Watermain & Raw Water TLAC) = $307,788.07, 
and 33.03 net acres (based on pre-developable area) x $12,608.05 per acre (Treatment & Storage 
TLAC) = $416,443.89. Future phases shall be cash with the final plat for each future phase subject to 
the then-current rates. 

21. WATER CONNECTION CHARGE. This plat is subject to a water connection charge calculated 
as follows: 79 single family units x $1,332.82 per unit  = $105,292.78. The fees shall be paid at the 
time of building permit. Future development shall be cash at the time of issuance of each building 
permit at the then-current rates. 

The developer will be responsible for payment of the then-current water connection charge set by the 
City of Maple Grove.  

22. SANITARY SEWER TRUNK LINE AREA CHARGE (TLAC). This plat is subject to a sanitary 
sewer trunk line area charge (TLAC). The charge is calculated as follows: The charge is calculated 
as follows:  33.03 net acres (based on pre-developable area) x $7,621.91 per acre = $251,751.69. 
Future phases shall be cash with the final plat for each future phase subject to the then-current rates. 



 

- 7 – 
 
 

The developer will also be responsible for payment of the then-current SAC fee set by the 
Metropolitan Council.  

23. SANITARY SEWER CONNECTION CHARGE. This plat is subject to a sanitary sewer 
connection charge calculated as follows: 79 single family units x $1,318.40 per unit = $104,153.60. 
The fees shall be paid at the time of building permit. Future development shall be cash at the time of 
issuance of each building permit at the then-current rates. 

24. BUILDING PERMITS/CERTIFICATES OF OCCUPANCY.  

A. Prior to issuance of building permits other than the model home; utilities, curbing and one lift 
of bituminous shall be installed on public streets.  

B. Utilities shall be installed and reasonable access to the lot from a public street shall be 
provided prior to issuance of a model home permit. One model home will be allowed per 
product type (single family, twin home, townhome, etc.) per development and shall be on lots 
acceptable to the City. 

C. No sewer and water connection permits may be issued until the utilities are tested and 
approved by the City Engineer. 

D. The Developer shall comply with the City of Corcoran Engineering Design Standards. 

E. Prior to issuance of building permits, wetland buffer monuments shall be placed in accordance 
with the City’s zoning ordinance.  Monument signs shall be purchased from the City. The land 
surveyor must certify that the wetland buffer signs have been installed in accordance with the 
approved plans. 

F. Failure to fulfill any of the terms of this Contract by the Developer, including nonpayment of 
billings from the City, shall be grounds for denial of building permits, including lots sold to 
third parties, the halting of all work in the plat, and/or the denial of certificates of occupancy. 

G. If building permits are issued prior to the acceptance of public improvements, the Developer 
assumes all liability and costs resulting in delays in completion of public improvements and 
damage to public improvements caused by the City, Developer, their contractors, 
subcontractors, materialmen, employees, agents, or third parties.  No sewer and water 
connection permits may be issued until the streets needed for access have been paved with a 
bituminous surface and the utilities are tested and approved by the City Engineer. 

25. STREET REGULATORY SIGNS/TRAFFIC CONTROL SIGNS.  Street name signs shall be 
installed by the Developer in accordance with the City of Corcoran Engineering Design Standards.   

 The Developer shall install traffic control signs in accordance with the plan approved by the City 
Engineer and Minnesota Manual on Uniform Traffic Control Devices.  All signs must be installed 
prior to final building inspection approval or earlier if necessary as determined by the City Engineer. 

26. STREET LIGHT INSTALLATION AND OPERATION COSTS. The developer shall pay for 
and install all street lights. The street light shall be of a design approved by the City. The developer 
shall be responsible for street light operation and maintenance costs until such time as the City accepts 
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the public street where the streetlights are located. After the acceptance the City shall be responsible 
for all costs, subject to the street lighting policy. The costs of operation are dependent upon the 
operation costs for Wright Hennepin Electric under contract franchise with the City of Corcoran. 

27. RESPONSIBILITY FOR COSTS.   

A. Except as otherwise specified herein, the Developer shall pay all costs incurred by it or the City 
in conjunction with the development of the plat, including but not limited to legal (including, 
without limitation, attorneys’ fees), planning, engineering and inspection expenses incurred in 
connection with approval and acceptance of the plat, the preparation of this Contract, review of 
construction plans and documents, and all costs and expenses incurred by the City in monitoring 
and inspecting development of the plat.   The City may require Developer to post funds in an 
escrow account, at its discretion.  In the event the cash escrow amount is insufficient, Developer 
shall post additional escrow funds as determined by the City Planner within ten (10) days of 
written demand.  Failure to make payment of the additional escrow amount shall permit the City 
to supplement those amounts from any other sureties posted by Developer. 

B. The Developer shall hold the City and its officers, employees, and agents harmless from claims 
made by itself and third parties for damages sustained or costs incurred resulting from plat 
approval and development. The Developer shall indemnify the City and its officers, employees, 
and agents for all costs, damages, or expenses which the City may pay or incur in consequence 
of such claims, including attorneys' fees. 

C. The Developer shall reimburse the City for costs incurred in the enforcement of this Contract, 
including engineering and attorneys' fees. 

D. The Developer shall pay, or cause to be paid when due, and in any event before any penalty is 
attached, all special assessments referred to in this contract.  This is a personal obligation of the 
Developer and shall continue in full force and effect even if the Developer sells one or more 
lots, the entire plat, or any part of it. 

E. The Developer shall pay in full all bills submitted to it by the City for obligations incurred under 
this Contract within thirty (30) days after receipt.  Bills not paid within thirty (30) days shall 
accrue interest at the rate of eight percent (8%) per year.  Further, the City shall have the right 
to access Developer’s posted security to obtain reimbursement for unpaid invoiced amounts.  
Should Developer’s security be insufficient to cover any amounts owed to the City and unpaid 
after invoicing, the City may assess such amounts against the Subject Property.  Developer, 
on behalf of itself and it successors and assigns, hereby waives any assessment notice 
requirements and any right to appeal such assessment pursuant to Minnesota Statute 429. 

F. In addition to the charges and special assessments referred to herein, other charges and special 
assessments may be imposed such as but not limited to sewer availability charges ("SAC"), City 
water connection charges, City sewer connection charges, and building permit fees. 

28. SPECIAL PROVISIONS.  The following special provisions shall apply to plat development:  
A. Compliance with the conditions of the original approvals (Resolutions 2020-50 and 2020-51) 

and PUD Amendments, including the PUD Final Development Plan (Resolution 2024-19) and 
Final Plat approval (Resolution 2024-20) is required. 
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B. Before the City signs the final plat, the Developer shall convey the Park to the City by warranty 
deed, free and clear of any and all encumbrances.  Before the City signs the final plat, the 
developer shall convey the required trail easements to the City in a form satisfactory to the City. 

C. The Developer shall install a temporary turnaround on the west end of 68th Place until it is 
extended west to Zenwood Lane with the adjacent Tavera 7th Addition development.  Before 
the City signs the final plat, the Developer shall furnish the City an appropriately executed 
temporary turnaround easement, in recordable form.   

D. The Developer shall post a $7,900.00 security for the final placement of interior subdivision 
iron monuments at property corners. The security was calculated as follows:  79 lots at $100.00 
per lot. The security will be held by the City until the Developer's land surveyor certifies that all 
irons have been set following site grading and utility and street construction. In addition, the 
certificate of survey must also include a certification that all irons for a specific lot have either 
been found or set prior to the issuance of a building permit for that lot. 

E. The Developer must obtain a sign permit from the City Building Official prior to installation of 
any subdivision identification signs.  

F. The Developer shall include the “City of Corcoran’s Standard Detail” (all applicable sections) 
in the contract documents of their improvement project. 

29. MISCELLANEOUS.   

A. The Developer may not assign this Contract without the written permission of the City Council. 
The Developer's obligation hereunder shall continue in full force and effect even if the 
Developer sells one or more lots, the entire plat, or any part of it. Notwithstanding anything 
herein to the contrary, in conjunction with a sale of the entire land, the Developer may, without 
the consent of the City, assign this Contract to a limited liability company or other entity in 
which the Developer or an affiliate thereof has a controlling membership or other controlling 
ownership interest, provided that such assignee assumes in writing the obligations of Developer 
under this Contract and all posted security correspondingly secures the performance of the 
assignee.   

B. Certain retaining walls will require a Building Permit.  Retaining walls that require a building 
permit shall be constructed in accordance with plans and specifications prepared by a 
structural or geotechnical engineer licensed by the State of Minnesota. Following 
construction, a certification signed by the design engineer shall be filed with the Building 
Official evidencing that the retaining wall was constructed in accordance with the approved 
plans and specifications. All retaining walls identified on the development plans or by special 
conditions referred to in this Contract shall be constructed before any other building permit is 
issued for a lot on which a retaining wall is required to be built.   

C. Appropriate legal documents including, but not limited to, those regarding Homeowner 
Association documents, conservation easements, covenants and restrictions, as approved by 
the City Attorney, shall be filed with the Final Plat. 

D. Third parties shall have no recourse against the City under this Contract. 
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E. If any portion, section, subsection, sentence, clause, paragraph, or phrase of this Contract is for 
any reason held invalid, such decision shall not affect the validity of the remaining portion of 
this Contract. 

F. The action or inaction of the City shall not constitute a waiver or amendment to the provisions 
of this Contract. To be binding, amendments or waivers shall be in writing, signed by the parties 
and approved by written resolution of the City Council. The City's failure to promptly take legal 
action to enforce this Contract shall not be a waiver or release. 

G. This Contract shall run with the land and may be recorded against the title to the property. The 
Developer covenants with the City, its successors and assigns, that the Developer has fee title 
to the property being final platted and/or has obtained consents to this Contract, in the form 
attached hereto, from all parties who have an interest in the property; that there are no 
unrecorded interests in the property being final platted; and that the Developer will indemnify 
and hold the City harmless for failure to fulfill any of the foregoing covenants. 

H. Each right, power or remedy herein conferred upon the City is cumulative and in addition to 
every other right, power or remedy, express or implied, now or hereafter arising, available to 
City, at law or in equity, or under any other agreement, and each and every right, power and 
remedy herein set forth or otherwise so existing may be exercised from time to time as often 
and in such order as may be deemed expedient by the City and shall not be a waiver of the right 
to exercise at any time thereafter any other right, power or remedy. 

I. The Developer represents to the City that the plat complies with all city, county, metropolitan, 
state, and federal laws and regulations, including but not limited to: subdivision ordinances, 
zoning ordinances, and environmental regulations.  If the City determines that the plat does not 
comply, the City may, at its option, refuse to allow construction or development work in the plat 
until the Developer does comply.  Upon the City’s demand, the Developer shall cease work until 
there is compliance. 

J. The Contract may be executed in any number of counterparts, each of which shall be deemed 
to be an original. 

K. The laws of the State of Minnesota shall govern all issues relating to this Contract and any action 
brought to enforce rights or obligations herein shall be brought in Hennepin County, Minnesota. 

L. All exhibits, plan documents, City approval documents, and City planning or engineering 
memos referenced herein are hereby incorporated into and shall become a part of this Contract 
as if attached hereto. 

M. Upon completion of construction, the Developer shall provide the City with as-built records of 
all soil corrections and utility infrastructure installations made by the Developer on the Subject 
Property or within any affected public right-of-way. 

N. Upon completion of installation of the same (as applicable), any sanitary sewer installed on the 
Subject Property shall be televised at the Developer’s expense and the Developer shall submit 
a recording of the same to the City for the City’s records. 

O. The Developer shall install railings adjacent to slopes on the Subject Property in compliance 
with the building code, as determined by the Building Official. 
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30. DEVELOPER’S DEFAULT.  In the event of default by the Developer as to any of the work to be 
performed by it hereunder, the City may, at its option, perform the work and the Developer shall 
promptly reimburse the City for any expense incurred by the City, provided the Developer, except in 
an emergency as determined by the City, is first given notice of the work in default, not less than 48 
hours in advance.  This Contract is a license for the City to act, and it shall not be necessary for the City 
to seek a court order for permission to enter the Subject Property.  When the City does any such work, 
the City may, in addition to its other remedies, assess the cost in whole or in part to the Subject Property 
and the Developer, on behalf of itself and its successors and assigns, hereby waives any right to appeal 
said assessment. 

31. WARRANTY/PERFORMANCE GUARANTEE.  The Developer warrants all improvements 
required to be constructed by it pursuant to this Contract against poor material and faulty workmanship.  
The Developer shall submit either 1) a warranty/maintenance bond for 100% of the cost of the 
improvement, or 2) a letter of credit or performance bond for twenty-five percent (25%) of the amount 
of the original cost of the improvements. 

A. The required warranty period for materials and workmanship for the utility contractor installing 
public sewer and water mains shall be two (2) years from the date of final written City 
acceptance of the work. 

B. The required warranty period for all work relating to street construction, including concrete curb 
and gutter, sidewalks and trails, materials and equipment shall be subject to one (1) year from 
the date of final written acceptance, unless the wear course is placed during the same 
construction season as the bituminous base course.  In those instances, the Developer shall 
guarantee all work, including street construction, concrete curb and gutter, sidewalks and trails, 
material and equipment for a period of two (2) years from the date of final written City 
acceptance of the work. 

C. The required warranty period for sod, trees, and landscaping is one full growing season 
following installation. Following construction, a certification signed by the design landscape 
architect shall be filed with the City evidencing that the sod, trees, and landscaping was installed 
in accordance with the approved plans and specifications.   

D. The required warranty period for wetland buffer planting establishment is three (3) full growing 
seasons following installation. Following installation, a certification signed by the design 
landscape architect shall be filed with the City evidencing that wetland buffer vegetation 
establishment was installed in accordance with the approved plans and specifications. 

32. SUMMARY OF SECURITY REQUIREMENTS.  To guarantee compliance with the terms of this 
contract, payment of special assessments, payment of the costs of all public improvements, and 
construction of all public improvements, the Developer shall furnish the City with a letter of credit, in 
a form acceptable to the City, from a bank, cash escrow or a combination cash escrow and Letter of 
Credit ("security") for $3,353,747.44, which represents 100 percent of the estimated cost of the 
Improvements.  The letter of credit shall include an automatic renewal clause. 

The letter of credit shall guarantee to the City the construction and satisfactory completion of all items 
to be completed by the developer; that the letter of credit shall be reduced from time to time as work is 
performed and accepted in a satisfactory manner; that the City Engineer may reduce the letter of credit 



 

- 12 – 
 
 

to the amount reasonably estimated by the City Engineer to be necessary to cover the remaining 
construction obligations; however, the letter of credit shall not be reduced below the amount estimated 
by the City to cover all obligations of development including payment of costs and expenses incurred 
by the City for legal, engineering, planning and any other costs until a maintenance bond for period of 
one year, satisfactory to the City Attorney and the City Engineer has been provided by the Developer 
or its subcontractor. 

The amount of the security was calculated as follows:  
 

ESTIMATED COSTS 
ITEM City Project (1) Developer Installed (2) Total 
Sanitary Sewer System   $434,537.10   $434,537.10  
Watermain System   $530,197.00   $530,197.00  
Stormwater System   $893,479.25   $893,479.25  
Street Construction   $1,093,383.35   $1,093,383.35  
Street Lighting   $5,625.00   $5,625.00  
Grading/Erosion Control    $-    
Landscaping/Tree 
Preservation 

  $121,000.00   $121,000.00  

Wetland Buffer 
Establishment 

  $15,000.00   $15,000.00  

Installing Wetland Buffer 
Monuments* 

  $4,200.00   $4,200.00  

Setting Iron Monuments   $7,900.00   $7,900.00  
SUB-TOTAL:    $3,105,321.70   $3,105,321.70  
City Design, Inspection 
and Administration (8%) 

  $248,425.74   $248,425.74  

Total:   $3,353,747.44   $3,353,747.44  
Total Project Cost $3,353,747.44 

 
(1)    Public Improvement/City Project. City to own and maintain after development complete.   
(2) Developer Installed Public Improvements. City to own and maintain after development complete. 

 

This breakdown is for historical reference; it is not a restriction on the use of the security.  If a letter of credit is 
used to post any portion of the security, the bank shall be subject to the approval of the City Administrator.  The 
City may draw down the security, without notice, for any violation of the terms of this Contract or upon receipt 
of notice that the security will be cancelled or otherwise lapse prior to the end of the required term and no City-
approved replacement security has been provided.  If the required public improvements are not completed at 
least 30 days prior to the expiration of the security, the City may also draw it down.  If the security is drawn 
down, the proceeds shall be used to cure the default.  Upon receipt of proof satisfactory to the City Engineer or 
designee that work has been completed and financial obligations to the City have been satisfied, with City 
Engineer or designee approval the security may be reduced from time to time by 75% of the financial 
obligations that have been satisfied.  Twenty-five percent (25%) of the public improvement and landscaping 
amounts certified by the Developer's engineer shall be retained as security until: (1) all improvements have 
been completed; (2) iron monuments for lot corners have been installed; (3) all financial obligations to the City, 
both actual and anticipated, have been satisfied; (4) the required "record" plans have been received by the City; 
(5) a warranty security is provided; and (6) the public improvements are accepted by the City. 
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33. INSURANCE REQUIREMENTS.  Developer shall take out and maintain or cause to be taken out 

and maintained until six months after the City’s acceptance of the public improvements: 
 

A. Commercial general liability insurance (including operations, contingent liability, operations 
of subcontractors, competed operations and contractual liability insurance) together with an 
Owner’s Contractor’s Policy with limits against bodily injury, including death, and property 
damage (to include, but not be limited to damages caused by erosion or flooding) which may 
arise out of Developer’s work or the work of any of its subcontractors.  

 
B. Limits for bodily injury or death shall not be less than $750,000.00 for one person and 

$1,500,000.00 for each occurrence; limits for property damage shall not be less than 
$2,000,000.00 for each occurrence. 

 
C. Worker’s compensation insurance, with statutory coverage, if applicable. 

 
D. Developer shall file a Certificate of Insurance with the City Administrator prior to 

commencing site grading. The City and the City Engineer shall be named as Additional 
Insureds on a primary and non-contributory basis on the Certificate. The Certificate shall be 
modified to bear the following language: 

 
 Should any of the above policies be canceled, materially changed, or not renewed before the 

expiration date thereof, the issuing company shall give thirty (30) days written notice of the same to 
the Certificate Holder.  In the event of cancellation due to non-payment, ten (10) day’s written notice 
shall be given to the Certificate Holder. 

 
 Developer shall be responsible for providing the above language to its insurer.  The City does not 

warranty that these amounts will be sufficient to cover all Developer liability related to the work on 
the Subject Property and Developer shall be responsible for conducting its own analysis of the 
appropriate levels of coverage.   
 

34. SUMMARY OF CASH REQUIREMENTS.  The following is a summary of the cash requirements 
under this Contract which must be furnished to the City at the time of final plat approval: 
 

Water Supply Trunk line area charge (TLAC) $  307,788.07  
Water Supply Trunk line area charge (TLAC) $  416,443.89  
Sanitary Sewer Trunk line area charge (TLAC) $  251,751.69  
Park Dedication $  470,366.00  
Signal Analysis Escrow $  5,000.00  
FEMA Map Amendment Escrow $  15,000.00  
Engineering Escrow $  75,000.00  

Total Cash Requirements Levied: $  1,541,349.65  
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35. NOTICES.  Required notices to the Developer shall be in writing, and shall be either hand delivered 
to the Developer, its employees or agents, or mailed to the Developer by certified mail at the following 
address:  

Joe Jablonski 
U.S. Home, LLC DBA Lennar 
16305 36th Ave N, Suite 600 
Plymouth, MN 55446 

Notices to the City shall be in writing and shall be either hand delivered to the City Administrator, or 
mailed to the City by certified mail in care of the City Administrator at the following address: Corcoran 
City Hall, 8200 County Road 116, Corcoran, MN 55340. 

 
 
The Developer shall notify the City within five (5) days of change of address. 

 

 

 

[Signatures on pages to follow] 
 



 

 

            CITY OF CORCORAN: 
 
 
      BY: ______________________________________ 
        Tom McKee, Mayor 
  (SEAL) 
 
      AND _____________________________________ 
        Jay Tobin, City Administrator 
 
STATE OF MINNESOTA ) 
    ( ss. 
COUNTY OF HENNEPIN ) 
 
 The foregoing instrument was acknowledged before me this _______ day of ________________, 

20____, by Tom McKee and by Jay Tobin, the Mayor and City Administrator of the City of Corcoran, a 

Minnesota municipal corporation, on behalf of the corporation and pursuant to the authority granted by its 

City Council. 

 
______________________________________ 

              NOTARY PUBLIC 
  



 

 

 
            DEVELOPER: 
 
      By: ______________________________________ 

      Its: ______________________________________ 
 
STATE OF MINNESOTA ) 
    ( ss. 
COUNTY OF HENNEPIN ) 
 
 The foregoing instrument was acknowledged before me this ________ day of ________________, 

20____, by __________________________________ the ____________________________________ of 

______________________________________ on its behalf. 
 

______________________________________ 
              NOTARY PUBLIC 
 
DRAFTED BY: CITY OF CORCORAN 
 8200 County Road 116 

Corcoran, MN  55340 
 
 
 
 

  



 

 

EXHIBIT A 
(the “Subject Property”) 

 
Lots 1 through 69, Block 1,  Tavera 6th Addition, Hennepin County, Minnesota. 
 
Lots 1, Block 2, Tavera 6th Addition, Hennepin County, Minnesota. 
 
Lots 1 through  3, Block 3, Tavera 6th Addition, Hennepin County, Minnesota. 
 
Lots 1 through  6, Block 4, Tavera 6th Addition, Hennepin County, Minnesota. 
 
Outlots A, B and C, Tavera 6th Addition, Hennepin County, Minnesota. 



 

 

FEE OWNER CONSENT 
TO 

DEVELOPMENT CONTRACT 
 
 
 _______________________________________________________, fee owners of all or part of the 
Subject Property, the development of which is governed by the foregoing Development Contract, affirm and 
consent to the provisions thereof and agree to be bound by the provisions as the same may apply to that portion 
of the Subject Property owned by them.  Fee Owners further consent to the recording of the Agreement against 
the Subject Property. 
 
 Dated this _____ day of ____________, 2_____. 
 
 
 
      ______________________________________ 
 
 
      ______________________________________ 
 
 
STATE OF MINNESOTA ) 
    ( ss. 
COUNTY OF HENNEPIN ) 
 
 The foregoing instrument was acknowledged before me this _____ day of _____________, 2____, by 
______________________________________________________. 
 
 
      ________________________________________ 
             NOTARY PUBLIC 
 
 
 
 
 
 
 
 
 
 
 
 
DRAFTED BY: CITY OF CORCORAN 
 8200 County Road 116 

Corcoran, MN  55340 



 

 

MORTGAGEE CONSENT 
TO 

DEVELOPMENT CONTRACT 
 
 
 _______________________________________________________, which holds a mortgage on the 
Subject Property, the development of which is governed by the foregoing Development Contract, agrees that 
the Development Contract shall remain in full force and effect even if it forecloses on its mortgage. 
 
 Dated this _____ day of ____________, 2_____. 
 
 
 
      ______________________________________ 
 
 
      ______________________________________ 
 
 
STATE OF MINNESOTA ) 
    ( ss. 
COUNTY OF HENNEPIN ) 
 
 The foregoing instrument was acknowledged before me this _____ day of ________________, 2_____, 
by __________________________________________________________________________. 
 
 
      ________________________________________ 
      NOTARY PUBLIC 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
DRAFTED BY: CITY OF CORCORAN 
 8200 County Road 116 

Corcoran, MN  55340 



 

 

CONTRACT PURCHASER CONSENT 
TO 

DEVELOPMENT CONTRACT 
 
 
 _______________________________________________________________, which/who has a 
contract purchaser's interest in all or part of the subject property, the development of which is governed by the 
foregoing Development Contract, hereby affirms and consents to the provisions thereof and agrees to be bound 
by the provisions as the same may apply to that portion of the Subject Property in which there is a contract 
purchaser's interest. 
 
 Dated this _____ day of ____________, 2_____. 
 
 
 
      ______________________________________ 
       
 
      ______________________________________ 
 
STATE OF MINNESOTA ) 
    ( ss. 
COUNTY OF HENNEPIN ) 
 
 The foregoing instrument was acknowledged before me this _____ day of ________________, 2____, 
by ____________________________________________________________________________. 
 
 
      ________________________________________ 
             NOTARY PUBLIC 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
DRAFTED BY: CITY OF CORCORAN 
 8200 County Road 116 

Corcoran, MN  55340 
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   Memo 

 

 

  

  To: Kevin Mattson, PE, PW Director City of 
Corcoran 

From:      Kent Torve, City Engineer 

               Steve Hegland, PE 

 

    

Project: Tavera 6th Addition Date:      March 19, 2024  

 

Exhibits:            

 

This Memorandum is based on a review of the following documents: 
 

1. Tavera 6th Utility Plan (Rev. 11-17-23)  

2. Tavera Phase 2 Grading Plan Rev. 14 (Rev. 11-17-23) 

3. Tavera 6th Addition Density Sketch (11-30-23) 

4. Tavera 6th Landscape Plan (11-17-23) 

5. Tavera 6th Addition Plat (11-30-23) 

Comments: 

 
General: 
 

1. Consistent with the review process, a comment response letter shall be provided in response to the 

following comments provided in this Memorandum in which the applicant provides a written response 

to each item. 

2. In addition to engineering related comments, the proposed plans are subject to additional planning, 

zoning, land-use, and other applicable requirements of the City of Corcoran. 

3. An encroachment agreement shall be required for all site improvements or items placed within the 

City ROW or easements.  

4. Include Corcoran standard details STO-12, STO16, STO-17, STR-25  

5. Street lighting locations shall be reviewed by public safety and final lighting locations shall be 

determined with utility permitting. 

 

Plat: 

 

1. The applicant shall have all drainage and utility easements provided and shown and all platting 

requirements met per the City Code.    

2. All existing easements and ROWs must be vacated.  

3. Update plan sheets so that lot and block in plan sheets matches final plat.  

4. The necessary trail easements shall be provided and reviewed for the trail south of 68th Place. 

Erosion Control/SWPPP 
 

1. Preparation of and compliance with a SWPPP shall be required for construction. 

2. Include SWPPP sheet with erosion control plans.  
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Transportation 
 

1. All 28’ roads shall be signed no parking on one side of the roadway with no parking signs required 

within all cul-de-sacs.  

2. Include “No Parking” sign on Spruce Lane 

3. Review with City Planning staff the trail alignment along Outlot C and 67th Ave to determine if 

sidewalk is necessary around cul-de-sac to more easily access trail from the sidewalk and where 

pedestrian ramp should be placed on sidewalk side for trail connection. 

4. Modify design of eastern pedestrian ramp at intersection of 67th Ave. and Spruce Lane to better 

accommodate flow of pedestrians.  

5. All pedestrian ramps shall be ADA compliant and detailed designs shall be provided for all landings 

showing elevations in compliance with those requirements. 

6. Review curb type from STA 9-18 on 68th Place. Typical requirement for City is B618 curb for 

greenspace areas.  

7. Review grades for trail along 68th Place. Profile shows LP to be 971.50 and HWL for adjacent wetland 

is 970.7. 

Grading /Stormwater 
 

1. If not otherwise provided on grading plans, the Construction Plans shall identify if any existing 

vegetation is planned to be utilized with the buffer so they can be reviewed by the City for approval.  

o It is assumed that all wetland buffers will be established with this phase.  

o A buffer establishment plan shall be provided noting the details on how and when the buffer 

will be planted as well as a plan and schedule for the maintenance to ensure they are 

properly established. The establishment plan shall identify specific seed mixes with the type 

and rates at which the mixes shall be applied.  

2. Easements shall be provided over all storm sewer pipes. Easements shall be shown on the utility plan 

to ensure they are adequate. 

3. Rational calculations shall be provided to confirm all pipe sizes and inlet capacity.  

4. Adjust trees in front yard of Lots 38 and 39 Block 1 to avoid storm sewer within easement.  

5. All drainage swales shall maintain a minimum of 2% slope and all slopes should be 4:1 or flatter 

unless approved by the city engineer. The rear of lots 37 and 38 Block 2 appear to be steeper than 

4:1. 

6. All walls higher than 4’ shall be designed by a certified engineer and the design and certification of  

7. Provide high point elevations on the property lines between houses on the east side of 67th Ave. to 

demonstrate appropriate drainage to direct drainage down property lines, not to other lots.  

8. Revise location of the EOF  for 67th Ave cul de sac to discharge at the CBMH-7003 SAG.  

9. Review ponds and identify on plans the full 10’ safety bench. For example; 

o Basin 600P 

o Reuse basin 650P 

o Basin 700P 

10. Provide hatches on plans to clearly show location of pond access.  

11. Provide NWL label for all wetlands and ponds.  

12. Update OCS 700 profile in/out labelling for FES 700A and FES 700B.   
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13. Adjust plantings between lots 29 and 30 block 2 away from storm sewer line Provide individual sump 

drain line for lot 42 block 2. 

14. Remove sump pump connections in front yards of Spruce Lane. 

15. Show forcemain crossing on storm profile between CBMH 6502 & FES 65; call out insulation if 

necessary.  

16. FES-6035 to CBMH-6024 shows a max velocity of 16 fps. Revise storm pipe and drop structures to 

achieve a full flow velocity under 10 fps to prevent scouring per Ten States Standards.  

17. Draw pond Outlet Control Structure Detail 700 to scale. The inlet and outlet elevations are shown at 

same elevation but are labeled with 3’ of elevation difference.  

18. Clarify what is stubbed from back of structure CB-6051 on plans.  

19. Cover over pipe profile 6025-6024 does not appear to match grading plan. Update to be consistent.  

 

   Watermain/Sanitary Sewer 
 

1. For lots 35-38 identify on profile that water services need to be lowered and identify necessary 

elevations they need to be lowered to.  

2. Show angles of curvature for watermain through back yards of Spruce Lane and 67th Ave. Bends may 

be necessary in curvature angles are beyond manufacturer recommendations.  

3. Confirm that water service for Lot 48 was installed with the 4th Addition.  

4. Connection to existing watermain along County Road 116 should be via cutting in a new tee.  

5. Revise watermain profile along  67th Ave. at 16+25 to ensure hydrant at a HP. 

6. Revise watermain profile along  67th Ave. at 31+90 to ensure hydrant at a HP. 

7. Move valve within NE corner of 67th Ave bubble to western leg of tee.  

8. Extend WM with directional drilling behind the 67th Ave to west of wetland to avoid disruption to 

newly constructed homes for access.   

9. Plans should note that watermain through steel casing should be encased with blown sand and 

grouted on either end.  

End of Comments 
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       WETLAND SITE     HACKAMORE
NAME IMPACT AREA (SF) IMPACT AREA (SF)

WETLAND A 25,252 NA
WETLAND C 8,320 NA
WETLAND D 14,600 NA
WETLAND E 10,863 NA
WETLAND H 1,718 NA
WETLAND I 25,710 NA
WETLAND J 397 NA
WETLAND K 230 268
WETLAND L 5,283 NA
WETLAND M NA 11,175
WETLAND N 15,411 NA
WETLAND O 2,818 NA
WETLAND P NA 3,168
WETLAND T 6,127 NA
WETLAND U 23,239 NA
WETLAND V 6,369 NA
WETLAND X 903 NA
WETLAND Y 2,666 NA
TOTAL 150,580 14,611

WATERBODY IMPACT IMPACT
IMPACT NAME AREA (SF) LENGTH (LF)
1 701 131
2 1,800 235
3 688 344
4 396 198
5 212 106
TOTAL 3,797 1,014
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WETLAND REQUIRED AVERAGE PROVIDED BUFFER
NAME BUFFER AREA (S.F.) AREA (S.F.)
WETLAND B 160,550 186,028
WETLAND C 122,146 133,151
WETLAND E 91,755 98,567
WETLAND F&G 65,428 66,142
WETLAND I-N 53,026 60,747
WETLAND I-S&L 136,612 138,237
WETLAND J 11,397 13,226
WETLAND K 38,208 49,321
WETLAND M 20,699 21,251
WETLAND N 17,985 20,296
WETLAND O 55,076 71,310
WETLAND P & Q 45,200 50,588
WETLAND R 39,881 59,973
WETLAND S 10,288 13,671
WETLAND T-N 91,571 128,366
WETLAND T-S 21,294 22,621
WETLAND W 6,849 10,820
TOTAL 1,016,867 1,193,762
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City of Corcoran  March 28, 2024  
County of Hennepin    
State of Minnesota  

RESOLUTION NO.  2024-23 

 

 

 

Motion By:  
Seconded By:  

 
 

A RESOLUTION HONORING CLYDE BECHTOLD UPON HIS RETIREMENT 
 
 

WHEREAS, Clyde Bechtold will retire from the Public Works Department, effective 
March 22, 2024, from the City of Corcoran, Minnesota, after serving as a Heavy Equipment 
Operator for 33 years; and  
  

WHEREAS, Clyde Bechtold began his career in the Public Works Department in the 
City of Corcoran on March 1, 1991. On his first day of employment, Clyde was initiated into 
snowplowing with the infamous 1991 Halloween Blizzard. 

 

WHEREAS, during his years of faithful and dedicated service to the City of Corcoran, 
Clyde Bechtold has been a committed public servant having conducted himself in a highly 
professional manner, contributing to the betterment of the Public Works Department and the 
community as a whole; and selflessly arriving as needed to ensure safe roads during snow and 
storm emergencies; and working on special road projects; . 

 

WHEREAS, Clyde Bechtold expanded his experience, and obtained his water license, 
along with many other Public Works achievements and duties during his 33 years of 
employment.  
  

NOW, THEREFORE BE IT RESOLVED, that the Corcoran City Council hereby 
commends and thanks Clyde Bechtold for his many years of dedicated Public Works services, 
especially for his positive contributions to the Corcoran Public Works Department and he is 
wished a healthy and enjoyable retirement. 

 
VOTING AYE       VOTING NAY 

 McKee, Tom        McKee, Tom 
 Bottema, Jon       Bottema, Jon 
 Nichols, Jeremy       Nichols, Jeremy 
 Schultz, Alan       Schultz, Alan  
 Vehrenkamp, Dean      Vehrenkamp, Dean 

 
Whereupon, said Resolution is hereby declared adopted on this 28th day of March, 2024. 

 
 

________________________________ 
Tom McKee - Mayor 

 

ATTEST: 
 
____________________________________      City Seal 
Michelle Friedrich – City Clerk  



From: Jill Olson
To: Michelle Friedrich
Subject: Khacholing Center
Date: Sunday, March 24, 2024 5:02:23 PM

This message was sent from outside of the organization. Please do not click links or open attachments unless you
recognize the source of this email and know the content is safe.

Topic:
CHOL- IUP
PID 06-119-23-13-0002
City file no. 23-029

Corcoran Mayor and Council,

We, Jillette A Olson and Cory L Hersom oppose the issuance of an IUP for a CHOL to teach meditation and
Buddhism classes out of the home at 23360 Oakdale Drive.

Our property directly borders the applicants property.

The applicants own and homestead multiple properties each.
The applicants do not, have not resided at 23360 Oakdale Drive.  This property has not been used as a home by
either applicant for the duration of ownership.

Any center offering classes and multiple large events will significantly impact the liability and responsibility of
neighboring residents.  This also allows for potential neighboring property devaluation.

Classes and events as large as 49 people is a health and safety risk.

General neighborhood disturbance would be obvious to neighboring homes during times of high volume parking
and events.  As presented in July of 2023 their large event was noisy, unsightly and the odor was dominant.

An additional parking area would be an unpleasant appearance and add additional noise. Safety and neighborhood
comfort will be at risk.

Creating a twenty car parking lot requiring wetland delineation for a potentially temporary use permit is
irresponsible environmentally.

I have large concerns that future CHOL rules and regulations will be followed. This after city code enforcement was
alerted and enforced in October 2023, again in March 2024.

We do not support the passing of this interim use permit for conditional home occupational license.

Finally, we do not think input from a Brooklyn Park resident is viable.

Jillette A Olson
Cory L Hersom
10646 Maple Lane East
Corcoran, Mn 55374

8a. Public Comment -1

mailto:jillette69@gmail.com
mailto:mfriedrich@corcoranmn.gov
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STAFF REPORT Agenda Item 8a.
City Council Meeting: 
March 28, 2024 

Prepared By: 
Natalie Davis 
McKeown 

Topic:  
Khacholing Center 
Conditional Home Occupation License - Interim Use Permit 
(IUP) 
(PID 06-119-23-13-0002)  
(City File No. 23-029)  

Action Required: 
Decision 

1. Application Request

Lobsang Yang and Nga Thi Ngoc Nguyen, the applicants, requests approval of an 
Interim Use Permit (IUP) for a Conditional Home Occupation License (CHOL) to teach 
meditation and Buddhism classes out of their home at 23360 Oakdale Drive.  

2. Background

The City received a code enforcement complaint in 2023 about a potential place of 
worship operating out of the residential home at 23360 Oakdale Drive. Staff followed up 
on this concern and met with the applicant to discuss how the regular use of the 
property fts within the City Code. The applicant immediately stopped holding in-person 
classes after speaking with staff and moved forward with the application process to 
receive proper approvals. In working with the City Attorney, it was determined that even 

Figure 1 Site Location 



Page 2 of 7 

though the applicant is sharing spiritual teachings out of their house, this does not 
operate as a place of worship since the house and classes are not open to the public. 
Instead, the classes require pre-registration and would be subject to an attendance cap. 

During the week of 3/4/2024, staff was notified that the applicant appeared to be holding 
a class. Staff went out to the property and confirmed numerous cars were parked at the 
property (roughly 18 cars). Staff spoke with the applicant, and it was relayed that the 
applicant was hosting a spiritual leader visiting from India as a personal guest. This was 
unrelated to the Khacholing Center and was instead related to a separate foundation in 
which the applicant participates. During the time this guest was staying with the 
applicant, many people in the area that knew of him came to the property to visit on an 
informal basis; however, this did lead to a more formal, even if impromptu, meeting for 
the foundation.  

The applicant is of course able to host guests of a personal nature; however, staff was 
concerned with the magnitude of the gathering as an impromptu event, and the space 
was utilized for the purposes of an organization prior to obtaining approval of the IUP. 
The applicant was asked to reflect on the limitations of the IUP to make sure this 
approval process made sense for the intended habitual use of the property. The 
applicant confirmed his intention to follow the limitations outlined in the IUP, and 
explained this particular event was a one-time occurrence. In the future, such 
gatherings on the behalf of an organization or institution that the applicant is involved 
with as a part of his calling (whether or not the organization is specifically Khacholing 
Center) would be subject to the scope of the IUP approvals as part of his home 
occupation. The applicant confirmed this was understood. 

Staff continued to review this application against the MN State Building Code and with 
the City Attorney over the last week. At this time, staff believes the application as 
proposed is best processed as a conditional home occupation license IUP with the 
understanding the applicant resides and homesteads this property and the regular 
organizational use of the property involves 25 people or less throughout the week (one 
class of up to 25 people a week, and one-on-one counseling sessions throughout the 
week). The Khacholing Center’s website has made it clear pre-registration would be 
required in the event in-person classes resume (as all classes are currently being held 
online).  

3. Planning Commission Review

The Planning Commission held a public hearing for this item at their regular meeting on 
March 12, 2024. Several comments were received, with many stating concerns such as 
the amount of traffic that would go to the site, on-site parking, and the potential for 
larger events to be held at the property. In considering the concerns of the 
neighborhood, the Planning Commission recommended denial of the land use request 
(4-1; Brummond nay).  

4. Context
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Zoning and Land Use 

The proposed property is guided for Rural/Ag Residential and zoned Rural Residential 
(RR).  The property has an existing single-family home with an attached and detached 
garage. The property is not within the Metropolitan Urban Service Area (MUSA). 

Surrounding Properties 

All surrounding properties are guided Rural/Ag Residential and zoned RR. None of the 
surrounding properties are located within the MUSA. The property is surrounding by 
single-family residential and agricultural uses.  

Natural Characteristics of the Site 

The 2040 Comprehensive Plan’s Natural Resource Inventory Areas map shows 
disturbed woodland on the property. The natural community is not indicated high-quality 
on the map. The property contains a portion of a larger wetland complex in the rear 

yard, but it was determined the proposed location of the structure will not affect this 
larger complex. A partial wetland delineation was completed for the proposed project 
area in the front yard of the property. It was determined there is an incidental wetland 
(i.e., roadside ditch) in the southwest corner of the study area. Due to the incidental 
nature, this area would not be subject to wetland regulations.  

5. Analysis

Planning staff coordinated review of the request for consistency with the 
Comprehensive Plan, Zoning Ordinance, City Code requirements, and City policies. The 
City Engineer’s comments are incorporated into this staff report, the detailed comments 
are included in the attached engineering memo and the approval conditions require 
compliance with the memo.  

Figure 2 Natural Resource Inventory Areas Map 
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The City’s discretion in approving or denying an IUP for a CHOL is limited to whether 
the proposed request meets the standards outlined in the City Code. If it meets these 
standards, the City must approve the permit.  

The applicant requests approval to allow weekly classes in meditation and Buddhism at 
his place of residence. The classes are held on Sundays from 10AM to noon. Per the 
applicant’s narrative, classes will require pre-registration and be limited to 25 people 
each week. The narrative states that typically there are 10-15 attendees each week, 
and typically there are 5-10 additional cars at the site on Sunday mornings. The 
applicant also provides one-on-one counseling services throughout the week. 
Additionally, the narrative calls out the potential for seldom larger group events. In 
hearing some of the concerns raised during the public hearing, the applicant submitted 
a new narrative committing to larger events of no more than 49 people up to three times 
a year. The narrative explains these events are primarily expected to be held within the 

meditation hall, but they could also arrange for temporary tents for beverages and 
temporary toilets as needed.  

Section 1030.100 establishes three levels of home occupations: Allowed, Special, and 
Conditional. Any home occupation that requires more than 2 parking stalls for 
“customer” parking requires a CHOL which is processed as an IUP. Since 5-10 cars are 
expected for the weekly class, this use requires a CHOL.   

The City Council must consider the following criteria for a CHOL: 

A. The nature and general character of the geographic area in which the CHOL
property is located. The City may consider, in addition to other factors and not by
way of limitation, the existing and condition of gravel and paved roads in the
area, existence and proximity of CHOL operations to neighboring residences,
size of neighboring lots, and use of neighboring properties.

Figure 3 Site Plan with Proof of Parking 
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The Planning Commission found that the frequency and intensity of the proposed 
use is likely to negatively affect the general character of the geographic area. 
This is reflected in Option A of Resolution 2024-24 which denies the IUP.  

However, staff found that the proposed frequency and intensity of the proposed 
use is unlikely to negatively affect the general character of the geographic area 
with conditions of approval to ensure compatibility with the surroundings area. 
This is reflected in Option B of Resolution 2024-24. The applicant’s narrative 
explains the mediation room used for classes is located within the existing house 
and is far away from the surrounding neighbors. Oakdale Drive is a paved, minor 
collector road and can support the proposed traffic.  

Parking of vehicles will be accommodated on site and a condition of approval in 
Option B is that no parking can take place on Oakdale Drive. The applicant 
provided proof of parking for up to 20 cars should additional parking become 
necessary to accommodate the IUP approvals on a regular basis. Prior to 
stopping in-person classes, the applicant states they had roughly 5-6 cars at the 
property for classes as most attendees carpooled, so staff does not believe it is 
necessary to require 20 additional parking spaces at this time in addition to the 
existing driveway. 

A condition of approval in the Option B resolution is that parking does not violate 
the Parking Nuisance section of City Code (Chapter 82, Subd. 4). In order to 
comply with the City’s parking nuisance standards, any vehicle parked in the 
front yard must be parked on a paved, gravel, or otherwise improved parking 
surface or driveway area. Should the applicant need to accommodate overflow 
parking for a larger event, parking on an unimproved surface can only occur in 
the back yard. If the City documents or the applicants find a need to expand the 
parking on site to prevent parking on Oakdale, the applicant must submit plans 
for the driveway expansion, which will include a wetland delineation process per 
the City Engineering memo. Approval of the driveway expansion would be 
handled administratively.  

Staff provides language in Option B of the resolution that would allow for larger 
events of up to 49 people up to 3 times a year, per the applicants revised 
narrative. The applicant’s narrative explains the mediation room would still likely 
be the main location of larger events, but outdoor tents and portable toilets would 
be arranged for as necessary.  

B. Consideration shall be made for potential property devaluation of adjacent and
surrounding properties.
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The Planning Commission the proposed use could potentially devalue adjacent 
and surrounding properties. Staff found that once-a-week classes occurring 
within the existing house seems unlikely to lead to property devaluation of 
adjacent and surrounding properties. Larger events will be seldom.   

C. Nuisance factors shall be considered, including but not limited to sight, odor,
light, glare, and noise, and any other nuisance factors that may result from
issuance of the CHOL.

The Planning Commission found that there are nuisance factors of concern
related to noise, sight, and parking. Staff also noted some noise may be
generated, but that gatherings with friends and family can also generate noise.
No exterior lighting is proposed. Sight and odor nuisances are not expected.

D. Environmental concerns, including but not limited to drainage, wastewater, wells,
and wetland issues.

The Planning Commission determined there was not enough information
provided by the applicant to determine there are no environmental concerns as it
relates to drainage, wastewater, wells, and wetland issues.

The City Engineering memo notes that a wetland delineation will be required
before a driveway expansion occurs as the proof of parking could potentially
impact a wetland. A wetland delineation will define the boundary of the potential
wetlands on the site to determine any wetland impacts. If there are wetland
impacts, these will need to go through an approval process, and the applicant
may be told to explore alternative options. It is possible a driveway expansion
may actually need to be located to the west or north of the existing driveway.
However, there appears to be enough space to accommodate the parking in
either scenario. The memo also contains a condition to ensure a final grading
plan is submitted should the driveway expansion occur in the future, and this will
confirm drainage is handled to avoid potential negative consequences.

E. Compliance with Section 1030.020 (Accessory Buildings, Structures, Uses, and
Equipment) of the Zoning Ordinance and with other relevant Code sections.

The standards in Section 1030.020 are not relevant to this request.

F. Impact on the neighboring properties shall be considered before issuing a CHOL.

The Planning Commission determined the proposed use would have a negative
impact on the neighboring properties, and therefore recommended denial of
issuance for the CHOL.
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Staff finds that the proposed CHOL for meditation and Buddhism classes are 
unlikely to result in a negative impact to the neighborhood, particularly should 
conditions be added to ensure compatibility with the use. No parking will be 
allowed on Oakdale Drive and must be accommodated on site. Classes and 
events will primarily occur within a large meditation room of the house (previously 
used as a recreational room). Classes are once-a-week for a couple of hours. 
Larger events are expected to be seldom. The Option B resolution limits the 
frequence of larger events to 3 times a year per the applicant’s revised narrative.  

6. Recommendation

The Planning Commission recommended denial of the IUP. 

The City Council should determine whether standards can be added to the IUP that 
mitigate the magnitude and compatibility of the use to fit within a residential 
neighborhood.  

If City Council does not find that conditions to limit the use are not sufficient to protect 
the wellbeing of the neighborhood and ensure compliance with the Zoning Ordinance, 
the City Council should approve Resolution 2024-24 Option A. 

Should the Council determine conditions can be added to the IUP, staff prepared 
Resolution 2024-24 Option B as a starting point for proposed findings and standards to 
approve the IUP.   

IUPs are reviewed administratively at least every 3 years to confirm ongoing 
compliance. Additionally, IUPs can be revoked should conditions of approval be 
violated, or IUPs can be modified should the City find a need at a later date.  

Attachments: 

1. Resolution 2024-24 Denying the IUP (Option A: Planning Commission
Recommendation)

2. Resolution 2024-24 Approving the IUP (Option B: Staff Recommendation)
3. Applicant Narrative
4. City Engineering Memo dated January 24, 2024
5. Public Comments
6. Site Plan
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Motion By:   
Seconded By: 

A RESOLUTION DENYING AN INTERIM USE PERMIT FOR A CONDITIONAL HOME 
OCCUPATION LICENSE FOR LOBSANG YESHI AND NGA THI NGOC NGUYEN AT 23360 

OAKDALE DRIVE (PID 06-119-23-13-0002) (CITY FILE 23-029) 

WHEREAS, Lobsang Yeshi and Nga Thi Ngoc Nguyen, the applicants, request approval of an 
interim use permit for a conditional home occupation license (CHOL) to allow weekly meditation 
and Buddhism classes, one-on-one counseling, and occasional larger events under the name 
“Khacholing Center” on property legally described as follows: 

See Attachment A 

WHEREAS, the Planning Commission reviewed the interim use permit for a conditional home 
occupation license at a duly called Public Hearing and recommended denial, and; 

NOW, THEREFORE, BE IT HEREBY RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
CORCORAN, MINNESOTA, that it should and hereby does deny the request based on the 
following findings of fact: 

1. The following standards in Section 1030.100, Subd. 7 and Section 1070.030 have not been
met. Specifically:

a. The frequency and intensity of proposed offering of organizational services will
negatively affect the natural and general character of the geographic area.

b. The frequency and intensity of the proposed use could devalue adjacent and
surrounding properties.

c. The proposed frequency and intensity of the use is likely to generate nuisance
conditions related to parking and noise.  The number of people and vehicles coming to
the site on a regular basis is likely to endanger the public health, safety, morals or
comfort of the community and could be injurious to the use and enjoyment of other
property in the immediate vicinity.

d. The applicants have not provided enough information to determine there are no
environmental concerns such as but not limited to drainage, wastewater, and wetland
issues related to this project.

e. The home occupation will likely have a negative impact on neighboring properties. The
number of vehicles requiring parking at the site and traffic generated by the proposed
use is excessive for a residential neighborhood.

f. The operation could lead to additional demands on public services or facilities and
adding conditions to limit the use will not sufficiently ensure compliance with the
performance standards of the City Code and Zoning Ordinance.

Agenda Attachment Item: 8a1.
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VOTING AYE VOTING NAY 
 McKee, Tom   McKee, Tom 
 Bottema, Jon  Bottema, Jon 
 Nichols, Jeremy   Nichols, Jeremy  
 Schultz, Alan  Schultz, Alan 
 Vehrenkamp, Dean  Vehrenkamp, Dean 

Whereupon, said Resolution is hereby declared adopted on this 28th day of March 2024. 

________________________________ 
Tom McKee - Mayor 

ATTEST: 

____________________________________ City Seal 
Michelle Friedrich – City Clerk  
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ATTACHEMENT A 

The East 560.37 feet of the South 264.77 feet of the West 1129 feet of the Southwest Quarter of 
the Northeast Quarter (SW ¼ of NE ¼) of Section Six (6), Township One Hundred Nineteen 
(119) North, Range Twenty-Three (23) West of the Fifth Principal Merdian, Hennepin County,
Minnesota.

Abstract 
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Motion By:   
Seconded By: 

A RESOLUTION APPROVING AN INTERIM USE PERMIT FOR A CONDITIONAL HOME 
OCCUPATION LICENSE FOR LOBSANG YESHI AND NGA THI NGOC NGUYEN AT 23360 

OAKDALE DRIVE (PID 06-119-23-13-0002) (CITY FILE 23-029) 

WHEREAS, Lobsang Yeshi and Nga Thi Ngoc Nguyen, the applicants, request approval of an 
interim use permit for a conditional home occupation license (CHOL) to allow weekly meditation 
and Buddhism classes, one-on-one counseling, and occasional larger events under the name 
“Khacholing Center” on property legally described as follows: 

See Attachment A 

WHEREAS, the Planning Commission reviewed the interim use permit for a conditional home 
occupation license 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, subject to the 
following findings and conditions: 

1. An interim use permit is approved, in accordance with the application materials received by
the City on October 26, 2023, with additional material received January 4, 2024, and January
25, 2024, except as amended by this resolution.

2. The Zoning Ordinance allows Conditional Home Occupation Licenses and the applicant shall
comply with all home occupation standards, except as specifically modified per this resolution.

3. The applicant shall comply with all conditions of the City Engineer’s memo dated January 24,
2024.

4. The Interim Use Permit for the Conditional Home Occupation License is issued to Lobsang
Yang and Nga Thi Ngoc Nguyen, for the operation of “Khacholing Center.” This permit is
non-transferable. The Permit shall terminate upon any one of the following:

a. If the applicant ceases operations.

b. If property ownership changes.

c. If neither individual to whom the license has been issued ceases to live at the subject
premises.

5. The Conditional Home Occupation License is approved based on the finding that the
standards in Section 1030.100, Subd. 7 and Section 1070.030 have been met. Specifically:

a. The applicant requests the conditional home occupation license to provide once-a-week
classes on meditation and Buddhism, one-on-one counseling services, and infrequent
larger events. Classes and events will primarily be held in an existing room of the house.

Agenda Attachment Item: 8a2.
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The operation has no employees. The natural and general character of the geographic 
area is not likely to be negatively affected by the limited operations of the center that will 
occur on the property. Oakdale Drive is a paved, minor collector roadway that can 
support the proposed traffic. Parking will be required to be accommodated on site.  

b. There is nothing to indicate that the proposed use would devalue adjacent and
surrounding properties.

c. The proposed use is expected to be primarily held in a room within the home. It is not
expected this use will generate any nuisance conditions related to odor, light, or glare.
Some noise is expected related to people on the property similar to that of other property
owners holding regular gatherings with friends and family.

d. There are no environmental concerns, including but not limited to drainage, wastewater,
wells and wetland issues related to this project. Should it be determined the driveway
must be expanded at a later date to accommodate additional vehicles, a wetland
delineation and final grading plan will be reviewed and approved administratively at that
time to confirm no environmental impacts.

e. The home occupation appears unlikely to have a negative impact on neighboring
properties. Parking must be accommodated on site, and a majority of the approved
activities will be within a room of the house. Larger events are expected to be seldom.

f. The application for a CHOL is consistent with the Comprehensive Plan, public facilities,
and capital improvement plans. The business will be conducted in an enclosed building
and will not generate any nuisance conditions that would endanger the public health,
safety, morals or comfort of the community nor will it be injurious to the use and
enjoyment of other property in the immediate vicinity. The operation does not demand
any additional public services or facilities and conforms to the performance standards of
the Zoning Ordinance.

6. The home occupation must comply with the following standards:

a. No new signage for the home occupation is proposed or approved. Any new signage will
require an amendment to the Interim Use Permit for the Conditional Home Occupation
License.

b. Classes of up to 25 people are allowed once per week. For the purposes of this
approval, the term “classes” includes gatherings and meetings related to or associated
with the Khacholing Center or organizations of a similar nature.

c. One-on-one counseling sessions are permitted.

d. Larger events of up to 49 people are allowed up to 3 times a year. For the purposes of
this approval, the term “events” includes all gatherings and meetings related to or
associated with Khacholing Center or organizations of a similar nature.

e. The proposed driveway expansion of 20 parking stalls shown on the site plan is
understood to be proof of parking. Should the City document or the applicant find a
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regular need for parking capacity beyond the existing driveway, the applicant must 
submit final plans for the driveway expansion, including completing a wetland 
delineation. Approval of a potential driveway expansion will be handled administratively. 
A wetland delineation fee and escrow and grading escrow will be required. 

f. All parking needs must be accommodated on site. Overflow parking cannot occur on
Oakdale Drive.

g. Parking must be in compliance with Chapter 82, Subd. 4. Any parking in the front yard
must be on a paved, gravel, or otherwise improved parking surface or driveway area.
Should the applicant need to accommodate overflow parking for a larger event, parking
on an unimproved surface can only occur in the back yard.

h. No person shall be employed at or report to the home site location who does not reside
in the dwelling unit.

i. The operation shall comply with all state, federal, and local regulations.

j. The Conditional Home Occupation License shall be issued for 3 years in accordance
with the procedures outlined in Section 1030.100 of the Zoning Ordinance. The permit
shall be administratively reviewed every 3 years to ensure compliance with conditions of
approval and ordinance requirements.

k. The City may revoke or modify the CHOL upon a finding that conditions have changed to
warrant revocation or modifications of the license.

7. Prior to release of the application escrow account, the applicant must record this Resolution
with the Hennepin County Recorder’s Office and provide proof of recording to the City.

VOTING AYE VOTING NAY 
 McKee, Tom   McKee, Tom 
 Bottema, Jon  Bottema, Jon 
 Nichols, Jeremy   Nichols, Jeremy  
 Schultz, Alan  Schultz, Alan 
 Vehrenkamp, Dean  Vehrenkamp, Dean 

Whereupon, said Resolution is hereby declared adopted on this 28th day of March 2024. 

________________________________ 
Tom McKee - Mayor 

ATTEST: 

____________________________________ City Seal 
Michelle Friedrich – City Clerk  
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ATTACHEMENT A 

The East 560.37 feet of the South 264.77 feet of the West 1129 feet of the Southwest Quarter of 
the Northeast Quarter (SW ¼ of NE ¼) of Section Six (6), Township One Hundred Nineteen 
(119) North, Range Twenty-Three (23) West of the Fifth Principal Merdian, Hennepin County,
Minnesota.

Abstract 



Background of  the applicant: 

I Lobsang Yeshi (Drupa Rinpoche is my monastic name) am the Buddhist 
Chaplain of  Khacholing Center Minneapolis. Khacholing Center was established 
over 25 years ago in 1997 and is a registered non-profit organisation. Its activities 
include classes on Buddhism and meditation. As the Center’s chaplain, I also offer 
advice and support to persons and families who seek spiritual support and 
bereavement care. Currently, I am Chaplain intern at North Memorial Hospital, 
Robbinsdale. The Center has in the past held its activities in various places and was 
in need of  a more stable place to carry out its activities. I am the co-owner of  the 
property 23360 Oakdale Drive, Corcoran, MN 55374 with Madam Nga Ngoc 
Nguyen who is a friend and benefactor of  Khacholing Center and we agreed to 
permit the Center to carry out its activities there.  

(a) Nature of  request: Interim Use Permit to Use a Room in an Existing
Building for Meditation Classes and Buddhist Studies on Sundays for 2
hours (By Invitation Only through prior registration and capped at a
maximum of  25 persons).

(b) Impact on adjoining properties and mitigating measures: I am unable
to see any impact on adjoining properties because:

(i) the room is within the existing house which is located far from the
neighbours; 

(ii) As recommended by the City, the need for some car park space (15-20 cars)
can be easily accommodated within the 3-acre area of  the property. The 
location of  the car park would be in the front of  the property that is out 
of  view of  immediate/adjacent neighbors. 

(c) Buildings to be constructed or utilised: No additional buildings are
planned for. The room to be utilised is a renovated recreation room adjacent
to the garage.

(d) Intended use of  buildings and property: To conduct meditation classes
and Buddhism classes on a pre-registration/by invitation only basis and
limited to 25 persons.

(e) Hours and days of  operation: Classes are on Sundays from 10am -
12noon.

(f) Number of  employees: None

(g) Size of  operation, including number of  animals: There are no animals
kept on the property. Sunday classes average 10-15 persons.

Agenda Attachment Item: 8a3.



(h) Impact on traffic: None because the level of  activity is low (average
number of  cars using the area is 10 cars) and there is ample parking space
within the property. No parking on the main road is allowed nor required.

(i) Impact on septic system: No anticipated impact as the average number
of  persons using the premises on Sundays is around 10 persons.

(j) Potential environmental impact: None as activities are within the existing
house.

(k) Proposed measures to provide buffering from proposed use to
adjacent properties: None required because activities are within the said
building on the 3-acre land. Most of  the neighbours are located behind my
property. There is at least a distance of  100 feet from the back of  my house
to the boundary fence and a further 100 feet from the fence to my
neighbours’ houses, making it at least approximately 200 feet between my
house and the neighbours’ houses. So, I do not expect indoor meditation
classes to cause any disturbance even to my nearest neighbours.

(l) Future expansion plans: There are none planned as the current
room/building is sufficient for the activities.

(m) Nature of  other uses in the neighbourhood: From what we can see
from the property, neighbouring land uses are mainly farmland (horse farm
and crop farm).

Regarding arrangements for occasional events involving a larger group of  persons 
(no more than 49 persons as per the IUP Recommendations), the activities will 
primarily be within the meditation room/hall. In conjunction with these and only 
where needed, a few temporary outdoor tents could be put up for refreshments 
and temporary toilets arranged for. Although the IUP Recommendation provides 
for such larger gatherings 5 times a year, I do not expect such gatherings to be 
often and would be willing to lower the figure to 3 times a year. 





Memo

  To: Kevin Mattson, PE 
Public Works Director

From: Kent Torve, PE City Engineer 
Steve Hegland, PE 

Project: Khacholing CUP Site Plan Date: January 24, 2024 

Exhibits:

This review is based on the following documents for a site plan showing 20 parking stalls:

 Site Plan for Lobsang Yeshi at 23360 Oakdale Drive by Northwestern Surveying and Engineering,
dated 1/3/2023.

Comments:

 8,360 square feet of parking lot would be constructed, no WMO review is required.
 It is assumed that the site plan was for the purpose of proof of parking, if the parking lot will be

installed the City and wetland (WCA) process including wetland delineation and grading plan
submittal will be required.

End of Memo

Agenda Attachment Item: 8a4.



From: George Gmach
To: Natalie Davis
Subject: Re: Interim use at 23360 Oakdale
Date: Thursday, March 7, 2024 12:49:53 PM

Ok
George B. Gmach
22600 Oakdale Drive
Rogers, MN 55374

Sent from my iPhone

> On Mar 7, 2024, at 12:43 PM, Natalie Davis <ndavis@corcoranmn.gov> wrote:
>
> Good afternoon George,
>
> Thank you for your email. If you would like this to be considered a public comment, please confirm your full
name and address. I will then provide a copy of your email to the Planning Commission, and add it to the agenda
packet.
>
> Thank you,
>
> Natalie Davis McKeown
> Planner
> Direct: 763-338-9288
> City Hall: 763-420-2288
>
>
> -----Original Message-----
> From: george.gmach@icloud.com <george.gmach@icloud.com>
> Sent: Wednesday, March 6, 2024 9:47 AM
> To: Natalie Davis <ndavis@corcoranmn.gov>
> Subject: Interim use at 23360 Oakdale
>
> This message was sent from outside of the organization. Please do not click links or open attachments unless you
recognize the source of this email and know the content is safe.

> Natalie,
>
> Several of my neighbors have contacted me about the proposed interim use.  They know of my involvement with 
the city and look for insight.  I would not have looked at the planning commission report had it not been for their 
contact.  I have noted the activity at the site and have not considered it a disruption to the neighborhood.  As you 
noted in your staff report it is not much different than a neighborhood bookclub.
>
> The addition of a large parking lot on the frontage would have a more significant visual impact.  I noted the 50’ 
setback from centerline ROW for Oakdale is shown on the site plan as the edge of the proposed parking.  The lot in 
question has a 33’ dedication, but the requirement for my plat and others that are more recent require a full 50’ 
dedication for ROW.  It would be wise to measure the required setback from 50’ rather than 33’.  I believe that a 
proposed lot expansion behind the current garage would have less impact on the neighborhood and would anticipate 
future expansion of the Oakdale corridor. You might want to review the setbacks in the district for parking of like 
uses.  I say this realizing that the parking may never be built.  However, it is likely what will get the most resistance 
to the use.

>

Agenda Attachment Item: 8a5. 
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This message was sent from outside of the organization. Please do not click links or open attachments unless you
recognize the source of this email and know the content is safe.

From: Glenn Wontorcik
To: Dwight Klingbeil
Subject: Re: Interim Use Permit for Khacholing Center (City File No. 23-029)
Date: Monday, March 11, 2024 8:59:02 AM
Attachments: Outlook-hk11dgv0.png

Outlook-hk11dgv0.png

Dwight,

Thanks for your reply.  
Yes, please include it in the public record

Thanks,
Glenn

On Mon, Mar 11, 2024, 8:43 AM Dwight Klingbeil <DKlingbeil@corcoranmn.gov> wrote:
Good morning Glenn,

Thanks for your comments regarding the Khacholing Center IUP. Would you like this
comment to be included in the public record?

Thanks, 
Dwight Klingbeil
Planning Technician
Direct: 763-338-9290

From: Glenn Wontorcik <glennwontorcik@gmail.com>
Sent: Saturday, March 9, 2024 12:59 PM
To: Dwight Klingbeil <DKlingbeil@corcoranmn.gov>
Subject: Interim Use Permit for Khacholing Center (City File No. 23-029)

I strongly oppose the IUP application. 

The proposed development of this property would essentially convert it to a commercial property,
impacting surrounding residential properties.  

This type of development should only be allowed in an area that is zone as commercial.

Glenn Wontorcik
19625 Patrick Pl
Corcoran, MN 55340
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This message was sent from outside of the organization. Please do not click links or open attachments unless you
recognize the source of this email and know the content is safe.

From: Jill Olson
To: Dwight Klingbeil
Cc: Natalie Davis
Subject: Khacholing Center
Date: Monday, March 11, 2024 6:38:13 AM

Topic : Khacholing Center
CHOL-IUP
PID 06-119-23-13-0002
City file no. 23-029

I am Jillette Olson. I live at 10646 Maple Lane East, Corcoran, MN 55374. I
have owned this property for 20 years. My home property
directly borders the home in question. 

After living in busy Robbinsdale I bought my Corcoran home to reside in a
rural country setting.

I work outside of my home 5-6 days a week and look forward to coming
home for peace, quiet and relaxation.

Several of us in the neighborhood have dogs which would
find the activities, parking, and multiple events to be disturbing.

Multiple events of 25 to 50 with the noise and associated
traffic significantly impacts the liability and responsibility of all
neighboring homes.

The proposed 5 Large events described as having tents and porta potties
would be assumed to be held in warmer months. On average this
means one “large event” every month during the summer months. This is
the time I most enjoy my deck and yard. 

Therefore, this does negatively impact and affects my personal space.
The home held a large event last July. It was noisy, greatly visible and food
odor was dominant.

Wetland delineation is a large concern for me.
All adjacent homes could negatively be affected by water run-off. 

The proposed removal of trees and wetland will negatively affect
my view and sound barrier from traffic.

mailto:jillette69@gmail.com
mailto:DKlingbeil@corcoranmn.gov
mailto:ndavis@corcoranmn.gov


I have large concerns that future CHOL rules and regulations will
be not compiled with. This after city code enforcement was
alerted, needed and enforced in 2023.

I want all residential properties to remain rural and residential. 

I do not support the passing of an interim use permit for occupation license
at 23360 Oakdale Drive, Corcoran, Mn 55374.

Thank you,
Jillette Olson



March 13, 2024 

Dear Tom and Natalie, 

Last July Khacholing Center received an email from a Sister Donald, a Benedictine nun, who says 
that she grew up on Oakdale drive, and that Corcoran was named for her great grandfather.  She 
indicated how happy she was that we would have a presence in the neighborhood. How different 
that is from the reception Rinpoche and I received last night at the Planning Committee hearing! 
Before I delve further into my concerns about the outcome of Rinpoche’s application, I do want to 
thank you Natalie, for helping Rinpoche through the application process, which is difficult for the 
uninitiated applicant.  I know you made a good faith effort to help a new resident to the area.  As 
you know, I am not a Corcoran resident, and although I served for 18 years as president of the 
Khacholing Center board, it’s not my place to act as an applicant in the process.  However, as 
Khacholing Center was to be the beneficiary of Rinpoche’s generosity in making his property 
available for us to meet, I certainly feel it’s appropriate for me to represent and assist him. 
With that in mind, I want to tell you that I was struck by the strong and generally hostile opposition 
to granting the permit that was generated.  One participant counted cars in the driveway at 
Rinpoche’s house, and provided pictures.  One insinuated that a misrepresentation of Rinpoche’s 
name due to a clerical error indicated that he might not be who he said he is.  This person also 
insinuated that since Rinpoche also has another address, he may not live at the house at all.   All 
opposing the application indicated that the presence of people and cars on Rinpoche’s property 
was an unwelcome intrusion on the peacefulness and country atmosphere of the 
neighborhood.  They characterized us as a business or a church, and as inappropriate for the 
neighborhood as a result.  I know from Google maps that there is a small engine repair business in 
the area, as well as a tree nursery and a farm.  Are these also a negative impact on the 
neighborhood?  Is our small, periodic presence as impactful as that of the large community church 
east of the neighborhood, or the Hindu temple? 

One thing that I don’t think was explained clearly enough by either Rinpoche or me is what our 
group is and does.  The irony for me is that what we do when we meet is to develop qualities of 
kindness and compassion, and a moral compass to make our lives and those of everyone else 
happier and more peaceful.  The Westerners who come on Sundays and the Tibetans who come for 
special events are Buddhists.  We work to make everything we do, not just our prayers and listening 
to teachings part of our practice.  But although there are commonalities with what goes on in a 
church, what we are doing doesn’t fit neatly in that box. 

Because we’re a small group, we’ve always met in peoples’ homes.  In Minneapolis, Richfield and 
Fridley, and at retreats at my former home in East Bethel, our presence has never attracted 
attention, or been seen as a disturbance.  When Rinpoche gained the opportunity to buy a house, 
he chose one in Corcoran, because it was a peaceful rural area that would have ample room for us 
to meet, and because he felt that in such a community, hosting us would not generate a 
disturbance for his neighbors.  It seems he was mistaken in this regard. 

I have known Rinpoche sine he arrived in Minnesota in 2018.  He is a teacher of mine, and a good 
friend.  I know him as kind, generous and always welcoming.  He would gladly invite anyone who 
comes to visit him in for some of his delicious chai tea.  While it is true that he would not have 
bought the house on Oakdale without the intent of teaching there, it is also true that he intends to 
reside both there and at the townhouse he has in Maple Grove.  His responsibilities in Minneapolis 



and his hesitancy about driving, especially in inclement Minnesota weather make this a sensible 
choice for him.   
After the hearing last night, I asked Rinpoche if he wanted to engage a lawyer to argue his case at 
the City Council meeting on March 28.  He did not have much interest in this, and I fully understand 
why.  Even if he can prevail, the expense might be large, and at the end, he’d still have hostile 
neighbors who did not want him in his house, or at least wouldn’t want the Khacholing community 
as his guests. 

I understand the need for the City to have codes to protect the rural nature of the area, and to guard 
against environmental hazards.  But it seems to me that a greatly restrictive conditional use permit 
on a property where Rinpoche has made no external changes, other than the removal of a wood 
fence within the boundaries of the property is a bit excessive.  Requiring an environmental impact 
review for the occasional parking of cars on the grass also seems excessive.  I see a lot of that in my 
own neighborhood in Brooklyn Park, and peoples’ lawns, much less drainage are not impacted at 
all.  The planning committee’s time would be more constructively useful elsewhere. 
I’m very disappointed that Rinpoche’s presence and plans to host Khacholing Center at his house 
is the cause for so much negative response.  While I expect that the City Council will accept the 
Planning Commission recommendation, I hope that if you do reconsider the merits of granting the 
permit, you’ll also reach out to those in the community who oppose it.  It would be a very hollow 
win for Rinpoche and for Khacholing Center if the permit is granted in the face of open and 
unaddressed opposition and hostility.  In hope of helping in this regard, I’ll plan to be at the 
meeting, and I’ll ask Rinpoche to attend as well. 

Tom, thanks for taking the time to talk to me this afternoon.  I appreciate being able to represent 
Rinpoche to you, and to give you a clearer picture of his intentions. 

Best regards, 

Ken Tobacman 
Past president of the Khacholing Center Board 
10792 Kyle Ave N 
Brooklyn Park, MN 55443 
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STAFF REPORT  Agenda Item: 8b. 

City Council Meeting: 
March 28, 2024 

Prepared By:  
Natalie Davis McKeown 

Topic:  
Woodland Hills 

Comprehensive Plan Amendment, Zoning 

Amendment, Preliminary Plat, and Variance 

(PID 36-119-23-33-0009; 36-119-23-33-0010; 

36-119-23-33-0007)

(City File No. 23-032)

Action Required: 
Approval  

Review Deadline:  April 25, 2024 

1. Request

The applicant, Woodland 

Hills of Corcoran, Inc., 

requests approval of a 

land use application that 

includes a preliminary plat 

to create 60 single-family 

residential lots, 1 

community 

amenity/recreational lot, 

and 5 outlots at the 

northeast corner of 

County Road 116 and 

Hackamore Road.    

2. Context

Background 

The subject properties 

include three properties 

previously used for agriculture. Hackamore Road improvements are underway. A 

portion of the subject property is being used for construction staging. The project area is 

subject to a recapture agreement established with Tavera for the installation of a 

sanitary sewer line that benefits these properties. The City will be responsible for 

coordinating reimbursement to Lennar at the final platting stage(s).   

Zoning and Land Use 

Figure 1 Project Site NE Corner CR 116 and Hackamore Rd 
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The subject properties are guided for low density residential and currently zoned RSF-2 

(Single-Family Residential 2). Up until this point, the land use has been agricultural. The 

property is within the Metropolitan Urban Service Area (MUSA) and within Phase 1 of 

the 2040 Staging Plan for municipal services.  

Surrounding Properties 

The land use, guiding, and zoning of the surrounding properties are provided in the 

table below: 

Direction Existing Land Use Guided Land Use 
in 2040 Comp 
Plan 

Zoning District 

North - Low Density
Residential

- Existing Residential

- RSF-2
- Urban Reserve

(UR)

Residential 

East Existing Residential UR Residential 

South Medina Medina Residential 

West Low Density Residential Planned Unit 
Development 
(PUD) – Tavera 

Residential 

Natural Characteristics of The Site 

The 2040 Comprehensive Plan’s Natural Resource Inventory Areas map does not show 

any high-quality natural communities on the subject properties. There is an emergent 

wetland community indicated on the eastern portion of the project site. A wetland 

Figure 2 Hennepin County Natural Resources Map 
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delineation was approved by the City in January 2021, which is valid through January 

2026. The delineation confirmed 10 wetlands throughout the project site. The Hennepin 

County Resources Map indicates the larger wetland complex in the southeast portion of 

the site may be a DNR protected water and is identified as Flood Zone A.    

Prior Review 

The City Council reviewed a concept plan for this project (previously known as 

“Hackamore 116” – City File No. 23-017) at their regular meeting on 7/27/2023. 

Discussion points of the concept plan included rezoning the site from RSF-2 to RSF-3, 

whether the requested flexibility in how to apply the side setback be handled as a 

variance or a zoning ordinance amendment, and the potential need for flexibility from 

the requirement that garages not comprise more than 55% of the viewable ground floor 

street-facing linear building frontage to accommodate 3-car garages. After Council 

feedback, the applicant and City staff proceeded with an infrastructure feasibility study, 

which included an evaluation of the transportation network.  

The Parks and Trails Commission reviewed this item at their meeting on 2/15/2024. 

They recommended accepting park dedication per the staff recommendation: cash in 

lieu of land. 

The Planning Commission reviewed this item after a public hearing held at their regular 

meeting on 3/12/2024. Two property owners spoke during the public hearing. One 

expressed general concern with the project moving forward and being rezoned to a 

district that accommodates two-family homes. The other property owner provided a list 

of several questions related to the project. Staff is working on following up with the 

property owner on their questions prior to the City Council meeting on 3/28/2024. The 

Planning Commission made the following recommendations for the application: 

- Recommended approval of the proposed Comprehensive Plan Amendment (5-

0).

- Recommended approval of the text and map Zoning Ordinance Amendments (4-

1; Lind Nay).

- Recommended approval of the preliminary plat resolution as proposed by staff

(4-1; Lind Nay).

- Recommended approval of the variance to allow a 7.5’ side setback (4-1;

Hargreaves Nay).

- Recommended denial of the variance to allow flexibility in buffer yard provisions

(4-1; Lanterman Nay)

- Recommended denial of the variance to allow flexibility from the garage

maximum standard (3-2; Brummond and Lind Nay).

3. Analysis

Staff reviewed the application for consistency with the Comprehensive Plan, Zoning 

Ordinance, Subdivision Ordinance, other City Code requirements, and City policies. A 
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review of the plans was coordinated with the City’s Engineer and Public Safety team, 

and their comments are incorporated into this staff report. Detailed comments are 

attached in the City Engineer’s Memo and Public Safety Memo. The approval conditions 

require compliance with these memos.  

A. Level of Discretion in Decision-Making

The City has a relatively high level of discretion in approving or denying a 

comprehensive plan amendment. The comprehensive use plan is the City’s long-range 

planning tool that indicates what type of development should occur on all land within the 

City. It is the City’s plan for directing future development and growth. The City Council 

may guide property as it deems necessary to protect and promote the general health, 

safety, and welfare of the community.  

The City has a relatively high level of discretion in approving or denying Zoning 

Amendments, both to the Zoning Map and Ordinance text. The proposed zoning for a 

property must be consistent with the City’s Comprehensive Plan. If the proposed zoning 

is not consistent with the Comprehensive Plan, the City must deny the rezoning 

application. The Zoning Ordinance and Map are the enforcement tools used to 

implement the goals and standards set in the Comprehensive Plan.  

The City’s discretion in approving a preliminary plat is limited to whether the proposed 

plat meets the standards outlined in the City’s subdivision and zoning ordinances. If it 

meets the standards, the City must approve the preliminary plat.  

The City has a relatively high level of discretion in approving or denying a variance. The 

burden of proof is on the applicant to show the variance standards are satisfied. 

B. Comprehensive Plan Amendment (CPA)

In order for this application to proceed as proposed, a comprehensive plan amendment 

will be required to address the density of the project. The applicant submitted a 

preliminary plat that includes 60 residential lots on 36.74 gross acres. The City uses 

pre-development density to estimate a project’s ability to meet the density requirements 

to comply with the Comprehensive Plan. After netting out the wetlands and floodplain on 

the project, the estimated net acreage is 28.68 acres. Therefore, the estimated pre-

development density is 2.09 units an acre. This number can increase between the 

preliminary and final plat; however, it is unlikely to increase to 3 units per acre as 

currently proposed. This density calculation is lower than what was anticipated with the 

initial concept plan as the concept plan primarily included 65’-wide lots, and now the 

plan is primarily comprised of 75’-wide lots.  

In order to accommodate a density of 2-3 units per acre, the City’s 2040 

Comprehensive Plan must be amended to add a new land use designation. The name 

is up for discussion, but staff currently propose naming the new land use designation 

“Very Low Density Residential” to minimize the amount of adjustment that needs to be 

made to the comprehensive plan. This can be re-evaluated as part of the 2050 
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Comprehensive Plan update which the City may begin working on as soon as next year 

(2025). Additionally, the 2040 Future Land Use Map will need to be updated to re-guide 

these properties as Very Low Density Residential. While at this time the only acreage 

dedicated to this land designation would be this project, other applicants coming in at 

densities within this range could request to be re-guided to this new designation per the 

City’s discretion. It is expected another project will be coming in within the next few 

months that will have a similar request.  

The Comprehensive Plan is a living document. When the City finds evidence to support 

a change to the plan, the City Council has the discretion to make a change. The City 

should consider the following issues when reviewing a CPA request:  

• Evidence submitted by the applicant demonstrating the reason(s) that the

plan should be changed, including, but not limited to, whether new information

has become available since the Comprehensive Plan was adopted that

supports re-examination of the plan, or that existing or proposed development

offers new opportunities or constraints that were not previously considered by

the plan.

• Whether or not the change is needed to allow reasonable development of the

site.

• The relationship of the proposed amendment to the supply and demand for

particular land uses within the City and the immediate vicinity of the site.

• A demonstration by the applicant that the proposed amendment has merit

beyond the interests of the proponent.

• The possible impacts of the amendment on all specific elements of the

Comprehensive Plan as may be applicable, including but not limited to:

o Transportation;

o Sanitary sewer, including existing and proposed sanitary sewer

flows as compared to the adopted plan;

o Housing, including the extent to which the proposal contributes to

the City’s adopted housing goals;

o Surface water, including compliance with the City’s goals for water

quality as well as water quantity management;

o Water supply;

o Parks and open space; and

• Consideration of the impact of the proposed amendment upon current and

future special assessments and utility area charges, future property tax

assessments or other fiscal impacts upon the City.

This is a policy decision for the City. The City should evaluate all of these issues when 

considering the decision. Staff recommends approval of the CPA as it will allow 

reasonable development of the site, the amendment will cater to supply and demand for 

a variety of lot sizes, and the proposed amendment has merit beyond the interests of 

the proponent as there are other applicants finding it difficult to meet the 3 units per acre 
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minimum density while meeting the City’s lot standards for a “straight” plat and natural 

resource preservation goals.  

It should be noted that this is not a door to re-guide all of the Low Density Residential 

land as Very Low Density Residential. The City will need to continue to be mindful of the 

amount of acreage put in the new “Very Low Density Residential” category in order to 

maintain an average density of 3 units per acre within the MUSA. The 2040 

Comprehensive Plan averages 3.11 units an acre within the MUSA. Re-guiding 36.74 

gross acres (29.86 net acres) to the new category is estimated to bring the overall 

average down to 3.10 units an acre (see attached Table 2-2: 2040 MUSA Density – 

Revised.  

Several tables within Chapter 2 of the 2040 Comprehensive Plan would need to be 

revised to account for the new land use category. Additionally, a paragraph needs to be 

added within Chapter 2 providing a brief description of Very Low Density Residential. 

The existing and revised tables are included as an attachment to this report. The 

proposed land use category description is as follows:  

Very Low Density Residential 

This land use designation identifies areas for residential development at an 

average density of 2 to 3 units per acre. It is expected to primarily accommodate 

single family homes, but twin-homes would also be allowed by the Zoning 

Ordinance. This land use category will be used sparingly for sites within the 2040 

MUSA boundary where a lower density is desirable due to the extent of natural 

resource preservation within a development site.  

After further review into how this Comprehensive Plan Amendment will interplay with 

different components of the Subdivision and Zoning Ordinance, staff believes the City 

will need to immediately follow-up with the following amendments to the City Code that 

were outside of the scope of the legal notices prepared for this application:  

1. Section 955.020, Subd. 6 of the Subdivision Ordinance

Update the table to factor in Very Low Density Residential; otherwise, the

lower percentage of land required for Rural/Ag Residential development will

apply (where density is typically 1 in 10 acres) to plats within the Very Low

Density Residential category.

2. Section 1040.040, Subd. 1 of the Zoning Ordinance

Allow RSF-1 Zoning District to be used in areas guided for Very Low Density

Residential.

3. Section 1040.045, Subd. 1 of the Zoning Ordinance
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Allow RSF-2 Zoning District to be used in areas guided for Very Low Density 

Residential.  

Should the Comprehensive Plan Amendment be approved, City staff will work to 

prepare the above noted amendments to City Code for a public hearing in May and City 

Council approval on 5/23/2024.  

C. Zoning Amendment (Text and Map)

Section 1070.010 details the process to handle Zoning Amendment requests, both text 

and map amendments. Map amendments are also known as rezoning requests. The 

site is currently zoned RSF-2, and the applicant requests the site be rezoned to RSF-3. 

This will allow for lots as small as 7,500 sq. ft. with a lot width of 65’ where the RSF-2 

requires a minimum lot size of 11,000 sq. ft. and an 80’ lot width. In addition to the 

change in the Zoning Map, the text of the RSF-3 purpose must also be revised as 

follows should the CPA be approved: 

Areas zoned RSF-3 are guided Low Density or Very Low Density on the City’s 

2040 Comprehensive Plan. Development within this district must be within the 

density range identified for the applicable land use designation in the 

Comprehensive Plan. at a minimum density of 32.0 units per net acre up to a 

maximum of 5.0 units per acre.  

The Planning Commission should consider the following evaluation criteria for the 

Zoning Amendment requests:  

A. The proposed action has been considered in relation to the specific policies

and provisions of and has been found to be consistent with the City

Comprehensive Plan, including public facilities and capital improvement

plans.

Staff finds that should the proposed CPA be approved, the zoning amendment 

requests are in compliance with the City’s Comprehensive plan.  

B. The proposed action meets the purpose and intent of this Ordinance, or, in

the case of a map amendment, it meets the purpose and intent of the

individual district.

Staff finds the proposed text amendments do not conflict with the purpose and 

intent of the Zoning Ordinance as outlined in Section 1010.020 of the City Code. 

The proposed map amendment meets the purpose and intent of the RSF-3 

district which is intended to be the primary zoning district for new residential 

development.  

C. There is adequate infrastructure available to serve the proposed action.



Page 8 of 26 

With the required improvements of this development, there will be adequate 

infrastructure available to serve the site developed at RSF-3 standards. These 

improvements will be funded by the developer. The text amendment does not 

have an effect on infrastructure availability.  

D. There is an adequate buffer or transition between potentially incompatible

districts.

The buffer ordinance and wetland buffers required by code will allow for an 

adequate buffer and transition between lower density districts to the north and 

east.  

D. Preliminary Plat

The applicant proposes a preliminary 

plat to subdivide the northeast corner 

of Hackamore Road and County 

Road 116 into 60 residential lots, 1 

amenity lot, and 5 outlots containing 

wetlands and stormwater ponds. The 

applicant indicated the development 

will have a homeowner’s association 

(HOA) which will be required by the 

City with the proposed outlots.  

Lot Size and Setbacks 

Should the site be rezoned to RSF-3, 

the following standards would apply 

to this development:  

Standard RSF-3 Standard for 
Single-Family 

RSF-3 Standard for Two-
Family Dwellings and 
other uses 

Minimum Lot Area 7,500 sq. ft. 15,000 square feet 

Minimum Lot Width 65’ 100’ 

Minimum Principle Structure 
Setbacks: 

- Front (Major
Roadway)

100’ 100’ 

- Front (Other Streets) 20’ 25’ 

- Front Porch (less
than 120 sq. ft.)

15’ N/A 

- Side (living) 10’ 10’ 

- Side living (garage) 5’ 5’ 

- Rear 30’ 25’ 

Figure 3 Preliminary Plat 
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The site plan notes that 42 lots will have a width of 75’ or greater, and 18 lots will have a 

width between 65’-75’. The smallest lot size proposed is 8,600 square feet. The largest 

residential lot size is 27,462 square feet. The average residential lot size is 13,302 

square feet. The lots meet or exceed the minimum lot dimension requirements for 

single-family homes.  

A concern raised in the public hearing is that two-family homes could be built on these 

lots if the site is rezoned to RSF-3. None of the proposed residential lots meet the 

minimum lot size and lot width requirements for a two-family dwelling. The amenity lot 

meets the minimum lot size and lot width for other uses, but the applicant determined it 

would not be buildable for a single-family home due to its depth and the required 

setbacks. For a two-family home to be built in this area, it would most likely require a 

new preliminary and final plat or a lot line adjustment that results in lots in compliance 

with all minimum standards. This appears relatively unlikely within a development 

governed by an HOA.    

The front and rear setbacks comply with the district standards as written. Additionally, 

the plans show a 25’ front setback is being applied to all lots voluntarily which is 

discussed further in the variance section of this report analyzing a request for a 7.5’ side 

setback. Lots 6-11 are subject to the setback from major roadways (aka County Roads). 

Lot 6 exceeds the 100’ setback. Lots 7-11 have a 60’ setback from the property line 

adjacent to County Road 116. This requires compliance with the City’s enhanced 

landscaping requirement in Section 1060.070, Subd. 2(K). This is discussed further in 

the landscaping section of this report.  

The applicant requests a 7.5’ side setback be applied consistently across the 

development rather than a side setback dependent upon the living or garage side of the 

house. This is a variance request that is further evaluated subsequently in this report. 

The submitted site plan complies with the requested 7.5’ side setback. Should the 

variance not be approved, the applicant will be required to revise the site plan to show 

compliance with the minimum setbacks per the written zoning district standards.  

In addition to the 60 residential lots, the plat includes one amenity lot for a community 

pool and seasonal pool house. This falls under permitted uses in the RSF-3 district as a 

“parks, playgrounds, trails, other recreational facilities of a non-commercial nature and 

directly related buildings and structures.” The lot meets minimum size standards. The 

pool must meet building setbacks as measured from the water’s edge, and the 

surrounding patio must remain outside of any drainage and utility easements. The pool 

house is also subject to building setbacks. It appears the lot complies with these 

standards. The applicant shared with staff that the pool house is not meant to be a 

rentable space for parties and will be used seasonally. However, staff are concerned 

about parking for the pool as experience suggests that residents not living on the same 

street as the amenity lot may choose to drive to the community lot.  This will be 

discussed further subsequently in this report.   
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Design Construction Standards 

All homes within this subdivision will be expected to meet the architectural design 

requirements of both Section 1060.050, Subd. 1(B) as well as Section 1040.040, Subd. 

8. This includes equal architectural treatment for all facades located on or visible from a

street. Each elevation facing a street should use a minimum of 2 different materials

and/or styles compatible with the front elevation. The following lots appear to have

multiple facades that are oriented or visible to a public street: 1-14, 17, 19, 20, 36, 45,

46, 48, 52, 53. 55, 56, and 60. However, the applicant asks that the Council consider

exempting Lots 13 and 14 from this requirement along the facades adjacent to County

Road 116 due to the wetlands and existing trees they intend to preserve in this area as

shown on the Tree Survey.

It is important to note there are several other architectural requirements within Section 

1040.040, Subd. 8, and the applicant is responsible for reviewing and complying with 

this section of code. Building plans will be reviewed with each building permit.  

Figure 4 Tree Survey Wetlands 5 and 6 
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The applicant specifically requests a variance from the following requirement in Section 

1040.040, Subd. 8(B)(1):  

The garage shall not comprise more than 55% of the viewable ground floor 

street-facing linear building frontage. This standard is based on the measurement 

of the entire garage structure and not on a measurement of the garage door or 

doors only. Corner lots are exempt from this requirement on one street elevation.  

This variance request is discussed further in the variance section of the report. 

Wetlands 

A wetland 

delineation 

finalized in 

2021 

determined 

there are 10 

wetlands 

currently on 

site. The 

applicant 

submitted a 

wetland 

replacement 

plan indicating 

their intention 

to remove two 

small wetlands 

of less than a 

tenth acre 

(WLA and WL4 

in the image 

below) in 

addition to a 

larger wetland 

in the 

southwest 

corner of the project (WL8). The impacts to the two smaller wetlands are likely to be 

approved; however, the approval is less certain for WL8. Should these impacts not be 

approved, the plans must be revised to include the required wetland buffer and setback. 

The Technical Evaluation Panel (TEP) makes the final decision on wetland impacts, and 

this is currently under review. 

Figure 5 Wetland Delineation 
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Most of these wetlands will remain and will be subject to the Wetland Overlay District 

(Section 1050.010), which includes wetland buffers, wetland buffer monument signs, 

and an additional 15’ structure setback from the edge of the buffer. The size of the 

buffer is dependent upon the quality of the wetland. The City’s Natural Resources 

Community Quality Ranking map is based on the City’s quality assessment of known 

wetlands within the City. Wetlands not shown on this map are assumed to be of medium 

quality; however, there is a process to confirm wetland quality through Minnesota Rapid 

Assessment (MNRAM) methodology should the applicant decide wetland quality on the 

site needs to be re-evaluated. The City’s map shows WL1 and WL2 located in the 

southeast portion of the site as low quality. The rest of the wetlands are assumed to be 

of medium quality.  

The following requirements will be applied: 

Medium Low 

Wetland Buffer Average Width 25’ 15’ 

Wetland Buffer Width (Min.) 20’ 10’ 

Wetland Buffer Width (Max.) 40’ 20’ 

Structure Setback from Buffer 15’ 15’ 

Total Buffer and Setback (Average)* 40’ 30’ 
* A 5’ setback is required for roads and parking lots.

It appears the buffer width around WL1 and WL2 need to be confirmed and possibly 

corrected as there are a few areas where the buffer width exceeds 20’. Buffer widths 

above the 20’ maximum will not count towards the 15’ average width required for low 

wetlands. Wetland buffer space in excess of what is required by ordinance cannot be 

Figure 6 Natural Resource Communities 
Quality Ranking Map 
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“netted out” in the final density calculation. Additionally, adjusting the buffer width will 

free up additional usable space for the applicant and future residents.  

It appears the buffer width of WL3, WL6, WL7, WL9 drop below the minimum required 

width of 20’. This must be corrected as noted in the table above. This may require 

subsequent revisions to the building pads on nearby lots, specifically lots 13, 53 and 54. 

WL5 appears to far exceed the required average width of 25’ and the maximum width of 

40’ in some areas. This should be revised to identify the required buffer per the City’s 

ordinance. In order to confirm compliance with the averaging requirements, staff added 

a condition of approval that the applicant’s engineer provide certification of the average 

width of each wetland buffer. 

A permanent wetland buffer monument shall be installed at each lot line where it 

crosses a wetland buffer, and where to indicate the contour of the buffer, with a 

maximum spacing of 200 feet of wetland edge. If no buffer is required, the monument 

shall be at the edge of the wetland. There are several wetlands where additional 

wetland buffer monuments will be required to show the change in contours. Further, the 

wetland signs will need to be revised as wetland buffers widths are revised. 

The applicant submitted a ground cover plan which includes provisions for establishing 

wetland buffers. There is a note on the plan that disturbed wetland buffers will be 

seeded per the plan, and undisturbed buffers will be left in their natural state. The 

ground cover plan does not indicate which wetlands may or may not be disturbed. As a 

condition of approval in the draft resolution, the applicant must confirm the existing 

vegetation will satisfy the buffer requirements with the City’s wetland specialist. Based 

on the results of this inspection, the applicant must revise the ground cover plan to 

show which wetland buffers need to be established and which wetland buffers are 

undisturbed.   

Landscaping 

Per Section 1060.070, dwelling units shall provide a minimum of 1 overstory tree. This 

means 60 overstory trees must be planted with this new development. This is shown on 

the landscaping plan. The amenity lot is not considered a dwelling unit. This lot will be 

subject to the landscaping requirements for non-residential uses which require the 

following:  

a. One overstory tree per 1,000 square feet of gross building floor area, or one

tree per 50 lineal feet of site perimeter, whichever is greater.

b. One understory shrub per 300 square feet of building or one tree per 30 lineal

feet of site perimeter, whichever is greater.

The amenity lot includes 9 overstory shrubs, but the landscaping plan does not include 

the calculations to determine the required quantity of overstory trees and shrubs. The 



Page 14 of 26 

landscaping plan must be revised to include the calculations for the amenity lot and to 

include any additional required plantings based on the above formulas.  

Lots 7-11 have a setback line as low as 60’ shown from the property line adjacent to 

County Road 116. This requires compliance with the City’s enhanced landscaping 

requirement in Section 1060.070, Subd. 2(K): a minimum of 1 overstory deciduous tree, 

1 overstory coniferous tree, 2 ornamental trees, and 10 understory shrubs per 100 feet 

of length of the property line where flexibility is requested.  

The landscaping plan provides the above calculation using a length of 350’. This does 

not appear to include Lot 7. The shown building plan is setback 100’; however, the 

setback line shown on the lot is as low as 60’. The applicant either needs to adjust the 

setback line on this lot to 100’ consistently, or the length of the west property line 

adjacent to County Road where the setback line is shown at a distance of less than 100’ 

must be included in the landscaping calculation. If the setback line is adjusted on lot 7, 

the landscaping plan mostly complies with the enhanced landscaping standard for major 

roads, except 1 additional evergreen overstory tree must be added as the City rounds 

up to the nearest whole number of plantings. Additionally, the City Engineering memo 

requires that the landscaping plan be revised so that the plantings along County Road 

116 to avoid conflicts with sanitary sewer near Manhole 2.   

In addition to the above landscaping requirements, Section 1060.070, Subd. 2(J) 

contains the standards for the City’s recently adopted “buffer yard” ordinance. Based on 

the project site being rezoned to RSF-3 and the surrounding zoning districts, the 

following buffer yards are required as noted in the table below:  

- A buffer yard class “B” applies along the north and east project boundaries.

- A buffer yard class “A” applies along the east and south borders of the exception

piece with frontage on County Road 116 (the northwest corner of the project

boundaries).

Buffer 
Yard 
Class 

Width Overstory 
Plantings1

Understory 
Plantings1

Shrubs1,2 Structures3

A 
10’ 1 2 0 None 

15’ 1 1.5 0 None 

20’ 0.5 1.25 0 None 

B 10’ 1 4 6 Minimum 4’ fence 

20’ 3 6 9 None 

20’ 1 2 3 Minimum 4’ fence 

30’ 2 4 12 None 

30’ 1 2 4 Minimum 4’ berm 
1 Per 100 feet of distance 
2Requirement must be met by shrubs, tall native prairie plantings, or a combination deemed 
acceptable by the City 
3Fences are subject to requirements in Section 1060.080 
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The City Council can accept the following as qualifying natural buffers where an 

additional buffer yard is not required: 

1. Existing topographical features on vacant lots such as hills and swales.

2. Wetlands, lakes, rivers, and streams.

3. Major roadways.

4. Local Roads as shown on the 2040 Roadway Functional Classification map in

the 2040 Comprehensive Plan may fulfill the Buffer Yard Class A requirement.

5. Existing wooded areas.

Additionally, buffer yards are not to be located on any portion of an existing or dedicated 

public ROW or private street easement. Based on feedback received from the City 

Council during the concept plan, the landscaping plan does not show a buffer yard 

along the eastern border of WL2, nor is there a buffer yard shown in the southeast 

corner of the site there a buffer yard applied along the west boundary since this area is 

separated from Tavera by a major roadway.  

The landscaping plan also does not show a buffer yard along WL3 or WL5 which may 

make sense due to the lack of space between the wetland boundary and the property 

line as well as the existing vegetation of the wetlands. The Council should confirm 

whether they agree that these wetlands count as a natural buffer yard. 

A buffer yard is also not shown on Lot 19, just south of the new half ROW for an 

eventual street connection. However, this street connection is not shown on the 2040 

Roadway Functional Classification map, so a B buffer yard class must be applied to Lot 

19 to be in compliance with this ordinance. The applicant asks that the City consider a 

way to exempt this property from the buffer yard ordinance since dedicating this right-of-

way was a requirement of the feasibility study.  

The buffer yard shown on the landscape plan as “Detail A” along the northern project 

boundary does not match up with the required calculations called out for this area and 

should be revised accordingly. The calculations listed on the first page of the landscape 

plan require 15 overstory trees, 30 understory trees, and 45 shrubs. The plantings 

called out in Detail A include 12 overstory trees, 24 understory trees, and 36 shrubs. 

The plan must be revised for this to be consistent.  

In addition to Lot 19, there are a few areas along the east site boundary that do not 

show a buffer yard. The applicant states there is existing vegetation on and near the site 

that would make it difficult to plant the buffer yard ordinance in these areas. However, 

the Tree Survey does not clearly identify significant vegetation that replaces the buffer 

yard requirements north of Detail B, south of Detail B, and in the southeast corner of the 

site south of WL2. The Tree Survey does show about 14 trees north of Detail B, and 4 

trees south of Detail B. trees 113-126 on the Tree Survey. The species of trees in this 

area include Aspen, Green Ash, Red Elm, Black Cherrry, and American Elm. The 

applicant also provided photos of this area to show the vegetation not captured by the 

Tree Survey. There are no trees preserved south of WL2. However, there is a proposed 
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retaining wall and grade change. The Council should clarify whether the areas north and 

south of Detail B should be deemed an existing wooded area, and therefore exempt 

from the buffer yard ordinance. However, there doesn’t seem to be a way to exempt the 

area of the retaining wall south of WL2 under the current ordinance.  

The applicant is very concerned that the amount of plantings required, particularly north 

of WL2, will create a problem with long-term viability. The applicant requested a 

variance to the buffer yard ordinance to continue this discussion with the City Council. 

This is discussed further in the variance portion of this report. The variance could allow 

for flexibility in the areas noted above that don’t appear to be exempt under the current 

ordinance.    

Streets/Access 

The primary and only access into the development for non-emergency vehicles will 

come off of Hackamore Road. Hennepin County did not approve direct access to 

County Road 116 due to their spacing guidelines. The County did approve an 

emergency access with a barricade into the development from County Road 116 that is 

in the northwest corner of the site. Should the properties to the north develop in the 

future, an additional access into the development will be possible at that time which is 

approximately shown in the ghost plat. To facilitate the planning of that future 

connection, the applicant is required to dedicate a 30’ half right-of-way north of Lot 19. 

This is shown on the preliminary plat and site plan.  The development is served by 4 

internal roadways, two of which are cul-de-sacs where a connection cannot be made 

due to natural features and existing residences.  

Per the City Engineering memo, the shown ROW for County Road 116 is consistent 

with the requests of Hennepin County and the City’s guiding documents; however, the 

County also requests for a 25’x25’ sight triangle in the northeast quadrant of CR 116 

and Hackamore Road. The applicant must revise the plat and site plan to include this 

request. Additionally, the City Engineering memo requires the plat to be revised to 

dimension existing and proposed ROW for Hackamore Road.  

Parking 

Section 1060.060, Subd. 9 requires 2 parking spaces for a single-family home. The 

applicant’s narrative notes that house plans are anticipated to have 3-car and potentially 

4-car garages. Additionally, each house is shown to have a driveway of at least 25’ in

length to accommodate two additional vehicles. All 28’-wide local roads shall be signed

“no parking” on one side of the roadway. Further, “no parking” signs will be required

within all cul-de-sacs and turnarounds (temporary or permanent).

Staff, including Public Safety, are concerned about parking for the shown community 

swimming pool. Street B (the street serving the amenity lot) would have “no parking” on 

one-side and within the cul-de-sac. The City Engineering memo requires that there be 

no parking on the south side of Street B. It appears the north side of the street could 
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accommodate roughly 10 cars without conflicting with driveways, but this space may 

also be utilized as guest parking at times for the residents on this street. When there is 

no parking, residents within the subdivision will need to walk to the facility. However, the 

amenity lot is not central to the majority of homes within the subdivision and lacks ease 

of connectivity for pedestrian access. 

The City’s off-street parking requirements in Section 1060.060, Subd. 9 do not 

specifically call out a pre-identified formula for private community swimming pools. The 

closest uses on the table include the following:  

- Public Park: 1 space for each 1 acre of park plus 5 spaces per playground facility

and 1 space for each picnic table. A minimum of 5 spaces is required.

- Commercial Swimming Pool: 20 spaces plus 1 space for each 500 square feet of

floor area.

- Community Center or Health Club: 1 space per 300 square feet of floor area.

None of the above formulas seem particularly appropriate for a community swimming 

pool for shared but private use of 60 homes. Section 1060.060, Subd. 9 states the 

following in regard to non-specified uses: 

For uses not specifically listed above, off-street parking requirements shall be 

computed by the Zoning Administrator on the same basis as required for the 

most similar uses. In such cases, the Zoning Administrator shall also consult off-

street parking reference materials including, but not limited to, manuals prepared 

by the American Planning Association and Institute of Transportation Engineers.  

Per the American Planning Association’s Parking Standards published in 2002, some 

other potential formulas for swimming pools that seemed the most applicable include 

the following: 

- 1 per 100 square feet of pool area

o Including the club house space, patio space, and water area this would

equate to 9 off-street spots.

- 1 space per 50 square feet of water area

o This would equate to 5 off-street spaces.

- 1 space per 3 persons based on maximum capacity of the site.

o Maximum capacity is unknown to staff at this time.

In Ravinia, the private community swimming pool has 5 dedicated off-street parking 

spaces (4 regular and 1 handicapped space) and 7 on-street parking spaces. Ravinia is 

arguably a much bigger development. Therefore, staff believes it may make sense to 

require 3 off-street parking spaces, including a handicapped space, for this use in 

addition to the street parking available and the possibility that some homes will choose 

to walk.  

The Planning Commission agreed with staff’s parking recommendation for the amenity 

lot. However, the applicant requests this be considered further by the City Council. The 
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applicant states they do not allow parking at any of their pool amenities in other 

developments. Their HOA document reads as follows: 

No parking shall be allowed on [insert street] or any of the streets located within 

the Property by Owners or Owners’ guests for the purpose of utilizing the pool 

amenity. Owners that park or allow guests to park on [insert street] for the 

purpose of utilizing the pool amenity shall be subject to a fine as set forth in 

Section XX.XX. 

The applicant explains they prefer owners to walk, bike, scoot, etc. There will be 

provided bike racks and areas to park wagons that people tow. Occasionally owners will 

drop off items at the pool with a car and then drive back home and walk or bike back. 

They are concerned that by providing parking for cars, other cars will then park on the 

street once the parking is full. The applicant states they’ve had no problems with this as 

a provision of the HOA or parking in violation of the provision as they never have issued 

a fine to date. In their experience, property owners will be happy to walk or bike to the 

site.  

The City Council should make a final decision on whether they believe prohibiting 

parking under the HOA documents is sufficient, or if they believe dedicated off-street 

parking in addition to some on-street parking is a necessity. If the Council finds that off-

street parking should be provided, the Council should confirm the amount of parking 

they find appropriate. The enclosed resolution requires 3 parking spaces include 1 

handicapped space.   

Utilities 

The City Engineer’s memo provides detailed utility comments. This project will extend 

municipal sewer and water to the site from the Tavera development to service this site. 

The City ordinance requires developers to stub sanitary sewer, water, and streets to the 

property line which means development of this infrastructure makes development or 

accessibility of municipal services possible for adjacent properties. 

Grading, Stormwater, and Easements 

The development is required to provide drainage and utility easements over all outlots, 

wetlands, wetland buffers, the 100-year floodplain, and at the perimeter lot lines per the 

City Engineering memo. The memo includes a number of additional items related to 

grading and stormwater that must be addressed prior to final plat submittal.  

Lighting 

The site plan shows proposed street light poles generally located on the sidewalk side 

of the street. No lighting details were provided by the applicant. Street lighting will be 

provided by Wright Hennepin Electric. Lighting must comply with the lighting 

requirements of Section 1060.040 of the Zoning Ordinance. Final locations of the street 

lights will be approved by the City Engineer with the final plat.  
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Trails and Parks 

The 2040 Parks and Trails Map provides guidance to the City for acquiring land for 

parks and trails. No parks are shown within the vicinity of this project. An existing on-

road trail is shown on County Road 116. The applicant will be required to provide a 60’ 

half right-of-way (ROW) along County Road 116, and typically the County also requests 

an additional trail easement of 5’ to allow for future trail upgrades.  

A proposed on-road trail is shown along Hackamore Road on the 2040 Parks and Trails 

Plan. This on-road trail is reflected in the proposed site plan and is being constructed 

with the Hackamore Road project. The applicant will not receive park dedication credit 

for the on-road trail as it will be located within the City’s ROW. Staff recommend park 

dedication for this project to be in the form of cash-in-lieu of land.  

Park Dedication Calculation 

Based on the current plan, 60 single-family residential lots are proposed. The expected 

park dedication based on the 2024 Fee Schedule is $357,240 (60 single-family units x 

$5,954). The final park dedication fee will be based on the adopted fee schedule at the 

time of final plat approval. The fees will be due prior to releasing the final plat for 

recording the subdivision with Hennepin County. The Parks and Trails Commission 

recommended to accept cash-in-lieu of land for park dedication.  

E. Variance

Figure 7 2040 Parks and Trails Map 
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The applicant requests the following three variances: 

1. A side setback of 7.5’ applied from all side property lines for a minimum

building separation of 15’ instead of 10’ on the living side and 5’ applied to the

garage side (Section 1060.050, Subd. 7).

2. A garage maximum of 65% of the viewable ground floor street-facing linear

building frontage for 3-car garages and 70% for 4-car garages (Section

1040.050, Subd. 8(B)).

3. Flexibility in determining the buffer yard requirements and required plantings

along the east and north project boundaries (Section 1060.070, Subd. 2(J)).

Section 1070.040 provides the standards to review variance requests. The applicant 

must show that these standards are satisfied with this request. Each variance request 

will be compared against these standards individually.  

Variance #1: Side Setback 7.5’ 

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

The League of MN Cities defines a three-factor test for the term “practical difficulties”: 

a. The property owner proposes to use the property in a reasonable manner not

otherwise allowed by the Zoning Ordinance.

b. The plight of the landowner is due to circumstances unique to the property

and not created by the landowner; and

c. The variance will not alter the essential character of the locality.

Section 1070.040, Subd. 2(B) of the Zoning Ordinance specifically calls out the last two 

factors as their own standards and will be discussed individually. Therefore, this first 

standard can focus on evaluating the “reasonableness” of the request.  

The applicant’s narrative notes the variance request is to provide the most flexibility for 

a builder to place a home on a lot. It is anticipated the lots will be sold to multiple 

various local builders for construction of custom homes. A clear side setback will allow 

for consistency, avoid confusion, while maintaining the 15’ building separation. 

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 applicant’s narrative provides that the subdivision is on a 36.74-acre site containing 

7 wetlands, bordered on the south by Hackamore Road, and bordered on the west by 

County Road 116. These constraints result in lot design and house placement 

restrictions that are unique to the project boundaries.  

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

locality.
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The applicant’s narrative states the current City Ordinance requires a minimum of 15’ 

between structures on adjacent lots. This will be maintained with a 7.5’ setback applied 

regardless of the living or garage side of the structure. Based on this, the granting of the 

variance will not alter the essential character of the locality.  

4. The proposed variance would be in harmony with the general purposes and

intent of the ordinance.

The applicant’s narrative reiterates that the 15’ minimum separation required by the 

underlying district standards will still be maintained with the proposed 7.5’ setback.  

5. The variance is consistent with the Comprehensive Plan.

The applicant’s narrative suggests the requested deviation to the side setback does not 

create a conflict with the Comprehensive Plan.  

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

variance.

The applicant proposes a 25’ front setback as a way to offset the deviation in side 

setback. Staff confirms all lots meet a 25’ setback as currently proposed.  

Staff’s Perspective 

Staff believes that ultimately, the requested setback is ultimately a distinction without 

much of a difference since a 15’ building separation will still be accomplished with the 

proposed setback. Staff would prefer this be handled as a zoning ordinance 

amendment; however, this variance application is submitted based on feedback 

received during the concept plan review process. It does seem to make practical sense 

that a consistent side setback be applied to avoid coordination concerns with multiple 

builders and property owners looking to create custom houses.  

Planning Commission 

The Planning Commission recommended approval of this variance (4-1). 

Variance #2: Garage Maximum Percentage Standard 

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

The applicant’s narrative notes that the target customers will prefer a 3-car garage, and 

many desire a 4-car garage. The minimum width of a 3-car garage is 30’, and the 

minimum width of a 4-car garage is 40.5’. However, 65’ wide lots would not be able to 

have a garage larger than 27.5’ under the current ordinance, and 75-wide lots would not 

be able to have a garage width larger than 33’. Arguably, a 3- or 4-car garage is a 

reasonable use of these properties that would not be allowed by the Zoning Ordinance.  
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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 of land is unique in that the subdivision will be made available to multiple 

builders for custom built lots. The applicant’s narrative notes that the preference for a 3-

car or 4-car garage is based on market demands which are not created by the 

landowner.  

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

locality.

The applicant’s narrative notes that should the City add a requirement for a second 

story on houses that bypass the garage percentage limit, then a larger garage frontage 

will not alter the essential character of the locality as the second story will result in 

minimizing the appearance. Staff notes that PUD flexibility has been granted from this 

standard in multiple nearby developments. Additionally, it is not uncommon for older 

neighborhoods within the City to have either a larger garage or second garage.  

4. The proposed variance would be in harmony with the general purposes and

intent of the ordinance.

The applicant’s narrative notes that conditions can be added to minimize the 

appearance of the garage which would allow for the variance to be in harmony with the 

purposes and intent of the ordinance.  

5. The variance is consistent with the Comprehensive Plan.

Figure 8 Example Elevations 
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The applicant’s narrative suggests that deviation from this standard does not conflict 

with the City’s Comprehensive Plan.  

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

variance.

The applicant proposes two standards that could be applied to lots that choose to 

bypass the 55% maximum garage limit: a requirement that there must be a second 

story and a 30’ front setback.  

Staff’s Perspective 

Again, staff would prefer this deviation to be handled as a Zoning Ordinance 

Amendment as the hardship standard is hard to meet for a want such as 3-car or 4-car 

garage. However, the applicant submitted the variance application based on feedback 

received during the concept plan review process. Staff agrees it may be reasonable to 

grant the variance considering it has been a common PUD flexibility, and staff prefers 

that households have the ability to park their vehicles comfortably without relying on 

street parking, particularly in the winter when overnight street parking is not permitted. 

Staff agrees with the requirement to require a second story but does not think a 30’ 

setback is necessary. The draft resolutions reflect this recommendation. 

Planning Commission 

The Planning Commission recommended denial of this variance (3-2) as they did not 

feel that this met the practical difficulties standard required in the Zoning Ordinance.  

Variance #3: Buffer Yard Flexibility 

1. That there are practical difficulties in complying with the zoning ordinance.

The applicant’s narrative explains the landscape architect’s concerns that the number 

of trees required by the buffer yard ordinance will result in trees growing together 

relatively soon after planting and create an unhealthy growth environment. In addition 

to the required plantings within the buffer yard, the area will be placed beneath existing 

tree canopies. There is concern that the trees will not reasonably fit into this space and 

be healthy. Additionally, there is concern that a reputable landscape contractor may not 

place a warranty on the plantings placed so close together and adjacent to the large 

number of existing trees.  

The narrative provides the north and east property lines have natural vegetation that 

provide an existing natural buffer between the proposed development property and the 

adjacent properties. The existing vegetation contains overstory trees, understory trees, 

and low growing vegetation. Additionally, the neighboring properties have existing 

mature trees that provide an additional buffer and contribute to a substantial tree 

canopy. The applicant would like to honor best management practices to avoid stunted 

growth and shorter life spans.  
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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 applicant’s response is that the project site is adjacent to larger lot single-family 

neighborhoods in which the owners have, over time, planted trees that have grown to 

provide a substantial buffer. Additionally, the proposed plan proposes preserving many 

overstory trees and other low growing plantings along the east and north property lines. 

The existing mature vegetation creates a unique situation where the new plantings as 

required will prevent the landscaping from growing properly and remaining in good 

health.  

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

The narrative notes the extensive existing vegetation on the subject development 

property and on the properties adjacent already provide a substantial buffer. 

Landscaping added to the level of the ordinance may have a difficult time growing. 

Granting a variance that will allow for healthy plantings to grow will enhance the 

essential character of the locality.  

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

the ordinance.

The narrative again explains the existing substantial buffer in the area. The applicant 

asks that a landscape architect work with staff to determine a reasonable buffer that 

would comply with best management practices and would be in harmony with the 

general purposes and intent of the ordinance.  

5. The variance is consistent with the Comprehensive Plan.

The applicant explains that the variance will still provide a substantial buffer which is 

consistent with the Comprehensive Plan.  

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

variance.

The applicant proposes a condition that their professional landscape architect work with 

City staff to determine a reasonable buffer that would comply with best management 

practices that would include appropriate numbers of overstory trees, understory trees, 

and shrubs. The collaboration would allow for a buffer design that meets the intent and 

purpose of the ordinance while following best management practices per industry 

standards.  

Staff’s Perspective 

Staff notes that a recent application also requested flexibility which was not met 

favorably at that time. Staff is concerned about granting a variance to this buffer yard 

ordinance as this will not be a unique request as there seems to be agreement in 



Page 25 of 26 

concerns regarding the number of trees and best management practices amongst 

applicants. Additionally, there are multiple options to meet the buffer yard requirements 

if less plantings are desired. If the Commission and Council agree the tree survey and 

site photos provided by the applicant show a substantial existing buffer, it would be 

better for the City to make a finding that these areas constitute existing wooded areas; 

therefore, an additional buffer is not needed (please note, the site photos do not show 

which trees will be removed). Should a variance be granted on this standard, staff 

strongly recommends the City consider amending the buffer yard ordinance to avoid 

continued requests for flexibility from the standard. 

Planning Commission 

This was the variance most discussed by the Planning Commission. The Commission 

ultimately recommended denial of the variance (4-1), but there was concern that the 

number of trees required by ordinance should be re-evaluated to address the concerns 

raised by applicants to date in the long-term.   

7. Summary of Remaining Issues

The Council is asked to provide guidance on the remaining discussion points with

this application:

1. Required parking for the amenity lot.

2. Buffer yard requirements, specifically:

a. Use of WL2, WL3, and WL 5 as a natural buffer.

b. Buffer yard on Lot 19 in addition to road right-of-way required by the

findings of the City’s feasibility study.

c. Determination that portions of the north and east property line may be

considered an existing wooded area that either exempts or reduced

the required number of plantings in these areas.

d. Buffer yard requirement on the amenity lot in addition to a retaining

wall and significant grade change.

3. Exempting Lots 13 and 14 from higher architectural treatment on the rear

façade along County Road 116 due to existing vegetation.

8. Recommendation

The Staff and Planning Commission recommends approval of the following: 

1. Resolution 2024-25 Approving the Comprehensive Plan Amendment

2. Ordinance 518 Approving the Rezoning to RSF-3

3. Summary Ordinance 2024-519 for Publication

4. Resolution 2024-26 with Findings of Fact Supporting the Zoning Ordinance

Amendments

5. Resolution 2024-27 Approving Preliminary Plat
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The Planning Commission recommends approval of Resolution 2024-28 approving the 

variance to the side setback but denying the variances to the garage maximum and 

buffer yard ordinance. This is provided as Option A for Resolution 2024-28. 

Staff continues to recommend approval of the side setback and garage maximum 

variances based on the feedback received from Council at the concept plan stage of 

this application. Staff recommends denial of the buffer yard ordinance variance. This is 

provided as Option B for Resolution 2024-28. 

Attachments: 

1. Resolution 2024-25 Approving the Comprehensive Plan Amendment

2. Ordinance 2024-518 Approving the Zoning Ordinance Amendments to RSF-3

3. Summary Ordinance 2024-519 for Publication

4. Resolution 2024-26 with Findings of Fact Supporting the Zoning Ordinance 
Amendments

5. Resolution 2024-27 Approving Preliminary Plat

6. Resolution 2024-28 Approving 1 Variances and Denying 2 Variances (Option A: 
Planning Commission Recommendation)

7. Resolution 2024-28 Approving 2 Variances and Denying 1 Variance (Option B: 
Staff Recommendation)

8. 2040 Comprehensive Plan Proposed Revisions to Chapter 2: Land Use

9. Applicant Narrative

10.  City Engineering Plat Review Memo Dated 2/29/2024.

11.  City Engineering Stormwater Review Memo Dated 2/28/2024.

12.  Public Safety Memo Dated 2/7/2024.

13.  Hennepin County Memo Dated 1/10/2024.

14.  Public Comment Received

15.  Site Boundary Map and Photos

16.  Plan Set
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Motion By:   
Seconded By: 

A RESOLUTION APPROVING A COMPREHENSIVE PLAN AMENDMENT FOR 
“WOODLAND HILLS” AT THE NORTHEAST CORNER OF COUNTY ROAD 116 AND 

HACKAMORE ROAD (PID 36-119-23-33-0003, 36-119-23-33-0007, AND 36-119-23-33-0010) 
(CITY FILE NO. 23-032) 

WHEREAS, Woodland Hills of Corcoran, Inc. (“the applicant”) request approval of an amendment 
to create a new land use designation called “Very Low Density Residential” and a 2040 Future 
Land Use Map amendment to change the land use designation of approximately 36.74 acres from 
Low Density Residential to Very Low Density Residential on the property described as follows; 

See Attachment A. 

WHEREAS, the “Very Low Density Residential” land use designation will allow for a minimum 
density of 2 units per acre and a maximum density of 3 units per acre; 

WHEREAS, the Planning Commission reviewed the requested amendment at a duly called Public 
Hearing and recommends approval; 

WHEREAS, staff prepared revisions to the land use tables in Chapter 2 and additional language to 
be added on p. 46 of the 2040 Comprehensive Plan as provided in the City Council staff report 
dated 3/28/2024; 

NOW, THEREFORE, BE IT RESOLVED that the Corcoran City Council approves the request for a 
comprehensive plan amendment for the above referenced parcel, based on the following findings 
and subject to the following conditions: 

1. The amendments offers new development opportunities that were not previously
considered in the Comprehensive Plan, particularly in areas with a significant number of
wetlands or other natural resources.

2. Reclassifying the site is needed to allow reasonable development of the site that responds
to current market conditions.

3. The proposed amendment has merit beyond the interests of the proponents as there are
other applicants finding it difficult to meet the 3 units per acre minimum density required
in low density residential while meeting other City goals such as natural resources and
open space preservation.

4. With the planned infrastructure improvements developed with this project, there is
adequate public infrastructure planned to serve the site.

Agenda Item Attachment: 8b1.
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VOTING AYE VOTING NAY 
 McKee, Tom   McKee, Tom 
 Bottema, Jon  Bottema, Jon 
 Nichols, Jeremy   Nichols, Jeremy  
 Schultz, Alan  Schultz, Alan 
 Vehrenkamp, Dean  Vehrenkamp, Dean 

Whereupon, said Resolution is hereby declared adopted on this 28th day of March 2024. 

________________________________ 
Tom McKee - Mayor 

ATTEST: 

____________________________________ City Seal 
Michelle Friedrich – City Clerk  
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ATTACHMENT A 

Parcel 1:  
The East 450.00 feet, as measured along the north and south lines, of the South 933.80 feet as 
measured at right angles to the south line, of the Southwest Quarter of the Southwest Quarter 
(SW ¼ of SW ¼) of Section 36, Township 119, Range 23, Hennepin County, Minnesota. 
Abstract Property. 

Parcel 2: 
The South 933.80 feet of the Southwest Quarter of the Southwest Quarter (SW ¼ of SW ¼) of 
Section 36, Township 119, Range 23, Hennepin County, Minnesota, as measured at right 
angles to the south line thereof; except the East 450 feet as measured along the north and 
south lines thereof, and except that part thereof which lies West of a line parallel with and 
distant 40 feet East of the West line of said section. 
Abstract property. 

Parcel 3: 
That part of the Southwest Quarter of the Southwest Quarter (SW ¼ of SW ¼), of Section 36, 
Township 119, Range 23, lying North of the South 933.80 feet as measured at right angles to 
the South line thereof. Except the West 450.00 feet of the North 200.00 feet as measured at 
right angles to the North and West lines thereof. Also except the West 40.00 feet of said 
Southwest Quarter of the Southwest Quarter, Hennepin County, Minnesota. 
Abstract Property.    
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Motion By:   
Seconded By: 

AN ORDINANCE AMENDING TITLE X (ZONING ORDINANCE) OF THE CITY CODE TO 
AMEND THE TEXT OF SECTION 1040.050 AND CLASSIFY CERTAIN LAND LOCATED AT 
THE NORTHEAST CORNER OF COUNTY ROAD 116 AND HACKAMORE ROAD (PID 36-

119-23-33-0003, 36-119-23-33-0007, AND 36-119-23-33-0010)
(CITY FILE NO. 23-032) 

THE CITY OF CORCORAN ORDAINS: 

Section 1. Amendment of the City Code. The text of Section 1040.050, Subd. 1 of the Corcoran 
City Code is hereby amended by removing the stricken material and adding the underlined material 
as follows: 

Areas zoned RSF-3 are guided Low Density or Very Low Density on the City’s 2040 
Comprehensive Plan. Development within this district must be within the density range 
identified for the applicable land use designation in the Comprehensive Plan. at a 
minimum density of 32.0 units per net acre up to a maximum of 5.0 units per acre.  

Section 2. Amendment of the City Code. Title X of the City Code of the City of Corcoran, 
Minnesota, is hereby amended by changing the classification of the City of Corcoran Zoning Map 
from RSF-2 (Single Family Residential) to RSF-3 (Single and Two-Family Residential) on the 
property legally described as follows: 

See Attachment A 

Section 3. This amendment shall take effect upon its adoption. 

ADOPTED by the City Council on the 28th day of March 2024.  

VOTING AYE VOTING NAY 
 McKee, Tom   McKee, Tom 
 Bottema, Jon  Bottema, Jon 
 Nichols, Jeremy   Nichols, Jeremy  
 Schultz, Alan  Schultz, Alan 
 Vehrenkamp, Dean  Vehrenkamp, Dean 

Whereupon, said Ordinance is hereby declared adopted on this 28th day of March 2024. 

________________________________ 
Tom McKee - Mayor 

ATTEST: 

____________________________________ City Seal 
Michelle Friedrich – City Clerk  

Agenda Attachment Item: 8b2.
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ATTACHMENT A 

Parcel 1:  
The East 450.00 feet, as measured along the north and south lines, of the South 933.80 feet as 
measured at right angles to the south line, of the Southwest Quarter of the Southwest Quarter 
(SW ¼ of SW ¼) of Section 36, Township 119, Range 23, Hennepin County, Minnesota. 
Abstract Property. 

Parcel 2: 
The South 933.80 feet of the Southwest Quarter of the Southwest Quarter (SW ¼ of SW ¼) of 
Section 36, Township 119, Range 23, Hennepin County, Minnesota, as measured at right 
angles to the south line thereof; except the East 450 feet as measured along the north and 
south lines thereof, and except that part thereof which lies West of a line parallel with and 
distant 40 feet East of the West line of said section. 
Abstract property. 

Parcel 3: 
That part of the Southwest Quarter of the Southwest Quarter (SW ¼ of SW ¼), of Section 36, 
Township 119, Range 23, lying North of the South 933.80 feet as measured at right angles to 
the South line thereof. Except the West 450.00 feet of the North 200.00 feet as measured at 
right angles to the North and West lines thereof. Also except the West 40.00 feet of said 
Southwest Quarter of the Southwest Quarter, Hennepin County, Minnesota. 
Abstract Property.    
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ORDINANCE NO. 2024-519 

Motion By:  
Seconded By: 

CITY OF CORCORAN 

SUMMARY OF ORDINANCE NO. 2024-518 

AN ORDINANCE AMENDING TITLE X (ZONING ORDINANCE) OF THE CORCORAN CITY 
CODE TO AMEND THE TEXT OF SECTION 1040.050 AND CLASSIFY CERTAIN LAND 

LOCATED AT THE NORTHEAST CORNER OF COUNTY ROAD 116 AND HACKAMORE 
ROAD (CITY FILE 23-032) 

Title X of the City Code of the City of Corcoran, Minnesota, is hereby amended to revise the text 
of Section 1040.050 of the Zoning Ordinance and the City of Corcoran’s Zoning Map. A printed 
copy of the entire amendment is available for inspection by any person at City Hall during the 
City Clerk’s regular office hours. 

VOTING AYE VOTING NAY 
 McKee, Tom   McKee, Tom 
 Bottema, Jon  Bottema, Jon 
 Nichols, Jeremy  Nichols, Jeremy 
 Schultz, Alan  Schultz, Alan 
Vehrenkamp, Dean  Vehrenkamp, Dean 

Whereupon, said Ordinance is hereby declared adopted on this 28th day of March 2024. 

________________________________ 
Tom McKee - Mayor 

ATTEST: 

____________________________________ City Seal 
Michelle Friedrich – City Clerk 

Agenda Attachment Item: 8b3.
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Motion By:   
Seconded By: 

APPROVING FINDINGS OF FACT FOR A ZONING TEXT AMENDMENT OF SECTION 
1040.050 AND ZONING MAP AMENDMENT FOR THE PROPERTIES LOCATED AT THE 

NORTHEAST CORNER OF COUNTY ROAD 116 AND HACKAMORE ROAD (PID 36-119-23-
33-0003, 36-119-23-33-0007, AND 36-119-23-33-0010)

(CITY FILE NO. 23-032) 

WHEREAS, Woodland Hills of Corcoran, Inc. (the “applicant”) requests approval to rezone 36.74 
acres legally described as follows: 

See Attachment A 

WHEREAS, the City approved a Comprehensive Plan Amendment that creates a new land use 
designation called “Very Low Density Residential” to allow for development at a minimum density 
of 2 units an acre and a maximum density of 3 units an acre.  

WHEREAS, the Planning Commission reviewed the request at a duly called Public Hearing, and; 

WHEREAS, the City Council adopted an ordinance that includes a zoning text amendment to 
clarify the purpose of the RSF-3 district as well as a zoning map amendment rezoning the affected 
parcels from RSF-2 (Single-Family Residential) to RSF-3 (Single and Two-Family Residential); 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
CORCORAN, MINNESOTA, that it should and hereby does support the request for reclassification 
of the property, based on the following findings and conditions: 

1. The zoning ordinance amendments have been considered in relation to the specific
policies and provisions of, and have been found to be consistent with, the City
Comprehensive Plan, including public facilities and capital improvement plans.

2. The zoning text amendment meets the purpose and intent of the Zoning Ordinance as it
does not conflict with the outlined purpose and intent in Section 1010.020 of the City
Code. The zoning map amendment meets the purpose and intent of the RSF-3 district
which is intended to be the primary zoning district for new residential development.

3. There is adequate infrastructure available to serve the proposed action. With the
required improvements of this development, there will be adequate infrastructure
available to serve the site developed at RSF-3 standards. The text amendment does not
have an effect on infrastructure availability.

4. There is an adequate buffer or transition between potentially incompatible districts. The
buffer yard and wetland buffer requirements of the Zoning Ordinance will allow for an
adequate buffer and transition between lower density districts to the north and east.

Agenda Attachment Item: 8b4.
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VOTING AYE VOTING NAY 
 McKee, Tom   McKee, Tom 
 Bottema, Jon  Bottema, Jon 
 Nichols, Jeremy   Nichols, Jeremy  
 Schultz, Alan  Schultz, Alan 
 Vehrenkamp, Dean  Vehrenkamp, Dean 

Whereupon, said Resolution is hereby declared adopted on this 28th day of March 2024. 

________________________________ 
Tom McKee - Mayor 

ATTEST: 

____________________________________ City Seal 
Michelle Friedrich – City Clerk  
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ATTACHMENT A 

Parcel 1:  
The East 450.00 feet, as measured along the north and south lines, of the South 933.80 feet as 
measured at right angles to the south line, of the Southwest Quarter of the Southwest Quarter 
(SW ¼ of SW ¼) of Section 36, Township 119, Range 23, Hennepin County, Minnesota. 
Abstract Property. 

Parcel 2: 
The South 933.80 feet of the Southwest Quarter of the Southwest Quarter (SW ¼ of SW ¼) of 
Section 36, Township 119, Range 23, Hennepin County, Minnesota, as measured at right 
angles to the south line thereof; except the East 450 feet as measured along the north and 
south lines thereof, and except that part thereof which lies West of a line parallel with and 
distant 40 feet East of the West line of said section. 
Abstract property. 

Parcel 3: 
That part of the Southwest Quarter of the Southwest Quarter (SW ¼ of SW ¼), of Section 36, 
Township 119, Range 23, lying North of the South 933.80 feet as measured at right angles to 
the South line thereof. Except the West 450.00 feet of the North 200.00 feet as measured at 
right angles to the North and West lines thereof. Also except the West 40.00 feet of said 
Southwest Quarter of the Southwest Quarter, Hennepin County, Minnesota. 
Abstract Property.    
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Motion By:   
Seconded By: 

A RESOLUTION APPROVING A PRELIMINARY PLAT FOR “WOODLAND HILLS OF 
CORCORAN” ON THE PROPERTIES LOCATED AT THE NORTHEAST CORNER OF 

COUNTY ROAD 116 AND HACKAMORE ROAD (PID 36-119-23-33-0003, 36-119-23-33-0007, 
AND 36-119-23-33-0010) 
(CITY FILE NO. 23-032) 

WHEREAS, Woodland Hills of Corcoran, Inc. (“the applicant”) requests approval of a preliminary 
plat to create 61 lots and 5 outlots from three properties described as follows; 

See Attachment A. 

WHEREAS, the Planning Commission reviewed the preliminary plat at a duly called public hearing, 
and; 

WHEREAS, the Planning Commission recommended approval, and; 

NOW, THEREFORE, BE IT RESOLVED that the Corcoran City Council approves the request for a 
preliminary and variance subject to the following findings and conditions: 

1. A preliminary plat is approved, in accordance with the plans received by the City on
November 30, 2023, with additional material received as of December 27, 2023, January
18, 2024, January 25, 2024, February 9, 2024, and February 14, 2024, except as
amended by this resolution.

2. Approval is contingent upon City Council approval of the Comprehensive Plan
Amendment and Zoning Ordinance Amendments for “Woodland Hills.” (Resolutions 2024-
25 and 2024-26 and Ordinance 2024-518). The applicant shall comply with all conditions
of approval.

3. The applicant shall comply with all requirements in the City Engineer Plat Review Memo
dated February 29, 2024.

4. The applicant shall comply with all requirements in the City Engineer Stormwater Review
Memo dated February 29, 2024.

5. The applicant shall comply with all requirements in the Hennepin County Memo dated
January 10, 2024.

6. The applicant shall comply with all requirements in the Public Safety Plan Review
comments dated February 7, 2024.

7. Approval is contingent upon approval of the comprehensive plan amendment with the
Metropolitan Council.

Agenda Attachment Item: 8b5.



City of Corcoran March 28, 2024 
County of Hennepin 
State of Minnesota  

RESOLUTION NO.  2024-27 

Page 2 of 7 

8. Prior to release of final plat for recording, the applicant shall enter into a Development
Agreement to provide a financial guarantee to protect the work.

9. 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.

a. Wetland signs must be purchased from the City.

b. Wetland signs must be installed on treated 4x4 wooden posts.

c. Wetland buffer signs must be installed prior to issuance of building permits.

d. The installation of the wetland monument buffer signs according the approved plan
must be certified by a registered land surveyor.

e. Wetland buffers must be planted and inspected by the City prior to issuance of
building permits unless an alternative timeline is approved by the City.

f. Where buffer areas are not vegetated or have been disturbed within the last 10
years, such buffer areas shall be replanted and maintained according to the
standards in Section 1050.010, Subd. 8(C) of the Zoning Ordinance.

i. If existing wetland buffers are proposed to remain, the City’s wetland buffer
specialist must inspect and confirm existing buffers are undisturbed and in
an acceptable condition prior to submittal of the final plat application.

g. Wetland buffers, plantings, seeding areas and monument signs shall be shown on
the ground cover plan.

10. Park dedication shall be satisfied by cash-in-lieu of land. Park dedication will be based on
the park dedication ordinance in place at the time the final plat is approved.

a. Park dedication is required based on the finding that the development will add 60
new single-family homes to the City.

b. Residents of the development will need access to nearby existing and future trails
and parks that do not exist today as guided by the Comprehensive Plan.

c. Cash-in-lieu of land will be used only for the acquisition and development of parks
recreational facilities, playground, trails, wetlands, or open space based on the
approved park plan in the Comprehensive Plan.

d. Park dedication funds will be collected at the time of final plat in accordance with
the City Code requirements. Code stipulates a dedication requirement of 5% of
land for land guided at a density of less than 3 units an acre or equivalent market
value in cash, resulting in estimated park dedication fees of $357,240.

11. The amenity lot containing a swimming pool and pool house will require three off-street
parking spaces including one handicapped space.
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12. Prior to submittal of the final plat, the applicant must complete the following:

a. Revise the preliminary plat to show the following:

i. Should the proposed wetland impacts to Wetland 8 not be approved, the
plans must be revised to include the required wetland buffer and setback.

ii. Required wetland buffers must be revised to meet the required minimum
and maximum buffer widths as outlined in Section 1050.010.

iii. The applicant’s engineer must certify the average width of each wetland
buffer.

iv. Additional wetland buffer monument signs are required for Wetland 3, and
further revisions will be needed based on the final wetland buffer widths
and contours.

v. The area of the required buffer yards must be shown within conservation
easements.

b. Revise the site plan to show the following:

i. Should a variance granting a side setback of 7.5’ not be granted, the plan
must be revised to show setbacks that comply with the RSF-3 (Single and
Two-Family Residential) standards.

ii. Required off-street parking for the amenity lot.

c. The Ground Cover Plan must be revised to reflect the following:

i. Which wetland buffers are believed to be pre-established and undisturbed
and which wetland buffers will be established.

ii. Wetland buffers.

iii. Wetland plantings and seedings.

iv. Wetland buffer monument signs.

d. Revise the Landscaping plan to show the following:

i. The amenity lot is not considered a dwelling unit and is subject to the
landscaping requirements for non-residential uses per Section 1060.070.
The plan should be revised to provide the necessary calculations and
include the required plantings.

ii. Lot 7 either needs to be revised to show a 100’ building setback, or the
length of the west property line adjacent to County Road 116 with less than
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a 100’ setback applied must be included in the enhanced landscaping 
formula and plantings.  

iii. Each required planting formula must be rounded up to the next whole
number of plantings, and the number of plantings provided must be
adjusted based on these calculations.

iv. Planting locations should be revised along County Road 116 to avoid
conflicts with sanitary sewer.

v. If a variance to the buffer yard requirements is not granted, the applicant
must revise plans to include:

1. A buffer yard on Lot 19.

2. Revise the plans so the calculations and plantings shown within
Detail A are consistent.

3. A buffer yard are along the east boundary for areas not deemed to
be part of an existing wooded or natural wetland buffer area.

13. The final locations for street lighting will be approved by the City Engineer.

14. The applicant shall finalize the fixtures proposed in the submittal and provide detailed
specifications that demonstrate compliance with Section 1060.040 (Lighting) of the Zoning
Ordinance for the project.

15. The Homeowner’s Association shall be responsible for the maintenance of:

a. Landscaping and any irrigation in the common areas.

b. Wetlands and stormwater ponds including buffer areas.

c. Sidewalks.

d. All common areas, including signage, lighting, and landscaping in those areas
including conservation easements for required buffer yards.

16. Drainage and utility easements shall be provided over all wetlands, wetland buffers,
stormwater ponds, floodplain, and outlots.

17. Drainage and utility easements shall be provided along the perimeter of all units.

18. A sidewalk shall be provided on one side of all local public streets.

19. All utility facilities, including but not limited to telephone, CATV, natural gas, and electric
power, shall be located underground. Underground service connections to the street
property line of each platted lot shall be installed at the subdivider’s expense.
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20. Mechanical equipment (including air conditioning units) must be located in the side or rear
yard and must be located a minimum of 5’ from the property line.

21. The development shall comply with the City’s requirements regarding fire access, fire
protection, and fire flow calculations, the location of fire hydrants, fire department
connections, and fire lane signage.

22. The applicant shall provide copies of the final Homeowner’s Association
Documents/Covenants for City review as part of the final plat application.

23. The applicant will establish a conservation easement and maintenance agreement over
required buffer yard areas located on individual lots as well as common lots with the final
plat, subject to approval by the City Attorney.

24. Lawn sprinklers/irrigation systems (if provided) shall all have rain sensors to limit
unnecessary watering.

25. All landscaping in rear yards and common areas shall be planted and inspected by the
City within one year of issuance of a building permit unless an alternative timeline is
approved by the City.

26. Trees in the front yard shall be planted prior to issuance of certificate of occupancy unless
an alternative timeline is approved.

27. Parking shall be permitted on one side of local streets and shall be signed in accordance
with City standards.

28. Sign permits will be required prior to construction of any signs.

29. The final plat shall address all conditions of approval.

30. The applicant must enter into a stormwater maintenance agreement prior to release of the
final plat.

31. Approval shall expire within one year of the date of approval unless the applicant has filed
a complete application for approval of the final plat.
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VOTING AYE VOTING NAY 
 McKee, Tom   McKee, Tom 
 Bottema, Jon  Bottema, Jon 
 Nichols, Jeremy   Nichols, Jeremy  
 Schultz, Alan  Schultz, Alan 
 Vehrenkamp, Dean  Vehrenkamp, Dean 

Whereupon, said Resolution is hereby declared adopted on this 28th day of March 2024. 

________________________________ 
Tom McKee - Mayor 

ATTEST: 

____________________________________ City Seal 
Michelle Friedrich – City Clerk  
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ATTACHMENT A 

Parcel 1:  
The East 450.00 feet, as measured along the north and south lines, of the South 933.80 feet as 
measured at right angles to the south line, of the Southwest Quarter of the Southwest Quarter 
(SW ¼ of SW ¼) of Section 36, Township 119, Range 23, Hennepin County, Minnesota. 
Abstract Property. 

Parcel 2: 
The South 933.80 feet of the Southwest Quarter of the Southwest Quarter (SW ¼ of SW ¼) of 
Section 36, Township 119, Range 23, Hennepin County, Minnesota, as measured at right 
angles to the south line thereof; except the East 450 feet as measured along the north and 
south lines thereof, and except that part thereof which lies West of a line parallel with and 
distant 40 feet East of the West line of said section. 
Abstract property. 

Parcel 3: 
That part of the Southwest Quarter of the Southwest Quarter (SW ¼ of SW ¼), of Section 36, 
Township 119, Range 23, lying North of the South 933.80 feet as measured at right angles to 
the South line thereof. Except the West 450.00 feet of the North 200.00 feet as measured at 
right angles to the North and West lines thereof. Also except the West 40.00 feet of said 
Southwest Quarter of the Southwest Quarter, Hennepin County, Minnesota. 
Abstract Property.    
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Motion By:   
Seconded By: 

A RESOLUTION APPROVING ONE VARIANCE AND DENYING TWO VARIANCES FOR 
“WOODLAND HILLS OF CORCORAN” ON THE PROPERTIES LOCATED AT THE 

NORTHEAST CORNER OF COUNTY ROAD 116 AND HACKAMORE ROAD (PID 36-119-23-
33-0003, 36-119-23-33-0007, AND 36-119-23-33-0010)

(CITY FILE NO. 23-032) 

WHEREAS, Woodland Hills of Corcoran, Inc. (“the applicant”) requests approval of a preliminary 
plat for 60 residential lots, 1 amenity lot, and 5 outlots on property described as follows: 

See Attachment A 

WHEREAS, the applicant also requested approval of three variances from underlying district and 
performance standards;  

WHEREAS, the Planning Commission reviewed the request at a duly called Public Hearing, and; 

NOW, THEREFORE, BE IT RESOLVED that the Corcoran City Council approves the request for a 
preliminary plat subject to the following findings and conditions; 

1. The requested variance from Section 1060.050, Subd. 7 to allow a 7.5’ side setback is
approved based on the following findings:

a. That there are practical difficulties in complying with the Zoning Ordinance. The
applicant requests flexibility for builders to locate a home on a lot. It is anticipated
the lots will be sold to multiple various local builders for construction of custom
homes. A clear side setback will allow for consistency, avoid confusion between
builders, landowners, and City staff, while still maintaining a 15’ building
separation.

b. That the conditions upon which a petition for a variation is based are unique to the
parcels of land for which the variance is sought and were not created by the
landowners. The subdivision is on a 36.74-acre site that is bordered on the south
by Hackamore Road and to the west by County Road 116. These constraints result
in a lot design and house placement restrictions that are unique to the project
boundaries.

c. That the granting of the variation will not alter the essential character of the locality.
The underlying district standards require a minimum 15’ separation between
structures on adjacent lots. The requested 7.5’ side setback will maintain this
separation which is consistent with the essential character of the locality.

d. The proposed variance would be in harmony with the general purposes and intent
of the ordinance. The underlying district standards require a minimum 15’
separation between structures on adjacent lots. The requested 7.5’ side setback

Agenda Attachment Item: 8b6.
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will maintain this separation which is consistent with the purpose and intent of the 
ordinance.   

e. The variance is consistent with the Comprehensive Plan and maintains the Very
Low Density Residential land use designation.

f. The City may impose conditions on the variance to address the impact on the
variance. A 25’ front setback must be applied to offset the impact of granting the
deviation in the side setback.

2. The requested variance from Section 1040.050, Subd. 8(B) to allow a garage maximum
of 65% of the viewable ground floor street-facing linear building frontage for 3-car
garages and 70% for 4-car garages is denied based on the following findings:

a. That there are no practical difficulties in complying with the Zoning and
Subdivision Ordinance standards. If there is a desire to have a 3-car and 4-car
garage, then the house plan can be adjusted to comply with the ordinance as
written. Lots that are too small to comply with the standard are too small for the
size of garage desired.

b. That the conditions upon which a petition for a variation is based are not unique
to the parcel of land for which the variance is sought and will be a result created
by the existing landowner. There are many property owners within the City that
have a lot size that is too small for the desired garage or accessory structure
size. The property owner could choose to plat the lots large enough to be able to
comply with the standard as prescribed in the Zoning Ordinance.

c. That the granting of the variation will alter the essential character of the locality.
Granting a deviation to this standard will result in a product more similar to a
“snout house” which is not allowed in this area.

d. The proposed variance is not in harmony with the general purposes and intent of
the ordinance. It is believed this ordinance was created to avoid “snout houses”
and granting this variance to allow 3-car or 4-car garages will result in a product
the more resembles a snout house than not.

e. The variance is consistent with the Comprehensive Plan as a deviation does not
conflict with the Very Low Density Residential land use guiding.

f. The City does not find that the impact of granting this variance can be addressed
with conditions.

3. The requested variance for flexibility from the City’s buffer yard requirements in Section
1060.070, Subd. 2(J) is denied based on the following findings:

a. That there are no practical difficulties in complying with the zoning ordinance.
There are multiple options to meet the buffer yard ordinance requirements if a
deviation in the number of plantings is desired.
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b. That the conditions upon which a petition for a variation is based are not unique
to the parcel of land for which the variance is sought though not necessarily
created by the landowner. Other properties will face similar constraints of
neighboring overstory canopies and concerns with the number of required
plantings.

c. That the granting of the variation will alter the essential character of the locality.
The buffer yard ordinance was created intentionally to protect the essential
character of existing neighborhoods without placing burden on them to provide
their own screening from new development. Deviation from the buffer yard
ordinance will not address the City’s concerns with protecting the essential
character of the locality.

d. The proposed variance would not be in harmony with the general purposes and
intent of the ordinance. The buffer yard ordinance was created intentionally to
provide significant screening for existing neighborhoods without placing burden
on them to provide their own screening from new development. Deviation from
the buffer yard ordinance will not address the purpose and intent of the
ordinance.

e. The variance is not consistent with the Comprehensive Plan as the buffer yard
ordinance is a strategy to protect rural character, and deviation from the buffer
yard ordinance is less likely to provide the significant screening desired to protect
rural character.

f. The City does not find that the impact of granting this variance can be addressed
with conditions.

4. The applicant is required to record this resolution with the Hennepin County’s Recorder’s
Office and provide proof of recording to the City.

VOTING AYE       VOTING NAY
 McKee, Tom   McKee, Tom 
 Bottema, Jon  Bottema, Jon 
 Nichols, Jeremy   Nichols, Jeremy 
 Schultz, Alan  Schultz, Alan, Jeremy 
 Vehrenkamp, Dean  Vehrenkamp, Dean 

Whereupon, said Resolution is hereby declared adopted on this 28th day of March 2024. 

________________________________ 
Tom McKee - Mayor 

ATTEST: 

____________________________________ City Seal 
Michelle Friedrich – City Clerk  



City of Corcoran March 28, 2024 
County of Hennepin 
State of Minnesota  

RESOLUTION NO.  2024-28 

Page 4 of 4 

ATTACHMENT A 
Parcel 1:  
The East 450.00 feet, as measured along the north and south lines, of the South 933.80 feet as 
measured at right angles to the south line, of the Southwest Quarter of the Southwest Quarter 
(SW ¼ of SW ¼) of Section 36, Township 119, Range 23, Hennepin County, Minnesota. 
Abstract Property. 

Parcel 2: 
The South 933.80 feet of the Southwest Quarter of the Southwest Quarter (SW ¼ of SW ¼) of 
Section 36, Township 119, Range 23, Hennepin County, Minnesota, as measured at right 
angles to the south line thereof; except the East 450 feet as measured along the north and 
south lines thereof, and except that part thereof which lies West of a line parallel with and 
distant 40 feet East of the West line of said section. 
Abstract property. 

Parcel 3: 
That part of the Southwest Quarter of the Southwest Quarter (SW ¼ of SW ¼), of Section 36, 
Township 119, Range 23, lying North of the South 933.80 feet as measured at right angles to 
the South line thereof. Except the West 450.00 feet of the North 200.00 feet as measured at 
right angles to the North and West lines thereof. Also except the West 40.00 feet of said 
Southwest Quarter of the Southwest Quarter, Hennepin County, Minnesota. 
Abstract Property.    
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Motion By:   
Seconded By: 

A RESOLUTION APPROVING TWO VARIANCES AND DENYING ONE VARIANCE FOR 
“WOODLAND HILLS OF CORCORAN” ON THE PROPERTIES LOCATED AT THE 

NORTHEAST CORNER OF COUNTY ROAD 116 AND HACKAMORE ROAD (PID 36-119-23-
33-0003, 36-119-23-33-0007, AND 36-119-23-33-0010)

(CITY FILE NO. 23-032) 

WHEREAS, Woodland Hills of Corcoran, Inc. (“the applicant”) requests approval of a preliminary 
plat for 60 residential lots, 1 amenity lot, and 5 outlots on property described as follows: 

See Attachment A 

WHEREAS, the applicant also requested approval of three variances from underlying district and 
performance standards;  

WHEREAS, the Planning Commission reviewed the request at a duly called Public Hearing, and; 

NOW, THEREFORE, BE IT RESOLVED that the Corcoran City Council approves the request for a 
preliminary plat subject to the following findings and conditions; 

1. The requested variance from Section 1060.050, Subd. 7 to allow a 7.5’ side setback is
approved based on the following findings:

a. That there are practical difficulties in complying with the Zoning Ordinance. The
applicant requests flexibility for builders to locate a home on a lot. It is anticipated
the lots will be sold to multiple various local builders for construction of custom
homes. A clear side setback will allow for consistency, avoid confusion between
builders, landowners, and City staff, while still maintaining a 15’ building
separation.

b. That the conditions upon which a petition for a variation is based are unique to the
parcels of land for which the variance is sought and were not created by the
landowners. The subdivision is on a 36.74-acre site that is bordered on the south
by Hackamore Road and to the west by County Road 116. These constraints result
in a lot design and house placement restrictions that are unique to the project
boundaries.

c. That the granting of the variation will not alter the essential character of the locality.
The underlying district standards require a minimum 15’ separation between
structures on adjacent lots. The requested 7.5’ side setback will maintain this
separation which is consistent with the essential character of the locality.

d. The proposed variance would be in harmony with the general purposes and intent
of the ordinance. The underlying district standards require a minimum 15’
separation between structures on adjacent lots. The requested 7.5’ side setback

Agenda Attachment Item: 8b7.
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will maintain this separation which is consistent with the purpose and intent of the 
ordinance.   

e. The variance is consistent with the Comprehensive Plan and maintains the Very
Low Density Residential land use designation.

f. The City may impose conditions on the variance to address the impact on the
variance. A 25’ front setback must be applied to offset the impact of granting the
deviation in the side setback.

2. The requested variance from Section 1040.050, Subd. 8(B) to allow a garage maximum
of 65% of the viewable ground floor street-facing linear building frontage for 3-car
garages and 70% for 4-car garages is approved based on the following findings:

a. That there are practical difficulties in complying with the Zoning and Subdivision
Ordinance standards. There is market demand for 3-car and 4-car garages which
is a reasonable use of these properties. However, it is impractical to meet density
requirements while also providing a lot width large enough that can
accommodate these different garage options.

b. 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 subject properties of the subdivision will be made available to
multiple builders for custom built lots. The preference for a 3-car or 4-car garage
is based on market demands which are not created by the landowner.
Additionally, the City’s ordinances limit and at times prohibit on-street parking, so
property owners have an interest in building a home with sufficient garage space
for their vehicles.

c. That the granting of the variation will not alter the essential character of the
locality. A larger garage frontage can be minimized with a second story and/or
larger setback from the road. Planned Unit Developments in the area have been
granted flexibility from this standard. Additionally, it is not uncommon for older
neighborhoods within the City to have either a larger garage or second garage.

d. The proposed variance would be in harmony with the general purposes and
intent of the ordinance. Conditions can be added to minimize the appearance of
the garage to ensure harmony with the purpose and intent of the ordinance.

e. The variance is consistent with the Comprehensive Plan as a deviation does not
conflict with the Very Low Density Residential land use guiding.

f. The City may impose conditions on the variance to address the impact of the
variance. Houses that choose to bypass the 55% maximum garage limit must
include a second story as a way to minimize the visual impact of the larger
garage.

3. The requested variance for flexibility from the City’s buffer yard requirements in Section
1060.070, Subd. 2(J) is denied based on the following findings:
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a. That there are no practical difficulties in complying with the zoning ordinance.
There are multiple options to meet the buffer yard ordinance requirements if a
deviation in the number of plantings is desired.

b. That the conditions upon which a petition for a variation is based are not unique
to the parcel of land for which the variance is sought though not necessarily
created by the landowner. Other properties will face similar constraints of
neighboring overstory canopies and concerns with the number of required
plantings.

c. That the granting of the variation will alter the essential character of the locality.
The buffer yard ordinance was created intentionally to protect the essential
character of existing neighborhoods without placing burden on them to provide
their own screening from new development. Deviation from the buffer yard
ordinance will not address the City’s concerns with protecting the essential
character of the locality.

d. The proposed variance would not be in harmony with the general purposes and
intent of the ordinance. The buffer yard ordinance was created intentionally to
provide significant screening for existing neighborhoods without placing burden
on them to provide their own screening from new development. Deviation from
the buffer yard ordinance will not address the purpose and intent of the
ordinance.

e. The variance is not consistent with the Comprehensive Plan as the buffer yard
ordinance is a strategy to protect rural character, and deviation from the buffer
yard ordinance is less likely to provide the significant screening desired to protect
rural character.

f. The City finds that there are no conditions that can be added in order to mitigate
the effect of granting this variance request.

4. The applicant is required to record this resolution with the Hennepin County’s Recorder’s
Office and provide proof of recording to the City.
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VOTING AYE VOTING NAY 
 McKee, Tom   McKee, Tom 
 Bottema, Jon  Bottema, Jon 
 Nichols, Jeremy   Nichols, Jeremy 
 Schultz, Alan  Schultz, Alan, Jeremy 
 Vehrenkamp, Dean  Vehrenkamp, Dean 

Whereupon, said Resolution is hereby declared adopted on this 28th day of March 2024. 

________________________________ 
Tom McKee - Mayor 

ATTEST: 

____________________________________ City Seal 
Michelle Friedrich – City Clerk  
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ATTACHMENT A 
Parcel 1:  
The East 450.00 feet, as measured along the north and south lines, of the South 933.80 feet as 
measured at right angles to the south line, of the Southwest Quarter of the Southwest Quarter 
(SW ¼ of SW ¼) of Section 36, Township 119, Range 23, Hennepin County, Minnesota. 
Abstract Property. 

Parcel 2: 
The South 933.80 feet of the Southwest Quarter of the Southwest Quarter (SW ¼ of SW ¼) of 
Section 36, Township 119, Range 23, Hennepin County, Minnesota, as measured at right 
angles to the south line thereof; except the East 450 feet as measured along the north and 
south lines thereof, and except that part thereof which lies West of a line parallel with and 
distant 40 feet East of the West line of said section. 
Abstract property. 

Parcel 3: 
That part of the Southwest Quarter of the Southwest Quarter (SW ¼ of SW ¼), of Section 36, 
Township 119, Range 23, lying North of the South 933.80 feet as measured at right angles to 
the South line thereof. Except the West 450.00 feet of the North 200.00 feet as measured at 
right angles to the North and West lines thereof. Also except the West 40.00 feet of said 
Southwest Quarter of the Southwest Quarter, Hennepin County, Minnesota. 
Abstract Property.    
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2040 Comprehensive Plan Proposed Revisions to Chapter 2: Land Use 

Existing Table 2-1: 

Agenda Attachment Item: 8b8.
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Revised Table 2-1: 

Table 2-1: 2040 Land Use Acreage Table 
2040 Future Land Use Net Acres Percent Total 

Net Acres 
Gross Acres Precent Total 

Gross Acres 

Ag Preserve 1,588.72 9.42% 2078.36 9.48% 

Rural/Ag Residential 9,276.27 55.03% 11954.94 54.55% 

Existing Residential 1153.7 6.84% 1586.74 7.24% 

Very Low Density Residential 29.86 0.18% 36.74 0.17% 

Low Density Residential 2626.7 15.58% 3657.98 16.69% 

Medium Density Residential 66.04 0.39% 84.75 0.39% 

Mixed Residential 449.88 2.67% 522.43 2.38% 

High Density Residential 80.32 0.48% 128.75 0.59% 

Mixed Use 459.08 2.72% 532.42 2.43% 

Rural Service/Commercial 185.69 1.10% 198.15 0.90% 

Commercial 148.38 0.88% 173.81 0.79% 

Business Park 76.89 0.46% 76.89 0.35% 

Light Industrial 481.22 2.85% 563.34 2.57% 

Parks/Open Space 76.85 0.46% 84.38 0.39% 

Public/Semi-Public 157.3 0.93% 235.42 1.07% 

Grant Total 16,856.90 100.00% 21915.10 100.00% 

Existing Table 2-2: 
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Revised Table 2-2: 

Table 2-2: 2040 MUSA Density 
2040 Future Land 
Use 

Gross 
Acres 

Net Acres Minimum 
Density 
Range 

Maximum 
Density 
Range 

Minimum 
Units 

Maximum 
Units 

Existing Residential 1,586.74 1,153.7 0.5 1 577 1,154 
Very Low Density 
Residential 

36.74 29.86 2 3 60 90 

Low Density 
Residential 

3,657.98 2626.7 3 5 7,880 13,134 

Medium Density 
Residential 

84.74 66.04 5 8 330 528 

Mixed Residential 522.43 449.88 8 10 3,599 4,499 
High Density 
Residential 

128.75 80.32 10 30 803 2,410 

Mixed Use 532.42 459.08 8 30 1,836 6,886 
Grand Total 4,865.58 15,085 
Net Density Units 
Per Acre 

3.10 

Existing Table 2-3: 
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Revised Table 2-3: 
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Table 2-3: Residential Units and Density by Staging Area 
2020-2030 2030-2040 Total 

2040 Future 
Land Use 

Density 
Range 

(Low) 

Density 
Range 

(High) 

Net 
Acres 

Minimum 
Units 

Maximum 
Units 

Net Acres Minimum 
Units 

Maximum 
Units 

Net Acres Minimum 
Units 

Maximum 
Units 

Existing 
Residential 

0.5 1 30.74 15.37 30.74 1,122.96 561.48 1,122.96 1,153.7 576.85 1,153.7 

Very Low 
Density 
Residential 

2 3 29.86 59.72 89.58 - - - 29.86 59.72 89.58 

Low Density 
Residential 

3 5 1,094.42 3,283.26 5,472.1 1,516.5 4,549.5 7,582.5 2,610.92 7,832.76 13,054.6 

Medium 
Density 
Residential 

5 8 48.26 241.3 386.08 17.78 88.9 142.24 66.04 330.2 528.32 

Mixed 
Residential 

8 10 205.77 1,646.16 2,057.7 244.11 1,952.88 2441.1 449.88 3,599.04 4,498.8 

High Density 
Residential 

10 30 80.32 803.2 2,409.6 - - - 80.32 803.2 2,409.6 

Mixed Use 8 30 459.08 1,836.32 6,886.2 - - - 459.08 1,836.32 6,886.2 

Grand Total 1,948.45 7,885.33 17,332 2,901.35 7,152.76 11,288.8 4,849.8 15,038.09 28,620.8 

Density By 
Staging 

4.05 2.47 3.10 
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Revised Table 2-5: 

Table 2-5: Land Use Designations 
Land Use Category Description 

Rural/Ag Residential Development is agricultural and large lot residential. Area is not intended to receive municipal sewer and water. Density will 
not exceed 1 unit per 10 acres, except for areas developed under the flexible residential development guidelines in the Open 
Space & Preservation ordinance.  

Agricultural Preserve Specifically used to implement the Metropolitan Agricultural Preserves program according to MN Statute §473H. Density will 
not exceed 1 unit per 40 acres. 

Existing Low Density 
Residential 

Existing residential neighborhoods within the MUSA area. These areas are developed at approximately 1 unit per 2 acres and 
are not intended to be redeveloped.  

Very Low Density Residential Residential development at 2 to 3 units per acre. 

Low Density Residential Residential development at 3 to 5 units per acre. 

Medium Density Residential Residential development at 5 to 8 units per acre in Medium Density. 

Mixed Residential Residential development at 8 to 10 units per acre in Mixed Residential. 
High Density Residential Residential development at 10 to 30 units per acre. 
Mixed Use Mix of residential, retail, and office uses either within 1 building or 1 development. Residential development at 8 to 30 units 

per acre. 

Commercial Retail, office, and service uses. 
Rural Service/Commercial Commercial, service, and industrial uses, including contractor's yards and other industrial uses with outside storage. This 

area is not expected to have public sanitary sewer and water service within the 2040 planning period. 

Business Park Intended to accommodate a business campus at the northeast corner of CR 116/CR 30. 
Light Industrial Intended to provide a full range of industrial, manufacturing, warehousing, and similar uses with limited outside storage. 

Public/Semi-Public Public facilities, including those owned by the City of Corcoran, semi-public facilities like places of worship, and Rush Creek 
Golf Course.  

Parks/Open Space Public open space and parks.  

Proposed changes to p. 46 of the Comprehensive Plan with the insertion of the following language:  

Very Low Density Residential 

This land use designation identifies areas for residential development at an average density of 2 to 3 units per acre. It is expected to 
primarily accommodate single family homes, but twin-homes would also be allowed by the Zoning Ordinance. This land use category will 
be used sparingly for sites within the 2040 MUSA boundary where a lower density is desirable due to the extent of natural resource 
preservation within a development site. 
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Woodland Hills of Corcoran 

Development Narrative 

Gonyea Company is excited to provide the Preliminary Plat development application for the 
Woodland Hills of Corcoran neighborhood located in the northeast corner of the Hackamore 
Road and County Road 116 intersection.  Gonyea Company has a strong history of creating 
quality neighborhoods in the west metro, including many in the cities of Plymouth and Maple 
Grove, and we plan to build on that history with the creation of Woodland Hills of Corcoran.   
The Woodland Hills of Corcoran neighborhood as shown includes a total of 60 detached home 
sites and one amenity lot.  The lots will be sold to quality local builders for the construction of 
custom homes. 

Agenda Attachment Item: 8b9.
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Development Team 

Developer/Property Owner: 
Woodland Hills of Corcoran, Inc. 
Dave Gonyea 
Jake Walesch 
6885 Sycamore Lane N 
Suite 110 
Maple Grove, Minnesota 55369 
Email: jake@jakewalesch.com 

Environmental: 
Kjolhaug Environmental Services 
Melissa Barrett 
2500 Shadywood Road, Suite 130 
Orono, MN 55331 
Telephone: 952-388-3752 
Email: melissa@kjolhaugenv.com 

Project Manager: 
Steve Juetten 
6885 Sycamore Lane N 
Suite 110 
Maple Grove, Minnesota 55369 
Telephone: 612-269-2531 
Email:  steve@gonyeacompany.com 

Landscape Design: 
Pioneer Engineering, P.A. 
Jenni Thompson, PLA, AICP, JD 
2422 Enterprise Drive 
Mendota Heights, Minnesota 55120 
Telephone: 651-681-1914 
Email: jthompson@pioneereng.com 

Civil Engineer and Land Surveyor: 
Sathre-Berquist, Inc. 
Robert S. Molstad, P.E. 
14000 25th Avenue North 
Plymouth, Minnesota 55447 
Telephone: 952-476-6000 
Email: molstad@sathre.com 

Soil Sciences: 
Haugo Geo Technical Services 
Paul Haugo 
2825 Cedar Avenue S 
Minneapolis, Minnesota 55407 
Telephone:  612-554-4829 
Email:  p.haugo@gmail.com 

Comprehensive Plan and Rezoning  

To accommodate the proposed preliminary plat, a comprehensive plan amendment and zoning 
change is necessary that would allow a density of two to three units per acre and change of the 
current zoning from RSF-2 to RSF-3.  The changes will allow for a mix of 65-foot-wide and 75-
foot-wide lots that will more efficiently utilize the site which contains several wetlands and 
boarders Hackamore Road and County Road 116.   

Comprehensive Plan 
Current Land use Category: Low Density Residential, which requires a minimum density of 3 
dwelling units per acre. 

Land use categories of adjacent properties: 

• Land use of property to the east: Existing Residential

• Land use of property to the north: Low Density Residential

• Land use of property to the west: Low Density Residential

• Land use of property to the south (city of Medina): Future Development

Proposed Land use category: creation of a new land use category to allow a density of 2-3 units 
per acre. 

mailto:jake@jakewalesch.com
mailto:molstad@sathre.com
mailto:steve@gonyeacompany.com
mailto:jthompson@pioneereng.com
mailto:molstad@sathre.com
mailto:p.haugo@gmail.com


3 

Zoning 
Current Zoning: RSF-2 (Single Family Residential 2) 

Zoning of adjacent properties: 

• Zoning of property to the east and North: UR (Urban Reserve)

• Zoning of property to the west: PUD (Planned Unit Development

• Zoning of property to the south (city of Medina): R1 (Single Family Residential) and RR-
UR (Rural Residential – Urban Reserve)

• Zoning of property to the southwest (city of Medina): SR (Suburban Residential)

Proposed Zoning: RSF-3 (Single and Two Family Residential 3) 

Traffic 
Based on current traffic prediction methods, a 60-lot neighborhood would generate 
approximately 600 vehicle trips per day.  Hackamore Road, with the upgrades this past 
construction season, is sized to accommodate the addition of the proposed 600 additional 
vehicle trips.  For emergency vehicle purposes, an emergency vehicle access is proposed from 
the neighborhood to County Road 116. 

Environmental Impacts 
The neighborhood is designed to fill only three small wetlands.  The other, larger wetlands will 
be either preserved or enhanced.  With the preservation of the wetlands and the placement of 
wetland buffers, the environmental impacts will be minimal if not improved.  Further discussion 
on wetlands can be found on pages 4 and 5. 

Preliminary Plat 

The home sites are being developed for the construction of 60 single-family detached homes 
that will be built by quality builders that have built hundreds of homes throughout the Twin Cities 
market.  Each home and lot will be individually owned and maintained. Examples of the house 
product are shown on page 9 and 10.  The site grading and infrastructure construction is 
expected to occur in 2024 with home construction starting in late summer 2024. 

Landscaping 

A landscaping plan has been provided with the development submittal that shows lot 
landscaping, buffer landscaping, landscaping along County Road 116 and Hackamore Road 
and additional landscaping throughout the neighborhood. 

Lot Landscaping 
Per City Code, each lot will have a minimum of one overstory tree.  Many builders and future 
homeowners will add additional trees as they design and construct the final yard amenities. 

Buffer Landscaping 
Per the City Code, buffer landscaping has been included in the rear of lots that abut existing lots 
to the east and to the north.  A variance request is included that discusses the reduction in 
buffer landscaping in certain areas along the north and east property lines. 
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Adjacent to Hackamore and County Road 116 Landscaping 
The design has lots that will have reduced setbacks down to 60 feet from either County Road 
116. Additional landscaping as required by City Code will be provided on these lots.

Landscaping in Southeast Corner 
To buffer the proposed homes, Street B and the cul-de-sac bubble in the southeast corner of 
the site from Hackamore Road, 19 Black Hills Spruce and 32 Red Twigged Dogwood are 
proposed.   

Amenities 

Wetland Preservation and Buffers 
An overriding site design criteria was to preserve as much wetland as possible on the site and 
to provide the required wetland buffers and structure setbacks.  The site currently has ten 
wetlands, as discussed below in the Wetlands section, the site design contemplates filling three 
wetlands (approximately 17,198 square feet of wetland (.395 acres)).  Five of the remaining 
wetlands will continue to be classified as medium quality wetlands and two will continue to be 
classified as low-quality wetlands.  Wetland buffers have been shown to meet city buffer 
standards.  The site design allows for the establishment of new buffers after grading is 
completed. 

Pool House and Pool (Association Maintained) 
An amenity lot is proposed in the southeast corner of the site and will include a seasonal pool 
and pool house (the pool house will only be open when the pool is open and will be winterized 
for non-use when the pool is not open).  The final building design and pool design has not been 
completed and will meet all city standards.  The homeowner’s association will own, operate, and 
maintain the amenity.  Parking for the pool will only be available along Street B and not allowed 
in the bubble of the cul-de-sac. Parking restrictions will be signed on site and included in the 
homeowners association documents. 

Entryway Feature 
There will be an entrance monument installed in the project. The exact location and design has 
not been decided at the time of submittal.  Proper site and permit approvals will be applied for.  
The monument will be owned and maintained by the homeowner’s association. 

Wetlands 

The preliminary plat design proposes filling three small wetlands and preserving seven larger 
wetlands.  The largest of the small wetlands proposed to be filled, Wetland 8, needs to be filled 
to accommodate the storm water ponding necessary for Hackamore Road.  One of the 
preserved wetlands, Wetland 9, located in the south-central portion of the site, will be enhanced 
by lowering the edges and revegetating.  A separate wetland replacement application has been 
submitted to allow for the WCA review and subsequent approval of the wetland filling and 
modification.  
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Wetlands to be Filled: 

Wetland A – 3,635 sq. ft. of fill Wetland 4 – 2,112 sq. ft. of fill 

Wetland 8 – 11,451 sq. ft. of fill 

Wetland to be Modified: 

Wetland 9 – existing area 14,518 sq. ft., expanded area 16,429 sq. ft. 
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Variances 

Variance to Section 1040.050 Subd. 7 

City Ordinance: Minimum side yard (living) = 10 feet, Minimum side yard (garage) = 5 feet 

The variance request is to provide the most flexibility for a builder to place a home on a lot, 
consideration is being requested for non-street side setbacks to be 7½ feet and 7½ feet rather 
than 5 feet and 10 feet.  This would maintain the desired 15-foot setback between houses on 
adjacent lots.  It should be noted that the proposed neighborhood front yard setback is 25 feet, 
where City Code allows a minimum front yard setback of 20 feet. 

Variance Review Criteria (970.030) 
a) That there are practical difficulties in complying with the zoning ordinance.

Response: The neighborhood is proposed on a 36.74-acre site with seven preserved
wetlands, is bordered on the south by Hackamore Road, and is bordered on the west by
County Road 116.  These constraints result in lot design and house placement
restrictions.  Based on this, the stated constraints result in practical difficulties for the
flexible placement of detached single-family houses.

b) 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.

Response:  The neighborhood is proposed on a 36.74-acre site with seven wetlands, is
bordered on the south by Hackamore Road, and is bordered on the west by County
Road 116.  These constraints result in lot design and house placement restrictions.
Based on this, the conditions upon which a petition for a variance are unique to this
parcel.

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

Response:  Current City Ordinance stipulates a 5-foot garage and a 10-foot living space
setback, with a minimum setback of 15 feet between structures on adjacent lots.  With 7
½ feet and 7 ½ feet setbacks, the minimum setback between structures on adjacent lots
will continue to be 15 feet.   Based on this, the granting of the variance will not alter the
essential character of the locality.

d) The proposed variance would be in harmony with the general purposes and intent
of the ordinance.

Response: Current City Ordinance stipulates a 5-foot garage and a 10-foot living space
setback, with a minimum setback of 15 feet between structures on adjacent lots.  With 7
½ feet and 7 ½ feet setbacks, the minimum setback between structures on adjacent lots
will continue to be 15 feet.   Based on this, the variance request would be in harmony
with the general purposes and intent of the ordinance.

e) The variance is consistent with the Comprehensive Plan.
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Response:  Current City Ordinance stipulates a 5-foot garage and a 10-foot living space 
setback, with a minimum setback of 15 feet between structures on adjacent lots.  With 7 
½ feet and 7 ½ feet setbacks, the minimum setback between structures on adjacent lots 
will continue to be 15 feet.  Based on this, the variance request is consistent with the 
Comprehensive Plan. 

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

Response: The request for a variance to allow 7 ½ feet and 7 ½ feet side yard setbacks
is offset by proposing 25-foot front yard setbacks for all lots.

Variance to Section 1040.050 Subd.8 B. (arch standards) 

City Ordinance: The garage shall not compromise more than 55 percent of the viewable 
ground floor street-facing linear building frontage.  This standard is based on the 
measurement of the entire garage structure and not on a measurement of the garage 
door or doors only.  Corner lots are exempt from this required on one street elevation. 

The variance request is to provide the most flexibility for a builder to construct houses with 
desired garage sizes, consideration is being requested to allow houses with three-stall garages 
to have garages that are no more than 65 percent of the viewable ground floor street-facing 
linear building frontage and allow houses with four-stall garages to have garages that are no 
more than 70 percent of the viewable ground floor street-facing linear building frontage. 

Variance Review Criteria (970.030) 

a) That there are practical difficulties in complying with the zoning ordinance.

Response:  The RSF-3 zoning district allows for a minimum lot width of 65-feet. The
proposed subdivision includes many 65-foot-wide lots and many 75-foot-wide lots.
Today’s buyers prefer a minimum of a three-stall garage, and many buyers desire a four-
stall garage.  The minimum width of a three-stall garage is 30 feet, and the minimum
width of a four-stall garage is 40.5 feet.  However, to comply with the current ordinance
standard a garage placed on a 65-foot lot with a 50-foot pad (65-foot-wide lot less a 7.5-
foot sideyard setback on each side) cannot be larger than 27.5 feet wide if the entire
width of the pad is utilized. Which would not accommodate a three-stall garage.  Further,
to comply with the current ordinance standard a garage placed on a 75-foot-wide lot with
a 60-foot pad (75-foot-wide lot less a 7.5-foot sideyard setback on each side) cannot be
larger than 33 feet wide if the entire width of the pad is utilized. Which would not
accommodate a four-stall garage.  Based on this, the current zoning ordinance results in
practical difficulties.

b) 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.

Response:  The RSF-3 zoning district allows for a minimum lot width of 65-feet. The
proposed subdivision includes many 65-foot-wide lots and many 75-foot-wide lots.
Today’s buyers prefer a minimum of a three-stall garage, and many buyers desire a four-
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stall garage.  The minimum width of a three-stall garage is 30 feet, and the minimum 
width of a four-stall garage is 40.5 feet.  However, to comply with the current ordinance 
standard a garage placed on a 65-foot lot with a 50-foot pad (65-foot-wide lot less a 7.5-
foot sideyard setback on each side) cannot be larger than 27.5 feet wide if the entire 
width of the pad is utilized. Which would not accommodate a three-stall garage.  Further, 
to comply with the current ordinance standard a garage placed on a 75-foot-wide lot with 
a 60-foot pad (75-foot-wide lot less a 7.5-foot sideyard setback on each side) cannot be 
larger than 33 feet wide if the entire width of the pad is utilized. Which would not 
accommodate a four-stall garage.  Based on this, the current zoning ordinance results in 
practical difficulties. 

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

Response:  With the added architectural requirement of all houses must a second story, 
a larger first floor street-facing linear garage frontage will not alter the essential character 
of the locality.  The second story will result in minimizing the appearance of the garage.  
Based on this, the granting of the variance will not alter the essential character of the 
locality. 

d) The proposed variance would be in harmony with the general purposes and intent
of the ordinance.

Response: With the added architectural requirement that all houses must have a second 
story, a larger first floor street-facing linear garage frontage will not alter the essential 
character of the locality.  The second story will result in minimizing the appearance of the 
garage. Based on this, the granting of the variance would be in harmony with the 
purposes and intent of the ordinance. 

e) The variance is consistent with the Comprehensive Plan.

Response: To increase the land use density as desired by the Comprehensive Plan, 65-
foot-wide lots are necessary.  To allow quality houses that meet buyer preferences, 
garages that will be no more than 65 percent, if a three-stall garage, and no more than 
70 percent, if a four-stall garage, of the first-floor street-facing frontage are necessary.  
With the added architectural requirement that all houses must have a second story, a 
larger first floor street-facing linear garage frontage will not alter the essential character 
of the locality.  The second story will result in minimizing the appearance of the garage.  
Based on this, the variance is consistent with the Comprehensive Plan. 

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

Response: In exchange for allowing single-family detached houses that are constructed 
in the neighborhood to have garages that comprise no more than 65 percent, if a three-
stall garage, and no more than 70 percent if a four-stall garage, of the viewable ground 
floor street-facing linear building frontage all houses will be two stories and be setback a 
minimum of 30 feet from the front property line. 
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Variance to Section 1060.070 Subd. 2 

City Ordinance: Buffer yard requirements 

The variance request is to: 1) provide flexibility in determining the buffer yard requirements 
along the east and north property lines given the existing trees on the development property and 
on property adjacent to the development property, and 2) allow flexibility to reduce the number 
of required plantings for better health and growth potential of the new landscaping.   

The requested flexibility is to: 
- eliminate the requirement to add new buffer plantings entirely in some areas along the

east property line (the submitted landscape plan does not show new buffer landscaping
in areas where this flexibility is requested; this may already be allowed per the
ordinance) and,

- reduce the number of new buffer plantings along the north property line where existing
trees and undergrowth on or near the property already provides natural buffer.

Variance Review Criteria (970.030) 
a) That there are practical difficulties in complying with the zoning ordinance.

Response: When preparing the landscape plan and placing the required trees along the 
north and east property lines, the design landscape architect raised the concern that the 
number of trees required by the buffer ordinance will result in trees growing together 
relatively soon after planting and create an unhealthy growth environment.  In an area 
100 feet long by 20 feet deep, the city requires six (6) understory trees which have 
typical mature canopies of anywhere from 15 feet to 25 feet and three (3) overstory trees 
with typical mature canopies of 30 feet to 50 feet.   In addition to this large number of 
trees, nine (9) shrubs must also be placed within this 100-foot length beneath the tree 
canopies.  These trees cannot reasonably fit into this space and be healthy.  We are 
also concerned that a reputable landscape contractor may not place a warranty on trees 
planted so close together and adjacent to the large number of existing trees. 

Further, the east and north property lines have natural vegetation in varying degrees that 
provide an existing natural buffer between the proposed development property and the 
adjacent properties.  The existing vegetation consists of overstory trees, understory 
trees, and low growing vegetation.  Also, the adjacent properties east and north of the 
subject property have extensive mature trees that currently provide additional buffer.  
Both the existing trees on the property and the trees on the adjacent property provide a 
substantial tree canopy.  It is a concern that planting nine additional trees and nine 
shrubs every 100 feet under and adjacent to such an existing tree canopy is against best 
management practices and from the time of planting may result in stunted growth and 
will likely shorten life spans.  

The combination of trees planted so close together and the existing vegetation along the 
property line, both on and directly adjacent to the development property, creates a 
practical difficulty in complying with the ordinance. 

b) 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.
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Response: The Development property is adjacent to larger lot single family 
neighborhoods in which the owners have, over time, planted trees that have grown to 
provide a substantial buffer.  Further, the proposed development contemplates 
preserving many overstory trees and other low growing plantings along the east and 
north property lines that will preserve the existing buffer.  The unique situation we have 
is the existing mature trees planted on the subject property and near the property line on 
adjacent properties preventing additional landscaping, if planted as stipulated in the 
buffer ordinance, from growing properly and remaining healthy.  Based on this, the 
conditions are unique and have not been created by the landowner. 

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

Response:  The extensive existing vegetation on the subject development property and 
on the properties adjacent already provide a substantial buffer.   Landscaping added to 
the level of the ordinance may have a difficult time growing.  Based on this, the granting 
of the variance will allow for healthy plant growth and enhance the essential character of 
the locality. 

d) The proposed variance would be in harmony with the general purposes and intent
of the ordinance.

Response: The extensive existing vegetation on the subject development property and
on the adjacent properties currently provide a substantial buffer.   A landscape architect,
working with your staff, can determine a reasonable buffer that would comply with best
management practices and would be in harmony with the general purposes and intent of
the ordinance.

d) The variance is consistent with the Comprehensive Plan.

Response:  The extensive existing vegetation on the subject property and the adjacent 
properties currently provide a substantial buffer between parcels with varying land use 
designations.  Based on this, the variance request is consistent with the Comprehensive 
Plan. 

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

Response: We would request allowing our professional landscape architect to work with 
your staff to determine a reasonable buffer that would comply with best management 
practices that would include appropriate numbers of overstory trees, understory trees 
and shrubs. The landscape architect, with your staff, can create a buffer design to meet 
the intent and purpose of the ordinance while following best management practices as 
per green industry standards. 
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Housing / Product 

Currently the builders have not been chosen for the neighborhood.  However, based on past 
neighborhoods development in the west metro, below are examples of the housing expected. 
The homes shown below are 50’ wide homes.  The preliminary plat application is anticipated to 
have some wider lots that will accommodate 60’ wide homes.  

4,414 Finished Sq. Ft.   3,515 – 4,529  Finished Sq. Ft. 

5,007-5,259 Finished Sq. Ft.  4,335 Finished Sq. Ft. 

2,885 - 4159 Finished Sq. Ft.  2,800 – 4,100 Finished Sq. Ft. 

3375 – 4679 Finished Sq. Ft.  3,499 – 4,499 Finished Sq. Ft. 
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4,317 – 4,919 Finished Sq. Ft.  4,317 – 4,919 Finished Sq. Ft. 

4,317 – 4,919 Finished Sq. Ft. 

Most homes come with multiple front elevations and interior room options which allows for a 
greatly improved street scape. 

Homeowner’s Association and Restrictive Covenants 

A Homeowners Association (HOA) will be created for this neighborhood.  The Developer will 
prepare restrictive covenants and standards that will apply to the entire neighborhood.   

The restrictive covenants will be tailored to the Developer’s vision of the neighborhood.  Each 
house will be required to meet the specifics of building types, varied front elevations, house 
colors, landscaping, and overall goals of the neighborhood. 

All amenities: pool house and pool, entryway feature (if constructed), and landscaping not on 
individual lots will be owned and maintained by the homeowner’s association. 



Memo 

 To: Kevin Mattson, PE Public Works Director From: Kent Torve, City Engineer 

Steve Hegland, PE 

Project: Woodland Hills Preliminary Plat Review Date:  February 29, 2024 

Exhibits: 

This Memorandum is based on a review of the following documents: 

1. Preliminary Plat Woodland Hills of Corcoran, prepared by Sathre-Bernquist, Inc. 02/09/2023.

Comments: 

General: 

1. Consistent with the review process, a comment response letter shall be provided in response to the

comments provided in this Memorandum. The applicant shall provide a written response to each item.

2. In addition to engineering related comments, the proposed plans are subject to addition planning,

zoning, land-use, and other applicable codes of the City of Corcoran.

3. Final approval by the Elm Creek Watershed Management Commission must be attained before any

site grading or activity may commence.

4. For any site activity (demo, grading, utilities, etc.) no closures or restrictions of any kind shall be

imposed upon the public use of County Road 116 or Hackamore Road without Hennepin County or

City permission.

5. An encroachment agreement shall be required for all site improvements or items placed within the

City ROW or easements.

6. At time of final plat include all applicable City of Corcoran standard detail plates in the construction

plans.

Plat: 

1. The applicant shall have all drainage and utility easements provided and shown and all platting

requirements met per the City Code. Drainage and utility easements (5’ – 10’) shall be provided along

property lines, as standard per City requirements.

2. All existing easements shall be vacated upon completion of final plat. Existing 75’ utility easement

and 25’ drainage easement show on ALTA survey.

3. Provide easement of sufficient width between lots 10 & 11 to allow for 1:1 slope from all sanitary

sewer pipe in easement.

4. The entirety of outlots shall be covered by a drainage & utility easements.

5. Reconfigure easements for lots 60 & 61 to fully encompass 100 yr. HWL.

6. Applicant is showing a 65’ half ROW for County Road 116 which is consistent with Hennepin County

requests. Hennepin County shall approve final ROW dedication.

7. Hennepin County may require ROW for sight triangles at the northeast corner of County Road 116

and Hackamore Road.

8. Dimension existing and proposed ROW on Hackamore Road.

9. The watermain alignment should be reviewed with the Hackamore Road plans at the time of final plat

to ensure watermain alignment along Hackamore Road is in the reserved utility corridor.

Agenda Attachment Item: 8b10.
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Erosion Control/SWPPP 

1. Preparation of and compliance with a SWPPP shall be required for construction.

2. Final erosion control plan including quantities to be provided for review at time of final plat.

Transportation 

1. All 28’ roads shall be signed no parking on one side of the roadway with no parking signs required

within all cul-de-sacs.

2. A lighting, signage and pavement marking plan shall be provided for review at time of final plat.

3. Construction plans should reference Corcoran standard detail plates for all street, sidewalk, & trail

sections.

4. Vertical and horizontal curves will be reviewed at time of final plat for conformity with design speed

requirements.

5. Location of B618 and surmountable curb shall be reviewed at final plat. B618 curb is typical for catch

basins and along green space, surmountable curb typically installed elsewhere.

6. Retaining wall along Hackamore Road curvature should be parallel from back of curve. Adjust

retaining wall to provide space remains between wall and Hackamore Road trail.

7. Temporary turnarounds may be required at end of roadway stubs and are determined at final plat.

8. Emergency access is routed adjacent to wetlands and low areas. The structural section of the

emergency access shall be determined at final plat. Subgrade improvements are anticipated to be

necessary to ensure it can support emergency vehicle access.

9. No parking has been proposed adjacent to amenity center. Corcoran roadway standards would

require no parking within the turnaround or on the south side of Street B as proposed.

10. The trail along Hackamore Road was reviewed vs the pedestrian crosswalk policy and no additional

improvements are recommended at this time as it is a crossing of a local roadway and includes

pedestrian ramps.

Grading /Stormwater 

1. Include scale on grading plan sheets.

2. Reroute CB K9 and K8 to drain into pond and not discharge directly into wetland.

3. All pedestrian ramps shall be ADA compliant and detailed designs shall be provided for all landings

showing elevations in compliance with those requirements at time of final plat.

4. Revise drainage easements on lot 20 to accommodate storm sewer.

5. Storm sewer structures within roadways should be relocated to lot lines as allowable to reduce

conflicts with driveways.

6. Adjust FES A14 to be a catch basin and not rely on FES as inlet structure.

7. Sumps will be required in all storm structures with drops in of 18” or greater as well as the last

accessible structures prior to stormwater basins.

8. Rational calculations shall be provided to confirm all pipe sizes and inlet capacity at the time of final

plat.

9. All drainage swales shall maintain a minimum of 2% slope and all slopes should be 4:1 or flatter

unless approved by the city engineer. There are several slopes including but not limited to north of

Street A, the northeast portion of the site and around wetlands/ponds which will need to be adjusted.
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10. All walls higher than 4’ shall be designed by a certified engineer and the design and certification of

those walls shall be provided to the city.

11. Provide culvert in county ditch for drainage under emergency access.

12. Shift CBMH A11A to provide sufficient easement width on both sides of pipe run or expand

easement.

13. Adjust CBMHs A16 & 15 to the end of the stub street to the north to capture street run-off and

minimize drainage to adjacent property. Curb or a berm may be required at end of roadway to ensure

roadway drainage is completely captured.

14. SWMP shall identify existing and proposed runoff rates offsite to the NW of lots 19 and 20 to ensure

that additional runoff isn’t directed onto adjacent yards.

15. Grading to the east of Street B turnaround shall be adjusted to capture runoff that is currently being

trapped on shared lot line.

16. Include and identify on plans the safety bench per Corcoran standard detail in all ponds.

17. All pond accesses to be 12’ wide and shown on plans. Revise access to Pond 2E to remain outside of

pond footprint.

18. Provide detail drawings for OCSs.

19. Stormwater management plan is reliant on wetlands to be filled adjacent to Hackamore Road. If

wetland impacts are not allowed, applicant will be required to adjust stormwater management plan

and site plan to accommodate.

20. Cleanouts and drain pipes for sump connections shall be kept separate from street drain tile.

21. Final street drain tile and drain tile clean-outs to be reviewed at time of final plat.

22. 2x3 CB I2 is not installed and curb is poured. Coordinate with Hackamore Road project.

23. If existing trees along north and east perimeter of development are utilized as a buffer, the grading

plan may need to be adjusted to ensure trees are not impacted.

24. Retaining walls should be natural stone if placed in City ROW or easements for overall development

plan.

25. The Construction Plans shall identify if any existing vegetation is planned to be utilized with the buffer

so they can be reviewed by the City for approval.

a. It is assumed that all wetland buffers will be established with the project.

b. A buffer establishment plan shall be provided noting the details on how and when the buffer

will be planted as well as a plan and schedule for the maintenance to ensure they are

properly established. The establishment plan shall identify specific seed mixes with the type

and rates at which the mixes shall be applied.

 Watermain/Sanitary Sewer 

1. Plan and profiles for all utilities shall be provided at the time of final plat submittals.

2. Valve locations to be reviewed at time of final plat. Generally, valves shall be located at all

intersections as one less valve than the number of legs. Valves should typically be located out from

the end radius points unless specific circumstances don’t allow.

3. Hydrant spacing to be reviewed by public safety at time of final plat.

4. Watermain adjacent to lot 27 shall be stubbed north to ensure it is  beyond the necessary buffering

for development.

5. Adjust location of MH19 south to ensure utilities in the development end with a manhole that is

accessible for maintenance.
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6. Install dead-end hydrant at end of stubbed street at north property boundary. Identify on plans where

watermain will end with development.

7. Utility stubs shall be extended as far as possible north along Street A.

8. Applicant shall adjust sewer connections to align with recommendations of the utility feasibility study.

9. Sanitary Sewer crossing of CR116 to utilize jacked steel casing and shall be approved by Hennepin

County.

10. Any sanitary sewer running parallel to the County Road shall be relocated to the development and out

of the County ROW.

11. Storm crossings requiring insulation will be reviewed at time of final plat.

12. Additional details on watermain along Hackamore Road and connection to watermain at Steeple

Chase Road shall be reviewed at final plat to clarify connection details and identify if any hydrants

would be necessary.

13. Adjust plantings along County Road 116 to avoid conflicts with sanitary sewer near Manhole 2.

End of Comments 



Memo 

 To: Kevin Mattson, PE Public Works 
Director  

From: Kent Torve, PE, City Engineer 

Steve Hegland, PE 

Project: Woodland Hills 

Preliminary Plat – SWMP Review 

Date: February 28, 2024 

Exhibits: 

This Memorandum is based on a review of the following documents: 

1. Preliminary Plat Woodland Hills of Corcoran, Prepared by Sathre-Bernquist, Inc., 02/08/2024.

2. Stormwater Management Plan, Prepared by AE2S, 02/09/2024.

Comments: 

Plan Review Comments 

1. Additional comments will be provided upon review of the information requested below, the already

submitted information, and/or other updated information.

2. The SWMP acknowledges the incorporation of the stormwater requirements from the Hackamore

Roadway project from this development. As changes to the SWMP are implemented, the project shall

continue to incorporate the necessary treatment requirements as identified in the agreement for this

development.

3. All draintile from sand filtration shall be connected to OCS or structure and should not discharge

directly to ditch or wetland.

Grading /Stormwater 

4. Identify the EOFs for Wetland 6, 7, and 9.

5. Show the ultimate EOF for the connected system of Wetland 7, Pond 2W, and Wetland 9.

6. Modify Pond 1SW to be a NURP pond with a shelf if feasible for WMC permitting.

7. Remove the isolated backyard sand basin. These basins are difficult for the HOA to maintain and it

does not receive pretreated water from a NURP pond.

8. Add OCSs for Pond 2E and Sand Basin 2NE.

9. Revise the low opening for Lot 16 based on the HWL of 997.36 at FES A14.

10. Revise grading around Lots 39 and 40 for the drainage easement to contain the 100-year event.

Wetlands 

11. Provide additional hydrology to Wetland 1 through rear yard swales for Lots 43, 44, 45, 56, 57, and

58.

12. To prevent dewatering of Wetland 7, modify the NWL of Pond 2W to match the NWL of Wetland 7 (or

within 0.5 feet). The existing conditions delineated edge/NWL of Wetland 7 appears to be 992.10

(instead of the 991.6 shown on proposed conditions).

13. The outlet for Wetland 9 should bypass Pond 1SW.

Agenda Attachment Item: 8b11.
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14. Add stormsewer and an FES at the delineated edge of Wetland 6 to maintain the NWL.

Model 

15. Revise Existing and Proposed CNs for the following:

a. Use “Good” Hydrologic Condition.

b. Pasture, grassland, or range CNs are intended to be used for areas that are grazed. It

appears like Meadow would be a more accurate representation of the site.

16. Revise the time of concentration calculation for EX-4 and PR-4 to only incorporate drainage within the

subcatchement.

17. Update the proposed model for the following:

a. PR-17, PR-16 should have time of concentrations based on the proposed model.

b. Update all wetland time of concentrations based on the developed condition of the proposed

subwatershed. Examples include PR-32 and PR-33.
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CITY OF CORCORAN 
8200 County Road 116, Corcoran, MN 55340 

763.420.2288 
E-mail - general@corcoranmn.gov / Web Site – www.corcoranmn.gov 

Memo 
To: Planning (Planners Lindahl and Davis McKeown) 

From: Lieutenant Burns 

Date: February 7, 2024 

Re: City File 23-032 Woodland Hills Preliminary Plat 

A Public Safety plan review meeting was held on February 7, 2024, to review the submitted industrial 
concept plans for the Oswald Farm site. The following were in attendance: Lieutenant Burns, Fire 
Chief Leuer, Fire Chief Farrens, Fire Chief Malewicki, Assistant Fire Chief Kodet, Building Official 
Geske, Planner Davis McKeown, and Construction Services Supervisor Pritchard.  

An early rendition of this application was also reviewed on December 6, 2023.The following were in 
attendance at this earlier meeting: Fire Chief Leuer, Fire Chief Farrens, Building Official Geske, 
Construction Services Supervisor Pritchard, Police Chief Gottschalk, Sargeant Ekenberg, and 
Planner Davis McKeown.   

The comments below are based on the preliminary review of the plans and are intended as initial 
feedback; further plan review will need to be completed as construction plans are finalized.  

1. No parking in cul-de-sacs
2. The lack of parking for the amenity center/pool/pool house is concerning. This does not

seem to consider where service staff will park vehicles.
3. The through-street is strongly preferred to the previous plan that showed two western cul-

de-sacs as this will allow for looped circulation.
4. Emergency access must be 20’ wide, 9-ton, and pass a roll-test.
5. Approach angle of the elevation change for the entrance to the right of Hackamore Road

must meet City specifications.

Agenda Attachment Item: 8b12.
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Hennepin County Transportation Project Delivery 
Public Works Facility, 1600 Prairie Drive, Medina, MN 55340 
612-596-0300 | hennepin.us

January 10, 2024 

Mr. Dwight Klingbeil 
City of Corcoran 
8200 County Road 116 
Corcoran, MN 55340 

Re: Woodland Hills of Corcoran (Received 1/02/24) 
Hennepin County Plat Review ID #4065 (Reviewed 12/12/2023) 

Mr. Klingbeil: 

Please consider the following county staff comments on the preliminary plat for the development of 60 
single family homes in the northeast corner of County Road (CR) 116 and Hackamore Road.  

Access: A primary access to Hackamore Road as shown in the preliminary plat is supported. A 
temporary emergency access to CR 116 will also be allowed with a barricade to prohibit access for non-
emergency vehicles. No pond access should be directed to the temporary access, and closure of this 
temporary access will be required when the parcels to the north are developed.  

Right-of-way: 65 feet half right-of-way is requested along CR 116 to accommodate the potential for 
future multi-modal, drainage and utility needs. In addition, staff requests a 25x25 sight triangle in the 
northeast quadrant of CR 116 and Hackamore Road. 

Storm Water/Drainage: Discharge rates must remain less than existing flow rates. The county storm 
water system will not take water from new drainage areas. Additional treatments may be needed if flow 
rates cannot match existing. Also, please update the plans to reflect the following: locate Sand Basin 
#3SW outside of the county’s proposed ROW, move the outlet for Pond #1SW so that it does not flow 
into the county ditch and add a culvert under the emergency access. Contact: Jordan Labat at 612-596-
0703 or Jordan.Labat@hennepin.us  

Permits: Please inform the developer that all construction within county right-of-way requires an 
approved county permit prior to beginning construction. This includes, but is not limited to, driveway 
and street access, drainage and utility construction, sidewalk/trail development, and landscaping. 
Contact: Michael Olmstead, Permits Coordinator at 612-596-0336 or michael.olmstead@hennepin.us   

Please contact Ashley Morello: 612-596-0359, ashley.morello@hennepin.us with any questions. 

Sincerely,  

Carla Stueve, PE 
County Highway Engineer 

Agenda Attachment Item: 8b13.
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Hennepin County Property Map Date: 12/8/2023

Comments:

1 inch = 800 feet

PARCEL ID: 3611923330010
OWNER NAME: Lakeview Development Co Llc
PARCEL ADDRESS: 19800  Hackamore Rd,Corcoran MN 55340
PARCEL AREA: 17.44 acres, 759,845 sq ft
A-T-B: Abstract
SALE PRICE: $1,800,000
SALE DATE: 02/2017
SALE CODE: Excluded From Ratio Studies
ASSESSED 2022, PAYABLE 2023

 PROPERTY TYPE: Residential
 HOMESTEAD: Non-Homestead
 MARKET VALUE: $1,700,000
 TAX TOTAL: $25,725.28

ASSESSED 2023, PAYABLE 2024
 PROPERTY TYPE: Residential
 HOMESTEAD: Non-Homestead
 MARKET VALUE: $1,700,400

This data (i) is furnished 'AS IS' with no 
representation as to completeness or 
accuracy; (ii) is furnished with no 
warranty of any kind; and (iii) is not suitable 
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  2023
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From: Dwight Klingbeil
To: Natalie Davis
Subject: Fw: March 12th planning meeting
Date: Wednesday, February 28, 2024 1:07:15 PM
Attachments: Outlook-o254e2fh.png

Natalie,

Please see the Public Comment from Sam Kuphal, 6450 Park Trail Road, regarding Woodland
Hills. 

This comment has been save in the project folder in the H:Drive. 

Thanks, 
Dwight Klingbeil
Planning Technician
Direct: 763-338-9290

From: Sam Kuphal <samuelkuphal@hotmail.com>
Sent: Tuesday, February 27, 2024 11:32 AM
To: Dwight Klingbeil <DKlingbeil@corcoranmn.gov>
Subject: Re: March 12th planning meeting

Yes it can be included in public discussion

Address is 
6450 Park Trail Rd
Corcoran MN 55340

Thank you 

Sent from my iPhone

On Feb 27, 2024, at 10:30 AM, Dwight Klingbeil
<DKlingbeil@corcoranmn.gov> wrote:


Good morning Sam, 

I'm reaching out to ask if you'd like your comment regarding Woodland Hills to be
included in the public record. If so, could you please confirm and provide your

Agenda Attachment Item: 8b14.
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address?

Thank you,
Dwight Klingbeil
Planning Technician
Direct: 763-338-9290
<Outlook-yjzy2oeb.png>

From: Dwight Klingbeil <DKlingbeil@corcoranmn.gov>
Sent: Friday, February 23, 2024 9:28 AM
To: Sam Kuphal <samuelkuphal@hotmail.com>
Subject: Re: March 12th planning meeting

Good morning Sam,

Thank you for your input on the Woodland Hills application. I will see to it that this
information is forwarded to the members of the Planning Commission ahead of
the March 12th meeting. 

Thanks, 
Dwight Klingbeil
Planning Technician
Direct: 763-338-9290
<Outlook-ggqkixk0.png>

From: Sam Kuphal <samuelkuphal@hotmail.com>
Sent: Friday, February 23, 2024 8:51 AM
To: Dwight Klingbeil <DKlingbeil@corcoranmn.gov>
Subject: March 12th planning meeting

This message was sent from outside of the organization. Please do not click links or
open attachments unless you recognize the source of this email and know the content is
safe.

Hello

We live at 6450 park trail road and would like to express concern with this project.
Cookie cutter developments have popped up on every side of us since moving here
about 6 years ago (and this development butts up to the south side of our property). 
Corcoran is slowly turning from a rural oasis into just another cookie cutter suburb.

We understand continued development is inevitable, but at the very least it would be



nice to see bigger lot size requirements per house to preserve some of the “Corcoran
charm”.

Thank you for your consideration.

Sam Kuphal
952-393-8628

Sent from my iPhone



From: sue olson
To: Dwight Klingbeil
Subject: Re: Woodland Hills Development
Date: Monday, March 11, 2024 11:53:34 AM
Attachments: Outlook-pztm1piu.png

Yes, We would like this to go in the public record. 

Thank You! 
Sent from my iPhone

On Mar 11, 2024, at 10:21 AM, Dwight Klingbeil
<DKlingbeil@corcoranmn.gov> wrote:


Susan,

Thank you for your comments regarding the Woodland Hills application. In
order for me to forward this to the Planning Commission, it will need to be
added into the public record. Could you confirm that you'd like this to be
included into the public record?

Thanks, 
Dwight Klingbeil
Planning Technician
Direct: 763-338-9290

From: Susan Olson <smstolson@gmail.com>
Sent: Sunday, March 10, 2024 2:39 PM
To: Dwight Klingbeil <DKlingbeil@corcoranmn.gov>
Subject: Woodland Hills Development

This message was sent from outside of the organization. Please do not click links or
open attachments unless you recognize the source of this email and know the content is
safe.

To whom it may concern, We are John and Susan Olson at 6440 Park Trail Road
Corcoran Mn 55340. We are concerned about the Woodland Hills development as our
southern boundary of our lot is on the north side of this development. We are
concerned about the final topography and placement and use of runoff ponds. Currently
we have a small pond on our southeast corner of our lot which is partially on our lot

mailto:smstolson@gmail.com
mailto:DKlingbeil@corcoranmn.gov



and partially on Woodland Hills side. At times in the spring or after rain days our se
corner is saturated and water run off flows into our neighbors to the east and downhill
to our neighbors to our ne on our culdesac through their yard keeping all areas saturated
for a good portion of time. We would like to have this runoff issue addressed and
corrected to improve and reduce runoff .
    The original plat for Woodland Hills appeared to have larger lots of the Houses
bordering us. We would rather have larger lots there to keep the rural feel in the area.
     As the development expands we would be interested in connecting to city water and
sewer. If these items can be acted upon we would appreciate your help in these matters.
Thank you, Best Regards.  John & Susan Olson 612-749-1900.       3/9/2024
Sent from my iPad



Natalie Davis
Rectangle
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Bearings are based on the Hennepin County
Coordinate System (NAD 83 - 1986 adj.)
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CERTIFICATE OF SURVEY

PREPARED FOR:

Lakeview Development Company, LLC

NO. BY DATE REVISION
1 CMT 3/3/2023 TOPO, UPDATE SURFACE, REMOVE BARN

2 ERJ 2/8/2023 UPDATE EG

FIELD CREW

All

DRAWN

CMT

CHECKED

DLS

DATE

12/28/2020

USE (INCLUDING COPYING, DISTRIBUTION, AND/OR
CONVEYANCE OF INFORMATION) OF THIS PRODUCT IS

STRICTLY PROHIBITED WITHOUT SATHRE-BERGQUIST, INC.'s
EXPRESS WRITTEN AUTHORIZATION.   USE WITHOUT SAID
AUTHORIZATION CONSTITUTES AN ILLEGITIMATE USE AND
SHALL THEREBY INDEMNIFY SATHRE-BERGQUIST, INC. OF

ALL RESPONSIBILITY.  SATHRE-BERGQUIST, INC.  RESERVES
THE RIGHT TO HOLD ANY ILLEGITIMATE USER OR PARTY

LEGALLY RESPONSIBLE FOR DAMAGES OR LOSSES
RESULTING FROM ILLEGITIMATE USE.

To: Lakeview Development Company, LLC, Custom Home Builders Title, LLC, and Old Republic National Title Insurance Company:

This is to certify that this map or plat and the survey on which it is based were made in accordance with the 2016 Minimum Standard Detail

Requirements for ALTA/NSPS Land Title Surveys, jointly established and adopted by ALTA and NSPS, and includes Items 1 - 4, 6a, 7a, 8, 9, 11

and 18 of Table A thereof. The field work was completed on December 15th, 2020.

Date of Plat or Map: January 11, 2021

________________________________________________________

Daniel L. Schmidt, PLS       Minnesota License No. 26147

Hennepin County
TWP:119-RGE.23-SEC.36

1

FILE NO.

3

3120-068

CORCORAN,
MINNESOTA

5) Benchmark: Elevations are based on Hennepin County Control Point Name: HACK which has an elevation of: 970.69 feet (NAVD88).

6) Zoning Information: The current Zoning for the subject property is RSF-2 (Single Family Residential 2) per the City of Corcoran's zoning map dated

September 2020.  The setback, height, and floor space area restrictions for said zoning designation were obtained from the City of Corcoran found on their web

site on the date of December 28, 2020 and are as follows:

Principal Structure Setbacks - Front: 100 feet (County Road No. 116)

Front:   20 feet (Hackamore Road

Front Porch (≤ 120 sq. ft.): 15 feet

Side (Living): 10 feet

Side (Garage): 5 feet

Rear: 30 feet

Maximum Principal Building Height: 35 feet

Please note that the general restrictions for the subject property may have been amended through a city process. We could be unaware of such amendments if they

are not in a recorded document provided to us.  We recommend that a zoning letter be obtained from the Zoning Administrator for the current restrictions for this

site.

We have not received the current zoning classification and building setback requirements from the insurer.

11) Utilities: We have shown the location of utilities to the best of our ability based on observed evidence together with evidence from the following sources: plans

obtained from utility companies, plans provided by client, markings by utility companies and other appropriate sources.  We have used this information to

develop a view of the underground utilities for this site.  However, lacking excavation, the exact location of underground features cannot be accurately,

completely and reliably depicted.  Where additional or more detailed information is required, the client is advised that excavation may be necessary. Also, please

note that seasonal conditions may inhibit our ability to visibly observe all the utilities located on the subject property. A Gopher State One Call was submitted for

this survey. Please reference Ticket No. 203451879 for a list of utility operators in this area.

18) Wetland Delineation: The wetland delineation was preformed by Kjolhaug Environmental Services Company and was flagged on 10/1/2020. Sathre-Bergquist

located the wetland flags on 12/15/2020.

DETAIL B

DETAIL A DESCRIPTION OF PROPERTY SURVEYED

(Per Schedule A of the herein referenced Title Commitment)

Parcel 1:

The East 450.00 feet, as measured along the north and south lines, of the South 933.80 feet as measured at right angles to the

south line, of the Southwest Quarter of the Southwest Quarter (SW 1/4 of SW 14) of Section 36, Township 119, Range 23,

Hennepin County, Minnesota.

Abstract Property.

Parcel 2:

The South 933.80 feet of the Southwest Quarter of the Southwest Quarter (SW 1/4 of SW 14) of Section 36, Township 119,

Range 23, Hennepin County, Minnesota, as measured at right angles to the south line thereof; except the East 450 feet as

measured along the north and south lines thereof, and except that part thereof which lies West of a line parallel with and

distant 40 feet East of the West line of said section.

Abstract Property.

Parcel 3:

That part of the Southwest Quarter of the Southwest Quarter (SW 1/4 of SW 1/4), of Section 36, Township 119, Range 23,

lying North of the South 933.80 feet as measured at right angles to the South line thereof.  Except the West 450.00 feet of the

North 200.00 feet as measured at right angles to the North and West lines thereof.  Also except the West 40.00 feet of said

Southwest Quarter of the Southwest Quarter, Hennepin County, Minnesota.

Abstract Property.

ALTA/NSPS OPTIONAL TABLE A NOTES

(The following items reference Table A optional survey responsibilities and specifications)

2) Site Address: PARCEL 1 - PID: 3611923330009 - 19710 Hackamore Road, Corcoran, Minnesota 55340

PARCEL 2 - PID: 3611923330010 - 19800 Hackamore Road, Corcoran, Minnesota 55340

PARCEL 3 - PID: 3611923330007 - 6320 County Road No. 116, Corcoran, Minnesota 55340

3) Flood Zone Information: This property appears to lie in Zone X (areas determined to be outside the 0.2% annual

chance floodplain), Zone X (Areas of 0.2% annual chance flood; areas of 1% annual chance flood with average depths

of less than 1 foot or with drainage areas less than 1 square mile; and areas protexted by levees from 1% annual chance

flood), and Zone A (No Base Flood Elevations Determined) per Flood Insurance Rate Map, Community Panel No.

27053C0158F, effective date of November 4th, 2016.

4) Parcel Area Information: Parcel 1: Gross Area: 405,457 s.f. ~  9.308 acres

Wet Area: 182,495 s.f. ~  4.190 acres

Net Area: 222,962 s.f. ~  5.119 acres.

Parcel 2: Gross Area: 759,749 s.f. ~  17.441 acres

Wet Area: 99,391 s.f. ~  2.282 acres

Net Area: 660,358 s.f. ~  15.160 acres.

Parcel 3: Gross Area: 435,407 s.f. ~  9.996 acres

Wet Area: 39,211 s.f. ~  0.900 acres

Net Area: 396,196 s.f. ~  9.095 acres.

Totals: Gross Area: 1,600,613 s.f.~  36.745 acres

Wet Area: 321,097 s.f. ~  7.371 acres

Net Area: 1,279,516 s.f.~  29.374 acres.

SURVEY LEGEND

X
X

WB

SURVEY REPORT

This map and report was prepared with the benefit of  a Commitment for Title Insurance issued by Old Republic Natioinal Title Insurance Company, File No.

HB-45094, dated November 13, 2020.

1) We note the following with regards to Schedule B of the herein referenced Title Commitment:

a) Item no.'s 1-10 are not survey related

b) Item no. 11. NOTE:  We have been informed that the property described at Item No. 5 of Schedule A is being platted as a part of the

current transaction.  The new plat must be recorded prior to closing or, if it is to be recorded with the other closing

documents, it must be signed by all appropriate parties and governmental agencies, including the county surveyor, prior

to closing.  In addition, real estate taxes must be paid in full for all of the underlying tax parcels for the year in which the

plat is recorded.

c) Item no. 12. Terms and conditions of Centerline Easement, in favor of Northern States Power, the right, privilege and easement to

construct, operate and maintain a wood pole electric transmission line, as created in document dated June 10, 1958,

filed October 10, 1958, as Document No. 3141415.

Terms and conditions of Centerline Easement, in favor of Northern States Power, as created in document dated March

23, 1959, filed March 26, 1959, as Document No. 3168450. This easement is granted to supersede and cancel that

certain Document No. 3141415, dated June 10, 1958, and filed of record on October 10, 1958.

Partial Release of Easement dated November 28, 1972, filed November 30, 1972, as Document No. 3986476,

excepting and reserving a strip of land 75 feet in width being 37.5 feet on either side of the following described line to

wit:  Beginning at a point on the West line of said Section 36, said point being 9 feet North of the South 1/16 Section

line; thence East to point on the East line of Section 36, 9 feet North of the South 1/16 line of Section 36 and there

terminating. Shown hereon.

d) Item no. 13. Terms and conditions of Easement for drainage purposes, in favor of Hennepin County, as created in document dated

February 27, 1968, filed April 23, 1968, as Document No. 3710888.  Shown hereon.

e) Item no. 14. Subject to Hennepin County State aid Highway No. 116, Plat 21, filed December 6, 1973, as Doc. No. 4057045. Shown hereon.

f) Item no. 15. A portion of the property contains wetlands which may be subject to federal, state, or local regulation.  The right to use

or improve these wetlands is excepted herein. See Table A, Item No. 18.

g) Item no. 16. Subject to Hackamore Road as laid out and traveled over the South 33 feet, more or less. Adjacent to and south of parcels.

h) Item no. 17. Subject to County Road No. 116 as laid out and traveled over the West 33 feet, more or less. Adjacent to and west of parcels.

2) Observations/Comments noted hereon per field survey such as (but not limited to): access, occupation, and easements and/or servitudes:

a) A fence appears to meander the north and east lines of Parcel 3 and Parcel 1. Ownership of said fences is unknown to the surveyor.

Site

SATHRE-BERGQUIST, INC.
14000 25TH AVENUE NORTH, SUITE 120
PLYMOUTH MN 55447    (952) 476-6000

WWW.SATHRE.COM
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STAFF REPORT Agenda Item: 8c. 
City Council Meeting:  
March 28, 2024 

Prepared By:  
Kendra Lindahl, AICP 

Topic:  
Easement Vacation for Tavera 4th (City File No. 24-004) 

Action Required: 
Approval  

Review Deadline:  May 25, 2024 

1. Application Request

U.S. Home, LLC (Lennar) (the applicant) is requesting vacation of a portion of the drainage and 
utility easements over Lots 10 and 11, Block 2, Tavera 4th Addition.  

2. Background

The 20-foot wide drainage and utility easement shown on the preliminary plat were expanded to 
30 feet with the final plat. The City Engineer requested the extra width to accommodate the 
storm sewer that is located in that easement. Unfortunately, the applicant’s final PUD plans did 
not identify the small encroachment of the twinhomes on these lots into the easement. Due to 
the layout of the twinhome lots, the buildings cannot be shifted on the existing lots.  

The applicant is requesting vacation of 0.25 sq. ft. of easement on Lot 10, Block 2 and 0.89 sq. 
ft. of easement on Lot 11, Block 2. The City Engineer has reviewed the request and determined 
that the small easement area is not required and the remaining easement will be adequate to 
access the storm sewer in the future. 

3. Recommendation

Move to adopt Resolution 2024-22 approving the easement vacations for Tavera 4th Addition. 

Attachments 

1. Resolution 2024-22 approving the easement vacation for Tavera 4th Addition

2. City Engineer’s Memo dated March 18, 2024

3. Easement vacation exhibits

4. Tavera 4th Final Plat



City of Corcoran           March 28, 2024 
County of Hennepin 
State of Minnesota  

RESOLUTION NO. 2024-22 
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Motion By:   
Seconded By: 

APPROVING VACATION OF DRAINAGE AND UTILITY EASEMENTS FOR “TAVERA 4TH 
ADDITION” SUBDIVISION (CITY FILE 24-004) 

WHEREAS, U.S. Home, LLC (Lennar) (“the applicant”) has requested approval of easement 
vacations within the subdivision: 

WHEREAS, the applicant has requested vacation of that portion of the existing easements legally 
described as follows: 

See Attachment A 

WHEREAS, the Corcoran City Council considered this item at a Public Hearing; 

WHEREAS, notice of the public hearing was mailed to all landowners of property directly 
abutting the area to be vacated and to all utility companies serving the area; 

WHEREAS, notice of the public hearing was published in the official newspaper; 

WHEREAS, the City finds that the existing drainage and utility easements are no longer 
required; 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 following vacation, 
subject to the following conditions: 

1. The applicant must record the resolution approving the vacation at Hennepin County and
provide the City of Corcoran with proof of recording.

2. The applicant must record the resolution approving the vacation prior to issuance of
building permits on Lot 10 and Lot 11, Block 2, Tavera 4th Addition.

VOTING AYE VOTING NAY 
 McKee, Tom   McKee, Tom 
 Bottema, Jon  Bottema, Jon 
 Nichols, Jeremy   Nichols, Jeremy  
 Schultz, Alan  Schultz, Alan 
 Vehrenkamp, Dean  Vehrenkamp, Dean 

Whereupon, said Resolution is hereby declared adopted on this 28th day of March 2024. 



City of Corcoran           March 28, 2024 
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________________________________ 
Tom McKee - Mayor 

ATTEST: 

____________________________________ City Seal 
Michelle Friedrich – City Clerk 
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County of Hennepin 
State of Minnesota  

RESOLUTION NO. 2024-22 

Page 3 of 3 

Attachment A – Legal Description 

All that part of the 15 foot easement parallel with the southerly line of Lot 10, Block 2, TAVERA 
4TH ADDITION, according to the recorded plat thereof, Hennepin County, Minnesota, described 
as follows: 

Commencing at the southeasterly corner of said Lot 10, thence North 73 degrees 51 
minutes 47 seconds West assumed bearing along the south line of said Lot 10, 31.95 
feet; thence North 16 degrees 08 minutes 13 seconds East, 15.00 feet to the northerly 
line of said 15 foot easement and the point of beginning; thence South 73 degrees 51 
minutes 47 seconds East along said northerly, 2.60 feet; thence North 78 degrees 21 
minutes 20 seconds West, 2.60 feet to the westerly line of said easement; thence North 
16 degrees 08 minutes 13 seconds East along said westerly line, 0.20 feet to the point of 
beginning. 

AND 

All that part of the 15 foot easement parallel with the northerly line of Lot 11, Block 2, TAVERA 
4TH ADDITION, according to the recorded plat thereof, Hennepin County, Minnesota, described 
as follows: 

Commencing at the northeasterly corner of said Lot 11, thence North 73 degrees 51 
minutes 47 seconds West assumed bearing along the north line of said Lot 11, 31.95 
feet; thence South 16 degrees 08 minutes 13 seconds West, 15.00 feet to the south line 
of said 15 foot easement and to the point of beginning; thence South 75 degrees 51 
minutes 47 seconds East, 4.83 feet along said south line; thence North 69 degrees 26 
minutes 00 seconds West, 4.85 feet to the west line of said easement; thence South 16 
degrees 08 minutes 13 seconds West along said west line, 0.37 feet to the point of 
beginning. 



Memo 

  To: Kevin Mattson, PE  

Public Works Director 

From: Kent Torve, PE City Engineer  

Steven Hegland, PE 

Project: Tavera 4th Easement Vacation Date: March 18, 2024 

Exhibit: 

This review is based on the following document: 

• Vacation exhibit Lot 10 Block 2

• Vacation exhibit Lot 11 Block 2

Comments: 

• We take no exception with the vacation of these easements.

End of Memo 
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STAFF REPORT Agenda Item: 8d. 
City Council Meeting:  
March 28, 2024 

Prepared By:  
Kendra Lindahl, AICP 

Topic:  
Easement Vacation for Tavera 6th (City File No. 23-033) 

Action Required: 
Approval  

Review Deadline:  April 7, 2024 

1. Application Request

U.S. Home, LLC (Lennar) (the applicant) is requesting vacation of drainage and utility 
easements over Outlots B, C, K and J, Tavera 4th Addition. The vacation of the easements will 
allow development of the 79 lots in Tavera 6th Addition.  

2. Background

As part of the Tavera subdivision, blanket drainage and utility easements and perimeter 
easements were provided over the outlots. The easements are requested to be vacated as new 
easements will be provided with Tavera 6th Addition and the old easements are no longer 
needed. The easement vacations will be filed with the plat that dedicates the new easements. 

3. Recommendation

Move to adopt Resolution 2024-21 approving the easement vacations for Tavera 6th Addition. 

Attachments 

1. Resolution 2024-21 approving the easement vacation for Tavera 6th Addition

2. City Engineer’s Memo dated March 18, 2024

3. Easement vacation exhibit – Outlots B, C, J and K

4. Tavera 4th Addition
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Motion By:       

Seconded By:       
 

 
APPROVING VACATION OF DRAINAGE AND UTILITY EASEMENTS FOR “TAVERA 6TH 

ADDITION” SUBDIVISION (CITY FILE 23-033) 
  

WHEREAS, U.S. Home, LLC (Lennar) (“the applicant”) has requested approval of easement 
vacations within the subdivision: 
 
WHEREAS, the applicant has requested vacation of the existing easements legally described as 
follows: 
 

See Attachment A 
 

WHEREAS, the Corcoran City Council considered this item at a Public Hearing; 
 
WHEREAS, notice of the public hearing was mailed to all landowners of property directly 
abutting the area to be vacated and to all utility companies serving the area; 
 
WHEREAS, notice of the public hearing was published in the official newspaper; 
 
WHEREAS, the City finds that the existing drainage and utility easements are no longer 
required as new easements will be dedicated with the plat for the Tavera 6th Addition; 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 following vacation, 
subject to the following conditions: 

 
1. Approval of the vacation is contingent upon approval of the final plat for Tavera 6th 

Addition and dedication of new easements. 
 

2. The applicant must record the resolution approving the vacation at Hennepin County and 
provide the City of Corcoran with proof of recording. 
 

3. The applicant must record the resolution approving the vacation prior to recording the 
final plat for Tavera 6th Addition. 

 
 
  

VOTING AYE       VOTING NAY 
 McKee, Tom        McKee, Tom 
 Bottema, Jon       Bottema, Jon 
 Nichols, Jeremy       Nichols, Jeremy  
 Schultz, Alan       Schultz, Alan 
 Vehrenkamp, Dean      Vehrenkamp, Dean 
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Whereupon, said Resolution is hereby declared adopted on this 28th day of March 2024. 

 
 

________________________________ 
Tom McKee - Mayor 

 

ATTEST: 
 
____________________________________      City Seal 
Michelle Friedrich – City Clerk 
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Attachment A – Legal Description 
 

All Drainage and Utility easements lying over under and across Outlots B, C, K, and J, 
TAVERA 4TH ADDITION, according to the recorded plat thereof, Hennepin County, 
Minnesota. 
 



   Memo 

 

 

  

  To: Kevin Mattson, PE  

Public Works Director 

From: Kent Torve, PE City Engineer  

Steven Hegland, PE 

    

Project: Tavera 6th Addition Easement Vacation  Date: March 18, 2024  

    

 

Exhibit:            

 

This review is based on the following document: 
 

• Vacation Exhibit for Outlots B, C, J and K 

• Vacation Exhibit for Outlots A and B 

Comments: 

 

• We take no exception with the vacation of these easements.  

• New easements for the necessary areas will be dedicated with the 6th Addition Plat.  

 
 
 

End of Memo 
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STAFF REPORT Agenda Item: 8e.
City Council Meeting:  
March 28, 2024 

Prepared By:  
Kendra Lindahl, AICP 

Topic:  
Sketch Plan for “Corcoran Industrial Northeast” at 10585 
County Road 101 (PID 01-119-23-11-0001) (city file no. 24-
010) 

Action Required: 
Review and Comment 

Review Deadline:  April 29, 2024 

1. Request

Hempel Real Estate has submitted a request for review of a sketch plan for an industrial 
park on the property at 10585 County Road 10. The applicant asks for Council feedback 
before proceeding with the environmental review process and formal submittal. 

2. Context

Zoning and Land Use 

The 80.67-acre site is guided Light Industrial in 
the Comprehensive Plan and zoned Light 
Industrial (I-1). The site is located within the 
Metropolitan Urban Service Area (MUSA) in 
phase I of the sewer staging plan. The site is 
also subject to the Northeast District Design 
Guidelines. This is the only remaining parcel of 
industrial land in the Northeast District. 

Surrounding Properties 

All surrounding properties are located within the 
MUSA and Northeast District. The properties to 
the north are in the city of Rogers and are 
planned for residential uses and protected 
natural resources. Properties to the east across 
County Road 101 are in the city of Maple Grove 
and planned for low density residential. The 
property to the south is guided and zoned Light 
Industrial and developed as North Central 
International (formerly known as Nelson 
International). The property to the west is guided 
Mixed Use and Low Density Residential, zoned 

Figure 1- Northeast District Plan
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General Mixed Use and Single Family Residential 2 (RSF-2) and developed with the 
Stieg farm.  
 
Natural Characteristics of the Site 
 
The wetland delineation shows a wetland on the north and two wetlands on the south 
portion of the site. The Natural Resources Inventory (NRI) map identifies wetlands on 
the south portion of the site and these are shown as medium quality wetlands on the 
Natural Resource Communities Quality Ranking map. The Parks and Trails map shows 
that same area as part of the Greenway Corridor.  
 

3. Analysis 
 
Concept Plan 
 
The concept plan includes two buildings intended for commercial distribution and/or 
manufacturing. Both uses are permitted in the I-1 zoning district. The east building is 
340,000 square feet and the west building is 200,000 square feet. 

 
The concept orients the truck docks and trailer parking between the building to screen 
from adjacent properties. Stormwater ponding is planned on the perimeter of the site 
and intended to be coordinated with landscaping to buffer from the new public streets 
and adjacent properties.  
 
The applicant intends to apply for approval of a business park development under 
standard zoning. “The purpose of the I-1, Light Industrial District is providing for the 
establishment of warehousing and light industrial development. The overall character of 
the I-1 District is intended to have a low impact manufacturing/warehouse character. 
Industrial uses allowed in this district shall be limited to those which can compatibly 
exist adjacent to both lower intensity business uses and high intensity manufacturing 
uses and which have limited amounts of truck traffic. Because I-1 may abut residential 
uses the I-1 uses are regulated in height, lot coverage, setbacks, landscaping, loading 
and use type so as to facilitate compatibility between these uses and residential 
development. New development within this district will be allowed only when a full range 
of municipal services and facilities are available to serve the area.” 
 
Lot Standards and Building Setbacks 
 
The applicant indicates that the site will be developed in two phases with the eastern 
building in phase 1. The property will be required to be platted to accommodate new 
public streets. The two building lots will be separated by north-south lot line dividing the 
truck court, but no internal lot lines are shown on the plans. The concept appears to 
indicate two platted lots and two outlots. The lots would need to comply with the I-1 
district standards shown in the table below: 
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 Required 
Minimum lot area  1 acre 
Minimum lot width  100 ft. 
Minimum lot depth  200 ft. 
Setbacks  

Front, from major roadways 100 ft. 
Front, from all other streets 50 ft. 
Side  20 ft. 
Rear  20 ft. 
Adjacent to residential 50 ft. 

Maximum Principal Building Height  45 ft. 
Maximum impervious surface coverage** 70% 

  
The buildings appear to comply with the minimum setback requirements from front lot 
lines, but internal lot lines are not shown on the concept plan. A variance will be 
requested to allow a zero setback for internal parking and loading areas and this is 
discussed in the parking section of the staff report. 
 
Buildings/Architecture 

 
The applicant has not provided 
any architectural details for the 
proposed buildings but has 
provided some conceptual 
renderings. Building design 
must comply with Section 
1060.050, Subd. 1(C) which 
provides standards for buildings 
in non-residential zoning 
districts.  
 
Additionally, the applicant must 
comply with the Northeast 
District standards for materials 
and be designed to break up 
long elevations. 
 

Parking and Drive Aisles 
 
Section 1060 of the Zoning Ordinance establishes the minimum number of parking 
spaces required based on the gross sq. ft. of floor area for each land use. The plans 
show 402 parking stalls and 138 trailer parking spaces. The uses are currently 
undefined, but this would appear to meet the parking requirements for a 
warehouse/distribution center with limited office space. The final parking calculation 
would be determined with the plat and site plan application.  

Figure 2 - conceptual building elevations 
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Section 1060.060 requires that parking and drive aisles be setback 100 feet from 
County Road 116 and County Road 30, 50 feet from new public streets and 10 feet from 
the side and rear property lines. The concept plan shows compliance with the setback 
standards except for the internal truck court. The trailer parking spaces are located in 
the truck court and would be screened from the new public street by an 8-foot berm. 
 
The applicant will create a lot for each of the buildings and request a zero setback for 
shared parking, loading or drive aisles. This will require a variance.  

 This type of zero setback in a business park is common (and is allowed in the 
GMU district), but the Council should provide feedback on the potential variance.  

 In lieu of the variance, the applicant could request an ordinance amendment to 
allow a zero setback for developments such as this.  

 
The Northeast District standards include additional parking requirements: 

 Bike racks are required to be provided.  
 Parking bays shall have landscape islands at each end of the parking bay and 

bays in excess of 15 spaces in length shall be divided by intermediate islands. 
Trees are required in these islands. End island must be at least 360 square feet 
of area and Intermediate landscape islands shall provide at least 180 square feet 
of planting area. The plans appear to show compliance for the standard parking 
stalls.   

o The trailer parking in the truck court does not provide the internal islands 
but does provide islands on the ends of the rows. The truck parking area 
would not function well with those islands. Staff does not believe the 
standards were intended for truck parking areas like this, but the 
ordinance does not provide an exemption. The applicant will be required 
to request a variance or a code amendment. Council should provide 
direction.  

 A landscape buffer shall be provided between all parking areas and the public 
sidewalk. The buffer shall consist of shade trees, low shrubs or perennial flowers 
and a decorative fence or masonry wall. Plantings and parking lot screen walls or 
fences shall be no less than three feet and no more than four feet in height to 
allow views into and out of parking areas. There is an 8-foot landscaped berm 
screening the truck bays and a 3-foot berm adjacent to the parking areas.  

 
The plans appear to show compliance, but additional details would need to be provided 
with the preliminary plat submittal to confirm. 
 
Landscaping 
 
The Northeast District Guidelines recommend site layout and landscaping should be 
designed to work with the existing topography of the area, wooded areas, wetlands and 
natural viewsheds and corridors. Landscaping in the Northeast District must be selected 
from a list of approved landscape materials.  
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The site is subject to the landscape standards in Section 1060.070 which requires the 
following: 

- One overstory tree per 1,000 sq. ft. of gross building floor area or one tree per 50 
lineal ft. of site perimeter, whichever is greater. 

- One understory shrub for each 300 sq. ft. of building or one tree per 30 lineal ft. 
of site perimeter, whichever is greater. 

- The planting screen shall consist of hardy trees that will provide a minimum of 
80% opacity year-round. Planting screens shall contain a mix of overstory and 
understory planting and a mix of deciduous and coniferous materials.  

 
The proposed plans show 542,000 square feet of building area which would require 540 
overstory trees and 1,807 shrubs, based on the gross building floor area for the 
development. The landscape plan assumed only 500,000 square feet of building and 
showed compliance with that requirement. The final plan will determine landscape 
requirements and will be confirmed with the formal application. 
 
Section 1060.060 requires that parking areas with four or more stalls shall be screened 
from properties guided or zoned residential and from public streets. Screening to a 
height of at least three ft. shall be provided to screen vehicle headlights. The concept 
plan shows compliance.  
 
Section 1060.060, Subd. 3(B.9) of the Zoning Ordinance prohibit off-street loading 
areas within 300 ft. of residentially zoned or guided property unless they are screened 
by an intervening building. Loading areas not requiring screening by an intervening 
building shall be screened from adjacent residentially zoned or guided property by the 
use of berms, fences, or walls to provide 100% opacity to a height of at least 10 ft.  The 
plans show compliance with these requirements.  
 
The Northeast District guidelines take these standards a step further and require 
Loading docks or overhead doors shall be oriented away from County Roads or 
residential property wherever reasonable, as determined by the City. If not reasonable 
and the loading docks or overhead doors are visible from County Roads or residential 
property, they shall be screened to 80% opacity year-round consistent with Section 
1060.070 Subd. 2(J) of the City Code. 
 

 The plan shows the buildings more than 300 feet from the residential property to 
the west and the loading areas are fully screened from the east and west by the 
building.  An 8-foot landscape berm is provided north and south of the loading 
area to provide screening. This concept appears to comply with both the Section 
1060 and Northeast District requirements.  
 

  



Page 6 of 9 
 

Buffer Yard 
 
In addition to the landscaping requirements noted above, 
Section 1060.070, Subd. 2.J.1 requires buffer yards to be 
provided in perpetuity. Easements shall be required over the buffer 
yard to protect in perpetuity. The code requires the developer to 
provide a Buffer Yard D on the in the southeast corner (shown 
by the red circle in Figure 2) because the adjacent is zoned 
RSF-2. However, the code allows the Council to waive the buffer 
requirement when there are existing topographical features on 
vacant lands such as hills and swales. Existing topographical 
features on vacant lands such as hills and swales. 
 

 Council has the discretion to waive the buffer requirement 
in the southeast corner. Staff believes that retaining the 
natural areas adjacent to the wetland meets the intent of 
the buffer requirement, but Council should provide 
direction.  
 

Parks and Trails 
 
Under the current ordinance, park dedication of land is required at 4% of the net pre-
development area for Commercial and Industrial land or market equivalent in cash. Net 
acreage is not available at this time; 3.23 acres of park land dedication would be 
required based on the gross land area. Wetlands on site will impact the final park 
dedication area calculations (net and gross) which must be provided with final plat 

application. The park dedication may be a combination of land 
for the trail and cash to satisfy the park dedication requirements. 
 
The Parks and Trails Plan map from the Comprehensive Plan 
identifies a proposed off-road trail along the length of the west 
property line. However, since the comprehensive plan was 
completed, the Three Rivers Park District Diamond Lake 
Regional Trail alignment has been modified. The image on the 
left shows that the regional trail would be located on the 
property next door. The applicant must work with the City and 
Three Rivers Park District to determine whether an off-road trail 
will be required on this property. A 20-foot easement would be 
required for any off-road trail. Park dedication credit would be 
given for the net acreage of the easement for off-road trails 
shown on the Comprehensive Plan. An on-road trail is planned 
on County Road 101 and on the future County Road 117 
extension to the north in Rogers.  
 

Additionally, the Northeast district plan requires a sidewalk on side and a trail on the 
other side of the collector street (the south street) and sidewalks on both sides of the 

Figure 3 - Buffer Yard 

Figure 4-Diamond Lake 
Regional Trail 
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local street (the north street). The plans show a trail on the north side of the collector 
street but no sidewalk and a sidewalk on only one side of the local street. This is not 
consistent with the standards and should be updated. Staff notes that those streets both 
abut outlots not planned for development but the option for pedestrian routes on both 
sides of the new streets provides more options for connection when the property to the 
west is developed. 

 
Access/Streets 
 
The Northeast District was developed in conjunction 
with and using funds from Hennepin County. The 
location of the accesses onto County roads was 
conceptually approved by Hennepin County as part 
of that plan, but Hennepin County will review those 
access points as part of a formal development 
application.  
 
The concept plan is consistent with the street plan in 
the Northeast District. The plan shows extension of 
the public street at the Nelson International access 
as planned with that project and a new public street 
on the north side of the project as planned. This road 
location allows the developer to avoid the northern 
wetland and comply with County spacing guidelines.  
 
While not required, the City shared this concept with the City of Maple Grove. The city 
provided comments that have been included in the packet. The City of Maple Grove has 
plans for a street connection further south, but that location would make industrial 
development in Corcoran very difficult. City staff will continue to work with Hennepin 
County on the access location. We anticipate that turn lanes will be required to be 
constructed on County Road 101 for the northern access.  
 
The plans show an 80-foot right-of-way for the south road and a 60 ft. right-of-way for 
north road. This is consistent with the Northeast District standards. 
 
The attached engineer’s memo provides additional comments on this plan. A feasibility 
study would be completed in conjunction with the environmental review for the site. This 
would include a full traffic study. 
 
Utilities 
 
The site is located within the MUSA boundary and will be served by sewer and water. 
The applicant will be responsible for extending utilities to serve the site. These 
requirements will be further evaluated as part of the feasibility study that will be 
completed as part of the EAW. 
 

Figure 5 - NE district street plan 
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The NE water study identified a potential well location on this property. The City will 
evaluate the need for a well lot to be dedicated as part of the feasibility study. 
 
Stormwater 
 
As part of the development review plan, the applicant would be required to comply with 
state, watershed and local stormwater standards. 
 
The Northeast District guidelines describe a mix of ponds, fountains and other water 
elements providing focal amenities should be employed within a framework of an 
environmentally responsible and visually pleasing strategy to manage stormwater. 
 
A stormwater management plan shall be provided by the applicant to confirm the 
proposed stormwater facilities are in accordance with the City of Corcoran and 
watershed standards.  
 
There is FEMA floodplain in the north portion of the site. The stormwater management 
system shall be outside the floodplain. 
 
Public Safety 
 
Public Safety Committee reviewed the plans and provided attached letter regarding 
access and fire code issues. 
 
Other Northeast District Standards 
 
In addition to the items previously discussed, the Northeast District requires all new 
developments to include at least three of the following resiliency options: xeriscaping, 
rain gardens/bio retention systems, landscaping with native species, green rooftops, 
aesthetic design, urban gardens, solar/wind energy or electric vehicle infrastructure. At 
this time, it is unclear which of these may be incorporated except that the plans do show 
some public plaza spaces. 
 
Environmental Assessment Worksheet (EAW) 
 
An EAW is required for the warehousing or light industrial facilities that exceeds 
300,000 sq. ft. An EIS is required if the facility exceeds 750,000 sq.ft. An EAW will be 
required for this project. 
 
The EAW is not meant to approve or deny a project, but instead act as a source of 
information to guide approval and permitting decisions. 
 
If the Council supports the concepts as shown by the applicant, City staff would prepare 
a scope of work, schedule and cost estimate for the EAW. No formal development 
application (preliminary plat, site plan, etc.) may be approved until the EAW process is 
complete.  
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Summary 
 
The proposed uses appear to be consistent with the uses allowed in the BP district and 
the only variance specifically called out by the applicant is a parking setback variance 
internal to the site.  
 
The next steps would be: 

1. Completion of the EAW 
2. Application for Preliminary Plat, Variance and Site Plan Approval 
3. Application for Final Plat (and Development Contract) Approval. 

 
4. Recommendation 

 
Staff recommends that the City Council review and discuss the sketch plan and provide 
the applicant with informal comments.  
 
Any opinions or comments provided to the applicant by the City Council are considered 
advisory only and shall not constitute a binding decision on the request. 
 
Attachments 

1. Site Location Map 
2. Concept Site Plan and Example Elevations received January 29, 2024 
3. Narrative received January 29, 2029 
4. City Engineer Memo dated March 19, 2024 
5. Public Safety Memo dated March 6, 2024 
6. Hennepin County email dated March 6, 2024 
7. City of Maple Grove comments received March 20, 2024 
8. Land Use Plan 
9. Parks and Trails Plan Map 
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BUILDING  DATA
TOTAL BUILDING AREA (EAST) ±300,000 SF

TOTAL BUILDING AREA (WEST) ±200,000 SF

PERCENT OF TOTAL PROPERTY AREA 14.23%

MAXIMUM BUILDING HEIGHT 45 FT

MAXIMUM IMPERVIOUS COVERAGE 70%

PARKING SUMMARY

REQUIRED PARKING 334 SPACES
@ 1/1,500 SF

PROPOSED PARKING (PASSENGER) 372 SPACES

PROPOSED PARKING (TRAILER) 138 SPACES
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ASPHALT PAVMENT
SEE DETAILS FOR SECTION

CONCRETE PAVEMENT
SEE DETAILS FOR SECTION

LANDSCAPE AREAS
SEE GRADING PLAN FOR DETAILS

PROPERTY SUMMARY
TOTAL PROPERTY AREA 80.67 AC

PROPOSED IMPERVIOUS AREA 28.78 AC (35.7%)

PROPOSED PERVIOUS AREA 51.89 AC (64.3%)

AREA OF WETLAND IMPACT 21.36 AC

SITE DATA
EXISTING ZONING I-1 LIGHT INDUSTRIAL

PROPOSED ZONING I-1 LIGHT INDUSTRIAL

PROPOSED LAND USE INDUSTRIAL

BUILDING SETBACKS
RIGHT OF WAY (MAJOR) = 100'
RIGHT OF WAY (MINOR) = 50'

STORM WATER AREA
SEE GRADING PLAN FOR DETAILS

BUILDING
SEE SITE PLAN FOR DETAILS

PROPOSED BIO SWALE

SECTION 1
N.T.S.EXISTING GROUND
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PID: 0111923410002
NCI PROPS OF N W METROLLC

10409 CO RD NO 101,
CORCORAN, MN 55374

PID: 0111923120002
D M STIEG & J M STIEG TRSTE

19500 STIEG RD,
CORCORAN, MN 55374

PID: 3612023430002
GRANITE COMPANIES LLC

10901 BROCKTON LA N,
ROGERS, MN 55311

PID: 3612023440002
U S HOME CORPORATION

92 ADDRESS UNASSIGNED,
ROGERS, MN 00000 PID: 3112022330004

ELM ASSETS LLC
56 ADDRESS UNASSIGNED,

DAYTON, MN 00000

PID: 0611922220001
DOAA M MOUSSA & A M MOUSSA

76 ADDRESS UNASSIGNED,
MAPLE GROVE, MN 00000

PID: 0611922230001
THERESA PRESCOTT

10660 BROCKTON LA N,
MAPLE GROVE, MN 55311

PID: 0611922230004
SOURCE LAND CAPITAL LLC

10650 BROCKTON LA N,
MAPLE GROVE, MN 55311

PID: 0611922230005
SOURCE LAND CAPITAL LLC
76 ADDRESS UNASSIGNED,
MAPLE GROVE, MN 00000

PID: 0611922320001
SUNSHINE CAMPGROUND INC

10410 BROCKTON LA N,
MAPLE GROVE, MN 55311

PROPOSED
±200,200 SF
BUILDING

PROPOSED
±342,000 SF
BUILDING

100.0'

50.0'

50' WETLAND BUFFER

PROPOSED 60' RIGHT-OF-WAY

100' BUILDING SETBACK

50' BUILDING SETBACK
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FUTURE
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12" PVC C-900 WATERMAIN

8" PVC C-900 WATERMAIN

12" PVC C-900 WATERMAIN

12" PVC C-900 WATERMAIN

8" PVC C-900 WATERMAIN

8" PVC C-900 WATERMAIN

8" PVC C-900 WATERMAIN

12" PVC C-900 WATERMAIN

8" PVC C-900 WATERMAIN

PROPOSED
SANITARY

SEWER PROPOSED
SANITARY

SEWER

PROPOSED BIKE RACKS

PROPOSED BIKE RACKS

PROPOSED BIKE RACKS

PROPOSED BIKE RACKS

PROPOSED BIKE RACKS

PROPOSED BIKE RACKS

BUILDING  DATA
TOTAL BUILDING AREA (EAST) ±342,000 SF

TOTAL BUILDING AREA (WEST) ±200,000 SF

PERCENT OF TOTAL PROPERTY AREA 15.42%

MAXIMUM BUILDING HEIGHT 45 FT

MAXIMUM IMPERVIOUS COVERAGE 70%

PARKING SUMMARY

REQUIRED PARKING 334 SPACES
@ 1/1,500 SF

PROPOSED PARKING (PASSENGER) 402 SPACES

PROPOSED PARKING (TRAILER) 138 SPACES
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PROPOSED CURB AND GUTTER

PROPERTY LINE

PROPOSED SCREEN

SETBACK LINE

RETAINING WALL

DRAINAGE AND UTILITY EASEMENT

ASPHALT PAVMENT
SEE DETAILS FOR SECTION

CONCRETE PAVEMENT
SEE DETAILS FOR SECTION

LANDSCAPE AREAS
SEE GRADING PLAN FOR DETAILS

PROPERTY SUMMARY
TOTAL PROPERTY AREA 80.67 AC

PROPOSED IMPERVIOUS AREA 28.16 AC (34.9%)

PROPOSED PERVIOUS AREA 52.51 (65.1%

WETLAND AREA 20.42 AC

SITE DATA
EXISTING ZONING I-1 LIGHT INDUSTRIAL

PROPOSED ZONING I-1 LIGHT INDUSTRIAL

PROPOSED LAND USE INDUSTRIAL

BUILDING SETBACKS
RIGHT OF WAY (MAJOR) = 100'
RIGHT OF WAY (MINOR) = 50'

STORM WATER AREA
SEE GRADING PLAN FOR DETAILS

BUILDING
SEE SITE PLAN FOR DETAILS

PROPOSED BIO SWALE

SECTION 1
N.T.S.EXISTING GROUND

3'
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50' WETLAND BUFFER

PROPOSED 60' RIGHT-OF-WAY

PROPOSED
FUTURE
RIGHT-OF-WAY

PROPOSED 80' RIGHT-OF-WAY

EXISTING
FUTURE
RIGHT-OF-WAY

8' BERM

3' BERM

BIO SWALE

8' BERM
3' BERM

BIO SWALE

8' BERM
PLAZA AREA

OVERSTORY TREE 250

ORNAMENTAL TREE 63

CONIFEROUS TREE 229

CONCEPT PLANT SCHEDULE

PROPOSED GROUNDCOVER (TYP.)

PROPOSED STORMWATER SEED MIX (TYP.)
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LANDSCAPE REQUIREMENTS

OVERSTORY TREES REQUIRED: 1 TREE / 1,000 S.F. OF BUILDING AREA
OR
1 TREE / 50 L.F. OF SITE PERIMETER
(WHICHEVER IS GREATER)
500 TREES = 500,000 S.F. / 1,000
OR
159 TREES = 7,940 / 50

OVERSTORY TREES PROVIDED: 500 TREES = 250 + 229 + (63 / 3)

UNDERSTORY REQUIRED: 1 UNDERSTORY SHRUB / 300 S.F. OF BUILDING AREA
OR
1 TREE / 30 L.F. OF SITE PERIMETER
(WHICHEVER IS GREATER)
1,667 SHRUBS = 500,000 S.F. / 300
OR
265 TREES = 7,940 / 30

UNDERSTORY PROVIDED: 1,667 SHRUBS

LANDSCAPE SUMMARY

Know what'sbelow.
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   Memo 

 

 

  

  To: Kevin Mattson, PE, PW Director City of 
Corcoran 

From:      Kent Torve, City Engineer 

               Steve Hegland, PE 

 

    

Project: Corcoran Industrial NE Concept Plan Date:      March 19, 2024  

 

Exhibits:            

 

This Memorandum is based on a review of the Corcoran Industrial NE site concept plan by Hempel 
Development with the following documents;   
 

• Concept Plan for Corcoran Industrial NE by Kimley Horn. The concept shows 542,200 SF of 

industrial space amongst two buildings.   

Comments: 

 
General: 
 

1. Comments provided are preliminary based on the Concept Plan provided. Additional comments 

should be anticipated on future submittals that include more details of the development.  

2. In addition to engineering related comments, the proposed plans are subject to the review of 

Planning, Zoning, Public Safety, and all other applicable codes and standards of the City of Corcoran, 

NPDES, ECWMC, Hennepin County, etc.  

3. A feasibility study will be conducted on the development with the preliminary plat approval to review 

the development impacts on transportation system, stormwater system, and public utility system.   

 

Plat: 

 

4. The applicant should provide the necessary drainage and utility easements and all platting 

requirements are met per the City Code. Drainage and utility easements shall be provided per City 

requirements.  

5. Easements should be provided over any/all public infrastructure as applicable.  

6. Easements should be provided over all infrastructure used for the maintenance, conveyance and 

treatment of stormwater. 

7. Any existing easements should be provided to the City for review. Vacation of existing easements 

currently in place requires a separate City process and should be identified in the project schedule.  

Transportation 
 

8. The turn lanes for the southern access were constructed with the adjacent development. With that 

development, a private driveway was constructed into the adjacent facility at 10409 County Road 101 

(Nelson International). The public roadway will need to be installed in this location and the private 

driveway adjusted from the current eastern facility entrance to a future western facility entrance. 

Roadway easements were obtained from Nelson International to allow for the roadway to be 

constructed on the shared property line.  

9. The northern access point shall be reviewed and approved by Hennepin County. It is anticipated that 

turn lanes will need to be constructed along County State Aid Highway (CSAH)101 at that location.  
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10. The concept plan identifies a 60’ ROW for the northern local road and an 80’ ROW for the southern 

collector road. These are consistent with the NE District Plan and final ROW and easement 

determinations will be made during the development planning to ensure it is adequate for the 

necessary streets and utilities. 

Stormwater, FEMA, and Wetlands 
 

11. A stormwater management plan will be required in accordance with City of Corcoran and Elm Creek 

Watershed Management Commission Standards.  

12. Reference the City of Corcoran Stormwater Guidelines for Development Review for standards for 

stormwater systems and modeling. 

13. FEMA Zone A floodplain is located along the northern portion of the development. Through further 

analysis and review during the development process, the floodplain elevation and limits shall be 

determined. This could impact the location of the northern roadway access and the development shall 

be responsible for mitigating any floodplain impacts.  

14. Applicant shall incorporate the final wetland delineations for the site. Applicant shall be responsible 

for permitting any impacts in accordance with WCA requirements.  

15. The wetland buffer zones and wetland buffer signage shall be clearly identified and labeled. If existing 

vegetation is proposed to be used as wetland buffer, these areas shall be reviewed with the City of 

Corcoran wetland specialist to determine if they are viable candidates.  

16. The site discharges to the north (primarily overland), and southwest (primarily overland) to two large 

wetland complexes 

17. Due to the rural nature of Corcoran conveyance systems, offsite receiving waters will be evaluated to 

understand any impacts from additional volume.  

18. Site plans shall identify stormwater access routes to the ponds and all features of the stormwater 

management system. 

19. All drainage swales shall maintain a minimum of 2% slope and all slopes should be 4:1 or flatter 

unless approved by the City Engineer. 

20. If filtration is required by ECWMC for the site, the City strongly prefers a NURP pond with filter bench 

(offset to one side of the pond) be used with adequate maintenance access. The filter bench design is 

efficient from a land use perspective and requires less future maintenance as compared to other 

treatment options.  

21. The stormwater management system shall be outside of the floodplain. This may affect the northern 

location of the stormwater management system as shown at concept.  

Water 
 

22. The site plan identifies a connection to the trunk watermain at the southeast corner of the site and 

routing the trunk watermain through the site with a stub to the northwest road connection. An 

additional local water stub is provided at the southwestern street stub. 

23. The trunk watermain through the parking lot will require drainage and utility easements to allow for 

access and maintenance of the watermain and will require an encroachment agreement if located 

within the parking lot.  

24. A water stub should be provided to the east along the northern roadway to allow for a future 

connection with adjacent communities. The size and location of the stub to be coordinated with the 

City. 
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25. A monitoring manhole is located to the northeast of the site prior to the Met Council System. The 

development plans shall ensure adequate access and space around the structure is maintained.  

26. It is assumed that the two 8-inch water lines shown through the site are for fire service and would be 

privately owned.  

27. The applicant shall provide additional information on proposed users and uses at time of feasibility 

study. Feasibility study will review the available water service ability and determine any associate 

improvement to provide necessary water service. 

28. The NE water study identified a potential future well location within this parcel. The City may require a 

lot to be dedicated to the City for this well location. Routing of raw water line from well site to property 

line may be required.  

Sewer 
 

29. The sanitary sewer along the north of the site shall be a 15” sewer in accordance with the City 

Comprehensive plan. 
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CITY OF CORCORAN 
8200 County Road 116, Corcoran, MN 55340 

763.420.2288 
E-mail - general@corcoranmn.gov / Web Site – www.corcoranmn.gov 

Memo 
To: Planning (Planners Lindahl and Davis McKeown) 

From: Lieutenant Burns 

Date: March 6, 2024 

Re: City File 24-010 NE Industrial Concept Plan  

A Public Safety plan review meeting was held on March 6, 2024 to review the submitted application 
for the Northeast Industrial Concept Plan. In attendance were the following: Police Chief Gottschalk, 
Lieutenant Burns, Fire Chief Leuer, Deputy Fire Marshall Skow, Building Official Rosenau, 
Construction Services Supervisor Pritchard, Permit Technician Zuther, and Planner Davis McKeown. 
The comments below are based on the preliminary review of the concept plan and are intended as 
initial feedback. Further plan review will need to be completed as construction plans are finalized.  

1. Sprinkler riser rooms will be necessary for each building.
2. Fire department access needs to be present as required per Minnesota State Fire Code.

• Consider locations of high pile storage areas.
• Fire pump will be required.

3. Fire department connections and enunciator panel will be required.
4. Ladder trucks need to be accounted for with a 30’ drive aisle within 30’ of one side of a

building. The drive aisle can be shared between two buildings. It is easier if these are
located on the car parking side instead of on the loading dock/semi-truck side.

5. A circulation plan/turn-radius exhibit is required. There is a specific concern with ability of
the “C” curve on the southeast side of the building with 342K square feet to accommodate
a fire truck.

• Fire truck specifications are enclosed with this memo.
6. Final review for fire code will need to be held once final users are secured.
7. Fire hydrants will require approval by the Rogers Fire Chief (Patrick Farrens).

mailto:general@corcoranmn.gov




Turning Performance Analysis

Bid Number: 12130TR Chassis: Dash-2000, Chassis, PAP/SkyArm/Midmount
Department: Rogers, City of Body: Aerial, Platform 100', Alum Body

Parameters:
Inside Cramp Angle: 45°
Axle Track: 81.92 in.
Wheel Offset: 5.30 in.
Tread Width: 17.70 in.
Chassis Overhang: 65.99 in.
Additional Bumper Depth: 22.00 in.
Front Overhang: 87.99 in.
Wheelbase: 257.00 in.

Calculated Turning Radii:
Inside Turn: 20 ft. 3 in.
Curb to curb: 36 ft. 7 in.
Wall to wall: 44 ft. 8 in.

Comments:

Category: Option: Description:
Axle, Front, Custom 0010275 Axle, Front, Meritor FL-943,  21,500#, w/assist, DLX/Qtm/AXT

Wheels, Front 0019618 Wheels, Frt, Alum, Alcoa, 22.50" x 13.00" (425/445)

Tires, Front 0031621 Tires, Michelin, 425/65R22.50 20 ply XZY tread

Bumpers 0012246 Bumper, 22" extended - Sab/CC

Aerial Devices 0022160 Aerial, 100' Pierce Platform

Notes:

Actual Inside cramp angle may be less due to highly specialized options.

Curb to Curb turning radius calculated for 9.00 inch curb.

02/20/2017



Definitions:
Inside CrampAngle Maximum turning angle of the front inside fire.

Axle Track King-pin to King-pin distance of front axle.

Wheel Offset Offset from the center line of the wheel to the King-pin.

Tread Width Width of the tire tread.

Chassis Overhang Distance of the center line of the front axle to the front edge of the cab. This does not include the 
bumper depth.

Additional Bumper Wheel Depth that the bumper assembly adds to the front overhang.

Wheelbase Distance between the center lines of the vehicles front and rear axles.

Inside Turning Radius Radius of the smallest circle around which the vehicle can turn.

Curb to Curb Turning Radius Radius of the smallest circle around which the vehicle's tires can turn. This measures assumes a curb 
height of 9 inches.

Wall to Wall Turning Radius Radius of the smallest circle around which the vehicle's tires can turn. This measures  takes into 
account any front overhang due to chassis , bumper extensions and or aerial devices.



From: Ashley Morello
To: Dwight Klingbeil
Cc: Natalie Davis; Kendra Lindahl, AICP; Clare Riley
Subject: RE: [External] Corcoran Industrial NE Concept Distribution (City File no. 24-010)
Date: Wednesday, March 6, 2024 10:40:28 AM
Attachments: image001.png

image002.png

Dwight,
 
Thanks for sharing.
 
Overall we’re supportive of the two accesses/new public roads connecting to 101. I believe both
public roads are planned to connect with Steig Road. I know there has been previous discussions
of the southern access, can you confirm that coordination has occurred with Nelson Trucking
site?  
 
In terms of the northern access, we’re generally supportive, but be sure to share with Maple
Grove staff to coordinate further on the final ideal location – and keep us in the loop. For this
access, we are anticipating a full future intersection, and we will expect full turn lanes given the
proximity to Dayton Parkway. The applicant should plan to provide a NB left and a SB right turn
lane.

The applicant will need to make sure their plans adhere to the County’s Ordinance 22. In
particular, drainage patterns cannot be changed unless approved by county staff. Post-
construction flow rates cannot exceed pre-construction rates.
 
Please keep us informed as this concept progresses. In particular, staff will be interested to see a
tree preservation plan once it’s available.
 
Ashley Morello
she/her
Transportation Planning

Office: 612-596-0359
ashley.morello@hennepin.us | hennepin.us

 
 
From: Dwight Klingbeil <DKlingbeil@corcoranmn.gov> 
Sent: Thursday, February 29, 2024 5:19 PM
To: Kevin Mattson <kmattson@corcoranmn.gov>; Torve, Kent <kent.torve@stantec.com>; Hegland,
Steven <steven.hegland@stantec.com>; Ashley Morello <Ashley.Morello@hennepin.us>; Matt
Gottschalk <mgottschalk@corcoranmn.gov>; rburns <rburns@corcoranmn.gov>
Cc: Natalie Davis <ndavis@corcoranmn.gov>; Kendra Lindahl <klindahl@landform.net>
Subject: [External] Corcoran Industrial NE Concept Distribution (City File no. 24-010)

mailto:Ashley.Morello@hennepin.us
mailto:DKlingbeil@corcoranmn.gov
mailto:ndavis@corcoranmn.gov
mailto:klindahl@landform.net
mailto:Clare.Riley@hennepin.us
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CAUTION: This email was sent from outside of Hennepin County. Unless you
recognize the sender and know the content, do not click links or open
attachments.

 

Hi all,
 
Attached are the application materials from Hemple Real Estate for an industrial
concept at 10585 County Road 101. We would appreciate any comments you have to be
returned by 3/18/2024.
 
Thank you!
Dwight Klingbeil
Planning Technician
Direct: 763-338-9290

Disclaimer: If you are not the intended recipient of this message, please immediately notify
the sender of the transmission error and then promptly permanently delete this message from
your computer system.



 
 
 
 
 
 
 
 
To:  Natalie Davis, Planner, City of Corcoran 
 
From:  Peter Vickerman, Planning Manager, City of Maple Grove 
 
Date:  March 20, 2024 
  
Subject: Corcoran Industrial NE Concept 
 
 
Thank you for the opportunity to review and provide commentary on the Corcoran Industrial 
NE Concept.  
 
We georeferenced the proposed concept plan, along with the Corcoran NE District Plan, and 
Maple Grove NW-610 Area Master Plan on the included map. Based on the proposed access 
point on County Road 101 for the northern road, we sketched in Arbor Ridge Parkway on the 
Maple Grove side.  
 
Based on FEMA floodplain shapefiles and internal Maple Grove estimated wetland area, the 
proposed location of the northern access road would create floodplain and wetland impacts on 
the Maple Grove side of County Road 101. We note that we have not fully engineered this road 
location and impacts may be greater than what is shown on this sketch. We note that the 
proposed access location is farther north than either the locations shown in master plans done 
for Maple Grove and Corcoran.  
 
The City of Maple Grove prefers to keep this access located where it was shown in the Maple 
Grove NW-610 Master Plan as discussed and agreed to by Hennepin County. We have 
previously been negotiating with the property owners in Maple Grove regarding this access 
location and impacts to their properties.  
 
If the access is shifted north of what was previously approved in the master planning process, 
we request that the applicant for the Corcoran Industrial NE Concept be required to delineate 
the floodplain and wetlands that may be impacted in Maple Grove. Maple Grove can work with 
all parties on a more refined alignment of Arbor Ridge Parkway once these areas are 
delineated. If impacts are proposed, the applicant for the Corcoran Industrial NE Concept 
should be responsible for mitigating these impacts, or should adjust their plan accordingly if the 
impacts are not acceptable. 
 
Attachments: Corcoran Industrial NE Concept Access Issues 
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STAFF REPORT Agenda Item: 8f.

City Council Meeting 
March 28, 2024 

Prepared By  
Natalie Davis McKeown 

Topic  
Commercial and Industrial District 
Ordinance Updates 
(City File No. 23-023) 

Action Required 
Direction 

60-Day Review Deadline: N/A

1. Request

The City Council is asked to review a revised work plan for updating the underlying 
zoning for commercial and industrial land uses.  

2. Background

The City Council had the first in-depth discussion about this update at a work session 
on September 14, 2023, based on 15 sets of questions posed by staff to better define 
the scope of the update for commercial and industrial uses. Council confirmed the 
following scope for the update as captured by staff:  

- Consideration of height related transition from residential districts.
- Evaluation of architectural standards/window requirement to break up the

massing of large facades.
- Complete review of each use allowed in commercial, industrial, and mixed-use

districts and add use-specific standards where warranted. Specific uses noted:
o Parking ramps – should a standard be added to prevent location adjacent

to a residential use or district?
o Recycling facilities – should these be removed as a potential use?
o Lumber yards – should these be removed as a potential use?
o Keeping of animals – should this be removed, particularly in the Business

Park district?
o Urban farming – how can this be allowed?
o Should a standard be added related to access on a major road/collector

road for high traffic uses, such as warehouses?
o Storage uses.

 Would like to understand if there is an average crime rate
associated with this type of use.

 Do we want to remove mini storage as a conditional use?
 Are there some areas where the City would be less concerned

about allowing mini storage (e.g., allowing storage in industrial
districts if the storage user does not have frontage on a major
roadway)?



Page 2 of 5 

 Is there a desire to allow indoor storage facilities?
o Retail

 Is there room to simplify how different retail uses are handled in
each zoning district?

 Is there a reason grocery stores are only specifically called out as
allowed in the C-2 (Community Commercial) District?

 Are there specific retail uses the City is more concerned about that
should continue to be called out separately (e.g., liquor stores)?

o Should flexibility be provided in applying the impervious surface limit in
commercial and industrial districts on a per plat basis rather than per lot?

o Should flexibility be provided for commercial and industrial users with
shared parking/truck bays to have flexibility applied to internal setbacks to
reduce the need for variances?

3. Revised Work Plan

The following items from the original work plan have been completed so far:

1. The Planning Commission had an initial meeting in December 2023 to discuss
Council direction and feedback received to that point. Discussion included the
following:

- Creating architectural standards that honor historic aesthetic of the area, such as
agriculture. Allow flexibility from strict standards when someone is aiming to
design a building with a historic aesthetic.

- Should the City consider investing in infrastructure?
o Alternatively, should the City consider a way to credit/way to help

businesses make that initial investment, particularly to connect to sewer
and water.

o Establish economic development policies.
- Location of the zones seems to lack cohesiveness. Downtown is part field,

substation, church, existing businesses. Commercial and industrial zones should
be more clustered for more of a transition to less intense units.

- Provide clarity in the code by removing extraneous verbiage.
- Define contractor’s operations.
- List of uses should either be general or specific.
- Areas with desirable commercial/industrial development:

o Stillwater
 Noted Stillwater would be difficult for Corcoran to duplicate as it

developed under different needs and constraints, including tourism,
river, and location to major roadways.

o Arbor Lakes in Maple Grove.
 Skating rink/community center with surrounding commercial uses.

• Noted that this model has not been without problems.
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• Some noted they did not like the design intent behind Arbor
Lakes.

 A lot of variety between uses. How can we encourage this or
control the flow?

o Delano
 Desirable with areas for walking and shops.
 Community center with a fitness center.

o Rogers
 Municipal liquor store

• May be difficult to compete with Cub/Hyvee
- How can we encourage charter schools?
- Desirable to have a development pattern that serves residents without attracting

non-residents.
- Where can we allow butcher shops/meat lockers? What standards need to be

applied to this use?
- Have less conditional uses, and make things a permitted use where feasible.

o Kennels in some districts?
- Buffer yard and height transitions seems sufficient to address a transition

between adjacent residential neighborhoods and commercial/industrial uses.
- General desire to potentially remove mini-storage as an allowed use.
- Market realities is a huge driver as to what businesses will come into a

community.

The Commission asked for staff to prepare a table of uses across each
commercial/industrial zoning district. This will be brought back to the Planning
Commission to continue their discussion for the April 4, 2024 regular meeting.

2) Businesses and property owners with land guided for commercial, industrial, or
mixed-use were sent an invitation to participate in the Business Community
Survey. 23 responses were received by the City. A summary of the results will be
provided at the April 25th meeting along with a summary of the Planning
Commission discussion on April 4th.

Since moving forward with the original timeline for this update, the City was made aware 
of ambiguity in the Code as it relates to historical practice of applying development 
rights to commercial subdivisions. The City adopted an interim ordinance as of 
3/14/2024 as a way to immediately address this issue. This now is the main priority to 
address in the next few months. Staff proposes the following work plan. It is broken 
down into three phases/tasks to allow for immediate focus on the items that need to be 
addressed prior to a moratorium expiration. Once the first two items are addressed, the 
City can continue to work through a more comprehensive change to the Zoning 
Ordinance without the expiration of a moratorium rushing the process.  
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1) Task 1: Evaluate and Clarify Use and/or Assignment of Development Rights
Within Rural Commercial (CR) and Transitional Rural Commercial (TCR) Zoning
Districts.

a. Initial Planning Commission Discussion (April 4, 2024).
b. Provide Planning Commission Discussion Summary and Business

Community Survey summary to Council for further direction (April 25,
2024).

c. First draft of update to handle development right application within the CR
and TCR reviewed at joint work session with City Council and Planning
Commission (May 23, 2024).

d. Public hearing and Planning Commission Recommendation (June 6,
2024)

e. City Council final decision (June 27, 2024) and Council can end the
interim ordinance in CR and TCR.

2) Task 2: Evaluate whether the City wants to remove mini-storage and self-storage
as a use within the City, or add standards to limit where this use is located within
the City.  Storage moratorium ends October 12, 2024.

a. Initial Planning Commission Discussion (April 4, 2024)
b. Provide Planning Commission Discussion Summary and Business

Community Survey to Council for further direction (April 25, 2024).
c. First draft of update to handle storage uses across districts goes to

Council. (July 25)
d. Planning Commission public hearing and recommendation (August 1,

2024)
e. City Council adopts ordinance amendment and lifts moratorium (August

22, 2024)

3) Task 3: Comprehensive review of Commercial and Industrial zoning districts.
a. Initial Planning Commission Discussion (April 4, 2024)
b. Provide Planning Commission Discussion Summary and Business

Community Survey to Council for further direction (April 25, 2024).
c. Review of first draft with City Council (October 24, 2024).
d. Planning Commission public hearing and recommendation (November 7,

2024)
e. City Council adoption (November 25, 2024)

The revised work plan was created with a optimistic timelines to provide built-in space 
for adjustments to the timeline while still being mindful of the deadline to address two 
separate moratoriums.  Should the City Council have a desire to build in additional 
engagement opportunities with the Business Community, this will add additional time to 
the update, and the Council should confirm whether they want additional engagement in 
all three tasks or in just some of the outlined tasks. This can be discussed further at the 
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April 25th meeting where the results of the Business Community Survey will be 
presented and discussed. Staff can confirm there was a number of respondents 
interested in participating in this update process either by attending an open house with 
Council to discuss further, participate on a one-time panel, or participate on a temporary 
task force that would meet at least 2 throughout the update process.  

4. Budget

It is expected the ordinance update will be primarily driven by the staff Planner and 
Planning Technician. Some discussion with Landform is anticipated as a part of the 
typical weekly staff meetings. This is included in the professional planning services 
budget.  

The ordinance update is expected to take approximately 100 hours for staff to complete 
(roughly 14-15 hours a month between the Planner and Planning Technician).  

5. Recommendation

Move to adopt or modify the revised work plan as desired and direct staff to initiate the 
ordinance update as outlined in this memo.  



 
 
STAFF REPORT        Agenda Item: 9a. 
 
Council Meeting 
March 28, 2024 

Prepared By  
Kevin Mattson 

  
Topic:  
Water Tower Logo 

Action Required 
Approval 

 
 
Summary 
On December 18, 2023, Council requested that staff consider viewpoints and review 
options for determining the logo type and orientation for the water tower. 
 
Staff identified possible viewpoints and based on the visibility of the water tower 
recommend that the County Road 30 corridor be the primary viewing corridor. 
 
Council should review and consider the following options for the water tower logo. 

1. Three logos spaced equidistantly focusing on the CR-30 corridor (Attachment 1). 
a. Estimated cost of $42,000 

2. Two logos facing East-West focusing on the CR-30 corridor. 
a. Estimated cost of $28,000 

3. Two “Corcoran” lettering facing East-West focusing on the CR-30 corridor.  
a. Estimated cost of $7,000 

 
 

 
 
 
In addition to the selection of the logo, Council should consider the base color of the 
tank and the color of the “Corcoran” lettering if that option is selected. The paint color 
options are included in Attachment 3.  
 
For the base color, the engineering team recommends Tank White (Number 15BL 
highlighted on Page 4) as this color blends into the sky on both sunny and cloudy days. 
 
Financial/Budget 
The project bid allowance was $25,000. The final contract will be adjusted to match the 
cost of the logo resulting in additional savings or expenses. 
  



Recommendation 
Staff recommends that Council approve one of the three logo options provided for the 
water tower in addition to selecting a base tank color. 

Council Action 
Consider a motion to approve one of the three logo options provided for the water tower 
in addition to selecting a base tank color. 

Attachments 
1. Viewpoint Location Map
2. Tower Logo Section and Elevation Options
3. Color Book Options
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00WH Tnemec White �
LRV  84% 

06WH Albatross �
LRV  82% 

07WH Winter Mist �
LRV  80% 

08WH Acropolis �
LRV  72% 

01WH  Ash White �
LRV  84% 

02WH Iceberg �
LRV  84% 

03WH Daisy �
LRV  75% 

04WH Silver Pearl �
LRV  76% 

12WH Milkweed �
LRV  78% 

13WH French Vanilla �
LRV  73% 

14WH Veiled �
LRV  78% 

15WH Aspen �
LRV  72% 

15BR Pale �
LRV  83% 

22BR Nova �
LRV  81% 

57BR Cloud �
LRV  75% 

79BR Colliseum �
LRV  67% 

WHITES

LRV  = Light Reflectance Value � Standard color and gloss warranty is available in this color for Fluoronar and HydroFlon products. Other colors may be included. Contact your Tnemec representative for more information.

NOTE: Colors represented are digital reproductions of actual standards and will vary in appearance due to differences in monitor and video card output. These digital representations should not be used to finalize 
color selection(s). Please contact your local Tnemec Coatings Consultant for color-accurate samples or for assistance with suitable primer and finish coat selections and color matching.



30GR Comet �
LRV  75% 

24GR Lightpole �
LRV  62% 

43GR Constellation �
LRV  71% 

37GR Gradation �
LRV  65% 

25GR Grey Day �
LRV  46% 

31GR Slate Gray �
LRV  61% 

57GR Aluminum �
LRV  46% 

38GR Dove Gray �
LRV  58% 

33GR Gray – ANSI No. 61 �
LRV  33% 

32GR Light Gray – ANSI No. 70 �
LRV  44% 

46GR Sinker �
LRV  26% 

39GR Pigeon �
LRV  42% 

35GR Black �
LRV  4% 

34GR Deep Space �
LRV  12% 

48GR Moon Shadow �
LRV  10% 

41GR Hammerhead �
LRV  17% 

GRAYS

LRV  = Light Reflectance Value � Standard color and gloss warranty is available in this color for Fluoronar and HydroFlon products. Other colors may be included. Contact your Tnemec representative for more information.

NOTE: Colors represented are digital reproductions of actual standards and will vary in appearance due to differences in monitor and video card output. These digital representations should not be used to finalize 
color selection(s). Please contact your local Tnemec Coatings Consultant for color-accurate samples or for assistance with suitable primer and finish coat selections and color matching.



57BL Steam �
LRV  76% 

15BL Tank White �
LRV  83% 

22BL Spring Rain �
LRV  76% 

37BL Teardrop �
LRV  70% 

59BL Seaspray �
LRV  55% 

29BL Springwater �
LRV  75% 

23BL Robin’s Egg �
LRV  72% 

39BL Delft Blue �
LRV  60% 

61BL Blue Ribbon �
LRV  32% 

09BL Cold Wind �
LRV  65% 

25BL Fountainbleu �
LRV  50% 

40BL Pika Blue �  
LRV  41% 

55BL Mysterious �
LRV  15% 

11BL Canal Blue �
LRV  45% 

26BL Clear Sky �
LRV  40% 

41BL Lagoon �
LRV  24% 

BLUES

63BL Navy Blue �
LRV  9% 

14BL Cadet Blue �
LRV  11% 

28BL Pond 
LRV  18% 

42BL Blue Channel �
LRV  19% 

LRV  = Light Reflectance Value � Standard color and gloss warranty is available in this color for Fluoronar and HydroFlon products. Other colors may be included. Contact your Tnemec representative for more information.

NOTE: Colors represented are digital reproductions of actual standards and will vary in appearance due to differences in monitor and video card output. These digital representations should not be used to finalize 
color selection(s). Please contact your local Tnemec Coatings Consultant for color-accurate samples or for assistance with suitable primer and finish coat selections and color matching.

Kelsey Meer
Oval



78GN Cumulus �
LRV  81% 

92GN Marshall Green �
LRV  74% 

106GN Bottle Green �
LRV  74% 

51GN Sage �
LRV  72% 

94GN Moonseed �
LRV  57% 

108GN Ginger Mist �
LRV  58% 

37GN Irish Spring �
LRV  71% 

52GN Aztec Grass �
LRV  63% 

96GN Zucchini �
LRV  27% 

110GN Clover �
LRV  31% 

10GN Aqua Sky �
LRV  71% 

54GN Granny Smith �
LRV  38% 

28GN Shannon’s Isle �
LRV  13% 

90GN Brahm Grass �
LRV  24% 

13GN Mermaid �
LRV  29% 

56GN Moss �
LRV  21% 

GREENS

21GN Fairway �
LRV  15% 

91GN Balsam �
LRV  14% 

14GN Bluegrass �
LRV  15% 

112GN Foliage �
LRV  11% 

LRV  = Light Reflectance Value � Standard color and gloss warranty is available in this color for Fluoronar and HydroFlon products. Other colors may be included. Contact your Tnemec representative for more information.

NOTE: Colors represented are digital reproductions of actual standards and will vary in appearance due to differences in monitor and video card output. These digital representations should not be used to finalize 
color selection(s). Please contact your local Tnemec Coatings Consultant for color-accurate samples or for assistance with suitable primer and finish coat selections and color matching.



01BR Warm Sun �
LRV  78% 

64BR Bisque �
LRV  82% 

44BR Beige �
LRV  66% 

10RD Barely Blush 
LRV  64% 

22YW Barbados �
LRV  72% 

65BR Rock Slide �
LRV  67% 

46BR Stable Brown �
LRV  46% 

12RD Desert Rose 
LRV  27% 

03BR Washed Khaki �
LRV  61% 

66BR Dust Bowl �
LRV  61% 

05RD Hometown �
LRV  33% 

14RD Red Clay �
LRV  14% 

04BR Desert Sands �
LRV  51% 

68BR Twine �
LRV  42% 

23BR Sahara �
LRV  65% 

07RD Terra Cotta �
LRV  11% 

BEIGES, TANS AND REDS

06BR Amber Canyon �
LRV  32% 

70BR Worn Path �
LRV  16% 

25BR Honey Roast �
LRV  48% 

28RD Monterrey Tile 
LRV  8% 

LRV  = Light Reflectance Value � Standard color and gloss warranty is available in this color for Fluoronar and HydroFlon products. Other colors may be included. Contact your Tnemec representative for more information.

NOTE: Colors represented are digital reproductions of actual standards and will vary in appearance due to differences in monitor and video card output. These digital representations should not be used to finalize 
color selection(s). Please contact your local Tnemec Coatings Consultant for color-accurate samples or for assistance with suitable primer and finish coat selections and color matching.



50RD Bare Beige �
LRV  74% 

72BR Sand Dunes �
LRV  70% 

01YW Sunfresh �
LRV  84% 

08YW Lemonwater � 
LRV  84% 

81BR Lumberg �
LRV  49% 

74BR Clay �
LRV  48% 

03YW Oat Straw �
LRV  73% 

10YW Flaxseed � 
LRV  80% 

83BR Kindling �
LRV  20% 

76BR Dried Timber �
LRV  22% 

52BR Chamois �
LRV  62% 

11YW Daffodil 
LRV  76% 

85BR Medium Bronze �
LRV  9% 

77BR Coffee Grounds �
LRV  12% 

53BR Tiki Wood �
LRV  46% 

12YW Corncob 
LRV  72% 

BROWNS AND YELLOWS

86BR Dark Bronze �
LRV  6% 

84BR Weathered Bark �
LRV  11% 

62BR Acorn �
LRV  22% 

05YW Grapefruit �
LRV  59% 

LRV  = Light Reflectance Value � Standard color and gloss warranty is available in this color for Fluoronar and HydroFlon products. Other colors may be included. Contact your Tnemec representative for more information.

NOTE: Colors represented are digital reproductions of actual standards and will vary in appearance due to differences in monitor and video card output. These digital representations should not be used to finalize 
color selection(s). Please contact your local Tnemec Coatings Consultant for color-accurate samples or for assistance with suitable primer and finish coat selections and color matching.



14YW Canary Yellow 
LRV  64% 

04SF Tangerine Orange/Safety 
LRV  29% 

10SF Deep Blue Sea �
LRV  15% 

14SF Purple Rain/Safety 
LRV  17% 

02SF Lemon Yellow/Safety �
LRV  53% 

06SF Candy Apple Red/Safety �
LRV  14% 

11SF True Blue/Safety �
LRV  18% 

13SF Purple Mountain’s Majesty  
LRV  12% 

03SF Bright Yellow 
LRV  43% 

07SF Chilean Red 
LRV  9% 

12SF Purple Haze �
LRV  8% 

09SF Spearmint Green/Safety �
LRV  27% 

05SF International Orange 
LRV  17% 

71RD Old Glory Red 
LRV  16% 

78BL Old Glory Blue 
LRV  7% 

08SF Hunter Green �
LRV  8% 

BRIGHT AND SAFETY COLORS

LRV  = Light Reflectance Value � Standard color and gloss warranty is available in this color for Fluoronar and HydroFlon products. Other colors may be included. Contact your Tnemec representative for more information.

NOTE: Colors represented are digital reproductions of actual standards and will vary in appearance due to differences in monitor and video card output. These digital representations should not be used to finalize 
color selection(s). Please contact your local Tnemec Coatings Consultant for color-accurate samples or for assistance with suitable primer and finish coat selections and color matching.
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Published technical instructions and pricing are subject to change without notice. Contact your Tnemec technical representative for current technical data, instructions and pricing. Warranty information: The service life of Tnemec coatings will vary. For warranty, limitation of seller’s liability and product 
information, please refer to Tnemec Product Data Sheets at www.tnemec.com or contact your Tnemec technical representative.  Printed in the USA.  ©Tnemec Company, Inc. 2008  CBOOK
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8200 County Road 116  Corcoran, MN 55340 
763-420-2288  www.corcoranmn.gov

MEMO 

Meeting Date: February 22, 2024 

To: City Council 

From: Dwight Klingbeil, Planning Technician 

Re: Planning Project Update 

Projects/comments in blue italics are new. 

The following is a status summary of active planning projects: 

1. Kwik Trip CUP, Lot Line Adjustment, and Site Plan (PID 12-119-23-14-0006; 12-119-23-14-
0004) (City File 23-006)

Kwik Trip Inc. submitted a Site Plan, Lot Line Adjustment and CUP application for the
two parcels north of Mama G’s in early 2023. A feasibility study was required to
evaluate the infrastructure needs of the project. The feasibility study has been
distributed to the applicant. The applicant has resubmitted application materials for
this item. Staff is currently reviewing these materials for completeness and the item is
not currently scheduled for any upcoming meetings.

2. Commercial and Industrial Development Standards (Citywide) (City File 23-023)

The purpose of this zoning ordinance amendment is to address and evaluate the
allowed uses and use specific standards within commercial and industrial
developments. The Council adopted a work plan at the November 20, 2023, regular
meeting, and requested the Planning Commission to provide their initial feedback.
The Planning Commission discussed this item at the December 5, 2023, meeting
and expressed their desire Commercial and Industrial Development Standards
address a number of items such as: specific architectural standards, infrastructure
investment incentives, encouragement toward sustainable development practices,
proper transitions of intensities and height, the permitted and conditional uses of
each zoning type, verbiage, and lighting standards City Staff prepared a survey for
current landowners and lessees to express their opinions on items to be addressed
with this update. Staff mailed the online survey invitation to property owners and
tenants whose property is either currently zoned, or guided for Commercial,
Industrial, or Mixed-Use. The comment period for this survey closed on January 31,
2024. Staff is reviewing the responses in preparation for the draft update to the

Agenda Item: 11a.

http://www.corcoranmn.gov/
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Commercial (TCR) district updates to be approved by the end of quarter 2. Staff 
prepared a revised work plan to be reviewed at the March 28th Council meeting to 
reflect the change in direction. Staff anticipates a second Planning Commission 
discussion on April 4, 2024. Feedback from the Planning Commission and Business 
Community Survey will be shared with the City Council at the April 25, 2024, regular 
Council meeting for further direction.  

3. 3019 Addition Comprehensive Plan Amendment, Rezoning, and Preliminary 
Plat (PID 07-119-23-14-0003) (City File 23-027) 

Craig Scherber & Associates LLC applied for a Preliminary Plat, Rezoning, and 
Comprehensive Plan Amendment for a Residential and Commercial Development on 
the property at PID 07-119-23-14-0003. The application includes 15 commercial lots 
and 4 single-family residential lots. The applicant received Council feedback on a 
concept version of this proposal at the February 8, 2024, meeting. A feasibility study is 
underway to evaluate the infrastructure needs of the project. This item is not currently 
scheduled for any upcoming meetings.  

4. Hope Community Comprehensive Plan Amendment, Rezoning, Preliminary 
PUD, Preliminary Plat (PIDs 11-119-23-14-0003, 11-119-23-14-0005, 11-119-23- 
14-0006, and 11-119-23-11-0012) (City File 23-028). 

Hope Community Church submitted application materials for a Preliminary Plat, 
Preliminary PUD, Rezoning, and Comprehensive Plan Amendment to allow for a 
mixed-use development around Hope Community Church. The proposed 
development includes medical offices, retail space, market rate apartments, 
townhomes, senior villas, and assisted living units. The Planning Commission 
recommended approval after the public hearing was held for this item during the 
February 1, 2024, Planning Commission meeting. During the February 22, 2024, 
regular Meeting, the Council voted to approve this item with additional conditions. 

5. Khacholing Center Place of Worship CHOL IUP (PID 06-119-23-13-0002) (City 
File 23- 029) 

Lobsang Yeshi & Nga Thi Ngoc Nguyen, of the Khacholing Center, applied for a 
Interim Use Permit to hold regular religious classes within a room at 23360 Oakdale 
Drive. The Public Hearing for this item was held during the March 12, 2024, Planning 
Commission meeting. After the public testimony, the Commission motioned to 
recommend denial of this item. This item has been scheduled for the March 28, 
2024, City Council meeting.  

6. Pioneer Trail Industrial Park Final Plat & Final PUD (PID 32-119-23-43-0005, 32- 
119-23-43-0006, 32-119-23-43-0013)(City File 23-030). 

Contour Development LLC applied for a Final Plat and a Final PUD at 6210 Pioneer 
Trail. The application consists of 0 lots and 3 outlots. This application is incomplete 
for City review and is not currently scheduled for any upcoming meetings. 

7. Tavera 6 Final Plat & Final PUD (PID 35-119-23-11-0003) (City File 23-032). 

Lennar submitted application materials for the Final Plat and Final PUD for Tavera 6th 
Addition, and staff is reviewing the materials for completeness. Lennar also requests 
an easement vacation from the Drainage & Utility easement over outlots A, B, C, J 
and K of Tavera 4, to allow the platting of Tavera 6. This item is complete for City 
review and has been scheduled for the March 28, 2024, regular City Council 
meeting.  

Commercial and Industrial Standards. At the February 8, 2024, City Council meeting,
staff was directed to prioritize Rural Commercial (CR) and Transitional Rural
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0003, 36-119-23-33-0007) (City File 23-033). 

Woodland Hills of Corcoran, Inc. & Gonyea Company submitted application materials 
for a Preliminary Plat, Rezoning, and a Variance to develop 60 single-family lots on 
the northeast corner of the Hackamore Road and County Road 116 intersection. The 
proposal is to create 60 detached single-family lots, 1 amenity lot, and 5 outlots on a 
36.74-acre site. Council provided informal feedback to the applicant’s concept plan 
(Northeast Hackamore 116 Concept Plan) during the July 27, 2023, Regular 
Meeting. The public hearing for this item was held during the March 12, 2024, 
Planning Commission meeting. After some discussion, the Planning Commission 
recommended approval of the preliminary plat, rezoning, comprehensive plan 
amendment, and the side-yard setback variance. The Commission recommended 
denial of the buffer yard variance and the variance from the maximum garage door 
area. This item has been scheduled for the March 28, 2024, Council Meeting.  

9. Chastek Farm Preliminary Plat, Preliminary PUD, Rezoning (PID 25-119-23-12-0002) (City File 
23-034). 

Trek Real Estate & Development, Inc. submitted an application for a Preliminary Plat, 
Preliminary Planned Unit Development (PUD), and Rezoning of the Chastek Farm 
located at 7600 Maple Hill Road. The request is to allow the development of 117 
single-family for-sale lots on the 38.16-acre site. 101 of these lots would have a width 
of 55 feet, and the remaining 16 would have a width of 65 feet. This item is complete 
for City review and has been scheduled for the April 4, 2024, Planning Commission 
Meeting.  

10. Heather Meadows 3rd Addition Preliminary Plat/OS&P (PIDs 05-119-23-31-0001 & 088-119-23-
22-0011) (City File 24-002). 

Mark and Markus Lee, of ML Unlimited LLC, submitted a preliminary plat application 
to create 12 single-family lots and 2 outlots at 22901 Oakdale Drive. The proposal 
includes platting the two existing homes on Oakdale Drive and extending Heather 
Lane southward to plat 10 additional lots. To satisfy the requirements of the Open 
Space & Preservation density bonuses, this proposal includes the preservation of 
44.8-acres of open space in two outlots. This application is incomplete for City review 
and is not currently scheduled for upcoming meetings.   

11. 610 Extension Business Park Concept Plan (PID 12-119-23-23-0001) (City File 24-003). 

United Properties submitted a Concept Plan application to develop a business park 
at the Oswald Farm, located at 19510 County Road 30. The narrative provided by 
the applicant describes the proposed business park to range from 864,000 - 
1,017,500 sq ft on the 76.89-acre parcel. The applicant submitted revised plans 
which indicate two 128,000 sq ft buildings, and two 168,000 sq ft buildings. This item 
is expected to be discussed at the May 23, 2024, City Council meeting.  

12. Tavera 4 Vacation (PID 35-119-23-44-0115 & 35-119-23-44-0116) (City File 24-004). 

Lennar has submitted an application for an easement vacation of a Drainage & Utility 
easement on Block 2, Lots 10 and 11. This application is complete for City review 
and has been scheduled for the March 28, 2024, City Council meeting.  

13. Scharber Garage CUP (PID 31-119-23-14-0009) (City File 24-005). 

James Scharber has applied for a Conditional Use Permit to allow the construction of 
an accessory structure with sidewalls that exceed 10 feet in height in the side yard of 
6650 Pioneer Trail. This item is complete for city review and has been scheduled for 
the April 4, 2024, Planning Commission meeting.  

8. Woodland Hills Preliminary Plat, Rezone, & Variance (PID 36-119-23-33-0010, 36-119-23-33-
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Comprehensive Plan Amendment (PID 25-119-23-11-0001) (City File 24-006). 

Bergeron Development submitted an application for Fairway Shores Villas at Cook 
Lake, located at PID 25-119-23-11-0001. The application includes a preliminary plat, 
a preliminary PUD, a rezoning, and a Comprehensive Plan to allow for the 
development of 75 single family villas. This item is incomplete for City review and is 
not currently scheduled for any upcoming meetings.   

15. Red Barn Pet Retreat Final Plat (PID 01-119-23-44-0045) (City File 24-007). 

RAM General Contracting, Inc. submitted a Final Plat and Variance application for 
Red Barn Pet Retreat on Outlot A of Bellwether 2nd Addition. The proposed final plat 
includes one lot for Red Barn Pet Retreat and one outlot for future development. The 
applicant also requests approval of a variance to allow development prior to the 
availability of municipal services on the property.  

16. Tonka Auto CUP (PID 26-119-23-12-0004) (City File 24-008). 

Jake Hautman submitted a Conditional Use Permit application to allow the operation 
of an auto repair business, Tonka Auto, at 20201 County Road 50. The application is 
incomplete for city review and is not currently scheduled for any upcoming meetings.  

17. Corcoran Industrial Northeast (PID 01-119-23-11-0001)(City File 24-010). 

Hemple Real Estate is seeking Council feedback on conceptual light industrial 
development at 10585 County Road 101. The plan includes 2 primary industrial 
buildings ranging from 200,200 to 342,000 sq ft on a 78.85-acre site. This item is 
complete for city review and has been scheduled for the March 28, 2024, regular 
Council meeting. 

14. Fairway Shores Villas at Cook Lake Preliminary Plat, Preliminary PUD, Rezoning & 
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City of Corcoran 
2024 City Council Schedule 

Revised Agenda Item: 13. 
 

Below is a tentative schedule for City Council meetings. The items and schedule are 
subject to change.  

 

 

April 4, 2024 Special Meeting 

• Evaluation of Individual Performance 

 

April 11, 2024 

• Presentation: Maria’s Voice 

• Resolution Opposing House and Senate Bills re: local authority 

• Public Hearing: Organics Requirements 

• LPR Camera Discussion 

• Comparable Cities Wage Study Discussion 

• CIP Discussion 

• Street Lighting Policy – Natalie 

• Stieg Road Improvements - Bid Award 

• Building Services Consultant  

• NW Area Jaycees Tree Donation 

• Conference Room Audio/Video Cameras 

• Job Description – Utility Superintendent 

• Hennepin County – Letter of Support 

 

April 17, 2024 (Rescheduled from April 15, 2024) 

• Rockford School Board Meeting 

 

April 25, 2024 Work Session (Called by Mayor on March 14) 

• Parks and Trails City Park Planning 

 

April 25, 2024  

• Proclamation – National Public Service Week  

• State Public Safety Funds Plan  

• K-9 Program Discussion 

• Planning project update 

• Chastek Farms RZ, PP, PUD (City File 23-034) 

• Scharber Garage CUP (City File 24-005) - tentative 

• Fairway Shores Villas – CPA, RZ, PP, PUD (City File 24-006) - tentative 

• Red Barn Pet Retreat VAR and FP (City File 24-007) - tentative 

• Pioneer Trail FP and FPUD (city file 23-030) – Incomplete (tentative) 

• Park Signs 

• THC Moratorium and Regulations 

• Pioneer Trail FP and FPUD (City file 23-030) 

• Construction Hours 
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May 9, 2024 

• Proclamation – National Police Week  

• Finance Policy – Spending Thresholds 

• Firearms Ordinance Review 

 

May 23, 2024 (Called by Mayor on March 14) 

• Joint Work Session with Planning Commision (MET Council Representative) 

o Comp Plan Review 

 

May 23, 2024 

• Proclamation – National Public Works Week 

• Khalcholing CHOL IUP 

 

June 13, 2024 

• RFP – History and Discussion of RFP Schedule 

• Construction Hours Sign Update*  

 

June 27, 2024 

•  

 

July 11, 2024 

•  

 

July 25, 2024 

 

August 8, 2024 

 

August 22, 2024 

 

September 10, 2024 

• Annual Charter Commission Meeting  

 

September 12, 2024 

 

September 26, 2024 

• Communications Assistant – Transition to FT 

 

November 14, 2024 

• Tort Liability Coverage Waiver 

• Certification of General Election 2024 

 

November 25, 2024 

 

December 16, 2024 

• MS4 Permit  
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• ARPA Discussion 

 

 

 

Review dates with Jay on Joint Commisison Meetings 

 -Parks and Trails 
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City of Corcoran 
2024 City Council Schedule 

Agenda Item: 13. 
 

Below is a tentative schedule for City Council meetings. The items and schedule are 
subject to change.  

 

 

April 11, 2024 

• Public Hearing: Organics Requirements 

• LPR Camera Discussion 

• Firearms Ordinance Review 

• Comparable Cities Wage Study Discussion 

• CIP Discussion 

• Street Lighting Policy – Natalie 

• Stieg Road Improvements - Bid Award 

• Building Services Consultant  

• NW Area Jaycees Tree Donation 

• Conference Room Audio/Video Cameras 

• Job Description – Utility Superintendent 

• Hennepin County – Letter of Support 

 

April 17, 2024 (Rescheduled from April 15, 2024) 

• Rockford School Board Meeting 

 

April 25, 2024 Work Session (Called by Mayor on March 14) 

• Parks and Trails City Park Planning 

 

April 25, 2024  

• Proclamation – National Public Service Week  

• State Public Safety Funds Plan  

• K-9 Program Discussion 

• Planning project update 

• Chastek Farms RZ, PP, PUD (City File 23-034) 

• Scharber Garage CUP (City File 24-005) - tentative 

• Fairway Shores Villas – CPA, RZ, PP, PUD (City File 24-006) - tentative 

• Red Barn Pet Retreat VAR and FP (City File 24-007) - tentative 

• Pioneer Trail FP and FPUD (city file 23-030) – Incomplete (tentative) 

• Park Signs 

• THC Moratorium and Regulations 

• Pioneer Trail FP and FPUD (City file 23-030) 

• Construction Hours 

 

May 9, 2024 

• Proclamation – National Police Week  

• Finance Policy – Spending Thresholds 
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May 23, 2024 (Called by Mayor on March 14) 

• Joint Work Session with Planning Commision (MET Council Representative) 

o Comp Plan Review 

 

May 23, 2024 

• Proclamation – National Public Works Week 

 

June 13, 2024 

• RFP – History and Discussion of RFP Schedule 

• Construction Hours Sign Update*  

 

June 27, 2024 

•  

 

July 11, 2024 

•  

 

July 25, 2024 

 

August 8, 2024 

 

August 22, 2024 

 

September 10, 2024 

• Annual Charter Commission Meeting  

 

September 12, 2024 

 

September 26, 2024 

• Communications Assistant – Transition to FT 

 

November 14, 2024 

• Tort Liability Coverage Waiver 

• Certification of General Election 2024 

 

November 25, 2024 

 

December 16, 2024 

• MS4 Permit  

• ARPA Discussion 

 

 

 

Review dates with Jay on Joint Commisison Meetings 

 -Parks and Trails 
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