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INTRODUCTION AND COMMUNITY BACKGROUND


The visions of 2040 Corcoran will be achieved through the community’s 
adherence to the following guiding principles:


1. Protection of the natural resources, open space, and rural character  
 that define Corcoran’s quality of life.
2. Creation of opportunities for a thriving Town Center with a   
 range of retail, office, residential, and gathering spaces.
3. Creation of opportunities for expanded employment and tax bases  
 combining commercial, industrial, and business park land uses.
4. Expansion of residential options to achieve life-cycle housing.
5. Support of rural residential development in non-urbanized Corcoran  
 in a manner that preserves efficient, future urbanization and protects  
 natural resources while allowing current economic benefit to   
 landowners.


regional setting
Corcoran is located on the northwestern edge of Hennepin County, and is 
located 20 miles from downtown Minneapolis. Corcoran has remained 
generally rural and comprises just under 36 square miles of land. The vast 
majority of the city is located in the Rush Creek and Elm Creek Watershed 
systems, with a small area in southwest Corcoran draining into the Pioneer/
Sarah Creek watershed, and then emptying into the Crow River. Communities 
bordering Corcoran include the cities of Maple Grove, Medina, Greenfield, 
Hanover, and Rogers.


Map1-1: Regional Setting 


(See page 15 for large size map.)
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Map 1-1
Regional Setting


The Metropolitan Council has classified eastern and southern portions of 
Corcoran as “Emerging Suburban Edge.” These are communities on the edge 
of the metropolitan area where substantial new growth has or is expected 
to occur. The western half of Corcoran is classified by the Metropolitan 
Council as a “Diversified Rural” area. Diversified Rural communities are 
defined by the Metropolitan Council as the sparsely developed parts of the 
region that host the widest variety of farm and non-farm uses. Uses include 
a mix of limited large-lot residential and clustered housing, agriculture, and 
facilities and services requiring a rural location. Limited growth is forecasted 
for these areas, and they are not currently planned for urban development. 
The Metropolitan Council has adopted a Flexible Development Ordinance 
for Diversified Rural communities to ensure that development patterns are 
efficient and cost-effective while also providing opportunities for landowners.


EmErging Suburban EdgE 
Communities include cities, townships and portions of both that are in the 
early stages of transitioning into urbanized levels of development. Emerging 
Suburban Edge communities are expected to plan for forecasted population 
and household growth at average densities of at least 3-5 units per acre for 
new development and redevelopment.


There are 9,075 acres in the 2040 Metropolitan Urban Service Area 
(MUSA). This designation allows development of land to occur at urban 
densities with urban infrastructure of City water, stormwater, and sewer 
facilities. 


divErSifiEd rural  
Communities are home to a variety of farm and nonfarm land uses 
including very large-lot residential, clustered housing, hobby farms and 
agricultural uses. Diversified Rural communities are expected to plan for 
growth not to exceed forecasts and in patterns that do not exceed 4 units 
per 40 acres, except when as part of open space preservation plan that 
is consistent with the flexible residential development guidelines outlined 
in Metropolitan Council policy. In addition, Diversified Rural communities 
are expected to manage land uses to prevent the premature demand for 
extension of urban services, and so that existing service levels will meet 
service needs.


 
Map 1-2: Community Designations  (See page 17 for large size map.)


metroPolitan Planning aCt
The Metropolitan Planning Act requires every City in the 7-county 
metropolitan area to create a 20-year comprehensive plan and update 
the plan every 10 years. The Metropolitan Council reviews every City’s 
comprehensive plan to ensure the plan is compatible with regional system 
plans for sewer, transportation, parks and open space. The City of Corcoran 
has prepared an updated comprehensive plan that achieves the community’s 
own vision and goals for the future, while meeting the Metropolitan Council’s 
regional planning requirements.


2030 Plan 
The City’s 4th comprehensive plan, the 2030 Plan, was approved in March 
2010. The 2030 Plan identified Corcoran as a growing community with 
a walkable downtown, along with commercial and industrial businesses, 
housing variety, and natural resources. The 2030 Plan continued to 
emphasize the importance of Corcoran’s abundance of natural resources and 
open spaces.


2040 vision statement
Corcoran’s 2040 Comprehensive Plan, the 2040 Plan, represents a 
community-generated update to the 2030 Plan. The update process involved 
Corcoran residents, the City Council, Planning Commission, and Parks 
and Trails Commission. The update process included 10 City Council work 
sessions focused on the Comprehensive Plan components and discussion 
at multiple City Council meetings. Two community-wide surveys and 3 
community engagement sessions were held to identify a vision for Corcoran 
in the year 2040. This vision is supported by and will be achieved through a 
series of principles, goals, and policies related to land use and development.


The City of Corcoran in 2040 will be a vibrant community, defined by its 
dynamic Town Center, strong base of commercial and industrial businesses, 
variety of housing options, and high-value natural resources. The mixed-use 
Town Center, planned to be northeast of the junction of County Road 116 and 
County Road 10, will provide the community with a public gathering space as 
well as retail and job opportunities for residents. Corcoran’s 2040 commercial, 
industrial, and business park developments will provide both local 
employment and a stronger, more diverse tax base. Broader housing options 
in 2040 will ensure a place in our community for first-time homebuyers, 
growing families, and seniors.


Corcoran is defined by its abundance of high-quality natural resources and 
open spaces along with its rural environment. These resources and rural 
character are intrinsic to our quality of life and has been of long-standing 
appeal for existing and new residents of the community. One of the two 
community surveys that were conducted as part of the 2040 Comp Plan 
update process was dedicated to answering the question “what is rural 
character?” Although the term rural character can mean different things 
to different people, key themes were clear. The survey showed that the 
community of Corcoran found importance in: open and green space, active 
farming and agriculture, large lots and low density, natural areas and wildlife, 
and amenities not found in more urban locations such as trails for hiking, 
horseback riding, and snowmobiling. The 2040 Plan will enable the residents 
of 2040 Corcoran to continue to share in this defining experience.
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Map 1-3: Existing Land Use (See page 19 for large size map.)


Community BaCkground 
Agriculture remains a significant and valued part of the community. Open 
space and other high-quality natural resource areas are abundant, and 
these amenities are highly valued by residents. A remarkable 21 percent of 
the City’s total land area consists of wetlands (National Wetland Inventory 
Areas), lakes, and open water, as well as 52 miles of streams. There are also  
mutliple areas of potential and possible wetlands throughout the City.


The City’s 2020 and 2030 Plan included a Natural Resource Inventory (NRI) 
that identified all of the significant natural resource areas in the community. 
The NRI also provided recommendations and priorities for the preservation 
and enhancement of the natural systems. The Natural Resources Chapter of 
the 2030 Plan incorporated many of the NRI findings and recommendations.


Large lot, rural residential single-family homes are the predominant form of 
housing in Corcoran. A smaller number of suburban-sized lots are located 
near the Town Center and in other select areas. A manufactured home park 
is located in southeast Corcoran.  Residents in Corcoran have identified the 
need for life-cycle housing in the community, in particular to address the lack 
of housing opportunities for first-time home buyers and downsizing seniors.


Commercial and industrial development in the City is limited, primarily 
due to the lack of municipal water and sewer services and the absence of 


major transport corridors. The City supports continuation and expansion 
of commercial and industrial enterprises in the area at County Road 116 
and County Road 10. There is a rural service/commercial area located 
in northwest Corcoran at the intersection of County Roads 10 and 19. 
Commercial and industrial activities also occur in southwestern Corcoran, at 
the intersection of Highway 55 and County Road 19. 


Corcoran has 2 main City facilities. This includes City Hall, which is shared 
by Administration and the Police Department and is located on County Road 
116. The City also has a Public Works facility located on County Road 19 as 
well as a small auxiliary public work building located on Cain Road (old Public 
Works facility). Corcoran has a community park, a neighborhood park and 
a memorial garden park. The City is home to 3 golf courses and Corcoran 
Lion’s Park, which hosts a multitude of events, including Hamel Rodeo, 
Corcoran Country Days, tractor pulls, etc. The North Hennepin Pioneer 
Society owns and maintains a historic single-room school on County Road 
10. There are multiple churches and cemeteries in the City. These facility 
locations a can be viewed on Map 1-4.


The City is comprised of a network of different roadways, including State 
Highway, County Roads, and City Streets. Corcoran is unique in that the 
City’s local streets are comprised of a nearly equal amount of pavement and 
gravel. Map 1-5 shows approximately 36 miles of paved roads and 34 miles 
of gravel roads. 
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Map 1-4: Public Facilities (See page 21 for large size map.)
 


Map 1-5: Street Surface Type (See page 23 for large size map.)


Corcoran is divided between 5 different school districts: Buffalo-Hanover-
Montrose Schools (ISD 877), Delano Public Schools (ISD 879), Osseo Area 
Schools (ISD279), Rockford Area Schools (ISD 883), and Wayzata Public 
Schools (ISD 284). There are no public schools located in Corcoran. One 
private school, St. John’s Lutheran Church, offers pre-kindergarten through 
8th grade education. 


Map 1-6: School District Boundaries (See page 25 for large size map.)


demograPhiCs and foreCasts
The City’s population was estimated at 5,592 in 2017. Figure 1-1 provides 
historical population trends, demonstrating a significant period of growth 
during the 1970s, when many of the City’s “large lot” neighborhoods were 
developed. 
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School District Boundaries


Source:
School District Boundaries (Minnesota Department of Education)
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Source:
Metropolitan Council Existing Landuse (Metropolitan Council, 2016)
Revised National Wetland Inventory (MN DNR, 2009-2014)


taBle 1-1: existing land use aCreage


Land Use Gross Acres Net Acres


Agricultural/Rural 17848.03 13528.95


Commercial 62.86 61.77


Golf Course 445.69 361.91


Industrial 182.52 161.97


Manufactured Home Park 28.57 27.99


Parks and Open Space 111.29 96.40


Public/Semi-Public 162.36 120.69


Single Family Residential 3067.26 2490.69


Other 6.54 6.54


Grand Total: 21915.11 16856.91
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The City’s 2017 population is broken down by age and gender in Figure 1-2: 
Population by Age. 


According to the American Community Survey, the City’s 2017 median age 
was 43.3 years, which was higher than the median age of 36.3 years in 
Hennepin County. Approximately 24 percent of Corcoran’s population was 
under the age of 18 in 2017, while 11.7 percent (up from 7.7 percent in 2010) 
of the population was over age 65. Like many cities in the U.S., the City’s 
median age is expected to increase as the “baby boom” generation enters 
retirement. 


Over 52 percent of households are families without children with the average 
household size of 2.86. See Figure 1-3: Household Type in Corcoran; Figure 
1-4 Average Household Size in Corcoran.


natural CharaCteristiCs 


Corcoran’s abundant, high-quality natural resources and open spaces 
are the predominant elements of the rural character that define the City. 
The City’s open spaces consist primarily of farmed areas under active 
cultivation. Significantly, 47 percent of the City’s land area consists of 
relatively undisturbed natural resource communities, including upland areas 
of savanna/pasture, maple/basswood 
woodlands, and oak forests, as 
well as wetlands, open water, and 
streams. Balancing preservation of 
these features with future growth is 
a cornerstone of the 2040 Plan.


One of the goals of this Plan is to 
preserve the highest quality natural resources, as identified by the Natural 
Resource Inventory. The goal places priority on the natural resources 
patterns in the community in directing future development. The land use 
plan for the City is shaped by the existing environment. Sensitive natural 
areas create boundaries for development planning, affect the location of new 
services, and provide buffers between land uses.


ExiSting natural rESourcES 
The areas of Corcoran that are not farmed or have not been developed for 
residential, public, or commercial uses can be divided into 2 broad categories 
– Natural Areas and Semi-Natural Areas. The Natural Areas are defined by 
the existence of native plant communities and the Semi-Natural Areas are 
defined by areas where original vegetation has largely been replaced by non-
native plant species.


natural arEaS 
At the time of European settlement, northwestern Hennepin County was 
comprised primarily of maple-basswood forest and mesic oak forest (referred 
to as Big Woods), with inclusions of wet prairie, marshes, and lakes. 
Examples of this historic vegetation remain in locations scattered throughout 
the City, as identified on Map 1-7: Natural Resource Inventory. Some of the 
best examples of Big Woods remnants are found along both the north and 
south Rush Creek corridors. Other fragmented native forest remnants can be 
found in the west central portion of the City.


 


Map 1-7: Natural Resource Inventory Areas  


(See page 27 for large size map.)
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Map 1-7
Natural Resource Inventory Areas


Note: Due to limitations of map scale, distribution and proportion of Natural
Community types within each colored area are approximate.


Source:
Natural Plant Communities, Rare Species Occurence (Natural Resource Inventory and
Management Plan, Nov. 2001, Bonestroo Rosene Anderlik & Associates)


Forecasts
As part of the planning process, the City and the Metropolitan Council have 
agreed on household, population, and employment forecasts for the City. 
These forecasts underlie substantially all of the 2040 Plan elements. These 
forecasts are presented in Figure 1-5: Population and Household Forecasts. 
The City’s future land use and infrastructure plans were developed to 
accommodate the 2040 forecasts. This ensures the City has guided enough 
land and has adequate infrastructure in place to accommodate projected 
growth.


 


natural resourCe areas -- 47 PerCent 


19% Wetlands
2% Open Water


26% Upland Areas
Savanna/Pasture, Maple/Basswood woodlands, 


and Oak Forests
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High-quality wetland areas occur within and adjacent to the Rush Creek 
corridors and Jubert Lake. The Minnesota County Biological Survey identifies 
2 wetland areas to be of state-wide interest. One is a moderate quality wet 
meadow community in the southwest part of the City (Sections 34 and 35). 
While the diversity of the wet meadow has been reduced by ditching, the 
size of the complex and connections to other large wetlands contribute to 
its ranking. The second is a moderate quality tamarack swamp in the south-
central part of the City (Section 33), that is part of a larger upland-wetland 
complex and includes Morin Lake. Corcoran is within the southwestern range 
of the tamarack swamp plant community, making this wetland area rare and 
unique within the City. 
 


SEmi-natural arEaS 
Semi-natural areas are areas of land not subject to active use and that are 
dominated by vegetation not originally found in those locations. Examples 
include fallow pasture or crop land that has been retired (old field), degraded 
wetlands dominated by reed canary grass or other invasive species, and 
secondary growth or disturbed woodlands, typically dominated by box elder, 
green ash, and basswood. These areas still offer significant benefits for 
wildlife and water quality protection. These areas often form important buffers 
around and connections between higher quality Natural Areas. These Semi-
Natural Areas form much of the open space and undeveloped lands within 
the City. Sites with proximity to high-quality natural resource areas or that 
tend to assist in the formation of connected natural resource corridors should 
be considered high priority for restoration.


SoilS 
The soils of northwestern Hennepin County are predominantly loams, which 
historically supported mixed hardwood forests, wet prairie, and savanna. 
These soils are also well-suited for agricultural crops such as corn, soybeans, 
hays, and pasture lands. Non-draining depressions occur frequently in this 
portion of northwestern Hennepin County and tend to support hydrophilic 
vegetation (i.e., wetland plants such as sedges, grasses, rushes, and wetland 
herbs) and organic soil accumulation. 


Map 1-8: Hydrologic Soil (See page 29 for large size map.)


WatEr rESourcES 


Water resources define and affect every aspect of the community’s use 
and enjoyment of the Corcoran natural environment. Surface waters, both 
protected and non-protected, wetlands, and groundwater all dictate how the 
community lives, works, and plays. Water is a resource of common interest 
and importance throughout the community.


SurfacE WatEr 
The City has a number of surface water resources, including the North Fork 
of Rush Creek in northwestern Corcoran and Rush Creek in the central and 
eastern portion of the City. There are also numerous tributary watercourses 
and ditches, wetlands, and several small named lakes.  
 


A portion of the surface water resources are defined as “protected waters.” 
Protected waters include lakes, rivers, wetlands or other bodies of water 
meeting standards set by State law. These sites provide public value for 
recreation, water quality, water supply, wildlife habitat, or are publicly owned. 
The Minnesota DNR has regulatory authority over protected waters, including 
issuance and enforcement of permits controlling activities that impact these 
areas.


Map 1-9: Water Resource (See page 31 for large size map.)


The City also has significant areas of FEMA Floodway and Floodplain. 
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Source:
FEMA Floodplains (FEMA/Minnesota Department of Natural Resources)


Map 1-10: FEMA Floodplains (See page 33 for large size map.)


groundWatEr 
Groundwater wells located in portions of northern and southwestern 
Corcoran collect water from the Prairie du Chien-Jordan Aquifer. The 
remaining wells in the City draw water from the Franconia-Ironton-Galesville 
Aquifer. Hennepin County leads efforts to protect this groundwater supply. 
The County monitors groundwater elevations and maintains an inventory of 
contamination sites.


WEtlandS 
Wetlands are common throughout Corcoran, covering approximately 19 
percent of the City’s land area. An even greater percentage of land is 
unbuildable due to its proximity to these wetlands. Corcoran’s Wetlands 
provide a number of valuable services to the community, including natural 
flood control, cleaning flowing water, recharging groundwater, and creating 
valuable habitat for wildlife. Wetlands are an aesthetic amenity in many 
developments and can provide visual and spatial buffers between homes. 
Nearly all of Corcoran’s wetlands are protected by Minnesota’s Wetland 
Conservation Act and certain waterways are also affected by Federal 
regulations. Appropriate permits are required prior to any activities that fill, 
drain, or otherwise impact regulated wetlands. 


Map 1-11: Wetlands (See page 35 for large size map.)


Several resources exist to assist in identifying wetlands. The National 
Wetlands Inventory (NWI) is a national assessment of wetland resources, 
conducted by the U.S. Fish and Wildlife Service, between 1988 and 1992 
within the State of Minnesota.  The NWI is useful in giving an estimate of the 
extent (i.e. approximate geographic location) and type (i.e. system, hydrologic 
regime and predominant vegetation types) of wetlands within the City. The 
NWI survey was based strictly on aerial photography reconnaissance and 
interpretation and may be less accurate than some of the other sources.


The City’s Natural Resource Inventory was completed in 2001 with 
inventories of both upland and wetland communities. Most areas were field-
checked and mapped using current aerial photographs.


Prior to that, the Hennepin Conservation District (HCD) completed a remote 
assessment of wetland and potential wetland areas within Hennepin County 
based on a review of then-current aerial photographs, topography, and hydric 
soils information. This survey includes potential wetland areas not included in 
the NWI (altered or restorable) and omits wetlands that have been filled since 
the completion of the NWI.
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Map 1-8
Hydrologic Soil Group


Source:
SSURGO Soils Database (Natural Resources Conservation Service)
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Map 1-9
Water Resources


Source:
Public Waters Inventory (Minnesota Department of Natural Resources)
Revised National Wetland Inventory (Minnesota Department of Natural Resources)
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Wetland Locations and Classifications


Source:
Revised National Wetland Inventory (Minnesota Department
of Natural Resources 2009-2014)
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The 2008 Minnesota Land Cover Classification System (MLCCS) Mapping 
and Natural Resource Inventory included a field check and identified both 
upland and wetland communities of ecological significance.


Map 1-12: Ecologically Significant Natural Areas (See page 37 for large size map.)


natural rESourcES ProtEction 
A variety of tools and strategies are available to the City to manage and 
protect its natural resources as identified in Chapters 5 and eleven. 


Map 1-13: Buffer Protection Areas (See page 39 for large size map.)
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Map 1-13
Buffer Protected Waters


Source:
Buffer Protected Waters (MN DNR)
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Map 1-12
Ecologically Signficant Natural Areas


Source:
Ecologically Significant Natural Areas (MN DNR MLCCS-2015, Natural Resource Inventory
and Management Plan, Nov. 2001, Bonestroo Rosene Anderlik & Associates)
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Source:
Thrive MSP 2040 Community Designation (Metropolitan Council)
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Revised National Wetland Inventory (MN DNR, 2009-2014)
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Source:
SSURGO Soils Database (Natural Resources Conservation Service)
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Source:
Revised National Wetland Inventory (Minnesota Department
of Natural Resources 2009-2014)
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Source:
Ecologically Significant Natural Areas (MN DNR MLCCS-2015, Natural Resource Inventory
and Management Plan, Nov. 2001, Bonestroo Rosene Anderlik & Associates)
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Buffer Protected Waters


Source:
Buffer Protected Waters (MN DNR)
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LAND USE


Goal 2: Provide a variety of housing types, styles, densities, and choices to 
meet the housing needs of residents. 


Policy 1: Provide a mix of housing types to provide for a full continuum of 
housing opportunities, including continued single-family growth and new 
opportunities for multiple family and senior housing developments.
Policy 2: Provide transitions or buffering from low density and rural 
residential areas to higher density uses.
Policy 3: Ensure that all new housing adheres to the highest standards of 
planning, design and construction.


Goal 3: Create new land use opportunities to expand and diversify the City’s 
tax base by encouraging new commercial development. 


Policy 1: Use the Mixed Use land use designation to develop a Town Center 
similar to that envisioned in the Corcoran Southeast District Plan and 
Design Guidelines adopted in 2016. These guidelines will be updated to 
reflect the new transportation policies in this plan.
Policy 2: Create performance standards for all commercial areas, including 
building and signage design guidelines, streetscaping, and inclusion 
of green space, paths, and sidewalks to connect commercial areas to 
neighborhoods.
Policy 3: Support and promote existing businesses and new businesses 
that are viable and responsive to the needs of the community.


Goal 4: Attract and encourage new light industrial, office-industrial, high tech 
and professional services, and maintain and expand existing businesses in 
Corcoran.


Policy 1: Encourage high-end business park development that attracts 
medical, technology, and similar industries that provide quality employment 
and wages.
Policy 2: Develop a market plan and strategy aimed at creating an industrial 
and high-end business park identity that will help recruit business and 
industry to Corcoran.
Policy 3: Create industrial and business park building, signage, and 
landscaping design guidelines that will result in high-quality building and 


site development.
Policy 4: Encourage use of “green”, environmentally-friendly building 
and site development techniques in new developments through zoning 
requirements or incentives.


Goal 5: Create a community with housing, employment and service uses that 
reinforce the City’s vision to allow development while working to retain key 
elements that define our rural character, such as wetlands, streams, wooded 
areas, natural topography and view corridors.


Policy 1: Create a land use plan that provides housing development types 
and locations required to meet the community’s projected needs.
Policy 2: Create a staging plan that supports infrastructure expansion and 
land use growth plans.
Policy 3: Work with neighboring communities to ensure an integrated 
plan that is consistent with the Metropolitan Council’s requirements and 
compatible with adjacent jurisdictions.
Policy 4: As development proceeds, protect the natural features, slopes, 
and sensitive areas that make Corcoran unique, such as streams, 
wetlands, lakes, woodlands, natural open space, and local parks.
Policy 5: Prepare long-range transportation and infrastructure plans that 
will direct and support growth and allow the City to financially plan for such 
growth.
Policy 6: Expand the level of community services to keep pace with orderly 
development.


Goal 6: Ensure that zoning and subdivision ordinances are consistent with 
the intent and specific direction of the land use plan. 


Policy 1: Ensure that developers are aware of and perform according to the 
land use plan and all official controls.
Policy 2: Encourage creative approaches to land development to support 
preservation of open space and natural resources.
Policy 3: Coordinate plans for housing with plans for light industrial, office/
industrial, and commercial areas to balance land uses, serve the qualty-of-
life needs of the residential areas and foster a positive climate for business, 
jobs, and tax base growth.
Policy 4: Ensure compatibility of adjacent land uses.
Policy 5: Routinely update the zoning map to conform to the land use map.


The 2040 Land Use Plan identifies the location and intensity of anticipated 
development within the City and establishes a framework in which that 
development may occur. The 2040 Land Use Plan was developed to support 
the community vision and guiding principles discussed in Chapter 1. 
 


The 2040 Land Use Plan generally retains the land use categories created 
under the 2030 Plan. The MUSA boundary remains the same except for a 
small expansion of MUSA on Old Settlers Road in the southeast portion of 
the city to include all of a landowner’s property east of the street. The plan 
also shows a future 932-acre expansion allowing Corcoran to continue to 
work with the Metropolitan Council Environmental Services (MCES), Loretto 
and Medina on the Maple Plain LS/RF Rehabilitation: Project 8081. This 
project would provide new facilities to serve Loretto, northwest Medina, and 
southwest Corcoran. This expansion is shown outside of the 2040 planning 
range. 


Corcoran will see an increased opportunity for development as the Twin 
Cities metropolitan area continues to grow and communities closer to the 
core fully develop. Corcoran’s scenic natural resource areas, proximity to 
rapidly growing neighboring communities, the development of the Highway 55 
corridor, and the potential linking of County Road 30 with the future Highway 
610 corridor all represent development assets, influences, and pressures.


The 2040 Plan seeks to create the flexibility to respond to market conditions 
while guiding land uses that adhere to the community’s vision and guiding 
principles. The 2040 Land Use and Staging Plans meet the Metropolitan 
Council forecasts for potential development and provide methods through 
land use and density to meet the Metropolitan Council’s residential density 
guidance of 3.0 housing units per net developable acre. As a regional 
planning organization, the Metropolitan Council’s role is to ensure that 
regional infrastructure can accommodate Corcoran’s potential growth and 
growth within the region. Meeting this minimum density requirement ensures 
that regional infrastructure is used in a cost-effective and efficient manner.


goals and PoliCies
The community has established the following Goals and Policies to guide 
residential development in Corcoran.


Goal 1: Ensure housing development is compatible with existing and adjacent 
land uses and has access to key community features, natural features, and 
views of open spaces.


Policy 1: Establish development guidelines for appropriate amount of 
green spaces, viewshed analysis, paths, sidewalks, trails, and connections 
throughout the community.
Policy 2: Link residential neighborhoods via trails to City parks, Town 
Center, and other public and commercial areas.
Policy 3: Incorporate preservation of natural resources in residential 
developments.
Policy 4: Encourage innovation in subdivision design, such as clustering 
techniques, to preserve open space or natural features.
Policy 5: Undeveloped single-family residential land shall be developed with 
consideration for surrounding development and in a manner responsive to 
market needs.


43







2040 land use and groWth management 
rElationShiP to mEtroPolitan council thrivE mSP 2040 Plan
In addition to guiding Corcoran’s future growth, the community’s 2040 Land 
Use Plan also relates to growth and development in the region as a whole. 
As part of the 7-county metropolitan area, Corcoran is expected to absorb 
its share of the region’s growth. The Comprehensive Plan must demonstrate 
the City’s capacity to absorb this growth. The Comprehensive Plan must also 
demonstrate that this growth will be managed to ensure efficient use of the 
region’s sewer and transportation infrastructure. 


The City has prepared a plan that responds to both the community’s goals 
as well as the Metropolitan Council’s strategies for developing communities, 
as outlined in Thrive MSP 2040. The 2040 Plan adequately addresses 
community goals and regional strategies for the following reasons:


• The Plan identifies areas of low, medium, mixed and high density 
residential land use to expand housing densities and create 
opportunities for life-cycle and affordable housing.


• The Plan designates areas for mixed use development to 
accommodate retail, commercial, and housing uses to improve access 
to jobs and other services.


• The Plan protects natural resource areas by identifying sensitive areas 
and planning development accordingly. The Plan identifies strategies 
and policies to protect natural resource areas.


• The plan protects the quality and quantity of water resources.
• The Plan designates higher density housing opportunities along 


major transportation corridors to increase efficiency of the region’s 
transportation system and take advantage of future transit 
opportunities.


• The plan creates opportunities for a variety of transportation methods, 
including automobile, walking, and bicycling.


• The plan provides opportunities for economic development by providing 
areas for commercial, office, and industrial uses throughout the City.


• The Plan achieves a minimum net density of 3 units/acre to ensure the 
region’s infrastructure is used efficiently. 


forEcaStS
Corcoran is a unique community with a large amount of desirable 
undeveloped land. Due to its undeveloped nature, recent availability of 
municipal services, and the current economic state at the time of 2040 Plan 
preparation, it is a challenge for both the Metropolitan Council and the City to 
accurately anticipate the City’s rate of growth. The 2040 forecasts are shown 
in Chapter 1, Figure 1-5.


The potential number of housing units that could be accommodated in the 
2040 urban service area exceeds the population and housing forecasts.  The 
excess capacity of the 2040 service area will provide greater development 
flexibility as growth occurs. However, the City will manage development and 
the pace of growth based on the forecasts. It must be recognized that these 
figures present the urban service area only and do not provide projections for 
housing units and population over the entire City.


The Metropolitan Urban Service Area (MUSA) sewer system has been 
extended into the City, which has allowed new residential development in the 
southeast portion of the City and provided services to the existing industrial 
park in 2017. The availability of sanitary sewer increases opportunities for 
variety of residential densities and mixed residential uses, increasing housing 
options, and life-cycle housing in the community. It expands the City’s ability 
to compete for commercial, industrial, and employment opportunities.


The 2040 Land Use Plan will guide and manage development pressure and 
growth by determining future land uses, development intensity, and areas 
for environmental protection. This Chapter establishes growth management 
strategies for the City to ensure that adequate infrastructure is in place to 
accommodate new growth and maintain a balance between residential 
and non-residential development. Urban uses and densities are focused 
in 3 areas of the City. The balance of the community is to remain Rural/Ag 
Residential, as defined below.


taBle 2-1: 2040 land use aCreage taBle


2040 Future Land Use
Net 


Acres
Percent Total 


Net Acres
Gross 
Acres


Percent Total 
Gross Acres


Ag Preserve 1,588.72 9.42% 2,078.36 9.48%


Rural/Ag Residential 9,276.27 55.03% 11,954.94 54.55%


Existing Residential 1,153.70 6.84% 1,586.74 7.24%


Low Density Residential 2,656.56 15.76% 3,694.72 16.86%


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 .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 157.30 .93% 235.42 %


grand total 16,856.91 100.00% 21,915.11 100.00%


The Metropolitan Council has developed the following land use policies 
to guide regional land use and development:


Orderly and Efficient Land Use: Align land use, development patterns, 
and infrastructure to make the best use of public and private 
investment. 


Natural Resources Protection: Conserve, restore, and protect the 
region’s natural resources to ensure availability, support public health, 
and maintain a high quality of life. 


Water Sustainability: Conserve, restore, and protect the quality and 
quantity of the region’s water resources to ensure ongoing availability, 
support public health, and maintain a high quality of life. 


Housing Affordability and Choice: Promote housing options to give 
people in all life stages and of all economic means viable choices for 
safe, stable, and affordable homes. 


Access, Mobility, and Transportation Choice: Sustain and improve a 
multi-modal transportation system to support regional growth,
maintain regional economic competitiveness, and provide choices and 
reliability for the system’s users. 


Economic Competitiveness: Foster connected land use options to 
provide businesses and industries with access to materials, markets,
and talent. 


Building in Resilience: Promote sensitive land use and development 
patterns to achieve Minnesota’s adopted greenhouse gas emissions 
goals at the regional scale and to develop local resiliency to the 
impacts of climate change. 
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Map 2-1: Future Land Use (See page 51 for large size map.)


The City used the minimum allowed densities in each residential land use 
category to calculate the overall average net density of 3.11 units/acre (net 
density is gross land area - wetlands and land below the 100-year OHWL). 
The following land uses and minimum densities are displayed in Table 2-2 
and Table 2-3.


taBle 2-2: 2040 musa density


2040 Future Land Use
Gross 
Acres


Net 
Acres


Density 
Range


Minimum 
Units


Maximum 
Units


Existing Residential 1,586.74 1,153.70  0.5-1 577 1,154 


Low Density Residential 3,694.72 2,656.56 3-5 7,970 13,283


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 6,549.82 4,865.58 15,115 28,760


net density (units Per aCre) 3.11


taBle 2-3: residential units and density By staging area


2020-2030 2030-2040* total


2040 Future 
Land Use


Density 
Range


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 31 1,122.96 561 1,123 1,153.70 577 1,154


Low Density 
Residential


3-5 1,124.28 3,373 5,621 1,516.50 4,549 7,582 2,640.78 7,922 15,849


Medium Density 
Residential


5-8 48.26 241 386 17.78 89 142 66.04 330 528


Mixed 
Residential


8-10 205.77 1,646 2,058 244.11 1,953 2,441 449.88 3,599 5,423


High Density 
Residential


10-30 80.32 803 2,410 - - - 80.32 803 2,410


Mixed Use 8-30 459.08 1,836 6,886 - - - 459.08 1,836 5,494


grand total 1,948.45 7,915 17,392 2.901.35 7,153 11,289 4,849.80 15,068 30,858


density By 
staging


4.06 2.47 3.11


The City must demonstrate that it meets the regional density policy. The 
Metropolitan Council uses a slightly different calculation to determine 
compliance with the regional policy than the City used to evaluate the overall 
land supply.  Because the 2030 Comprehensive Plan and development 
planned prior to 2030 was already determined to comply. The Metropolitan 
Council uses the following calculation for determining compliance of the 2040 
Comprehensive Plan:


• Land planned for development prior to 2030 in the 2030 Plan that 
continues to be planned for development by 2030 in the new 2040 Plan 
is excluded from the calculation.


• Land planned for development prior to 2030 in the 2030 Plan that has 
now shifted in the Staging Plan to develop after 2030 is included in the 
calculation.


• The land outside the 2030 MUSA that was added to the 2040 MUSA is 
included in the calculation.


• The City may take credit for units in excess of the minimum density 
requirements for those developments included in the plat monitoring 
program (through 2016). The City may add the number of units and it 
gives the City some credit for approving plats that exceed the minimum 
densities allowed by the Comprehensive Plan.


The results of the density calculation using the Metropolitan Council’s policy 
guidance is shown in Table 2-4. The Land Use Plan meets the minimum 
density of 3 units per acre for areas not approved in the 2030 Comprehensive 
Plan. 


taBle 2-4: metroPolitan CounCil density CalCulation


2040 Future Land Use
Net 


Acres
Density 
Range


Minimum 
Units


Maximum 
Units


Low Density Residential 127.15 3-5 381 636


Mixed Residential 1.23 8-10 10 12


Subtotal 128.38 391 648


Add Plat Monitoring Data 21


Total 128.38 - 412 648


Density 3.21 5.0


land uSE catEgoriES
The variety of housing opportunities available is expected to increase 
dramatically as Corcoran grows. The 2040 Plan continues to provide a 
variety and range of residential land use designations and densities. The 
High Density Residential and Mixed Use areas are concentrated along major 
transportation routes to maximize the efficiency of these routes and relieve 
stress on the local road system.  
 


A variety of commercial, industrial and public/semi-public land uses are 
provided to provide employment, retail, service and recreational opportunities 
to residents and landowners in Corcoran. Each of the  land use categories is 
described below.


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.


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, included those owned by the City of 
Corcoran, semi-public facilities like places of worship 
and Rush Creek Golf Course.


Parks/Open Space Public opens space and parks.


! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !


! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !
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! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !


! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !
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! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !


! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !
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Map 2-1
2040 Future Land Use


Source:
Revised National Wetland Inventory (MN DNR, 2009-2014)


*The calculations include land in the Future Study Area.  The study area includes 136.8 net acres of Existing Residential, 143.9 net acres of Low 
Density Residential, 17.8 net acres of Medium Density Residential, 60.3 net acres of Commercial and 271.9 net acres of Industrial.
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rural/ag rESidEntial


The Rural/Ag Residential area is the community’s largest land area and is 
intended to remain rural. The Metropolitan Council categorizes this area, 
existing outside the 2040 MUSA boundaries, as Diversified Rural. Diversified 
Rural areas are not within the Metropolitan Council’s Long-Term Sewer 
Service area. However, the Metropolitan Council is in the preliminary stages 
of planning a new sanitary sewer treatment facility to serve the northwest 
metropolitan area, including those parts of Corcoran designated as 
Diversified Rural. The City will continue to monitor this planning effort.


The Rural/Ag Residential areas will continue to be defined by natural areas, 
such as wetlands and floodplains, and areas that are utilized for planted 
fields, pasture land, hobby farms, and large residential lots. The community 
must balance the desire all residents have for this rural experience with the 
needs of individual property owners in this area who may need to realize 
the value of their property now, rather than waiting for the arrival of urban 
services. This effort can be accomplished in part by amending the Open 
Space and Preservation Plat ordinance, which allows the use of smaller lots 
where natural resources are preserved and the development is designed 
to allow for future maximization of undeveloped spaces. This will allow a 
landowner to develop a portion of land while holding the remainder in a tract 
that is viable for future development. The undeveloped portion will not be held 
as open space for permanent conservation; rather, it will be held for future 
sewered densities through a temporary development agreement or deed 
restriction. The ordinance will also provide incentives for protecting natural 
resources.


agricultural PrESErvE


This land use designation is specifically used to implement the requirements 
of the Metropolitan Agricultural Preserves program. All land parcels in the 
Rural/Ag Residential land use designation that meet the requirements for 
eligibility in the Metropolitan Agricultural Preserves program according to MN 
Statute §473H may apply to the City for enrollment. 


When land is removed from the Metropolitan Agricultural Preserve program, 
the land use will revert to its underlying land use: Rural/Ag Residential 
outside of the MUSA and Low Density Residential in the MUSA. 


ExiSting rESidEntial


This land use designation accounts for existing residential development in 
the City of Corcoran at very low densities. The density for this area is 0.50, or 
roughly 1 unit per 2 acres. 


loW dEnSity rESidEntial


This land use category identifies areas for single-family detached residential 
development at an average density of 3 to 5 units per acre. This land use 
category will be Corcoran’s predominant land use inside the 2040 MUSA 
boundary. Residential development within or adjacent to environmentally 
sensitive areas will be guided as Low Density Residential to reduce 
development impacts to these areas. This category also includes Shamrock 
Golf Course and Pheasant Acres Golf Course. 


Low Density Residential areas will also be located contiguous to Ag/Rural 
Residential areas to help create a transition from the rural environment to a 
more urbanized land use pattern.


mEdium dEnSity rESidEntial


The intent of the Medium Density Residential district is to accommodate mid-
density clusters of small lots and attached townhomes, ranging from 5 to 8 
units per acre.


mixEd rESidEntial  
The Mixed Residential District will accommodate a range of housing types 
including a mix of small lot detached homes and attached side-by-side (row) 
or stack townhomes at a density of 8 to 10 units per acre. These medium-
density housing categories are planned in areas that provide transitions to 
more intensive land uses, are served by higher-functioning roadways and 
are adjacent to other higher-density or mixed-use areas where a greater 
concentration of services will be provided.
 


high dEnSity rESidEntial


The purpose of this land use district is to accommodate the development 
of multiplex and low- to high-rise apartment buildings and condominiums. 
Development will occur at a density of 10-30 units per acre. Architecture, 
landscaping, open space, resident recreational areas, and surface water 
retention features are important in high density residential areas to ensure 
that development is appropriate and consistent with the community’s 
character and environmental best practices. Ideally, streets and buildings will 
be designed around pedestrians to accommodate alternative transportation 
use such as bicycles and transit.  


mixEd uSE


The intent of the Mixed Use district is to allow for developments that combine 
residential and commercial uses into a coordinated, planned development 
project. Typically, mixed use developments will include townhomes, low- and 
high-rise apartments, retail buildings, and offices. Development may be 
stacked, with office or housing units located above main floor retail space. 
Residential density is planned at 8-30 units per acre. Not all mixed-use 
developments will be required to incorporate residential units. Mixed use 
developments will be oriented around pedestrians rather than automobiles. 
By providing walkable mixed-use areas, stress on the transportation system 
is reduced and a “sense of place” is created.
 


A portion of the Mixed Use designation is located on the east side of 
County Road 116 in what is considered the Downtown Core.This area is 
envisioned to provide a “main street” experience, with retail shops and 
service businesses mixed with residential and offices on the second floors of 
buildings.


The Town Center is the walkable traditional neighborhood supporting the 
Downtown Core. The Town Center is bound by City Hall on the north, County 
Road 10 on the south (a small portion extends south of County Road 10 at 
the southeast corner of County Road 10/116), County Road 116 on the west 
and Maple Hill Road on the east. The Town Center is intended to support 
the Downtown Core through walkable blocks, a variety of housing types and 
densities, and a unified public realm aesthetic. The Downtown Core is a 
subset of the Town Center and shall have additional design guidelines. 


Special emphasis will be placed on providing accessible destinations and 
inviting design. Housing, retail, and other destinations are located in or 
near the Downtown Core to invite walking by creating pleasant and safe 
routes within the Town Center. A Town Square, City Hall Park, and 1 small 
Neighborhood Park create additional opportunities for physical activity and 
social connectedness. 


Uses within the Town Center include: mixed use, public/semi-public, and 
mixed residential. The Town Center shall be developed in compliance with 
the standards in the Zoning Ordinance and the standards in the Corcoran 
Southeast District Plan and Design Guidelines adopted in 2016, as may 
be amended. This plan will be modified to reflect the transportation policy 
changes in this 2040 Plan, but the general principles remain unchanged.


The area located between the intersections of County Road 116 and County 
Road 30 on the west and County Road 30 and County Road 101 on the east 
is also guided as Mixed Use. Future connecting improvements to County 
Road 30 will enhance its role as a major east-west corridor to Highway 610 in 
Maple Grove. This General Mixed Use District will likely include a mix of uses, 
including commercial and retail services and offices.


The Zoning Ordinance establishes the Downtown Mixed Use and General 
Mixed Use district to support this land use designation. The Zoning 
Ordinance provides 2 distinct districts to acknowledge the uniqueness of 
each area. Within the district zoning standards, site and design performance 
standards have been established to support the vision and concept plans 
developed for each of the mixed use areas. Additionally, design guidelines 
have been adopted as part of the Zoning Ordinance for each of these areas. 
The City expects approximately 1/2 of these areas to develop with residential 
uses at a variety of densities but the City will plan for 8-30 units per acre on 
average.


commErcial


The areas are intended for development only when sanitary sewer and water 
are available. In addition to this land use category, additional commercial 
opportunities will be available within Rural Service/Commercial Mixed Use 
and Business Park districts.


Development of Commercial areas should include architectural themes and 
high-quality designs that reflect the rural character of the City as defined by 
the adopted Design Guidelines. Building designs and materials promoting this 
aesthetic, and details such as planting beds, ornamental fencing, decorative 
lighting, and sidewalks, will be required in Commercial areas. 


rural SErvicE/commErcial


Located at the intersection of County Road 10 and 
County Road 19, the Rural Service/Commercial 
category provides a separate and distinct area for 
commercial land use. This area is intended to continue 
as a rural service area with commercial uses that may 
be maintained utilizing individual septic systems or 
approved alternative systems. This area is not expected 
to have public sanitary sewer and water service within 
the 2040 planning period.


This area will have less strict building and site 
development standards than other commercial areas to 
allow for contractors’ yards and similar uses. The area 
can provide a relocation opportunity within the City 
for businesses that would not typically locate in high 
land-value areas. Zoning regulations will be developed 
to address the minimum design standards and specific 
screening requirements for this unique land use.


buSinESS Park


The Business Park category is intended to 
accommodate large office buildings and corporate campus developments, 
medical offices, technology centers, or light-industrial and office-warehouse 
developments that require larger sites. The Business Park district is located 
on County Road 30 east of County Road 116 and reflects the anticipated, 
substantial increases in traffic through the County Road 30 corridor to the 
planned, final stretch of Highway 610. These traffic levels will increase 
visibility for a business park and support the vision for this corridor as a major 
employment center.


 Figure 2-1: 
Town Center Plan
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light induStrial


The Light Industrial category is intended to provide areas for manufacturing, 
warehousing, automotive, trucking, office, and other related industrial uses. 
These uses typically are not viewed as compatible with residential or some 
commercial uses. 


ParkS/oPEn SPacE and Public/SEmi-Public land uSE catEgoriES


These categories include Rush Creek golf course, all places of worship, the 
City Hall, Public Works, and all public parks and land. 


Staging
The Metropolitan Council asks developing cities to provide anticipated 
rates of growth in 5-year increments. In its Thrive MSP 2040 vision plan, 
the Metropolitan Council defines strategies for developing communities to 
implement the policies. 


These strategies include the following: 


• Stage local infrastructure and development plans to accommodate 20 
years’ worth of forecasted growth.


• Select and implement local controls and tools for timing and staging of 
development throughout the community.


• Adopt ordinances or policies to accommodate growth and use land and 
infrastructure efficiently.


• Identify areas reserved for future urban development and develop 
strategies to minimize development in those areas that could preclude 
future urban development.


• Plan for necessary infrastructure improvements.


Development of a staging plan also provides several benefits to the City. A 
staging plan:


• Creates an orderly, logical growth pattern based on development 
patterns and availability of infrastructure.


• Allows for a connected transportation network.
• Clearly defines when land is available for development.
• Allows the City greater control over the pace and location of new 


development and the provision of necessary services.
• Provides greater ability to plan, budget, and set goals for future 


development.


The Staging Plan reflects anticipated sewer service areas located in the 
3 corners of the City, where regional interceptors will be extended from 
adjacent communities. The Staging Plan boundaries follow the 2040 Land 
Use Plan boundaries. Areas outside the Staging Plan boundaries are the 
Rural/Ag Residential land use category, where development polices will be 
created to provide flexibility for development while preserving large land 
areas for future urbanization. The 2040 Staging Plan is displayed in Map 2-2. 


Future land uses are broken down by staging areas and presented below 
in Map 2-1. Density assumptions were included to estimate the potential 
number of housing units to be accommodated in each staging area.
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Map 2-2: 2040 Staging Plan (See page 53 for large size map.)      


                                                                                                     


It is important to note, similar to the 2040 Land Use Plan, the Staging Plan 
total for each 5-year period represents total potential units based solely on 
the low end of the density range calculated by total net acres. The allowed 
pace of development will be based on the population and housing forecasts 
presented in Chapter 1, with an average of 230 units/year over the 20-year 
life of the plan.


groWth managEmEnt


groWth framEWork


The City Council authorized an extensive public participation process for the 
adoption of the 2030 Comprehensive Plan. In the 2030 Comprehensive Plan, 
a large area of the City was added to the Metropolitan Urban Service Area 
(MUSA) to accommodate anticipated exponential growth. Since that time, 
growth has been less than anticipated and Metropolitan Council forecasts 
have been adjusted to reflect market conditions. 


The MUSA intentionally includes more land than is needed to accommodate 
the forecasted growth. This policy was adopted as part of the 2030 plan to 
allow landowners and the City the flexibility to allow development to respond 
to market demand within the framework of this plan. 


The City of Corcoran seeks to promote a more efficient use of land to allow 
the City to balance the demand for urban services and the ability of the 
City to provide those services in a fiscally and environmentally responsible 
manner.


The City will create a Growth Management Policy that will manage 
development based on the timing and sequence illustrated in the 2040 
Sanitary Sewer Service Staging Plan. The Growth Management Policy will 
serve as a tool to determine when an area will open for development. A 
multitude of factors may cause certain areas of the City to develop at a faster 
rate than others. This Policy is intended to implement the Sanitary Sewer 
Service Staging Plan while at the same time provide flexibility to address 
unpredictable market conditions.


Another goal of the Growth Management Policy is to ensure that the City 
possesses sufficient administrative capacity to conduct the permitting 
and construction supervision processes. City staff is responsible for 
assessing adherence to the Comprehensive Plan, enforcing standards 
and requirements contained in codes and ordinances, determining that 
all the necessary public infrastructure and services either are in place 
or will be built, and ensuring that proposed development will not place a 
disproportionate economic burden on the community. It is essential that City 
staff has adequate capability to ensure that these requirements are met, 
consistent with City, regional and State laws, policies and regulations.


The Growth Management Plan may include the following guidelines: 


• A certain percentage of the net developable area in a current  
staging area must be platted, and a certain percentage of these 
platted lots must have received Certificates of Occupancy before 
development will be allowed in subsequent or other staging areas. 
Staging in different districts will be considered independent of one 
another.


• A development ratio of non-residential to residential acreage may 
be required to manage tax base and infrastructure debt the City 
may incur with new development.


• Feasibility studies will be required to identify utility and transportation 
improvements necessary to support new development.


• Developer commitments to pay costs associated with development will 
be obtained.


• The City will evaluate land availability in each staging phase and the 
pace of growth as it relates to forecasts on an annual basis, or more 
frequently if warranted, to determine remaining development capacity 
within each staging area. 


The Growth Management Policy may allow acceleration in staging if:


• A large-scale master planned project is located within both the  
current and next staging area and adequate infrastructure is in  
place or will be available to accommodate growth within the next 
staging area.


• A unique development project is proposed that achieves significant 
public benefits such as substantial preservation or restoration of 
natural resource areas, open space, park and/or trail dedication in 
excess of requirements; unique and desirable life-cycle or affordable 
housing opportunities; or greater tax base diversification. 


Any development in an area prior to the designated staging phase will 
require a Comprehensive Plan Amendment.
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ProteCting sPeCial resourCes
State law requires that comprehensive plans include strategies for protection 
of special resources including historic preservation and aggregate (mined) 
resources. These strategies are discussed below.


hiStoric PrESErvation
The Metropolitan Land Planning Act (Minn. Stat. 473.859 Subd. 2) requires 
that local comprehensive plans include a historic preservation element. 
Historic assets help to promote community pride and create a sense of 
community. The City of Corcoran values its historic assets and has developed 
this comprehensive plan to preserve the longstanding pattern of land use 
that makes Corcoran a unique place to live and work. To support this goal, 
the City will work toward the creation of an inventory of historically significant 
buildings, sites, landscape features and other landmarks. This process 
will include the evaluation of possible tools that can be applied to ensure 
preservation of these elements, including recognition, public communication 
and education and, where appropriate, public acquisition.


aggrEgatE rESourcES
The Metropolitan Council requires cities to identify the location of aggregate 
resources within the community based on the Minnesota Geological survey 
within the Comprehensive Plan. No aggregate resources were identified in 
the City of Corcoran.
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The condition, affordability and availability of housing affects the social and 
economic health of every City. Corcoran has the opportunity to provide 
opportunities for housing options that will meet the needs of current and 
future residents. Housing should meet the needs of individuals and families 
throughout their lives, including single-family detached homes, townhomes, 
condominiums, apartments and senior housing.  


The 2030 Comprehensive Plan identified a need to plan for and manage the 
development of a variety of housing types to ensure that development occurs 
in an efficient and cost-effective manner and represents an enhancement to, 
and not a negative impact on, existing residential neighborhoods. The 2040 
Land Use Plan continues to provide housing opportunities for Corcoran’s 
entire population (singles, families, and senior residents) through a variety 
of residential land uses and densities, including medium density, mixed 
residential, high density and mixed-use areas. The purpose of the Housing 
Plan is to establish plans and programs to meet the existing and projected 
housing needs in Corcoran. The Plan will guide the community’s integration 
of housing goals and policies into land use, infrastructure, community 
development, transportation, and natural resource decisions. 


This Housing Plan satisfies the requirements of the Metropolitan Land 
Planning Act and stipulations of MN Statute §473.859, Subd 2(c) and Subd 
4. The plan includes background information on current housing supply 
and an assessment of current and future housing needs. Chapter 11 of the 
Comprehensive Plan includes implementation strategies for the Housing Plan 
and other plan chapters.


goals and PoliCies 


The vision statement, as described in Chapter 1, defines what the City of 
Corcoran should look like in the future. The goals and policies guide the 
Housing Plan to help achieve that vision for housing development. The goals 
and policies that follow were developed from the goals and policies prepared 
in the 2030 Comprehensive Plan and reaffirmed for the 2040 Comprehensive 
Plan Update. These goals and policies are listed below and are considered 
the City’s Housing Action Plan.


Goal 1: Provide a healthy variety of housing types, styles, densities and 
choices to meet the housing needs of residents.


Policy 1: Provide a mix of housing types to provide housing opportunities, 
including continued single-family growth and new opportunities for multiple 
family and senior housing developments.
Policy 2: Periodically review land use regulations to determine the 
effectiveness of current ordinances in encouraging additional affordable 
units as well as encouraging modifications to keep existing housing stock 
desirable and livable.
Policy 3: Allow the creative use of site planning or Planned Unit 
Developments (PUD) to provide flexibility for development containing 
affordable housing, such as a reduction in lot size, setbacks, street width, 
floor area and parking requirements.
Policy 4: Encourage innovative subdivision design, including clustering 
techniques to preserve open space or natural features.
Policy 5: Promote development of neighborhood life-style centers that 


incorporate housing in a range of densities and affordability limits in close 
proximity to shopping, services, daycare, and medical services. Life-style 
design should include safe access to parks and schools and the ability to 
walk, bike, or have access to transit.
Policy 6: Consider developing a list of available resources and providers of 
in-home services to older adults and those with special needs.
Policy 7: The City supports preservation of the Maple Hill Estates 
manufactured home park as an affordable housing option in Corcoran.


Goal 2: Promote housing rehabilitation.


Policy 1: Support first-time homebuyers’ programs to assist new 
homeowners entering the market for existing homes.
Policy 2: Consider supporting and actively promoting housing rehabilitation 
programs for existing owner-occupied homes and rental buildings or units. 
This includes promotion of all County and State programs and non-profit 
programs.
Policy 3: Consider utilizing the City’s website, newsletter, and other sources 
for promotion and advertising of housing programs.
Policy 4: Consider creation of a housing maintenance code to maintain 
existing housing stock. 
Policy 5: Consider programs that encourage maintenance of existing 
houses, including a housing remodeling fair, neighborhood watch 
programs, City beautification programs, and City-wide clean-up programs.


Goal 3: Improve the availability of affordable housing and senior housing.


Policy 1: Developers should be encouraged to address the provision of 
affordable housing within all new residential developments within the 2040 
Metropolitan Urban Service Area (MUSA).
Policy 2: Consider participation in the Livable Communities Act Local 
Housing Incentives Program.
Policy 3: Utilize techniques such as land trusts to maintain long-term 
affordability.
Policy 4: Partner with, support and market programs offered by the County, 
State, Minnesota Housing Finance Agency, Federal government, and non-
profits to fund the development of affordable housing. Increase the housing 
options available for housing developments.


housing assessment
houSEhold forEcaStS
Corcoran will continue to plan infrastructure and housing investments to 
meet the projected growth over the next 20 years. The City’s housing supply 
should be diverse and consist of a variety of styles and price ranges to allow 
residents the option of living in Corcoran their entire lives, and to provide the 
opportunity for their children to do the same.


houSing dEvEloPmEnt trEndS
Table 3-1 and Figure 3-1 show Corcoran population and household growth 
since 1970 and forecasts through 2040. Each new household represents a 
new housing unit added to the community.


taBle 3-1: PoPulation and 
household groWth


Year Household Population


1970 407 1,656


1980 1,243 4,252


1990 1,545 5,199


2000 1,784 5,630


2010 1,867 5,379


2017 1,957 5,592


2020 2,500 6,700


2030 3,570 8,900


2040 4,700 11,300


Source:  Metropolitan Council, 
March 2018, Local Planning Handbook


HOUSING
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Corcoran’s current housing stock consists primarily of rural residential and 
large lot detached single-family homes. As of the 2010 Census, the City 
contained 1,919 total housing units. Of these units, 186 are manufactured 
homes located in the City’s mobile home park. The City of Corcoran has 
only recently been able to provide municipal sewer and water, which will 
allow the City to implement the City’s vision to provide a variety of housing 
types, including a variety of apartments, condominiums and townhomes. 
The land use plan provides areas for medium and higher density residential 
development, which can accommodate these types of uses and provide 
housing options for Corcoran residents. An inventory of the City’s housing 
stock, by number of dwelling units within a structure, is provided in Table 3-2 
and Figure 3-2. 


taBle 3-2: CorCoran’s housing stoCk


1990 2000 2010 2017


Single-Family Detached 1,364 1,614 1,731 1,843


Townhomes 
(Single-Family Attached) 11 19 0 0


Duplex, triplex and quad 14 7 2 2


Manufactured Home 171 171 186 181


Other (Boat, RV, etc.) 4 - - -


granD ToTal 1,564 1,811 1,919 2,026


Source:  Decennial Census and Metropolitan Council Housing Stock 2017


The City issued 198 new construction building permits between 2010 and 
2017. The number of building permits issued per year since 2001 is shown in 
Figure 3-3.


Corcoran’s housing stock is generally in good condition. Details on the 
age of Corcoran’s housing stock are presented in Figure 3-4. A majority of 
homes (50 percent) in Corcoran were constructed in the 1970s and 1980s. 
Only 10 percent of the housing stock was constructed prior to 1939. As a 
result, Corcoran sees fewer housing maintenance issues than many older 
communities.


houSing PricES and rEntS
According to the 2010 Census, 91 percent (1,740) of housing units in Corcor-
an were owner-occupied and 6 percent (127) were renter-occupied, with 3 
percent (52) of the units being vacant.. Table 3-3 and Figure 3-5 show the 
median housing value in Corcoran compared to Hennepin County and the 
greater metropolitan area from 1990 to 2017.


taBle 3-3: median housing value


 1990 2000 2010 2017


Corcoran $105,600 $187,300 $318,500 $304,500


Hennepin County $90,600 $143,400 $247,900 $245,400


Minneapolis-St. Paul,
Bloomington, MN-WI
Metropolitan Statistical 
Area


$88,300 $141,200 $239,100 $230,700


Source:  Decennial Census (1990/2000) and American Community Survey 5 Year 
Summary File (2010/2017)
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Another source for housing prices are Certificates of Real Estate Value filed 
with the Minnesota Department of Revenue when owner-occupied housing 
units are sold. The value (sale price) of owner-occupied housing units sold in 
Corcoran, during the years 2010-2016, is presented in Figure 3-6.


Renter occupied units account for a small portion of the current housing in 
Corcoran. Figure 3-7 displays the median gross rent for these units.


housing needs
affordablE houSing
As part of the 2040 Regional Development Framework, the Metropolitan 
Council estimated that approximately 37,900 additional affordable housing 
units will be needed in the region during the planning period of 2021-2030. 
As part of Thrive 2040, the housing policy plan defines affordable housing as 
housing affordable to those householders earning 80 percent of area median 
income. According to Metropolitan Council 2017 Affordability Limits, the area 
median income for the 7-county Minneapolis-St. Paul (MSP) area adjusted 
by HUD to be applicable to a family of 4 was $90,400 in 2017. A family of 4 at 
80 percent of this figure earns $72,320 and would be able to afford a home 
at a purchase price of $236,000 in 2018. Table 3-4 shows a breakdown of the 
number of units affordable by household income for Corcoran.


taBle 3-4: existing units affordaBle By household inCome


Units
Percent of 
All Units


Affordable to Households with Income at or below 
30 percent of AMI (less than or equal to $27,120)


121 6%


Affordable to Households with Income 31percent 
to 50 percent of AMI (over $27,100 and less than 
or equal to $45,200)


68 4%


Affordable to Households with Income 51percent 
to 80 percent of AMI (over $45,200 and less than 
or equal to $72,320)


552 28%


Affordable to Households with Income Above 80 
percent of AMI (over $72,320)


1227 62%


Total Housing Units 1968 100%


Source: Metropolitan Council, March 2018, Corcoran Existing 
Housing Assessment, Local Planning Handbook


Currently there are approximately 732 homesteads in Corcoran valued at or 
below $236,000 (Hennepin County assessor’s data/GIS). Using the total of 
1,919 housing units from 2010 Census data, these 732 homesteads account 
for approximately 38 percent of the City’s housing stock. Corcoran does not 
currently have any publicly subsidized units available. Most of the affordable 
housing at less than 50 percent AMI comes from the Maple Hill Estate 
manufactured home park in Corcoran. The manufactured home park is a 
recipient of the Metropolitan Council’s Manufactured Home Park Preservation 
Grant, which has a goal of connecting the home park to the regional 
wastewater treatment center by matching up to 50% of the associated costs. 
This connection is expected to take place in 2019.


There is uncertainty associated with the extent to which future buyers will 
view a home as an investment and the amount of any premium they will be 
willing to pay for the benefits of ownership versus rental. While recent drops 
in interest rates and lower home prices have increased the availability of 
affordable housing options, changes in mortgage lending practices create 
new obstacles for lower income households to obtain financing. It is clear that 
jobs and income levels are the driving force in demand and sustainability. The 
Metropolitan Council has allocated a certain number of affordable housing 
units to be provided between 2021 and 2030 for each community within the 
region, based on the following 4 criteria: 


• Household growth potential
• Ratio of local low-wage jobs to low-wage workers
• Current provision of affordable housing
• Transit service


Based on their analysis, the Metropolitan Council’s affordable housing need 
for Corcoran is to create 377 new affordable housing units between 2021 
and 2030. Table 3-5 shows the affordable housing units broken down into 
the three bands of affordability. The affordable housing allocation accounts 
for approximately 23 percent of the forecasted housing added from 2021 
to 2030. The affordability limit is 80 percent of area median income for both 
owner-and renter-occupied housing units. 


taBle 3-5: affordaBle housing need alloCation


Income Range Number of Units


At or Below 30% AMI 152


From 31 to 50% AMI 168


From 51 to 80% AMI 57


Total Units 377
Source: Metropolitan Council


To provide opportunities for affordable housing in the community, the City 
is taking the appropriate regulatory measures within the Comprehensive 
Plan by guiding areas for higher density housing and including policies to 
promote affordable housing in residential land use areas. In Chapter 2, 
Table 2-3 shows the land use intended to develop between 2021 and 2030 
that can address the affordable housing need. Guiding land at greater 
densities increases opportunities for affordable housing, as per-unit land and 
development costs decrease when density rises. While the City is doing its 
part in creating a Land Use Plan to guide areas for higher density housing, 
barriers to development of affordable housing still exist in Corcoran and the 
region. Some of these barriers are beyond the City’s control and include the 
following:


• Steady increases in land prices and construction costs.
• Physical limitations of land due to wetlands, poor access,   


 and poor soils that would increase the cost of development or   
 construction.


• State, County and local tax structures.
• Lack of transportation and employment infrastructure.


taBle 3-6: Cost Burdened households By ami
Income Range Number of Units


At or Below 30% AMI 42


From 31 to 50% AMI 42


From 51 to 80% AMI 104


Total Units 188
Source: Comprehensive Housing Affordibility Strategy Data (CHAS), 2010-2014


59







Corcoran will promote affordable housing most effectively by adopting 
and enforcing land use and zoning standards that do not impede or deter 
affordable housing. Metropolitan Council defines a cost burdened household 
as one that is spending 30 percent or more of their annual household income 
on housing. The data on the percentage of owner and renter households in 
Corcoran that are classified as cost burdened is displayed in Figure 3-8.


A factor that contributes to the significant drop in cost burdened renters is 
the drop in average rent for Corcoran from 2010 to 2016 shown in Figure 3-8. 
This drop lowers the percentage of income spent on housing enough that 
most renters are no longer considered cost burdened.


lifE-cyclE houSing
Life-cycle housing is defined as housing that meets the housing needs 
of individuals and families throughout their lives. Generally, people desire 
diverse types of housing at various stages of their life-cycle. Usually, people 
between the ages of 0 and 19 are students living with their parents. Those 
between the ages of 20 and 24 are often renters and do not often become 
first time home-buyers until they reach the ages of 25 to 34. First-time 
homebuyers (25-34) and move-up renters often prefer to purchase modestly-
priced single-family homes, townhomes, or rent upscale apartments. People 
aged 35 to 49 often are in their peak earning years and can afford to buy a 
larger home with more amenities, referred to as move-up housing. Empty 
nesters are usually between the age of 50 and 64 and many of them may 
decide to downsize to a smaller housing unit, as with younger seniors 
(between the ages of 65 to 74). This choice may include renting a multi-family 
unit, purchasing a lower-maintenance multi-family housing product such as a 
condominium or townhome, or purchasing a home in a retirement community. 
Older seniors (74 and above) may begin to require some level of assisted 
housing.


SEnior houSing
As the community ages, there will be an increase in demand for smaller, 
low maintenance housing designed for the senior population. This demand 
might be accommodated through a variety of townhouse styles or apartments 
in mixed use settings. Empty nesters are a particularly active group on the 
younger end of the senior age range and locating developments near some 
of Corcoran’s natural amenities and retail/service areas will be enticing to this 
group. For seniors, no longer able to live alone, supportive housing options 
such as assisted living or memory care units will be needed. 


This Chapter identifies strategies to increase commercial and industrial 
development in the City of Corcoran. Economic health is an important 
component of a healthy and thriving community. A strong commercial and 
industrial base provides jobs to community residents, contributes to a 
community’s tax base, and can be a source of psychological strength to a 
community. Commercial and industrial development will provide additional 
revenue for the City, which currently relies largely on residential property 
taxes for revenue. Commercial and industrial tax base will fund increased City 
services prompted by City growth. The 2040 Plan recognizes the inherent link 
between commercial development and the availability of skilled and educated 
workers, affordable housing, developable land and infrastructure. 


Housing Tools
There are various housing finance tools available to the City of Corcoran and 
its residents to address the different housing needs. The City’s existing and 
projected housing needs and a list of available tools to address them are 
considered below. The following tools are housing finance options available to 
the city: 


ExiSting houSing nEEd


Preservation of manufactured housing: 


• The City will support the use of any available homeownership 
 resources for residents of manufactured housing, including first time 
 homebuyer and rehabilitation resources.


• The City will include manufactured housing as an allowable use in 
 land use and zoning districts assigned to the existing manufactured 
 home community.


• The City will consider, by 2030, supporting a local notice of sale or 
 first look provisions to provide residents time to consider cooperative 
 ownership if/when the community becomes available for sale.


futurE houSing nEEd 
152 units affordable at 30% Area Median Income (AMI) or less, 168 units 
affordable at 31-50% (AMI) and 57 units affordable at 51-80% (AMI). For 
all bands of affordability listed above, the City will evaluate the use of the 
following tools to meet this need: 


• Housing bonds
• Tax Abatement
• Tax Increment Financing (TIF)
• Application or support of developer application to Consolidated 


 Request for Proposals – Minnesota Housing Finance Agency
• Application or partnership with Hennepin County to use the HOME 


 Investment Partnerships Program (HOME) - U.S. Department of 
 Housing and Urban Development


• Application or partnership with Hennepin County to use Community 
 Development Block Grant Funds (CDBG) - U.S. Department of 
 Housing and Urban Development


• Application or support of developer application to the Affordable 
 Housing Incentive Fund (AHIF) – Hennepin County 


The City will study, by 2030, the following tool and determine if it will be used 
to meet this need: 


• The activation of the current HRA/EDA
• Participation in Livable Communities Act and application to relevant 


 grant programs
• Site Assembly for projects at this affordability level


gEnEral affordablE houSing nEEd


The City will study, by 2030, the use of the following tools to meet affordable 
housing needs generally: 


• Providing effective referrals to existing and future residents in need 
 of affordable housing resources not provided by the City


• Staff capacity needs, including participation in regional housing 
 efforts 


The City will consider adopting a local Fair Housing Policy at which time it 
chooses to participate in Livable Communities Act programs.
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FIGURE 3-9


County Boundaries


City and Township Boundaries


Streets


Lakes and Rivers


Owner-Occupied Housing
Estimated Market Value, 2016


$243,500 or Less


$243,501 to $350,000


$350,001 to $450,000


Over $450,000


Source: MetroGIS Regional Parcel Dataset, 
2016 estimated market values  for taxes payable 
in 2017. 


Note: Estimated Market Value includes only 
homesteaded units with a building on the parcel.
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The Chapter identifies strategies to increase commercial and industrial 
development in the City of Corcoran. Economic health is an important 
component of a helathy and thriving community. A strong commercial and 
industrial base provides jobs to community residents, contributes to a 
community’s tax base, and can be a source of psychological strength to a 
community. Commercial and industrial development will provide additional 
revenue for the City, which currently relies largely on residential property 
taxes for revenue. Commercial and industrial tax base will fund increased City 
services prompted by City growth. The 2040 Plan recognizes the inherent link 
between commercial development and the availability of skilled an deducated 
workers, affordable housing, developable land and infrastructure.


goals and PoliCies 


The City of Corcoran recognizes the importance of each component of the 
economic development cycle in the overall health and economic stability of 
the community. The City addresses economic development issues through 
the following goals and policies:


Goal 1: Promote cooperative efforts and utilize existing resources for 
economic growth in the City. 


Policy 1: Continue to identify and tap into local, State and Federal 
resources to enhance economic development.
Policy 2: Explore County-wide economic development coordination options.
Policy 3: Promote coordination of the educational system and the business 
community to ensure the availability of qualified workers.


Goal 2: Promote economic stability and diversity to provide job opportunities 
to residents. 


Policy 1: Support efforts to retain existing businesses and facilitate their 
expansion.
Policy 2: Support efforts to recruit new businesses and industries in 
appropriate locations.
Policy 3: Recognize the need to expand infrastructure in the City, including 
but not limited to roadways, parks/trails, utilities and telecommunications 
infrastructure, to support and promote continued economic development.
Policy 4: Target financial resources and programs to attract businesses that 
have an emphasis on job creation and businesses that meet or exceed 
livable wage requirements.
Policy 5: Encourage the availability of a range of housing types and values 
to accommodate an ample work force.


Goal 3: Promote efficient, planned commercial and industrial development.
 


Policy 1: Identify key commercial and industrial development opportunities 
in planned growth areas at locations with access to major transportation 
systems.
Policy 2: Encourage and facilitate infill development on vacant parcels to 
ensure maximum efficiency of land use.
Policy 3: Encourage compact commercial developments that will make 
efficient use of infrastructure and resources.
Policy 4: Encourage industrial, office, business and commercial 
development to locate within master planned industrial parks, business 
parks, or in the Town Center area.


Goal 4: Enhance the character of the City’s commercial and industrial 
development. 


Policy 1: Support the provision of open/green space within commercial and 
industrial development.
Policy 2: Promote the rehabilitation and redevelopment of under utilized 
facilities by pursuing and making available various financial programs and 
assistance.


eConomiC assessment
Expansion of the local economy is often tied to existing employers and 
industries. This section analyzes the existing types of industry concentrated 
in the City of Corcoran and the competitive environment defined by the 
presence of industry in surrounding communities.


Corcoran’s existing employment base is dominated by small construction-
related firms. This is in contrast to the metro area, which is much more 
diversified in its employment base. For example, approximately 41 percent 
of all jobs in Corcoran are construction-related, whereas approximately 5 
percent of all metro area jobs are construction-related. (DEED Occupational 
Employment Statistics (OES)   Therefore, as Corcoran looks to expand its 
commercial and industrial tax base, it will need to consider ways to diversify 
its existing employment base. 


Although Corcoran’s employment base more than doubled between 1990 and 
2010, it still remains well below neighboring communities, especially Rogers, 
Maple Grove, and Plymouth (Table 15). Because some of these communities 
will continue to develop in coming years, Corcoran’s employment base 
has been drawn back from the 4,000 job increase forcasted in the 2030 
Comp Plan to approximatley 1,200 job increase in the 2040 forcasts per 
Metropolitan Council estimates.
 


 


Most future employment locations will be in areas guided as Mixed Use and 
Business Park. The intensity levels of future commercial/industrial areas 
will include impervious coverage up to 70 percent based on City Code 
requirements. Additionally, buildings in these areas will continue to meet the 
City’s commitment to high quality site-planning, architectural design, and 
landscaping.  


ECONOMIC COMPETITIVENESS
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Development in neighboring communities will continue to impact Corcoran 
for many years. There are several significant concentrations of commercial 
and industrial districts within 5 miles of Corcoran’s boundaries in neighboring 
cities including Rogers, Dayton, Maple Grove, Plymouth, and Medina. Most of 
these districts are situated at the intersection of 2 or more major highways. 


Each of these districts will strongly compete with any new commercial or 
industrial development within Corcoran for many years to come.


Although commercial and industrial development has been limited in 
Corcoran, the City has begun to more actively pursue economic development 
opportunities in recent years. The City has supported development and 
extended municipal services to its existing commercial and industrial 
enterprises in the area located at County Road 116 and County Road 10. The 
City has identified its Town Center as a key growth area. An industrial district 
located in the southwest portion of the City along Highway 55 and County 
Road 19 is identified for development in the coming years.


eConomiC develoPment oPPortunities 
The City anticipates the demand for commercial and industrial development 
will increase significantly by 2040. Therefore, the City’s Land Use Plan 
identifies large areas of commercial, industrial, business-park, and mixed 
land use that will provide for a mix of jobs, ranging from retail and commercial 
service jobs to high end technology jobs.


The City’s development plan for its downtown area provides an opportunity 
for additional economic development. The City has guided this area for Mixed 
Use on the 2040 Land Use Plan, providing flexibility for future development. 
The development plan is intended to promote investment in Corcoran’s 
downtown, solidifying the area as an important community asset and focal 
point. 


A future I-94 Brockton interchange planned in Dayton, and a Highway 610 
interchange planned in Maple Grove, will impact the northeastern portions 
of Corcoran. These roadway improvements will significantly improve access 
to the City, making it a more desirable location for commercial and industrial 
development. To serve this future demand, the City has planned a large 
industrial/business park area and commercial/mixed use development in the 
northeastern portion of the City near each interchange.


Additionally, expanding municipal sewer and water services will provide 
for increased housing opportunities in the City. The continued increase in 
housing units will create additional demand for commercial services. 
Corcoran’s parks, trails and open space system will be an integral part of the 
community’s life. The system will provide recreational opportunities for park 
system patrons, while preserving existing natural and historic resources. The 
parks and trails system should be authentic to the identity of the City and 
unify neighborhoods to reinforce a sense of community pride. 


CorCoran toP ten WorkPlaCes for residents in 2015
taBle 4-1


Workplace City Number of Workers


Minneapolis 298


Plymouth 261


Maple Grove 183


Corcoran 121


Medina 107


Minnetonka 92


Brooklyn Park 84


St. Paul 83


St. Louis Park 76


Eden Prairie 71


Other 925
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Corcoran’s parks, trails and open space system will be an integral part of the 
community’s life. The system will provide recreational opportunities for park 
system patrons, while preserving existing natural and historic resources. The 
parks and trails system should be authentic to the identity of the City and 
unify neighborhoods to reinforce a sense of community pride. 
 


This plan to develop, maintain and grow the park and trail system provides 
a benchmark from which to make decisions as investment opportunities 
arise. Goals provide decision-making guidance to the City. Policies provide 
actionable steps the Parks and Trails Commission and policymakers can 
take to ensure stewardship of financial, natural, and recreational resources 
and create a parks and trail system that is representative of the community’s 
values. Diligent planning will result in:


• A system where making healthy lifestyle choices is integral to daily 
life.


• A system with quality resources and facilities that attract new 
development, businesses, and visitors.


• A venue for strengthening community engagement by giving visitors 
places to gather and interact.


• A community where key natural resources are protected before 
development occurs.


• A City that is known for promoting a high quality of life.


aPPliCation
This Plan places emphasis on park and trail development within the 
Metropolitan Urban Services Area (MUSA) as new development occurs. 
While park and trail locations are also identified in areas outside the 
MUSA, plans and proposed corridors are for guidance purposes and will be 
implemented over the long term as development occurs and opportunities to 
work with landowners arise. 
 


The Parks and Trails Plan uses the City’s 2003 Natural Resource Inventory 
as a foundation for the park and trail system to be developed in Corcoran 
over the next 20 years. 
 


The plan incorporates national trends and standards as available from 
the National Recreation and Park Association (NRPA). NRPA publishes 
standards to help communities in planning, acquisition and development 
of park and open space. In more recent years, the NRPA is encouraging 
communities to benchmark their metrics and enter the data into their 
national database. Due to the limited number of communities participating 
in their benchmarking program at the time of this report, it is unclear how 
Corcoran’s parks services compare to other communities of comparable size 
in Minnesota. The standards that the NRPA has used in the past provides 
guidance for how to place parks by park type and the general facilities you 
might see in each park.


 


Figure 5-1: 2040 MUSA Inside Boundaries 


The area within the 2040 MUSA is the emphasis for new park and trail development.


goals and PoliCies
Goal 1: To implement this Parks and Trails Plan based on the needs of 
Corcoran residents and park system patrons.


Policy 1: Apply this plan when making recommendations to City Council. 
Policy 2: Inform and seek input from other City advisory commissions on 
any issues or improvements that may be applicable to that commission.
Policy 3: Respond to the increasing maintenance, planning, and 
recreational demands made by the City and its park system patrons.
Policy 4: Track changes to the park and trail system to ensure a well-
considered network.


Goal 2: To work cooperatively with neighboring communities, Hennepin 
County, the State of Minnesota and others in planning, developing, and 
financing the local park system.


Policy 1:Seek compatibility with adjacent local community plans and 
metropolitan, State and Federal plans and programs.
Policy 2: Seek cooperation, coordination and participation with local school 
districts in planning the joint use, development, and operation of the park 
and trail system.
Policy 3: Encourage community volunteer organizations to participate in 
park and trail development.
Policy 4: Require park dedication from all developers (commercial, 
industrial and residential) in the form of cash or land, according to the Park 
Dedication Ordinance and the fee schedule set by the City Council. All cash 
will be directed to the Park Fund and will be used for park land acquisition 
and development projects.
Policy 5: Review the park dedication formula on an annual basis to ensure 
it supports the needs of the park system and is comparable with area 
metropolitan communities.
Policy 6: Acquire park land when possible, in accordance with the City’s 
Parks and Trails Plan to minimize costs and potential conflicts.


Goal 3: To develop a park system the public values and visits.


Policy 1: Design and build parks and trails early in the development 
process, so that they are available to new park system patrons.
Policy 2: Include private parks, when planned and funded by developers, 
as a neighborhood feature based on the provisions of the City’s Park 
Dedication Ordinance.
Policy 3: Maintain an equitable distribution of parks throughout the 
community.
Policy 4: Develop a parks and trails system that is safe, enjoyable, and 
accessible.
Policy 5: Provide multi-use and multi-seasonal programs and activities.
Policy 6: Provide park system patrons with timely information regarding 
park and trail facilities and programs.
Policy 7: Establish design standards that create unity within the park and 
trail system and that emphasize the character of the City, its history, and 
landscape.
Policy 8: Park design should incorporate a general theme, but also 
allow diversity among parks to adapt to natural features, local history, or 
neighborhood character and needs. 
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Goal 4: To develop a system of parks and trails, with a variety of active and 
passive uses, that reflect the special character of the City, its history, and 
natural resources.


Policy 1: Select land for parks, trails or open space based on:
a. Its designation as a park or trail search area in the Parks and 
 Trails Plan;
b. Its scenic or unique natural features;
c. Its ability to support desirable wildlife populations;
d. Its performance of important environmental functions;
e. Its proximity to the Natural Resource Corridors identified in the   
 Natural Resource Inventory;
f. Its qualities conducive to recreational development;
g. A demonstrated need for additional parkland exists in an area.


Policy 2: Ensure park names reflect location by incorporating local historical 
names or features, a local access road, neighborhood name, benefactors, 
or prominent natural features of the area.
Policy 3: Develop a consistent signage policy for parks system, including 
directional and informational signs.
Policy 4: Preserve outstanding natural areas by discouraging development 
of prominent or highest quality landscape features and conserving natural 
resource areas. Protect wetlands and woodlands from undesirable impacts 
and fragmentation. Restore them to a high-quality condition when possible.


Goal 5: To provide a safe, equitable, and convenient trail network.


Policy 1: Apply this plan to coordinate development of the trail system.
Policy 2: Connect future trails to existing and adjacent community trails. 
Policy 3: Encourage the use of utility easements and transportation right-of-
ways for on-road route development.
Policy 4: Respect individual property rights. Trail development and routing 
should be a cooperative effort between the City and the landowners along 
the proposed route. Existing neighborhoods are encouraged to request 
trails and work with the City to identify their routes.
Policy 5: Require a 20-foot minimum trail easement to provide adequate 
bicycle and pedestrian circulation or access to schools, parks, downtown, 
churches, or other facilities.
Policy 6: Implement safe pedestrian crossing facilities on main roadways.
Policy 7: Maximize user safety by thoroughly considering conflicts between 
trail user groups, for example snowmobiles and equestrians.
Policy 8: Continue to show snowmobile trails on the City Parks and 
Trails Plan. Snowmobiles are an important recreational activity for many 
residents. A private organization maintains the current trail system. While 
the City does not own or maintain these trails, the City will make applicants 
aware of the desire to maintain routes through the City as development 
occurs.


areas outside the 2040 metroPolitan 
urBan serviCe area (musa) Boundaries 
guidElinES
The following guidelines will be applied to development proposals outside the 
2040 MUSA boundary:


• Park and trail policies in areas outside the 2040 MUSA boundary  
 will be consistent with the City’s Comprehensive Plan and   
 Subdivision Ordinances.
• Relevant development proposals will be presented to the Parks and  


 Trails Commission before City Council approval, thereby allowing  
 for review and recommendations regarding incorporation of trail   
 easements, open space acquisition or park facilities.
• Park facilities generally should not be planned outside the 2040   


 MUSA, except for:


• Trails that have been identified on the Natural Resource  
Inventory or the Parks and Trails Plan maps.


• Parks that have been identified on the Parks and Trail  
System map.


• Protection of significant natural areas that have been  
identified on the Natural Resource Inventory.


• Athletic facilities may be considered, but are preferred in  
areas closest to the 2040 MUSA. 


• Proposed parks and trails shown on the Parks and Trails System   
Map outside the 2040 MUSA areas are for guidance purposes and   
will be implemented over the long term as a part of new development  
 through development dedication or cooperative purchase.


 


Figure 5-2: 2040 MUSA Outside Boundaries 
The guidelines above apply to the area outside the 2040 MUSA.


Park ClassifiCation 
Parks are divided into 1 of 3 categories: Neighborhood Park, Community 
Park and Linear Park. Parks may serve more than 1 purpose, for example a 
community park may also serve the immediate neighborhood park needs in 
addition to a more regional community park demand. The following park types 
and standards will be developed in Corcoran.


nEighborhood Park
Neighborhood Parks are the most local unit of the park system, providing 
area for recreational activities such as field games, court games, playground, 
skating, and neighborhood centers. These parks prioritize user groups living 
in the neighborhood. They are identified as NP – Neighborhood Park on the 
system map.


Neighborhood park sites should be in proximity to residential neighborhoods. 
Their design may be as simple as a playground or as intense as a public 
square. Siting neighborhood parks adjacent to community parks and local 
linear parks, corridors and parkways will expand the function of all types of 
open space. It will also entice residents from throughout the community to 
visit the park ensuring new parks do not function as private facilities for new 
developments.


Neighborhood park development criteria generally includes:
• An overall size of 5-20 acres.
• A service area of 1/4 to 1/2 mile.
• A physical geography suited for intense development.
• A frequency of 1 neighborhood park per 5,000 residents.
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community Park
Community parks serve a wider user group than neighborhood parks, 
and are often in proximity to secondary schools and other public facilities. 
These parks seek to preserve unique landscapes and natural areas, and 
as they have a larger overall size, the programming of passive and active 
recreation may occur within the same park without conflict. Community park 
development criteria generally includes: 


• An overall size of 20-100 acres.
• A service area of up to a 2-mile radius.
• A frequency of 1 community park per 15,000 residents. 


In addition to the existing Corcoran Community Park at County Road 10 
and 50, there are 2 other types of planned parks that will serve the wider 
community and fall into this category: Community Playfields and Open 
Space/Natural Parks.


Community Playfield


Community playfields, identified as ASA-Athletic Search Area on the system 
map, are areas for intense recreational facilities such as athletic fields and 
swimming pools. Playfields should be integrated into community parks or 
may be co-located with school athletic facilities. They may also include a 
neighborhood park use.


oPen sPaCe/natural Parks


These parks are characterized by high-quality natural resources that merit 
preservation and which would be negatively affected by development. They 
are identified as Open Space and Preservation/Nature Park on the system 
map. Recreational uses are secondary to the preservation of natural open 
space and the conservation functions of these areas. Compatible recreational 
uses include hiking, picnicking and nature study.


Open space or natural park sites are typically within the high-quality natural 
community areas identified in the City’s Natural Resource Inventory. They 
should be connected by trails to the City’s Natural Resource Corridors and 
to other parks and will be left in a natural or semi-natural state, with minimal 
development.
 


local linEar ParkS, trailS, corridorS and ParkWayS
These areas are developed for 1 or more varying modes of recreational travel 
such as hiking, biking, and cross-country skiing. These features may traverse 
1 or more municipality with width and length minimums varying by feature 
type – depending on their location within or outside right-of-way.


Linear parks and trail corridors are often found adjacent to major roadways 
within the County or other locations where needed to link cities to 
components of the local or regional recreation system or community facilities 
such as schools, libraries, or commercial destinations. These parks may 
also be located in planned greenway corridors or adjacent to creeks and 
stream corridors to provide public access to natural features, however such 
development should consider site and habitat impacts. 


ExiSting city ParkS (City of Corcoran owns 3 parks) 
The Corcoran Community Park is located at the intersection of County Roads 
10 and 50. The original park was approximately 16 acres. The City purchased 
a 60-acre parcel from Rockford Area Schools in 2018. The 60-acre parcel 
is located directly west of the original park and brings the total park area 
to approximately 76 acres. Park facilities include a playground, tennis and 
volleyball courts, softball fields, ice rinks, parking and a picnic shelter. The 
60-acre parcel adds additional multi-use fields and parking to the Community 
Park.


 Figure 5-3: Corcoran Community Park


The City has also begun developing park land on City Hall property. The 
site, including the Memorial Garden, is an estimated 8 acres. Once fully 
developed, this park will consist of picnic facilities and trails. 


Figure 5-4: Corcoran City Hall and Memorial Park


Corcoran Community Park
- Playground
- Courts (Tennis and Volleyball)
- Ballfields
- Ice rinks
- Parking
- Picnic Shelter


Rockford School Property
- Multi-Use Fields
- Parking


Parcel extents for illustrative purposes only Parcel extents for illustrative purposes only
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ExiSting city ParkS continuEd
Wildflower Park has been dedicated as part of the Ravinia development and 
is owned by the City. A plan for development was approved and the park 
construction began in 2018.


Figure 5-5: Wildflower Park


PrivatE Park
The Corcoran Lions Club owns a 
multi-use facility at the intersection of 
County Roads 10 and 101. This is the 
site of the Hennepin County Fair, the 
Hamel Rodeo and a variety of other 
public entertainment events. While it 
is a privately owned and operated 
open space, the City’s Goals and 
Policies (see Goal 2) prioritize keep-
ing open communication with such 
entities to ensure cooperation and 
thoughtful planning of the City’s
parks and trails.


 Figure 5-6: Corcoran Lions Park


Parks and trails loCations
Proposed parks are identified on the 2040 Parks and Trails System Map, Map 
5-1. Athletic complex and open space search areas are shown on this plan 
to indicate potential site areas, not exact property locations. These search 
areas are distributed throughout the community to aid further investigation 
for costs, ease of obtaining land, access and proximity to future growth and 
development. Many of these parks will be developed as new residential 
neighborhoods are constructed, increasing the need for parks. The City will 
work with developers and other landowners to identify the exact location 
and size of parks and trail alignments as development or park acquisition 
is proposed. The City will seek to co-locate trails with other infrastructure 
easements where feasible.


Map 5-1: Parks and Trails Plan (See page 79 for large size map.)


future Parks 


dEmograPhicS/community groWth
The 2040 Comprehensive Plan uses the population forecasts and the 
context presented to recommend the number and distribution of park and 
trail facilities in the community. The National Recreation and Park Association 
(NRPA) has provided standards in the past for how to place parks by park 
type, and the general facilities you might see in each park. The NRPA is 
moving away from the minimum standards of service, as findings indicate 
that each City has unique needs, and is encouraging communities to 
benchmark their metrics and enter their data into the national database. 
Therefore, if more parkland than the minimum standards is required to serve 
the population in each neighborhood, the City may acquire land to meet this 
need. 


local trEndS
In April 2017 the City surveyed residents regarding, “What amenities are 
important to you as a resident?” Key findings from 115 responses were used 
to guide the 2040 Parks and Trails plan, including the following: 


• Parks and trails within a mile of each Corcoran neighborhood was  
 valued by 51 percent.


• Green spaces (i.e. open space parks) were valued by 61 percent of  
 respondents. 


The 2017 survey supports a trend in past community surveys (in 2008 and 
2004) also indicating that the City should develop trails, parks, and green 
spaces for park system patrons. 


futurE ProjEctionS by tyPE
According to NRPA standards, there should be 1 neighborhood park per 
5,000 people within 1/4 to 1/2 mile of their home and 1 community park per 
15,000 people within 2 miles of a residential neighborhood. As Corcoran is 
still developing, it is important to consider the proximity of new parks to new 
residential developments, and how the density of the development affects the 
size and quantity of park types. Applying only 1 standard of park need (for 
example overall population) would suggest Corcoran needs just 1 community 
park. However, considering just the land area of Corcoran within the 2040 
MUSA suggests the community would need nearly 10 community parks.


While the overall acreage of parkland planned for Corcoran exceeds the 
standards set by the NRPA, not all neighborhoods have neighborhood or 
community parks within the recommended service areas. As population 
increases in each neighborhood, the City should acquire parkland in those 
neighborhoods to serve populations within each neighborhood. 


Based on review of park development trends as indicated by NRPA, the City 
will have a projected need of 14 acres of park land for every 1,000 residents. 
With this standard in mind, and considering the character and existing 
ecological assets within Corcoran, the following is the planned system to 
serve approximately 11,300 people in 2040: 


neighBorhood Parks 
The City has one neighborhood park, Wildflower Park in the Ravinia 
neighborhood. By 2040, the City will need approximately 2-3 additional 
neighborhood parks, totaling approximately 10-60 acres. Neighborhood parks 
should be located within ½ mile walking distance of significant neighborhood 
developments. 


• A new Town Square is planned in the downtown core, as part of the 
Corcoran Southeast District and Downtown Guidelines. The Town 
Square is categorized as a neighborhood park due to its scale and 
value to future downtown residents via programming. The Town Square 
is planned as a social center for the community, suitable for concerts 
and celebrations. It will be a public space to support the recreation in 
downtown.


Community Parks


In addition to the 2 existing community parks, the City will need 1 to 2 new 
community parks by 2040. These additional community parks would require 
approximately 20-200 new acres.


• Community Playfields: With the additional 60-acre parcel purchase 
from the Rockford School District, the City does not have an immediate 
need for additional playfields by 2040. The City will continue to work 
with landowners to identify opportunities to acquire additional land 
for future community playfields. A 2006 TKDA Needs Analysis and 
Recommendations offers metro-area guidelines for population-driven 
facility types and this study will serve as a continuing resource in 
the search for and design of both an athletic complex and the other 
identified parks.


• Open Space Parks: The City will consider adding approximately 60 
acres of public open space. The space may be divided among 3 sites.


loCal linear Parks, trails, Corridors and ParkWays


See recommendations in Future Trails section that follows.
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The projected 2040 parkland area need, based on the 2040 population 
forcast for Corcoran is 158 acres, with the total planned system range for 
projected parkland area 159 to 209 acres.The existing acreage of parks 
in Corcoran are on the low end of NRPA standards for neighborhood and 
community parks. The high end of the range is due to Corcoran’s abundance 
of naturally occurring ecological assets. These assets are in most cases 
prohibited from development by environmental protection regulations. These 
ecological assets also support the unique character of Corcoran, a priority 
the community has identified as important to preserve (Policy 4, Goal 1). The 
community has also consistently conveyed the importance of maintaining the 
community’s rural character. Open space is a key feature in rural character. 


Recreation trends and community preferences will ultimately affect the 
number, size, and location of specific parks and facilities. The system 
master plan shows a concentration of new neighborhood parks within future 
neighborhoods where a density of new housing will support the need and 
use of those parks. The City will continue to work closely with the local school 
districts in future planning of playfields, athletic complexes, and additional 
park facilities.


future trails
Corcoran residents have expressed a strong interest in trails, particularly 
for walking and biking. The community also has a high level of interest in 
snowmobile and horseback trails. The community’s value of trails has been 
implemented into this plan. 


New to the 2040 Metropolitan Council Transportation Policy Plan, a Regional 
Bicycle Transportation Network (RBTN) has been established. The RBTN 
seeks to integrate a seamless network of on road bikeways and off road 
trails to improve conditions for bicycle transportation at the regional level. 
Corcoran’s Trail System plan will consider connections to surrounding 
communities when planning on road bikeways and off road trails to support 
park system patrons interest in trails and the regional bicycle transportation 
network. 


taBle 5-2: City and County trail system Within CorCoran


Total Trail Miles in 2040 MUSA 58
All Types


Total Trail Miles Outside 2040 
MUSA


56


Total Off Road Miles 50
Inside & Outside MUSA 


Total On Road Miles 64


Total Trail System Miles 114


There are several categories of trails identified on the 2040 Parks and Trails 
Plan. The City of Corcoran is continuing to plan for a fully developed system 
ultimately offering up to 114 miles of trails. Trail categories and potential trail 
options are described in Figures 5-8 through 5-11: 


taBle 5-1: ProjeCted aCres of Park land


Park Name / Type
Existing Area 


(acres)
New Proposed 


Area (acres)


Neighborhood Parks 5.13 10-60


Wildflower Park 5.13 0


Town Center 0 4-5


Community Parks 84 60


City Hall Park/Memorial Garden 8 0


Community Playfields 76 0


Open Space Parks 0 60


Subtotal 89.13 70-120


Total Planned System 159-209


Total Projected Need by 2040 158 acres


Figure 5-10: Sidwalk with Boulevard off Roadway


Figure 5-11: On Road Trail on Roadway with Boulevard


Figure 5-8: Off-Road Trail with 20’ Easement


Figure 5-9: Off-Road Trail with Boulevard off Roadway
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regional linking trail


Regional linking trails are located to serve as linkages between components 
of the regional parks system. When feasible, linking trails should attempt to 
connect the population, economic, and social centers along its route. 
Corcoran has 1 existing regional linking trail, the Lake Independence 
Regional Trail, located along County Road 19 that stretches from Baker Park 
Reserve to Crow-Hassan Park Reserve. The general alignment is shown on 
the map along County Road 19. The length of this trail through Corcoran is 
approximately 6 miles. This trail is considered a Tier 2 alignment in the RBTN 
network. A proposed regional trail (Rush Creek Regional Trail) is also planned 
just outside the northern edge of Corcoran providing a connection point from 
County Road 101 near 117 to Crow-Hassan Park Reserve. A second RBTN, 
Tier 2 trail is proposed for County Road 101 between Corcoran and Maple 
Grove. No other RBTN network connections are proposed in the Metropolitan 
Council’s 2040 TPP.


regional trail searCh Corridor addition


Regional trail search corridors (RTSC) are proposed regional trails without 
a Metropolitan Council-approved master plan that identifies trail alignment. 
Because they do not have a Council-approved master plan, these corridors 
are not eligible for Regional Parks System funding for acquisition and 
development. Within Corcoran, a RTSC proposed by the Three River Park 
District was recommended as a system addition to the Metropolitan Council’s 
2040 Regional Parks Policy Plan. This RTSC’s general alignment along 
County Road 116 is shown in Figure 5-13 as North-South 1. Figure 5-14 
shows a refined version of the same RTSC identified as the Diamond Lake 
Regional Trail. This trail would connect several different existing and 
proposed regional trails and is the only RTSC in Corcoran.


County trail


County trails, in this case proposed and managed by either Hennepin County as 
part of their regional bikeway system or Three Rivers Park District (TRPD) as part of 
their regional trail system, are often found adjacent to major roadways and locations 
needed to link cities and components of the local or regional recreation system and/or 
community facilities such as schools, libraries or commercial destinations. Three Rivers 
Park System has proposed a network of nearly 49 miles off road trails for Corcoran, 
generally aligning with Greenway Corridors. It should be noted that trail terminology 
varies from County to City. In this plan and in the City of Corcoran generally, terms of 
on road and off road trails are preferred. Hennepin County uses on street and off street 
terminology though they are functionally the same.


on road trail


This trail type is a striped or signed bikeway on an existing road right-of-way or 
designated lane. The City has 1 4.5-mile on road trail along County Road 30 and 1 
6-mile trail along County Road 116. By 2040, the City on road trail system is planned to 
include 31 miles; another 33 miles of on road trails are planned outside the MUSA.


off road trail


An off road-trail is a multi-use trail, paved or gravel that is at least 8 feet wide. These 
trails are designed for bicycle, pedestrian, and other non- motorized uses. The City and 
County agencies combined are planning for approximately 49 miles of off road trails, 26 
miles inside the 2040 MUSA and 23 miles outside that area. The City is investigating the 
possibility of co-locating an off-road trail over the natural gas pipeline easement in the 
southern half of the City.
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Figure 5-16: Conceptual Regional Trail System


Figure 5-15: Conceptual Bike Trail System
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The purpose of the transportation plan is to identify existing and future 
transportation needs in the City of Corcoran for the horizon year of 2040. The 
plan also identifies policies and planned actions to meet those transportation 
needs. The transportation chapter identifies the City of Corcoran goals and 
policies and describes the existing and future transportation system. 


The impact on transportation systems and the responsibility for 
improvements to the system are a State, County, and City issue. While the 
City of Corcoran must provide the resources to accommodate transportation 
demands that coincide with its land use decisions and population growth, 
increased traffic from the growth of neighboring communities are also part 
of the traffic demand. The County and State share the responsibility of 
providing safe and efficient transportation through the City of Corcoran.
 


Corcoran is designated partially as an Emerging Suburban Edge community 
in the Metropolitan Council’s Thrive MSP 2040 plan. The planning area sets 
overall densities that the planned development patterns in the community 
can be expected to achieve.


There are many land use decisions that are tied to roadway improvements. 
Some land uses are not appropriate without adequate transportation facilities. 
The issue of what occurs first, development or the systems to support it, will be 
critical as it relates to transportation needs. Coordination of the infrastructure 
will be necessary to create a system that works to support the land uses 
both in and surrounding Corcoran. As the City develops, focus should be 
on protecting natural resources, ensuring sufficient public infrastructure, 
and developing transition strategies to increase density and encourage infill 
development.


goals and PoliCies
Goal 1: Improve the transportation network for local and pass-through traffic.


 


Policy 1: Provide a comprehensive transportation system based upon 
functional classification of roadways that fully promotes connectivity and 
is coordinated with neighboring cities and counties.
Policy 2: Identify a transportation system that efficiently moves traffic, 
minimizes traffic conflicts as development occurs, and is consistent with 
MnDOT, Hennepin County, neighboring communities, and the City’s 
land use plan.
Policy 3: Identify long-term planning for transportation corridors to 
manage access and capital improvements as development occurs.
Policy 4: Study the alignments of County Road 10 and County Road 
50 represented on the Transportation Plan to improve the geometric 
configuration and align with the long-range City land-use plan.
Policy 5: Fund a Capital Improvements Program to ensure long-term 
street maintenance and reconstruction programs.
Policy 6: Plan and design transportation facilities that preserve natural 
resources and existing infrastructure where applicable.
Policy 7: Pave appropriate public gravel roads deemed necessary 
by the City as circumstances such as development, regional 
improvements, City needs, or other dictate, subject to financial 
feasibility and funding availability.


Goal 2: Ensure that planned transportation infrastructure, capacity, and 
access will accommodate proposed land uses and development.


 


Policy 1: Incorporate the use of innovative traffic management options 
and technologies. Coordinate transportation planning and system 
improvements with other government jurisdictions.
Policy 2: Comprehensively coordinate all transportation-related facilities 
as 1 system.
Policy 3: Incorporate land uses and access spacing guidelines 
compatible with the functional classification of the regional highway 
system.
Policy 4: Develop all additional elements of the street system 
(sidewalks, trails, lighting, landscaping, etc.) harmoniously with adjacent 
land uses and transportation objectives.


Goal 3: Incorporate elements in development standards related to bicycle 
and pedestrian uses.


 


Policy 1: In all residential and mixed-use areas, identify future 
pedestrian, trail, and bicycle facilities to connect neighborhoods with 
major commercial and park and recreational areas. 
Policy 2: Design arterial highways in the City to prevent unregulated 
pedestrian and bicycle crossings and to protect pedestrian and bicycle 
movement paralleling vehicular traffic. Additional information regarding 
the trail system in Corcoran is provided in Chapter 5.


SuPPort and rationalE for tranSPortation goalS and PoliciES
The concern over regional traffic on the City’s road system can be managed 
internally to an extent. By providing a local street system that relies on 
internal connections between neighborhoods, local conflicts with regional 
traffic can be avoided in many instances. Where multiple trip options exist, 
traffic impacts on any 1 location are minimized. However, when traffic is 
concentrated to only a few practical routes, traffic conflicts affect everyone. 
Subdivision design will be required to include internal connections wherever 
possible. 


The City expects that new development will be designed with sufficient traffic 
planning improvements and those impacts on the system will be kept to 
those routes that are properly intended for increased traffic levels. These 
goals and policies also carry an expectation that the City will work actively 
with its neighboring communities and other highway jurisdictions to improve 
traffic management on all routes through the City.


At the same time, Corcoran expects that transportation planning respects 
the City’s other planning goals and designs roadways that enhance the 
environment of the community. This may mean innovative design techniques 
or routing of traffic to preserve sensitive areas. The City will work with all 
jurisdictions to ensure the accomplishment of both traffic needs and the 
City’s land use goals. 


On a community-wide basis, pedestrian movement is likely to be more 
recreational in nature. The predominant rural development pattern does not 
lend itself to reliance on walking or bicycling for daily commerce. However, 
the development of trail systems is a popular recreational attraction.
The retrofitting of existing development areas and the design of new 
development areas (both urban and rural) with trail systems, bike ways, and 
sidewalks will be an important improvement for the community. 


With the higher level of development activity envisioned by this Plan, 
roadway design and access will play a more important role in locating new 
development. The urban districts delineated in the land use plan are to be 
served by major collector or arterial roadways. New urban development 
within those districts will need to demonstrate more than the mere 
availability of utility services, or avoidance of natural resource areas. The 
potential for loading significant amounts of new traffic onto the City’s street 
and highway system will require attention to the capacity of the higher 
function roadways serving the project area. In some areas, construction 
of new collector streets may be required as a pre-condition for approval of 
a new subdivision where it is not possible to mitigate downstream traffic 
impacts.
 


Access management is a key to controlling the impacts of new traffic 
generation and avoidance of congestion. Moreover, direct access to major 
streets (regardless of jurisdiction) has significant land use impacts in the 
creation of conflicts, increasing crash statistics, and decreasing land values. 
Corcoran will actively implement access management policies throughout 
the City and will require all subdivision design to comply with the highest 
thresholds of transportation planning. 
 


2018 existing transPortation system
Transportation elements are divided into several sub-categories, each of 
which is an important piece of the overall transportation system. Several 
sub-categories are further divided into existing and 2040 conditions.
 


highWayS and StrEEtS


roadWay jurisdiCtion


Roadways are categorized under the agency that is responsible for their 
maintenance.  The State is responsible for the Federal Interstate, US 
Highways, Minnesota Trunk Highways (TH), and State Park Roads. The 
County is responsible for County State-Aid Highways (County Road) and 
County Roads (CR). Other roadways, including Municipal State-Aid Streets 
and municipal roads are the responsibility of the City of Corcoran. Map 6-1 
shows the current jurisdiction for the area roadways.


Map 6-1: Existing Roadway Juristiction (See page 91 for large size map.)
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roadWay funCtional ClassifiCation


The functional classification of roadways provides guidelines for the safe 
and efficient movement of people and goods within the City. Roads are 
categorized based upon the level of access and mobility provided.


Functional classification of a roadway system involves determining what 
function each roadway should be performing with regard to travel within 
and through the City. The intent of a functional classification system is the 
creation of a roadway hierarchy that collects and distributes traffic from local 
roadways and collectors to arterials in a safe and efficient manner. Such 
classification aids in determining:


• Appropriate roadway widths
• Speed limits
• Intersection control
• Design features
• Accessibility
• Maintenance priorities


Functional classification helps to ensure that non-transportation factors, 
such as land use and development, are considered in planning and design 
of the roadway system.


A balanced system is desired, yet not always attainable due to existing 
conditions and characteristics. The criteria of the functional classification 
system are intended to be guidelines and are to be applied when plans 
are developed for the construction or reconstruction of a given classified 
route. It can, and does, occur that different roadways with very similar 
design characteristics may have different functional classifications. 
Some roadways, for a short segment, may carry higher volumes than 
a roadway with a higher classification. Spacing guidelines may not 
follow recommendations for a variety of reasons such as topography, 
environmental concerns, and land use type and density.


The 2 major considerations in the classification of roadway networks are 
access and mobility. Mobility is of primary importance on arterials, thus the 
limitation of access is a necessity. The primary function of a local roadway, 
however, is the provision of access, which in turn limits mobility. The extent 
and degree of access control is a very important factor in the function of a 
roadway facility. The functional classification types utilized are dependent 
upon one another in order to provide a complete system of streets and 
highways. The relationship of functional classification regarding traffic 
mobility and land access is shown below in Figure 6-1. 


A complete functional design system provides a series of distinct travel 
movements. Most trips exhibit 6 recognizable stages. These stages are as 
follows.


• Main movement
• Transition
• Distribution
• Collection
• Access
• Termination


As an example, Figure 6-2 depicts the hierarchy of movement by illustrating 
a hypothetical trip using a freeway, which comprises the main movement. 
When the vehicle leaves the freeway, the transition is the use of the freeway 
ramp at a reduced speed. The vehicle then enters the moderate speed 
arterial, the distribution function, to travel toward a neighborhood. From 
the arterial, the vehicle enters a collection road then a local access road 
that provides direct approach to the residence or termination point. Each of 
the 6 stages of the trip is handled by a facility designed specifically for that 
function. Speeds and volumes normally decrease as 1 travels through the 6 
stages of movement.


It must be recognized that not all intermediate facilities are needed for 
various trip types. The character of movement or service that is provided 
has a function and these functions do not act independently.


PrinCiPal arterials 
Principal arterials carry a higher proportion of total urbanized travel on a 
minimum of mileage. They also serve major activity centers, higher traffic 
volumes, and longer trips.  Along these facilities, access needs to be limited 
in order to preserve the ability of the roadway to accommodate the volumes 
and to maximize safety. Principal arterials emphasize mobility over land 
access. Little or no direct land access should be allowed within an urban 
area. Grade separated intersections are required for freeways and are highly 
desired for other principal arterial roadways. In the Metro area, interstate 
freeways are classified as principal arterials. Highway 55 is a principal arterial 
within the City of Corcoran.


minor arterials 
Minor arterial roadways connect the urban service area to cities and towns 
inside and outside the region and generally service medium to short trips. 
Minor arterials connect principal arterials, minor arterials, and collectors. The 
spacing ranges from 1/4 to 3/4 of a mile in metro centers to 1 to 2 miles in 
a developing area. The desired minimum average speed during peak traffic 
periods is 20 mph in fully developed areas and 30 mph in developing areas.


The emphasis for minor arterial roadways is on mobility rather than 
land access. In urban areas, direct land access is generally restricted to 
concentrations of commercial/industrial land uses. Minor arterials generally 
serve medium to short trips and provide use for local and limited stop transit 
service.


Figure 6-1: Existing Roadway Jurisdiction


Figure 6-2: Existing Roadway Functional Classification
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Minor arterials are divided into “A” minor arterials and “B” minor arterials. 
“A” minor arterials are roadways that are of regional importance because 
they relieve, expand, or complement the principal arterial system. “A” minor 
arterials are categorized into 4 types, consistent with Metropolitan Council 
guidelines:


Relievers 
Minor arterials that provide direct relief for metropolitan highway traffic. 
There are currently no “A” minor arterial relievers within the City. 


Expanders 
Routes that provide a way to make connections between urban areas 
outside the I-494/I-694 beltway. County Road 101 is an example of an 
“A” minor arterial expander within Corcoran. 


Connectors 
Roads that provide connections to and among communities at the 
edge of the urbanized area and in rural areas. County Road 50, County 
Road 30, and County Road 19 are examples of an “A” minor arterial 
connector in Corcoran. 


Augmenters 
Roadways that augment principal arterials within the I-494/I-694 
beltway. There are currently no augmenters within Corcoran.


A well-planned and adequately designed system of a principal and “A” 
minor arterials will allow the City’s overall street system to function the 
way it is intended and will discourage through traffic from using residential 
streets. Volumes on principal and minor arterials roadways are expected to 
be higher than on collector or local  roadways.


“B” minor arterials provide a city-wide function, serving medium to long 
distance trips. There are currently 2 “B” minor arterials within the City, 
County Road 116, and County Road 117 (109th Avenue North).


ColleCtor streets


Collector streets provide more land access than arterials and provide 
connections to arterials, although not in all cases. As is the case with any 
roadway system, there will always be exceptions to the planning guidelines 
that are used to classify a roadway system. Collectors serve a dual function 
of accommodating traffic and the provision of more access to adjacent 
properties. Mobility and land access are equally important and direct land 
access should predominately be to development concentrations. Collector 
road spacing ranges from 1/4 to 3/4 of a mile in a fully developed area, and 
1/2 to 1 mile in a developing area. Collectors can be broken down further 
into major and minor collectors.


Major collectors generally connect to minor arterials and serve shorter trips 
within the County or City. These roads supplement the arterial system in 
that mobility is slightly emphasized over access. An example of a major 
collector within Corcoran is County Road 10.


Minor collectors provide the connection between neighborhoods and 
commercial/industrial areas and the major collector/minor arterial system. 
Access is slightly emphasized over mobility in minor collectors. Oakdale 
Drive, Trail Haven Road, Kalk Road, and Willow Drive are examples of 
minor collectors within the City. Some of these are gravel roads, and the 
challenge of paving is discussed in the next section.


loCal streets


The lowest classification of roadways is the local roadway where access is 
provided with much less concern for control, but land service is paramount. 
Spacing for local streets is as needed to access land uses. Local roadways 
generally have lower speed limits in urban areas and normally serve short 
trips. Local streets will connect with some minor arterials but generally 
connect to collectors and other local streets. The development of local 
streets will be guided by the location of the existing and proposed minor 
arterials and collectors as well as by development and the expansion of 
local utilities. Abilene Lane, Foxline Drive, Horseshoe Bend Drive, Jackie 
Lane, and Sundance Road are examples of local streets. The existing 
roadway functional classification system is shown on Map 6-2.


Map 6-2: Existing Roadway Functional Classification (See page 93 for large size map.)


Corcoran has 36 miles of gravel roads, most of which are local streets and 
collector roads. The City continuously faces a challenge of when or if to 
reconstruct the gravel roads with pavement. A guideline used by Minnesota 
State Aid for paving gravel roads is an Annual Average Daily Traffic (AADT) 
of greater than 300, which occurs presently on various segments on the 
collectors of Trail Haven, Willow Larkin, etc. Given that the cost to pave all 
the gravel roads is estimated to be upwards of $50M in today’s dollars, it is 
not viable for the current tax base. Therefore, it will be an ongoing issue to 
prioritize the improvements based on traffic counts, financial feasibility, and 
political and resident support.


accESS managEmEnt guidElinES
The management of thoroughfare access along roadway systems, 
particularly arterial and collector roadways is a very important component 
of maximizing the capacity and decreasing the crash potential along those 
roadway facilities. As mentioned in a previous section, arterial roadways 
have a function of accommodating larger volumes of traffic and often at 
higher speeds. Therefore, access to such facilities must be limited in order 
to protect the integrity of the arterial function. Collector roadways provide 
a link from local streets to arterial roadways and are designed to provide 
more access to local land uses since the volumes and speeds are often 
less than arterial roadways.


Studies have shown that as the density of access increases, whether public 
or private, the traffic-carrying capacity of the roadway decreases and the 
vehicular crash rate increases. Businesses suffer financially on roadways 
with poorly designed access, while well-designed access to commercial 
properties support long-term economic  vitality.


As with many transportation related decisions, land use activity and 
planning are an integral part of the creation of a safe and efficient roadway 
system. Every land use plan amendment, subdivision, rezoning, conditional 
use permit, or site plan involves access and creates a potential impact to 
the efficiency of the transportation system. Properties have access rights 
and good design will minimize the deleterious effect upon the roadway 
system. Minnesota State Statutes requires that “reasonable, convenient, 
and suitable” access to property shall be provided. Access management is 
a combination of good land use planning and effective design of access to 
property.


The granting of access is shared by the State, County, and City with each 
having the permitting process responsibility over roadways under their 
control. The aforementioned authorities may also require the following while 
examining access:


• Dedication of public rights-of-way
• Construction of public roadways, trails, and bikeways
• Mitigation measures of traffic and/or other impacts
• Change in and/or development of new access points
• Dedication of trail easements


Using proper access guidelines helps all the agencies involved act in a 
coordinated manner. However, access spacing is important not just for 
new developments, but for existing developments and accesses as well. 
Processes should be developed to deal with existing corridors that have 
allowed improper access spacing in the past. In these cases, it is possible 
that the number of access points exceed the access spacing guidelines. 
These existing access points must be handled in a different manner than 
with new access points. It is desired to aggressively minimize any new 
accesses while consolidating, restricting, and/or reducing existing access 
points as redevelopment occurs. It is important to remember that access 
spacing guidelines are long term goals and not absolute rules.


Maintaining flexibility is important when promoting access consolidation, 
including consideration of existing conditions, physical barriers, or 
constraints. The traveling public benefits from access spacing whether using 
grade-separated crossings, frontage roads, right-turn only entrances/exits, 
etc. Given the number of agencies potentially involved in reviewing plats 
and access points, access guideline and corridor management practices 
should be implemented at the State, County, and City level.


MnDOT has developed guidelines for access management based upon 
their goals of safety, mobility, and statewide growth. As a part of their 
guidelines, 4 new categories were developed as an addition to the 
functional classification system:


• High Priority Interregional Corridors (IRC)
• Medium Priority IRC
• Regional Corridors
• Statewide Roads


These types of roadways link the State’s primary trade centers and the Twin 
Cities Metro area to one another. MnDOT has further divided the primary 
categories into sub- categories based upon the specific facilities and land 
use patterns surrounding the roadway. Highway 55 is recognized as a 
regional corridor.


The governmental unit controlling specific roadways also controls access to 
these roadways. For the most up-to-date access spacing guidelines, contact 
MnDOT and Hennepin County.
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traffic volumES
The Metropolitan Council has projected the City’s growth as shown in Table 
6-1. The growth will be accommodated through development efforts. Map 6-3 
shows the location of each traffic assignment zone (TAZ) within the City limits. 


The Metropolitan Council’s Transportation Policy Plan supports the 
maintenance and enhancement of transportation facilities to accommodate 
growth and reinvestment into the community.


taBle 6-1:  foreCast of PoPulation, households, 
and emPloyment By taZ


Population Households Employment
TAZ 2020 2030 2040 2020 2030 2040 2020 2030 2040
778 49 52 48 19 21 20 51 53 52
779 108 113 105 41 45 43 27 28 27
780 324 342 317 123 138 131 30 31 30
781 282 295 273 107 119 113 201 212 207
782 520 974 1583 197 393 654 34 39 41
783 216 304 380 82 122 156 38 41 41
784 1249 1897 2559 475 764 1055 153 227 322
785 277 255 268 102 101 113 114 213 362
786 569 528 522 209 211 221 178 198 193
787 830 767 747 305 306 315 53 56 54
898 479 860 1354 177 344 566 75 83 88
899 992 1536 2123 367 614 887 548 588 598
900 739 922 966 273 369 403 169 193 213
901 110 116 108 41 46 45 30 48 72


 


Map 6-3: Traffic Analysis Zones (See page 95 for large size map.)


The most recent daily traffic volume information for the primary roadways 
in the City of Corcoran was obtained from MnDOT. Map 6-4 shows the 
existing average annual daily traffic (AADT) and heavy commercial average 
annual daily traffic (HCAADT) volumes within the City. There are no railroad 
facilities, barge facilities, or intermodal freight terminals in Corcoran. Most 
truck traffic in the City is either passing through or delivering goods to local 
busiensses. 


The traffic volumes shown in Map 6-4 are used as a planning tool to help 
test the ability of a roadway to accommodate future volumes. In addition to 
the number of lanes provided, the daily capacity of any individual roadway 
is based upon many factors including:


 


•   Number of access points per mile
• Number of signalized intersections per mile
• Percentage of truck traffic
• Physical grade of the roadways


Level of service (LOS) is a qualitative measure describing operational 
conditions within a traffic stream, generally in terms of service measures 
such as:


• Speed and travel time
• Freedom to maneuver
• Traffic interruption
• Comfort and convenience


Map 6-4: Existing Annual Average Daily Traffic Volumes (ADT) 


(See page 97 for large size map.)


Six levels, LOS A to LOS F, are generally used for traffic analysis. LOS A is 
the best with free flow conditions and little to no delay. LOS F is the worst 
with congestion, long delays, and forced flow. Table 6-2 shows how each 
level of service would look to motorists.


For planning purposes, a generalized average daily traffic (ADT) threshold for 
roadways is used. Table 6-3 shows the generalized ADT volume thresholds 
for a roadway type and number of lanes in terms of level of service. 


taBle 6-3:  generaliZed Planning average daily 
traffiC volume thresholds


Facility Type Maximum ADT Volume at Level of Service1


A B C D2 E


2-Lane Roadway


Without Turn Lanes 3,000 4,500 6,500 8,500 10,000


With R Turn Lanes 4,750 7,200 10,300 13,500 15,900


With L Turn Lanes3 5,250 7,900 11,400 14,900 17,500


With L and R 
Turn Lanes3 7,500 11,250 16,250 21,250 25,000


4-Lane Roadway


Without Turn Lanes 7,100 10,700 15,400 20,100 23,700


With R Turn Lanes 9,600 14,400 20,700 27,100 31,900


With L Turn Lanes4 10,100 15,200 21,900 28,600 33,700


With L and R 
Turn Lanes4 12,600 18,900 27,200 35,600 41,900


1ADT Volumes above the LOS E maximum threshold would be considered LOS F.
2LOS D is usually the lowest acceptable LOS allowed by most agencies within the metro area.
3Also considered the planning capacity for a 3-lane roadway (1 through lane in each 
direction with a center, 2-way left turn lane) without or with a right turn lane.
4Also considered the planning capacity for a 5-lane roadway (2 through lanes in each 
direction with a center, 2-way left turn lane) without or with a right turn lane.


Note: Approximate values based upon several assumptions: Capacity assumptions per lane, 
Peak hour percentages, Directional orientation, ¼ mile signal spacing.


C
it


y 
o


f 
G


re
en


fi
el


d


C
i t


y
o


f
M


a p
le


G
ro


ve


City of Medina


City of Rogers


B
ec


ht
ol


d 
R


d


Pioneer Trl


Tr
ai


lH
av


en
R
d


C
ou


nt
y 


Ro
ad


 1
16


County Road 30


Schutte Rd


Oakdale Dr


County Road 10


Horseshoe Trl


County Road 50


Larsen Rd


W
ill


ow
 D


r


H
un


te
r


R
d


C
ou


nt
y 


Ro
ad


 1
9


Homestead Trl


C
ai


n 
R


d


Ro
lli


ng
 H


ill
s 


R
d


Country Rd


M
oh


aw
k 


D
r


Larkin Rd


Fo
xl


in
e 


D
r


Strehler Rd


Dassel Ln


O
ld


S
e ttl er s


Rd


Stieg Rd


Ka
lk


 R
d


Meister Rd


M
ap


le
 H


ill
 R


d


93rd Ave N


Tessmer Rd


B
lu


e 
B
on


ne
t 


D
r


Ju
be


rt
Ln


456710


456750


456719


456730


4567116


4567101


4567117


B
ro


ck
to


n 
Ln


 N


109th Ave N


4567101


4567101


")55 Hackamore Rd


Morin
Lake


Scott
Lake


Jubert
Lake


Goose
Lake


Cook
Lake


Rush Creek


Rush Creek


South Fork Rush Creek


S o uth F ork


R
us


h
C


re
ek


Rush Creek


778


779


780


781


782


783


784


785
786


787


788789


790


871


872


875


897
898


899
900


901


902
909 911 913 914


2040 COMPREHENSIVE PLAN


3,000 0 3,0001,500


Feet ±
Path: L:\2294\100\2040CompPlan\Traffic Analysis Zones.mxd
Date: 1/8/2019 Time: 6:39:27 AM User: ShuJC0243


Traffic Analysis Zones
Municipal Boundary
Parcel Boundaries
Streams
Lake/Open Water


Map 6-3
Traffic Analysis Zones


Source:
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transPortation issues
This section identifies transportation issues that affect the City’s 
transportation plan. The section was compiled from several sources 
including:


• Highway 55 Corridor Coalition
• Hennepin County Transportation Systems Plan (HC-TSP)
• Comprehensive Plans from surrounding communities
• Corcoran’s Vision


Some of the issues have been identified on Map 6-5. The City of Corcoran 
may or may not support all the issues that are discussed in the following 
section, but the issues have been discussed by others and may affect 
Corcoran.


Map 6-5: Trasportation Issue Areas (See page 99 for large size map.)


highWay 55 corridor
Highway 55 is a primary transportation corridor linking the western 
communities in Wright County and Hennepin County to the Minneapolis/
St. Paul Metropolitan area. The corridor has become congested as the area 
has developed because there are no parallel routes to spread the traffic 
demand. Therefore, the capacity of Highway 55 must be increased.


The increasing traffic and capacity needs are a growing concern to the 
communities along the corridor. Direct access to Highway 55 and crashes 
along the corridor have raised the concern for the safety of everyone who 
uses the highway. MnDOT is currently faced with growing transportation 
needs throughout the State and decreasing transportation funding.


The Highway 55 Corridor Coalition has prepared a concept improvement 
plan for Highway 55. This plan proposes the provision of an improved 
facility with the potential of interchanges at County Road 101 and County 
Road 116. The plan proposes Highway 55 to be a 6-lane divided roadway 
from the City of Medina to County Road 116 in Corcoran and then a 4-lane 
divided highway from County Road 116 to County Road 19. The concepts 
developed within this corridor plan are a guide to help preserve future right- 
of-way along the corridor. Funding does not exist to construct any of the 
recommended improvements at this time.


county road 10/county road 50 rEalignmEnt
The existing intersection of County Road 10/County Road 50 has poor 
geometrics due to the angle the roads form as they intersect. The area also 
contains the City’s largest municipal park, a historical church facility, tight 
corridor and limited right-of-way.


The City has a vision to develop this area as its downtown redevelopment. 
The County roadways would need to be realigned to improve geometrics 
and accommodate the City’s vision. This realignment would aim to by-pass 
the downtown area as well as create a standard right- angle intersection at 
County Road 10 and County Road 116. The exact location of the realigned 
roadway has been previously studied, and will again require study and 
planning as the County seeks to reduce congestion and conflict points. The 
area should be studied in detail as development plans progress.


nW hEnnEPin county tranSPortation imProvEmEntS 
The Northwest Hennepin County – I-94 Sub-Area Transportation Study (NW 
Hennepin Study) was completed in April 2008. The study was initiated to 
identify future transportation system needs, to address the changing needs 
within those communities, and to establish the groundwork for moving 
forward with requests for additional access to I-94. Through the study, some 
key issues were identified including a lack of an arterial roadway system in 
the area, physical constraints, congestion, and access to I-94. The study 
identifies an area south of I-94, which includes Corcoran, as an area that 
lacks an arterial roadway system.


Traffic volume forecasts for the year 2040 were developed based on 
Metropolitan Council projections of population, households, and employment. 
The study area roadway’s capacities and deficiencies were identified 
so that communities can plan for additional capacity improvements 
or manage facilities effectively through access controls, right-of- way 
preservation, setback requirements, and/or land use and development 
controls. Improvements identified in the study were based on transportation 
system needs and growth trends with no account for available funding. 
Implementation priorities were established using the following criterion:


• Improving system connectivity to provide better east-west and   
 north-south flow in immediate growth areas;
• Addressing current capacity issues at major intersections/  
 interchanges and overloaded segments;
• Addressing I-94 access issues to better balance access to I-94;
• Leveraging funding of federal, state, local, and private funds to the  
 fullest extent.


county road 30
The City plans for County Road 30 is to be the primary east-west corridor 
through Corcoran in the future. The extension of County Road 30 east 
of Corcoran will connect to the future Highway 610 interchange at I-94. 
Eventually, County Road 30 will be a 4-lane facility through Corcoran. 
The City plans for County Road 30 to be designed as a parkway through 
the City. Future development may need to provide larger right-of-way to 
accommodate a parkway design.


intErchangE at i-94/brockton lanE
As the northwest Hennepin County area grows, increased access to I-94 
is necessary to relieve current access points and to balance flows on the 
arterial roadway system. The NW Hennepin Study examined an interchange 
at the Brockton Lane area due to spacing from other I-94 access points as 
well as connections to the arterial roadway system. This proposed regional 
access to I-94 serves to relieve adjacent interchanges, increase system 
efficiency and safety, and relieve overloads on other local system linkages. 
If access to I-94 in the Brockton Lane area is not provided, significant 
capacity enhancements to arterials and interchanges at TH 101 in Rogers 
and County Road 30 in Maple Grove would be needed.


rivEr croSSingS
The potential need for a new Crow River crossing was raised by the 
Wright County Transportation Plan in 1994, but was seen as being beyond 
the study period in the Hennepin County Transportation Systems Plan 
(HC-TSP). This potential link would extend County Road 30 in Hennepin 
County westerly to Wright County Road 144, thus providing an east-west 
connection between Buffalo to TH 610. The impacts of this river crossing 
are still being examined. The exact alignment of the County Road 30 
extension and the river crossing has not yet been determined and will 
require further detailed study.
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transit system
Transit Link dial-a-ride service is provided in Corcoran. There are currently 
no other public transit facilities or services provided in Corcoran. As growth 
and development occur in the community it will be important to include 
transit options in designs. Park and Ride or carpool areas should be 
accommodated in site development or on public sites. Streets or parking 
lots can be designed with pull over locations to accommodate bus stops 
that do not impede traffic flow. While the City does not have public transit at 
this time, other types of transit solutions should not be ignored and should 
be explored. 
 


Corcoran is currently designated as the Metropolitan Transit Market Area V. 
Transit Market Area V has very low population and employment densities 
and tends to be primarily rural communities and agricultural uses. General 
public dial-a-ride service may be appropriate here, but due to the very low-
intensity land uses these areas are not well-suited for fixed-route transit 
service.


 
Figure 6-3: Transit Market Area V 


Source: Metropolitan Council 


frEight 
There are no railroad facilities, barge facilities, or intermodal freight terminals 
within the City of Corcoran. Most truck traffic on TH 55 is passing through 
Corcoran to locations within the metro area. Data from MnDOT indicates a 
Heavy Commercial Average Annual Daily Traffic volume of 500-999 vehicles 
per day on TH 55 in Corcoran. Commercial trips on other roadways in 
Corcoran are either traveling through or delivering goods to local businesses.


aviation facilitiES 
There are currently no public aviation facilities in the City of Corcoran. 
However, the City is within the region’s general airspace which needs to be 
protected from potential obstructions to air navigation. 
 


Under Minnesota Statutes §360, the State regulates the height of 
structures as they are defined and enforced under Aeronautics Rules and 
Regulations 8800.1200 Criteria for Determining Air Navigation Obstructions. 
Subparagraph 4(B) states:


Objects more than 200 feet above the ground or more than 200 feet 
above the established airport elevation, whichever gives the higher 
elevation, within 3 nautical miles of the nearest runway of an airport, 
and increasing in the proportion of the 100 feet for each additional 


nautical mile of distance from the airport but not exceeding 500 feet 
above ground, is a general obstruction.


Notification to MnDOT Aeronautics is required when any object, as defined 
above, would affect general airspace. The City will include the following 
requirements with all applications:


Notification: Any applicant or property owner who proposes any 
construction or alteration that would exceed a height of 200 feet 
above ground level at the site, or any construction or alteration of 
greater height than an imaginary surface extending upward and 
outward at a slope of 100:1 from the nearest point of the nearest 
runway of a public airport shall notify the Commissioner at least 
30 days in advance. Local reporting is in addition to any Federal 
permitting/review process (FAA Form 7460-8) involving a sponsor/
proposal.


bicycling and Walking 
The existing and planned on-road and off-road bicycle facilities are 
shown in Map 5-1. In the 2040 Met Council Transportation Policy Plan, 
County Road 19 and County Road 101 are classified asTier 2 alignments 
for bicycle facilities. No other alignments or corridors are planned in 
Corcoran. As the area develops, enhancing the non-motorized facilities 
within Corcoran will be important in order to improve transportation 
sustainability within the City. Improved facilities and connections provide 
alternatives to driving, support options for residents who do not have a 
personal vehicle, and promotes healthy lifestyles and exercise.


The City’s integrated transportation network will include appealing and safe 
streets that are accessible to people walking and biking, as well as people 
driving motor vehicles. A combination of off-road and on-street bike and 
pedestrian facilities are included to give people safe and convenient options 
for active transportation.


2040 future transPortation system
highWayS and StrEEtS


2040 traffiC ProjeCtions


Year 2040 annual average daily traffic (AADT) forecasts were developed 
using data provided by the Metropolitan Council from the travel demand 
model. Future AADT for the roadways in Corcoran were projected based 
on the future land use, TAZ data, and population growth estimates. The 
volumes shown are generally lower than 2030 forecasts presented in the 
Hennepin County transportation plan. Those forecasts were developed in 
the 2005-2007 time frame, when development pressure in this area was 
higher. Since the 2030 volumes were developed, the Metropolitan Council 
has shifted regional growth to urban and developed areas, resulting in 
lower population and employment forecasts for Corcoran.  The 2040 AADT 
volume forecasts are shown in Map 6-6.


Map 6-6: 2040 Average Daily Traffic Volumes (See page 101 for large size map.)


jurisdiCtional transfers (PlanneD or PossiBle)
The 2030 Hennepin County Transportation Systems Plan (HC-TSP) 
suggests turning County Road 10 and County Road 101 back to the City. 
The City does not support these turn backs. The decision has not been 
finalized and no timeframe has been designated.The City is continuing to 
work with Hennepin County to determine the feasibility of these possible 
changes.


funCtional ClassifiCation Changes (PlanneD or PossiBle)
According to the 2030 Hennepin County Transportation Systems Plan 
(HC-TSP), County Road 116 and County Road 117 through Corcoran 
could warrant a change in either their functional classification or funding 
designation. These roadway segments should be monitored. The City of 
Corcoran should communicate with Hennepin County and the Metropolitan 
Council regarding any changes in either functional classification or funding 
designations that may arise.


County road 116  (souThern nw hennePin sTuDy area BounDary To CounTy 
roaD 13) 
County Road 116 from the southern boundary of the NW Hennepin Study 
area to County Road 13 is recommended to be upgraded from a “B” Minor 
Arterial to an “A” Minor Arterial Reliever. This route provides important 
north-south continuity within the area to more urbanized metro areas to 
the south. In addition, County Road 116 is proposed to be extended as an 
overpass from Territorial Road to County Road 13. This overpass will play a 
similar role to County Road 117 in terms of providing local traffic circulation 
without congesting the busy interchange areas.


County road 117 (CounTy roaD 19 To CounTy roaD 116)
Currently, this route is a “B” Minor Arterial. This route helps provide 
east-west continuity in the area. This route provides connectivity into 
Wright County and through an extension to the east across I-94 will 
provide connectivity to County Road 81 and industrial/commercial areas 
along County Road 81. Therefore, this section of County Road 117 is 
recommended to be classified as an “A” Minor Arterial Connector due to 
its connectivity, spacing from County Road 30 and connection to other 
proposed north-south minor arterials such as County Road 116 and County 
Road 101.
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County road 30 extension (CounTy roaD 19 To The wesT sTuDy area BounDary)
Currently, County Road 30 is designated as an “A” Minor Arterial Connector 
from I-94 to County Road 19. The future local system plan identified a 
continuation of this route to the west into Wright County. This route is 
anticipated to be the main east-west mobility corridor as it serves Corcoran, 
Rogers as well as traffic from Wright County through a future crossing of 
the Crow River. At I-94, County Road 30 is planned to be realigned in the 
future to connect as the western leg of the I-94/TH 610 interchange. Due to 
the importance of this route as a mobility corridor, it is recommended by the 
study to be classified as an “A” Minor Arterial Expander. Map 6-7 shows the 
future 2040 functional classification of roadways.


Map 6-7: 2040 Roadway Functional Classification (See page 103 for large size map.)


roadWay caPacity analySiS
The projected future roadway network was analyzed at a planning level 
using year 2040 volume projections. No improvements were assumed to 
the roadway network, with the exception of TH 55. TH 55 was analyzed as 
a 4-lane segment with left and right turn lanes. It can be seen from these 
results that improvements may be necessary at some locations to avoid 
undesirable levels of service. Improvements such as adding left and right 
turn lanes at major intersections will improve the overall level of service for 
roadway sections by decreasing delays and improving traffic flow. Corcoran 
will continue to monitor traffic operations and pursue improvements at 
locations when necessary to provide acceptable levels of service. Roadway 
capacities for 2040 for selected roadway segments 
as shown in Table 6-4. 


taBle 6-4:  2040 Planning los
Segment From - To Los


Cty Rd 116 Entire segment in Corcoran E


Cty Rd 101 Entire segment bordering Corcoran D


Cty Rd 10/Cty Rd 50 Commerce Street to Cty Rd 101 E


Cty Rd 30 Cain Road – Cty Rd 101 E


Cty Rd 30 Cty Rd 19 – Cain Road D


Cty Rd 117 West City Boundary – Cty Rd 116 B


Cty Rd 19 Cty Rd 50 – Cty Rd 117 E


Cty Rd 50 Cty Rd 19 – Cty Rd 10 C
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2040 Roadway Functional Classification


Table 6-5 shows the existing and future number of lanes for selected 
roadway segments.


taBle 6-5: numBer of lanes


Segment From-To Existing Future


TH 55 Entire segment in Corcoran 2 2


CR 116 Entire segment in Corcoran 2 2


CSAH 19 Entire segment in Corcoran 2 2


CSAH 30 Entire segment in Corcoran 2 4


CSAH 50 Entire segment in Corcoran 2 2


CSAH 101 Entire segment in Corcoran 2 2


The Hennepin County Transportation Systems Plan (HC-TSP) also 
identifies County Road 116, County Road 30, and County Road 101 as 
having possible/probable congestion in 2040. As development occurs within 
the City, area roadways should be monitored to address congestion issues 
before it becomes significant.


Hennepin County has identified improvements that were used in their 
Base 2040 Roadway Network. This itemized list of improvements includes 
projects that are anticipated to be implemented by 2040 due to their 
inclusion in CIP’s, the Transportation Improvement Plan (TIP) or some 
action that makes the improvement likely. Improvements identified by the 
County that would affect Corcoran are identified in Table 6-6.


taBle 6-6: hennePin County – Base 2040 
roadWay netWork imProvements


Roadway Termini City


MnDOT


Trunk Highway 101
Conversion to limited access –


north segment
Rogers


Hennepin County


County Road 101
Reconstruct and add lanes with 


Laurel Creek
Rogers


County Road 116
Fletcher Bypass – extension to 


County Road 81
Rogers


 


The County also identified Optional 2030 Roadway Network Improvements. 
This roadway network incorporates some roadway elements that have been 
proposed by this and other studies and are still under evaluation. Table 6-7 
identifies improvements that may impact Corcoran.


taBle 6-7: hennePin County – oPtional 2030 
roadWay netWork imProvements


Roadway Termini City


MnDOT


I-94 / Brockton Lane New directional interchange Rogers


Hennepin County


County Road 30
New Crow River Bridge to


Wright Co Cty Rd 144
Greenfield


 


Additional traffic studies will be needed prior to implementing any roadway 
improvements to ensure proper planning. 
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On May 28, 2014, the Metropolitan Council adopted an updated 2040 Water 
Resources Policy Plan (WRPP). The 2040 WRPP includes the metropolitan 
wastewater system plan with which local comprehensive plans must conform. 
The intent of this chapter is to describe Corcoran’s existing and proposed 
ultimate wastewater collection and disposal system and to demonstrate 
Corcoran’s conformance with Metropolitan Council wastewater system 
planning, providing specific information needed to meet the 2040 WRPP 
requirements.


Metropolitan Council’s Environmental Services Division (MCES) operates 
the Metropolitan Disposal System (MDS) that will ultimately provide 
wastewater service to the sewered portions of Corcoran. The MDS includes 
interceptor sewers, lift stations, forcemain, wastewater treatment plants, and 
other features necessary for the Metropolitan Council to operate a regional 
wastewater collection and treatment system. Corcoran currently has 2 
connections to the MDS, 1 that is currently in use in the SE District and 1 
that was recently constructed to the NE District that has not yet been utilized 
by the City. This section provides Corcoran’s projections for wastewater flow 
increases that Metropolitan Council can use for regional wastewater planning 
purposes, including whether capacity upgrades will be needed at the 
Metropolitan Wastewater Treatment Plant (WWTP). The updated wastewater 
section reflects updated land use plans from what was envisioned in the 
City’s 2030 Comprehensive Plan.


goals and PoliCies
Goal 1: Construct the system including trunk and local collectors as 
development takes place within the City.


Policy 1: Require developers to construct a system in a size and 
manner to support future needs of the system.
Policy 2: Extend the system to adjacent properties as development 
takes place.


Goal 2: Operate in an efficient and sanitary manner to protect public 
health, safety and welfare, to safeguard municpal finances, and to support 
development and economic vitality within the community.


 


Policy 1: Implement preventative maintenance programs to protect and 
sustain the system.
Policy 2: Restrict the installation and use of individual sewage treatment 
systems when necessary or appropriate.


metroPolitan CounCil interCePtor ConneCtions
Metropolitan Council has identified 3 connections to the MDS, 2 existing 
connections via the Elm Creek Interceptor and 1 future connection via the 
Maple Plain Interceptor. Corcoran’s planned service areas to each of the 
MDS connections are as follows:


• Southwest (SW) Corcoran Connection at Node SW-5  
This connection will serve SW Corcoran. The method and timing 
of regional wastewater service to SW Corcoran will be determined 
through future study. The Metropolitan Council’s 2040 WRPP 
indicates wastewater treatment at the Blue Lake WWTP but this 
could change with future study.


• Southeast (SE) Corcoran Connection at MCES Regional Lift   
Station L-80 
This connection will serve the eastern portion of SE Corcoran 
via the South Corcoran Extension of the Elm Creek Interceptor. 
Construction of the gravity sewer (15-inch) portion of the extension 
has been completed to the Corcoran border at County Road 10, 
and the L-80 lift station will begin operation in early 2019. With the 
2017 connection of the downtown area, until the L-80 lift station 
is operational, the MCES is implementing temporary wastewater 
pumping/hauling (i.e., this wastewater is allowed to accumulate in the 
City’s 15-inch gravity sewer upstream of a plug installed near Node 
SE-22).


• Northeast (NE) Corcoran Connection at Node NE-18 (MCES 
Meter Station M310) 
This connection will serve NE Corcoran (and eventually also the 
western portion of SE Corcoran via diversion of wastewater to NE 
Corcoran). Construction of this meter station at the very NE corner 
of Corcoran was recently completed by MCES, providing access to 
the Rogers/Northeast Corcoran Leg of the Elm Creek Interceptor. 
The City initiated construction of the first trunk sewer connecting to 
this MCES Interceptor in December 2018, and anticipates substantial 
completion in July 2019.


Corcoran only has two liftstations, the downtown lift station and the the 
Ravinia (County Road 101) lift station. These lift stations have capacities 
of 185 and 550 gpm, respectively, both of which are operating with 
current wastewater flows that are far below capacity.


Corcoran’s existing sanitary sewer is shown on Map 7-1. 


Map 7-1: Existing Sanitary Sewer (See page 113 for large size map.)


Corcoran’s proposed trunk sanitary sewer system and the 3 proposed 
connection points to the MDS are identified on Maps 7-2 through 7-4. There 
is potential for expansion as the City continues to grow allowing for system 
capacity increases. Actual growth rates will generally affect only the timing of 
trunk sewer construction and not the design of the system, i.e., an ultimate 
trunk system based on full development of the depicted service areas has 
been designed.


Map 7-2: Proposed Trunk Sanitary Sewer System -- NE District  


(See page 115 for large size map.)
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Map 7-3: Proposed Trunk Sanitary Sewer System -- SE District 
(See page 117 for large size map.)


Map 7-4: Proposed Trunk Sanitary Sewer System -- SW District 
(See page 119 for large size map.)


foreCasts 


The Metropolitan Council requires municipalities to include adopted forecasts 
for population, households, and employment in 10-year increments to 2040. 
Table 7-1 presents Metropolitan Council city-wide forecasts for Corcoran, 
as provided in Corcoran’s System Statement issued by the Metropolitan 
Council in September 2015.


taBle 7-1: City-Wide PoPulation, household, 
and emPloyment foreCasts


Year Total Population Total Households Total Employment


20101 5,379 1,867 1,093
2020 6,700 2,500 1,700
2030 8,900 3,570 2,010
2040 11,300 4,700 2,300


1 Actual


Table 7-2 presents Metropolitan Council forecasts for sewered population, 
households, and employees for the City of Corcoran. Based on discussions 
between the Metropolitan Council and Corcoran in December 2018, forecasts 
were revised from numbers initially provided in the Corcoran Local Planning 
Handbook.  


taBle 7-2: seWered PoPulation, household, 
and emPloyment foreCasts


Year Sewered 
Population


Sewered 
Households


Sewered 
Employment


Unsewered 
Households2


20101 0 0 8 1,867
2020 1,550 580 1,020 1,920
2030 4,280 1,720 1,500 1,850
2040 7,650 3,190 1,840 1,510


1 Actual


2 Households served by individual sewage treatment systems.


In addition to the forecasts in the preceding Tables 7-1 and 7-2, Metropolitan 
Council also requires cities to provide projected average wastewater flows 
through 2040. The Metropolitan Council uses these forecasts to plan all future 
interceptors and wastewater treatment work needed to provide adequate 
service.


Table 7-3 presents average wastewater flow projections for Corcoran. The 
flow projections are based on the Metropolitan Council’s December 2018 
revised forecasts provided in Table 7-2, using 60 gallons per day per sewered 
resident and 15 gallons per day per sewered employee (these values are 
utilized for new development). 


taBle 7-3: average WasteWater 
floW ProjeCtions


Year Average Wastewater Flow Projections (MGD)


2010 0.00
2020 0.11
2030 0.28
2040 0.49


Table 7-4 presents the average wastewater flow projections identified in 
Table 7-3, split by connection point to the MDS, and with the corresponding 
MCES wastewater treatment plant (WWTP) location shown for reference. 
The locations of these connection points are identified on Maps 7-2 through 
7-4. The projections for the Blue Lake WWTP southwestwest Corcoran was 
provided in the Metropolitan Council’s 2040 WRPP. The projections for the 
Metropolitan WWTP (southeast and northeast Corcoran combined) are 
essentially the Metropolitan Council’s December 2018 revised forecasts. The 
additional breakdown between southeast and northeast Corcoran reflects the 
City’s anticipated split between these 2 areas.


taBle 7-4: average WasteWater floW ProjeCtions  
By mds ConneCtion


Year
SW Connection 


(MGD)
SE Connection 


(MGD)
NE Connection 


(MGD)


Total Projected 
Average Flow 


(MGD)


Blue Lake
WWTP


Metropolitan 
WWTP


Metropolitan 
WWTP


2010 0.00 0.00 0.00 0.00
2020 0.00 0.09 0.02 0.11
2030 0.00 0.20 0.08 0.28
2040 0.00 0.34 0.15 0.49


 
The total number of sewered households projected in 2040 is anticipated 
to be split into 2,210 households in SE Corcoran (which discharges to the 
South Corcoran Extension of the Elm Creek Interceptor) and 980 households 
in NE Corcoran (which discharges into the Rogers/Northeast Corcoran Leg 
of the Elm Creek Interceptor), which corresponds to sewered populations 
of 5,310 and 2,340, respectively. the projected 2040 sewered employment 
is anticipated to be split into 1,280 employees in SE Corcoran and 560 
employees in NE Corcoran. 


trunk sanitary seWer system design
land uSE
Corcoran’s 2040 Land Use Plan serves as the basis for the development of 
the City’s trunk sanitary sewer system by estimating volumes of wastewater 
generated by each land use type. Detailed descriptions of the various land 
uses including density ranges can be found in the land use chapter. Appendix 
A presents Corcoran’s 2040 land use information split by sewer sub-district 
within the sewered portions of the City. Corcoran’s sewer sub-district 
boundaries are shown on Maps 7-2 through 7-4.


EStimatEd avEragE WaStEWatEr floWS
Municipal wastewater is made up of a mixture of domestic sewage, 
commercial and industrial wastes, groundwater infiltration, and sometimes 
surface water inflows. With proper design and construction, groundwater 
infiltration and surface water inflows, commonly referred to as infiltration/
inflow (I/I), can be minimized. However, while Corcoran intends to minimize 
I/I into the trunk system, to be conservative a small amount of I/I (reflecting 
estimated I/I contributions into a new trunk sanitary sewer system) is included 
in the analysis and design of Corcoran’s trunk sewer system to provide an 
appropriate level of service to Corcoran.
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To estimate average wastewater flows generated within the various sewer 
sub-districts, unit flow rates (in gallons per acre per day) are multiplied by 
the acreage for each land use category as identified in Appendix A. The unit 
flow rates for designing Corcoran’s trunk system are presented in Table 7-5. 
Wetland, right-of-way, and other undevelopable areas will not generate any 
sewer flow. The average wastewater flows for each sewer sub-district are 
presented in Appendix A.


taBle 7-5: system design WasteWater unit floW rates


Land Use Type Unit Flow Rate (Gallons/Acre/Day)


Ag Preserve 0


Business Park 1,000


Commercial 1,000


Existing Residential 270


High Density Residential 2,000


Light Industrial 1,000


Low Density Residential 750


Medium Density Residential 1,050


Mixed Residential 1,200


Mixed Use 1,500


Parks/Open Space 0


Public/Semi-Public 250


Rural/Ag Residential 0


Undevelopable 0


The calculation of average wastewater flow rates for use in Corcoran’s trunk 
sanitary sewer design conservatively estimates wastewater generation at the 
municipal level so that no City trunk is undersized for its projected sewer sub-
district. The values in Table 7-5 reflect conservative unit rate assumptions, 
particularly for commercial and industrial land uses, that allow Corcoran’s 
trunk system to accommodate higher wastewater-generating land uses such 
as manufacturing without being undersized. The conservative approach 
to estimating flows allows the City to remain flexible in planning future 
development by allowing for the possibility of localized development of higher-
intensity use while also protecting against potential sewer backups.


dESign floWS
Corcoran’s trunk sanitary sewer system must be capable of conveying the 
anticipated peak wastewater flow rate (peak hour). The peak wastewater flow 
rate, or design flow, is calculated by multiplying the average flow rate by a 
variable peak flow multiplier, called the Peak Flow Factor (PFF). The PFF can 
generally be described as inversely proportional to the average flow rate (as 
the average wastewater flows increase, the applied PFF decreases).


The PFF values applied in this study are shown in the following graphic as 
a curve and in tabular form. These values are generally conservative and 
widely used throughout the state for municipal sewer planning. The PFF 
values include a standard allowance for I/I, which is typical of new sanitary 
sewer construction as well as properly operating existing sewers.


The first step in estimating Corcoran’s design flows involves designating each 
sewer sub-district to drain to a specific sewer node, generally the nearest 
down-gradient sewer node, within Corcoran’s proposed trunk sanitary sewer 
system. To calculate the design flows in the system, the total average flow 
to each sewer node is multiplied by the corresponding PFF. Calculation of 
design flows for Corcoran is summarized in Appendix A.


Maps 7-2 through 7-4 identify the sewer sub-districts and sewer nodes 
included as part of the larger trunk sewer system. For the purposes of this 
narrative, a sewer node is identified within a trunk sewer system at the 
following locations:


• Upstream end of a trunk (generally considered 10” and larger) sewer 
pipe


• Trunk sewer junction points (nodes)
• Trunk sewer pipe size changes
• Lift stations


For lift stations, a node is identified as a lift station when the entire 
wastewater flow reaching that lift station will pass through the lift station. 
However, there will also likely be a few isolated, small lift stations that are 
required to serve smaller portions of some sewer subdistricts, rather than 
attempting to deepen long lengths of trunk sewer to provide gravity service to 
such small areas. Locations for this type of small lift station are not identified 
on Maps 7-2 through 7-4 or in Appendix A.


trunk Sanitary SEWEr SyStEm Sizing
Corcoran’s trunk sanitary sewer system layout is identified on Maps 7-2 
through 7-4. The pipe sizing for Corcoran’s trunk sewer system is based on 
several parameters including system design flows, trunk sewer length, and 
trunk sewer grade.


Based on the trunk system layout on Maps 7-2 through 7-4, the trunk sewer 
length between sewer nodes is determined (the “straight-line” length is 
generally increased somewhat to allow for the longer, “meandering length” 
that will typically result from following the actual street locations). The trunk 
sewer grade is determined based on the minimum sewer depth at each sewer 
node necessary to provide service to the contributing sewer sub-district(s). 
The design flows calculated in Appendix A indicate the minimum conveyance 
capacity that must be provided in the trunk sanitary sewer system between 
2 given sewer nodes. With all these design parameters in place, the trunk 
sewer pipe diameter between 2 sewer nodes is calculated. Corcoran’s trunk 
sanitary sewer system design calculations are presented in Appendix A. The 
system design presented in this Comprehensive Plan supersedes the trunk 
sanitary sewer system design information presented in Corcoran’s 2030 
Comprehensive Plan.


The wastewater flow projections in this Chapter, when combined with the 
sewer maps Maps 7-2 through 7-4 and design information contained in 
Appendix A, provide Metropolitan Council with Corcoran’s wastewater 
generation and trunk sewer design information as required in the 2040 
WRPP. 


infiltration and infloW (i/i)
The Metropolitan Council’s 2040 Water Resources Policy Plan (WRPP) 
states that the Metropolitan Council will establish I/I goals for all communities 
discharging wastewater to the MDS. As presented in the 2040 WRPP (Table 
A-2 thereof), I/I mitigation goals are determined by establishing the allowable 
peak flow rate, and are approximately equal to the previously-presented 
PFF values divided by 0.85. Communities that are identified as needing to 
eliminate excess I/I will be required to submit a work plan that details work 
activities to identify and eliminate sources of I/I. The Metropolitan Council 
can limit increases in service within those communities having excess I/I that 
do not demonstrate progress in reducing their excess I/I. The Metropolitan 
Council has not identified Corcoran as a community with observed excess I/I.


Figure 7-1: Peak Flows
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With Corcoran now beginning to utilize connections to the MDS, a primary 
wastewater system goal of Corcoran and the Metropolitan Council is the 
limitation of clear water inflow into wastewater collection systems. Based on 
the guidance in the Metropolitan Council’s 2040 WRPP and the projected 
average wastewater flows in Table 7-3, Corcoran’s corresponding I/I goals are 
presented in Table 7-6.


1Projections include both system design flow and I/I flow components.


The allowable peak hourly flow rate projections presented in Table 7-6 
are not allotments and can be modified by Corcoran through its regular 
Comprehensive Plan Update or Comprehensive Plan Amendments. It should 
be noted that the peak flow rates provided in Appendix A do not represent 
actual metered peak flows and therefore should not be confused with the 
City’s I/I goal in Table 7-6. Metropolitan Council will determine compliance 
with the City’s I/I goal based on actual metered flow data at each connection 
to the MDS.


To limit the amount of I/I into Corcoran’s future trunk sanitary sewer system, 
the City has enacted an ordinance prohibiting connections such as surface 
water and sump pump connections to the trunk sanitary sewer system as 
referenced in Appendix E. The City I/I implementation activities underway 
include televising, jetting, flow monitoring and lift station data analysis. Flow 
monitoring of City lift stations will occur along with monitoring data available 
from L80 and the NE metering station. Maple Hill Estates will connect in 
2019 or 2020 and this connection will have a metering manhole for flow data 
collectiion.


individual seWage treatment systems (ists)
The majority of residences (approximately 1,900) are on ISTS in Corcoran. 
Hennepin County is the responsible authority for permitting and tracking the 
installation, operation, maintenance, and enforcement of all ISTS in Corcoran.


Current Approach to ISTS:


• ISTS are abandoned when the structure is connected to the MCES 
sewer system.


• There are an estimated total of 1,900 ISTS in Corcoran which are shown 
on Map 7-5. The majority will remain in place, since they are outside the 
MUSA.


• Corcoran’s role in managing ISTS for compliance involves cooperating 
with Hennepin County as the ISTS authority. 


• I/I from portions of the ISTS swere pipes that remain in service followign 
connection to municipal sewer will be evaluated as part of the flow 
monitoring discussed at the end of the previous I/I secton.


Map 7-5: Unsewered Areas (See page 121 for large size map.)


interCommunity floW ConneCtions
Corcoran currently has no intercommunity flow connections to neighboring 
municipalities.


CentraliZed WasteWater treatment systems
Corcoran has a current ordinance regulating the siting, maintenance, 
and monitoring of centralized wastewater treatment systems. Section 
940 of the Corcoran Code requires that proposed centralized wastewater 
treatment systems be compliant with MPCA standards, comply with all 
City requirements, and have no adverse impact on the environment or 
neighboring properties. Corcoran City Code also requires that a management 
plan identifying an annual schedule for maintenance, inspection, and 
monitoring of the centralized wastewater treatment system be provided to 
the City for approval. Currently, there is 1 centralized wastewater treatment 
system in Corcoran within the manufactured home park, Maple Hill Estates. 
This system is anticipated to be connected to the existing City sewer in 2019 
(connection near node SE-24). 
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The City of Corcoran is rich with wetlands, streams, and lakes, and it is 
committed to protecting and restoring these important resources. To support 
that commitment and meet the requirements of the Elm Creek Watershed 
Management Commission, the Metropolitan Council, Minnesota Statutes 
§103B.235 and Minnesota Rules 8410, Corcoran prepared a Local Surface 
Water Management Plan (Local Plan) to assess the current condition of its 
surface waters, identify existing or potential problems related to surface water 
management, and develop and implement solutions. The Local Plan must 
be included as a chapter in the Comprehensive Plan. The full Local Plan is 
in Appendix B. Chapter 8 Surface Water provides a summary of Corcoran’s 
local surface water management plan.


goals and PoliCies
Corcoran’s goals and policies for stormwater management are developed 
to reflect and support the City’s commitments to protecting surface 
water quality. These commitments are documented primarily in the City’s 
Stormwater Pollution Prevention Plan (SWPPP) and its Local Surface Water 
Management Plan (Local Plan), but they also reflect the goals and policies 
of the Elm Creek Watershed Commission (Commission) and those of other 
organizations and agencies that set laws, rules and standards or offer 
guidance regarding surface water protection and improvement.  


The Commission’s Third Generation Watershed Management Plan (WMP) 
identifies several goal areas and associated policies. Because the WMP 
guides much of the Local Plan content, and because the issues and goals 
identified in the WMP reflect similarly important issues in Corcoran, the City 
has developed policies within the same goal areas:


• Water quantity
• Water quality
• Groundwater
• Wetlands
• Drainage Systems


GOAL 1: Support the goals of the Commission to manage the quantity of 
stormwater runoff. 


Policy 1: As land is developed or redeveloped, abide by the Commission’s 
Rules and Standards regarding water quantity. 
Policy 2: As appropriate, remove or support removal of unattached 
deadfall in Rush Creek and its tributaries. 
Policy 3: Review ordinances and policies for consistency with 
Commission goals and policies for water quantity. These include 
ordinances and policies related to shorelands and floodplains. 


GOAL 2: Corcoran recognizes the importance of maintaining and improving 
water quality in its lakes, wetlands, and streams and will adopt the policies 
below: 


Policy 1: As land is developed or redeveloped, abide by the Commission’s 
Rules and Standards regarding water quality.
Policy 2: Continue reviewing, updating and implementing components of 
the City’s Stormwater Pollution Prevention Plan (SWPPP).
Policy 3: Participate in Municipal Separate Storm Sewer System (MS4) 
permit renewals and revise the City’s SWPPP as needed.
Policy 4: Participate in the development and implementation of TMDL and 
WRAPS studies by attending meetings, providing feedback and helping 
identify projects that may offer water quality benefits.
Policy 5: As feasible, support or assist the Commission or other agencies 
with water quality monitoring.
Policy 6: As feasible, support studies that identify water quality 
problems and solutions. This includes but is not limited to Subwatershed 
Assessments.
Policy 7: Work with the Commission and other organizations and 
agencies, as appropriate, to pursue grant funding and other funding 
to support the development and implementation of water quality 
improvement projects.
Policy 8: As needed, review City ordinances and policies for consistency 
with Commission goals and policies for water quality. These include 
ordinances and/or policies regarding manure management.


 


GOAL 3: Many of the City’s residents and business owners rely on individual 
wells for water supply, and this will likely continue for the foreseeable future. 
To support groundwater recharge and protection, the City adopts the 
following policies.


Policy 1: As land is developed or redeveloped, abide by the Commission’s 
Rules and Standards regarding groundwater quality, particularly those 
requiring abstraction and/or infiltration of runoff.
Policy 2: Participate in the Commission’s efforts to identify appropriate, 
cost-effective Best Management Practices regarding abstraction/
infiltration and groundwater recharge.
Policy 3: Participate in the Commission’s efforts to educate the 
community about groundwater and its connection to stormwater runoff 
and surface water quality.


GOAL 4: Corcoran recognizes the importance of protecting its many 
wetlands. Minnesota’s Wetland Conservation Act (WCA) established rules 
regarding wetland management, and it requires the appointment of a Local 
Government Unit (LGU) to administer them. In recognition and support of 
wetland management goals and requirements, Corcoran adopts the following 
policies. 


Policy 1: As land is developed or redeveloped, abide by wetland buffer 
standards and established by local ordinance, Commission Rules and 
Standards, and state law. 
Policy 2: As needed, review City ordinances and policies for consistency 
with Commission Rules and Standards and state law regarding wetland 
buffers.
Policy 3:  As needed, review and revise the LGU agreement. This may 
include developing or updating an LGU contract or assuming the LGU 
role.


GOAL 5: In Corcoran, stormwater drainage is accomplished primarily 
through public and private ditches. County ditches have been under the 
authority of Hennepin County, but if requested, the Commission will review 
and reconsider the appointment of ditch authority. To support that goal, the 
City adopts the following policy.


Policy: Participate in Commission review of ditch authority.


GOAL 6: City operations and programs regarding stormwater management 
are documented primarily in its SWPPP and its Local Surface Water 
Management Plan (Local Plan), the latter reflecting many of the goals 
and policies of the Commission’s WMP, including its goals for operations 
and programming.  In support of those goals, the City adopts the following 
policies.


Policy 1: Participate in Technical Advisory Committee meetings and 
regular meetings of the Elm Creek Watershed Commission.
Policy 2: Continue the City’s stormwater education program, 
concentrating on high-priority topics identified in its SWPPP. Accept 
educational assistance from the Commission as it becomes available.
Policy 3: As feasible, support and assist the Commission’s monitoring 
program to assess water quality, water quantity, and biotic integrity and to 
evaluate progress in meeting TMDL goals.
Policy 4: Participate in developing Commission Rules and Standards 
regarding stormwater management, and as needed, review and revise 
local ordinances and policies for consistency with the Commission.
Policy 5: As needed, request technical or financial assistance, or both, 
from the Commission to support stormwater management or water 
quality improvement projects.


SURFACE WATER
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The City of Corcoran is situated almost entirely in theRush Creek and Elm 
Creek Watersheds, a drainage basin that also includes parts of Rogers, 
Dayton, Champlin, Maple Grove, Plymouth, and Medina (Map 8-1). As a 
member of the Elm Creek Watershed Management Commission Corcoran 
and other cities manage the watershed’s surface water resources.


Map 8-1: Watershed Management Organization and Drainage Patterns 


(See page 127 for large size map.)


One of the duties of the Commission is to prepare Watershed Management 
Plans (WMPs) that set goals, policies, rules, and standards for surface 
water management. The most recent WMP, the Third Generation Watershed 
Management Plan, was approved in 2015. According to Minnesota law, 
Corcoran must prepare a Local Plan after a WMP is updated to ensure that 
the City’s approach to managing surface water resources is consistent with 
that of the Commission. This Local Plan satisfies that requirement. 


Other regulations also influence or dictate the City’s responsibilities regarding 
surface water management. They include the Municipal Separate Storm 
Sewer System (MS4) permit program, a federal and state initiative that 
requires the City to develop and implement a Stormwater Pollution Prevention 
Plan; the Minnesota Wetland Conservation Act; the Minnesota Buffer Law; 
and various Total Maximum Daily Load (TMDL) studies that aim to improve 
surface water quality by reducing the amount of pollution reaching our lakes, 
wetlands, and streams.


Current Conditions
An inventory of Corcoran’s land and water resources finds a mosaic of farms, 
businesses, homesteads, and residential developments in a historical setting 
of maple-basswood forest and wet prairie. Land use has changed significantly 
since the time before European settlement. Logging and farming began the 
transition, and the many drainage ditches and tiles in the City hint at the 
effort needed to convert characteristically wet soils into ones better suited for 
agriculture. 


Today Corcoran’s agricultural tradition remains strong, especially in the north 
and west parts of the City. Urban residential and commercial development 
is increasing from the east and south and is expected to continue. Urban 
services such as piped sewer and water already serve parts of southeast 
Corcoran and are anticipated for more of the region delineated by the 
Metropolitan Urban Service Area (MUSA). Development within the MUSA and 
elsewhere offers opportunities to install urban stormwater Best Management 
Practices (BMPs), such as catch basins and stormwater treatment ponds, to 
prevent pollutants from being carried by stormwater runoff to surface waters. 


Both urban and rural BMPs will be important to improve surface water quality 
in Corcoran. Much of the North Fork of Rush Creek and part of the South 
Fork have been designated as impaired by the Minnesota Pollution Control 
Agency (MPCA), meaning that water quality does not meet one or more state 
standards. The Elm Creek Watershed-wide TMDL Study and Watershed 
Restoration and Protection Strategy (WRAPS) identify measures that could 
correct the impairments. So do similar studies completed to correct impair-
ments in the Pioneer-Sarah Creek Watershed, which includes a small area 
in southwest Corcoran. Applying the Commission’s strict rules for stormwater 
treatment as land is converted from agricultural to other uses is expected to 
yield benefits throughout the City. Additional projects are planned to reduce 
surface water pollution from targeted areas. 


Corcoran’s interest in preserving natural resources is not limited to its waters. 
Remnant native plant communities persist, and the City’s Parks and Trails 
Plan identifies search areas for greenway corridors and open spaces that co-
incide with ecologically significant communities in upland and wetland areas. 
Such areas provide habitat for many species and help protect water quality 
by limiting impervious surfaces and maintaining vegetation that infiltrates 
stormwater runoff.


ProBlems and solutions
Some of the problems related to surface water management are described 
in the previous paragraphs. Additional issues and their possible solutions are 
identified in the WMP or by City staff, and all are discussed in the Local Plan. 
A summary of selected issues is given below. 


• Ordinance adoption and review: The City will adopt a manure 
management ordinance and will review its wetland and shoreland 
ordinances for consistency with watershed rules and other regula-
tions regarding buffers.


• Impaired waters projects: To help improve water quality in Rush 
Creek and elsewhere, the City will apply the Commission’s strict 
development standards, connect sanitary sewer at Maple Hill Es-
tates to the MCES system, continue septic system education, and 
implement one or more recommendations from the Rush Creek 
Headwaters Subwatershed Assessment. Chloride management 
will also be a focus of the City’s efforts to protect water quality.


• Operation, maintenance, and inspection of privately-owned 
stormwater BMPs: Among other measures, the City will continue 
inspecting BMPs in accordance with the City’s Stormwater Pollu-
tion Prevention Plan.


• Wetland improvements: The City will work with the Commission 
and other cities on potential wetland improvements north of the 
Ravinia development in Corcoran and south of the Laurel Creek 
development in Rogers. At the same time, the City will explore 
a possible stormwater pond retrofit in existing commericial and 
industrial areas in Corcoran.


 


The City has prepared implementation and capital improvement plans that 
project expenses and possible funding sources through 2025. The Local Plan 
can be amended if needed to update these plans or other contents, with 
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Figure 8-1: Elm Creek Watershed. Corcoran’s approximate boundary is shown in red.
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Minnesota Statute §473.859 requires Water Supply Plans (also referred to 
as Water Emergency and Conservation Plans) to be completed for all local 
units of government in the 7-county Metropolitan Area as part of the local 
comprehensive planning process. Additionally, Minnesota Statute §103G.291 
requires all public water suppliers within the metro area or that serve more 
than 1,000 people to have a Water Supply Plan approved by the Minnesota 
Department of Natural Resources (DNR). An approved Water Supply Plan is 
also a requirement to obtain a Water Appropriations Permit Amendment from 
the DNR.


The City of Corcoran did not have a municipal water system at the time 
of the 2030 Comprehensive Plan Update, but with construction of new 
developments occurring since that time, Corcoran has initiated construction 
of its municipal water system. Water supply is currently provided via 
connection to the Maple Grove water supply system. A copy of the Corcoran 
Water Supply Plan is located in Appendix C. In southeast Corcoran, use of 
this water supply is currently expected to continue through 2030, though 
Corcoran may eventually move towards developing its own municipal supply 
wells and treatment system, as discussed further herein. In northeast 
Corcoran, water supply will initially be provided via connection to the Maple 
Grove water supply system; however, Corcoran will begin investigating and 
likely developing its own municpal supply prior to 2030.


PoliCies and goals
Corcoran is committed to developing a sustainable infrastructure system. 
A sustainable water supply meets the public demand and requires the 
responsible use of water now and in the future, without unacceptable social, 
economic, or environmental consequences. The City of Corcoran core 
principles include to:


Goal 1: Construct the system including trunk and local collectors as 
development takes place within the City. 


Policy 1: Require developers to construct a system in a size and manner 
to support future needs of the system.
Policy 2: Extend the system to adjacent properties as development takes 
place.


Goal 2: Operate in an efficient and sanitary manner to protect public 
health, safety and welfare, to safeguard municipal finances, and to support 
development and economic vitality within the community.


Policy 1: Implement preventative maintenance programs to protect and 
sustain the system.
Policy 2: Restrict the installation and use of private water supply wells 
when necessary or appropriate.


Water suPPly system 


The first housing development in the City of Corcoran to have municipal 
water and sewer services initiated construction in 2014 (Ravinia in southeast 
Corcoran). The water distribution system was extended from the Maple 
Grove water supply system (see Map 9-1) for the existing system layout. The 
downtown area of Corcoran was also recently connected, and discussions 
with other developers regarding other new developments in both southeast 
and northeast Corcoran are underway. However, given the very limited 
development that has occurred to date, historical water use data is not 
presented herein . Other residents of Corcoran meet water demand 
through private water wells.


As development continues in the City of Corcoran, expansion of the municipal 
water system will occur in those portions of the city designated for 
municipal services. The City of Corcoran has developed their initial 
conceptual water system plan to guide the creation and expansion of a 
municipal water supply, storage, and distribution system for city residents.


Map 9-1: Existing Water System 


(See page 135 for large size map.)


WatEr dEmandS
Future water demands are determined based on served population 
projections and typical per capita water demand. Most of the City of 
Corcoran’s current (2016) population of 5,498 meets water demands 
through private wells and therefore limited existing municipal water 
demand exists. As new development occurs going forward, municipal water 
demand will increase proportionally. It is assumed the portion of sewered 
households would directly relate to the portion of the population served 
by the future municipal water system.


To determine future water demand, typical total per capita water use in the 
metro area is applied to the projected served population. The average day 
total per capita demand used is 150 gallons per capita day (gpcd), which is 
similar to the observed water demand in Maple Grove. It is important to note, 
the total per capita water demand includes water uses for residential, 
commercial, public, and industrial water demands. A maximum day total per 
capita demand of 450 gpcd is used to determine the size of the conceptual 
water system, reflecting a peaking factor of 3 for the ratio of peak day 
demand to average day demand. The Metropolitan Council projects the 
number of people per household to gradually fall going forward, going from 
2.68 people per household in 2020 to 2.40 people per household in 2040. 
Using a typical value of 2.5 people per household, the peak day water 
demand is 1,125 gallons per day per household. Using the Metropolitan 
Council’s projected sewered populations, which are assumed to equal the 
municipal water populations, the projected water demands are presented in 
Table 9-1. 


taBle 9-1: City of CorCoran PoPulation 
and Water demand ProjeCtions


Year
Total Population


Served 
Population*


Average Day 
Demand


Maximum 
Day Demand


Annual 
Demand


2010 5,379 0 - - -


2020 6,700 1,550 0.23 mgd 0.69 mgd   85 mgy


2030 8,900 4,280 0.64 mgd 1.92 mgd 234 mgy


2040 11,300 7,650 1.15 mgd 3.45 mgd 419 mgy


*Served population calculated from Metropolitan Council served households projections. 


City of Corcoran water demand calculated based on an average day total per capita demand of 
150 gpcd and maximum day total per capita demand of 450 gpcd (3.0 peaking factor).


As discussed in Chapter 7, the Metropolitan Council has projected southwest 
Corcoran’s municipal services population to be still near zero in 2040, but 
just beginning to develop. The 2040 water demand is projected to be almost 
entirely from northeast and southeast Corcoran. The Metropolitan Council’s 
forecasts do not differentiate between these 2 areas, but using a similar City-
anticipated split as presented in Chapter 7, the 2040 demand of 1.15 mgd 
will be approximately 0.80 mgd from southeast Corcoran and 0.35 mgd from 
northeast Corcoran. The Maple Grove water distribution model provided to 
Corcoran indicates that average day demands of approximately 2.5 mgd have 
been planned for at each of the 2 primary Maple Grove connection points 
(i.e., one that is currently supplying southeast Corcoran near County Road 
10 and one future connection for the northeast near County Road 30), well 
above the 2040 projected demands.


WATER SUPPLY
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concEPtual futurE WatEr SuPPly SyStEm
A conceptual layout of the future water supply system is shown on Map 9-2. 
The conceptual water system must consist of water supply to meet maximum 
day demands, water storage to meet peak hour demands and emergency 
storage needs, and a network of trunk and lateral water mains to deliver the 
water. Throughout the current planning period, the water supply is anticipated 
to be obtained from Maple Grove for southeast Corcoran. Initially, northeast 
Corcoran will utilize the Maple Grove water supply; however, Corcoran will 
begin investigating, and likely developing its own municipal supply within the 
planning period. Southwest Corcoran would most likely be supplied via a new 
Corcoran municipal system through a new City well, or possibly by private 
wells if development is limited. Conceptual water tower locations are shown 
on Map 9-2, but the exact location, timing and sizing of water towers will 
be dependent on future development locations and timing. Given that early 
water system operation essentially utilizes existing storage in Maple Grove, 
and given that adequate initial water supply pressures exist, no water towers 
are immediately needed in Corcoran at the very start of development activity. 
Given that development has been initiated in southeast Corcoran, more 
detailed water distribution model development has been conducted for this 
area, including the sizing and timing of the first water tower. The need for the 
first water tower in southeast Corcoran was determined to be at a peak day 
demand of approximately 1.75 mgd, which is anticipated to be a 1 mg tower 
near the downtown area. At projected demand growth, this tower does not 
appear to be needed until some point beyond the current planning period. At 
the same time this water tower is constructed, a booster station is anticipated 
to be constructed at the supply entrance point near County Road 10, unless 
Maple Grove has elected to install its own booster station for the adjacent 
Maple Grove area, which would likely provide the needed pressure boost in 
Corcoran. In northeast Corcoran, the first water tower will be needed when 
Corcoran switches from the Maple Grove supply to its own municipal supply.


At a conceptual level, the preliminary sizing of the water towers shown on 
Map 9-2 are as indicated in Table 9-2, noting that this reflects a more fully-
developed condition in the service area shown (not 2040).


Map 9-2: Trunk Water System 
(See page 137 for large size map.)
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taBle 9-2: City of CorCoran ConCePtual 
Water toWer siZing


Development Area Total Water Storage


Southeast 2 mg (Two 1 mg)


Northeast 1 mg


Southwest 0.75 mg


As noted previously, in the initial stages of development, the City of Corcoran 
will obtain its supply water from Maple Grove until such time that Corcoran 
develops its own water supply, which is anticipated to occur in northeast 
Corcoran first. This will require installation of Corcoran’s own water supply 
wells and water treatment system(s). For example, to provide a water supply 
for the 2040 served population in northeast Corcoran, the City of Corcoran 
will need to supply 750 gpm, which would potentially require 3 groundwater 
wells (using an assumed capacity of 400 gpm per well and assuming one 
standby well). Additional information on well capacity potential is included 
later in this chapter. 


The conceptual network of trunk water mains that will be needed to serve 
city growth is shown on Map 9-2, including potential locations for supply 
connections to neighboring communities. If, in the future, the City of Corcoran 
is able to supply water demand from its own municipal wells, the supply 
interconnections will then be maintained as emergency interconnections. The 
sizes of the trunk water mains shown on Map 9-2 will generally be 12-inch; 
however, some segments may be increased or decreased based on future 
design and distribution system modeling efforts.


The estimated capacity of groundwater wells in the City of Corcoran needs to 
be verified through geological studies. When the city gets closer to the point 
at which municipal wells are desired, the city will conduct a well exploration 
program to identify capacity and location of future wells. Future groundwater 
wells will require disinfection and fluoridation, and groundwater testing will 
also be conducted to determine if additional water treatment is needed. As 
the municipal water system develops, decisions will be made that reflect 
the core principles, sound engineering, and fiscal reasonability to serve the 
residents of the City of Corcoran.


resourCe sustainaBility
The City of Corcoran is committed to a sustainable water supply meeting 
the public demand without unacceptable social, economic, or environmental 
consequences. Any future municipal groundwater wells will contain 
continuous monitoring of groundwater levels to allow the city to investigate 
well interference and potential natural resource impacts. The following 
sections detail potential natural resource impacts, groundwater sustainability, 
and source water protection.


natural rESourcE imPactS
In the current planning period, when Corcoran’s water supply system will rely 
on interconnection with the City of Maple Grove, additional pumping demands 
will be placed on the municipal wells in Maple Grove that could further 
increase impacts to natural resources within that community. Therefore, 
Maple Grove should consider any possible impacts of this increased pumping 
when updating their water supply plans.


Relative to any future Corcoran municipal well installation, the 2015 
Metropolitan Council System Statement identified very few surface water 
features that have interaction with the regional groundwater system. Only 
Jubert Lake and some areas of wetlands in northern Corcoran are indicated 
as receiving and discharging groundwater. A few scattered stream segments 
are also indicated as being supported by upwelling of groundwater. Future 
municipal well installation will need to consider the potential for any significant 
impacts to surface water bodies or water table aquifers. The 2015 System 
Statement identified one DNR groundwater level observation well just outside 
the northwestern corner of Corcoran. This well is indicated as having no trend 
in annual minimum groundwater levels (i.e., it is not trending up or down).


SuStainability
Initially, it is planned or contracted that Corcoran will receive water through 
its interconnections with Maple Grove. At some point in the future, Corcoran 
expects to develop their own municipal water supply wells to supplement 
projected future demands. Any future municipal water supply wells for the City 
of Corcoran would likely utilize the Franconia-Ironton-Galesville (FIG) aquifer 
as the primary source of water supply. Since the FIG aquifer can be highly 
variable in the Twin Cities area regarding sustainability factors of recharge, 
storage, transmissivity, and specific capacity, an accurate estimate of overall 
sustainability cannot be determined until the city studies the potential yield of 
this aquifer in greater detail. Yields from the FIG aquifer can typically range 
between 200 – 1,000 gpm in the northern metro area.


In addition to the FIG aquifer, it is also possible, but unlikely, the overlying 
drift aquifer may be utilized for large capacity water supply wells, if a sufficient 
thickness of coarse-grained, saturated sediments are located during a well 
siting study. Excellent drift aquifer deposits can produce yields greater than 
1,000 gpm per well, when present. However, drift deposits tend to vary 
greatly over short distances, so the extent of good deposits can sometimes 
be limited to a small area.


Underlying the FIG aquifer is the Mt. Simon sandstone aquifer, which is 
generally capable of supplying wells with yields ranging from 500 – 1,000 
gpm. However, since recharge to this aquifer is somewhat limited and over-
pumping the aquifer can create an unsustainable condition where water 
levels do not stabilize over time, the DNR has greatly limited the number of 
new high-capacity Mt. Simon wells in the 7-county metro area. It is unlikely 
Corcoran would be allowed to develop their municipal wells in the Mt. Simon 
aquifer unless it can be demonstrated that all other viable options for water 
supply have been exhausted.


Further study will be required to better quantify the availability of groundwater 
for future municipal water supply wells. Studies will likely be a combination 
of investigation of existing well logs and geologic data in the area, along with 
a program of test drilling and test pumping at the sites thought to be most 
suitable for well exploration.
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Finally, since many existing homes in Corcoran are served by private wells, 
the drilling and pumping of high capacity municipal wells introduces the 
remote chance of possible interference between wells. While it is expected 
that some of the area private wells will be abandoned and existing homes 
connected to the municipal water supply system, a number of private wells 
can also be expected to remain in the area as development occurs. Since 
private wells utilize shallow ground water, drawdown impacts from future 
municipal wells are likely. As potential yields and sustainability of the drift and 
FIG aquifer are examined in future years, potential impacts to private wells 
will need to be studied more closely. Any pumping tests in these aquifers 
should include measurement of water levels in nearby private wells, if 
possible, to quantify the impacts of well interference.


SourcE WatEr ProtEction Plan
Since Corcoran does not currently have municipal water supply wells, the 
city has not yet been required to complete a wellhead protection plan. Maple 
Grove has developed a plan, which covers Corcoran’s water supply. Only 
after Corcoran drills their own municipal water supply wells will the city will be 
required to develop their own wellhead protection plan. Generally, the city will 
have a minimum of 2 years from the date a new well goes online to complete 
the associated wellhead protection plan. The plan must then be updated a 
minimum of every ten years or whenever a new well is added to the water 
supply system, whichever comes first.


Assuming no sources of surface water will be utilized as a municipal drinking 
water resource, no surface water protection plan will be required for the City 
of Corcoran.


Water Conservation Plan
The City of Corcoran understands conserving water can be a cost-effective 
way to reduce the need to construct and operate additional water supply 
facilities. The City will explore water conservation programs to reduce 
demand for water, improve the efficiency in use and reduce loss and waste of 
water. Water conservation goals for the City will include the following:


• Reduce unaccounted water use.
• Monitor residential and total per capita water use as development 


continues.
• Reduce peak water demands.


The city will develop a water conservation plan to detail each of the 
conservation goals and how the water system compares to “benchmark” 
metrics for each of the goals. Potential conservation programs the city will 
review include:


• Metering all water usage and implementing meter testing.
• Conduct water audits to calculate unaccounted for water use.
• Establish conservation oriented water rates for City customers.
• Regulation and enforcement of federal, state, and local water 


regulations.
• Supply educational materials through various means to inform City 


residents.
• Conduct regular reviews of the effectiveness of developed 


conservation programs.
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Resiliency is an idea that describes a community’s capacity to respond and 
thrive under changing conditions while retaining healthy economic, social, 
and environmental systems. The concept of resiliency in the City of Corcoran 
is described here as it relates to a number of areas where the City can and 
should be prepared to respond to these changes.


goals and PoliCies
Goal 1: Explore additional opportunities to incentivize high quality 
stormwater management at a site scale and City scale. 


Policy 1: Consider design standards for high quality stormwater 
amenities.
Policy 2: Consider strategies to encourage water reuse.
Policy 3: Consider strategies to reduce the use of potable water for 
irrigation.


Goal 2: Preserve floodplain areas for flood mitigation and water quality.


Policy 1: Continue to limit development in floodplain and shoreland 
zones through the adopted Floodplain and Shoreland Overlay 
Districts. 
Policy 2: Continue to work with Elm Creek Watershed Management 
Commission to establish and enforce water quality standards. 


Goal 3: Build, strengthen and encourage economic, social, and 
environmental systems that reinforce and amplify rural attributes. 


Policy 1: Support practices that foster local food gardening 
practices and a local food gardening culture.
Policy 2: Support development patterns that preserve agricultural 
land. Encourage landowners to reenroll in agricultural conservation 
and preservation programs in the non-MUSA area. 
Policy 3: Consider allowing small-scale rural tourism opportunities. 
Policy 4: Consider a dark skies lighting policy for Corcoran.


Goal 4: Intensify the rural landscape with rich, diverse landscaping that 
supports pollinator species.


Policy 1: Encourage plant diversity and pollinator-friendly 
landscapes on private and public land. 
Policy 2: Review lawn maintenance and open space ordinances 
to ensure that pollinator friendly landscapes are not prohibited or 
overly restricted.
Policy 3: Consider adoption of City practices that reduce or 
eliminate the use of systemic pesticides on public owned and 
managed land. 


Goal 5: Develop land use policies that encourage preservation of 
agricultural activities and create developments that reflect the City’s 
agricultural roots.


Policy 1: Encourage enrollment of land in the Rural/Ag Residential 
areas in the Metropolitan Agricultural Preserves Program.
Policy 2: Consider ordinances that create meaningful open spaces 
in both rural and urban areas of the City.


Goal 6: Explore controlled/planned development of solar energy 
production as an alternative method to agriculture to preserve open 
space and lower density development. 
 


Policy 1: Continue to allow solar energy production as an 
accessory use.


stormWater
Clean water and a clean environment are essential to a healthy community 
and a healthy life. As stormwater flows over the landscape the moving 
water can pick up sediment, bacteria, nutrients, pathogens, chemicals, 
phosphorus, nitrogen and other pollutants. It can carry these pollutants into 
nearby watercourses like creeks, drains, culverts, rivers, and lakes. Careful 
stormwater management can reduce erosion, prevent loss of land, and keep 
sediment and pollutants out of water. 


Building a resilient stormwater system is as simple as recognizing that there 
are many opportunities to clean, reuse, or preserve water as it interacts 
with the built and unbuilt landscape. Intervening at many points in the water 
cycle creates resiliency because if one system temporarily fails, others are 
still in place to mitigate disaster scenarios. One example of resiliency in 
stormwater management is the City of Corcoran’s robust effort to identify and 
preserve natural resources, such as wetlands and critical green corridors. As 
described further in Chapter 8 of this document, these natural systems are a 
critical partner to engineered systems. The City of Corcoran also encourages 
development projects that preserve and reuse water on site so that new 
developments don’t impact and overtax existing or neighboring infrastructure.
 


Stormwater management is also guided to be multipurpose, focusing on 
both water quality and the quality of experience that waterbodies offer City 
and rural landscapes. People are drawn to water and like to live, recreate, 
shop, and relax near attractive, clean water features. Creating stormwater 
management systems that also function as public amenities provides 
economic benefits for a City that far outweigh any up-front costs. 
 


shoreland and floodPlain management 
Shorelands and floodplains are low lying areas of land around waterbodies 
that take on excess water during period of high rainfall and flooding events. 
Floodplains, as an ecosystem, also provide a number of valuable ecosystem 
services such as improving water quality, providing habitat for wildlife, and 
groundwater recharge. Best practices for shorelands and floodplains include 
requiring natural buffers adjacent to these areas, limiting development and 
partnering land use with other compatible land and resource management 
uses such as conservation easements, parks and trails and some agricultural 
uses.  
 


The City of Corcoran has existing ordinances – in Sections 1050.020 and 
1050.030 of the Zoning Ordinance – that limit development in floodplain 
areas and within a certain distance of waterbodies. The City will continue to 
enforce these regulations to protect these resources.


RESILIENCE


Resiliency is another way to describe a healthy community that 
can respond to inevitable changes. Our resilient design principles* 
include:


1.  Diversity: Diversity of systems reduces the potential 
negative impact to the whole City of the failure of any 
one particular system. Increasing the diversity of systems means 
that we will want to maximize the diversity of different business 
types, institutions, sources of food, and industries, etc.


2.  Redundancy: An increased redundancy of key infrastructure 
systems—including electrical power, fuel supply, waste water 
processing, food, and potable water supply - means that if one 
system is compromised, there is enough redundancy in the 
overall system to fill in for the compromised system until it can be 
replaced or repaired. 


3.  Modularity and Independence of System 
Components: Resilience capacity will be increased when system 
components have enough independence that damage or failure 
of one part or component of a system is designed to have a 
low probability of inducing failure of other similar or related 
components in the system. 


4.  Capacity for Adaptation: Resilience capacity will be increased 
by the relative adaptability of the various systems that comprise a 
City. City systems and infrastructure that are designed to quickly 
adapt to changing conditions and requirements will increase the 
overall resilience capacity of a City. The emergency management 
plan for the City will be evaluated to ensure capacity of the City 
system.


5.  Environmental Responsiveness and Integration: The resilience 
capacity of a city is increased by how responsive and integrated 
its systems and functions are with its natural systems, services 
and resources. Environmental responsiveness and integration will 
not only reduce the cost of creating and maintaining technical 
infrastructure, but reduce the relative probability of infrastructure 
suffering significant negative impacts from events.


*Adapted from ResilientCity.org
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rural resilienCy
Corcoran’s rural character is beloved by long-time residents and is identified 
as a draw for newer residents. Two surveys conducted in 2017 as part of 
the Comprehensive Plan update confirmed residents’ desire to preserve the 
rural character and land that is used for active agricultural production. At the 
same time, because of its’ close proximity to the Twin Cities (and associated 
land-use and economic pressures) the City continues a slow evolution from 
a rural agricultural landscape to a more developed suburban edge of the 
metropolitan area.


In addition to production agriculture, rural services such as land 
management, water storage, nature management, alternative energy 
production, and rural-tourism can strengthen rural networks because they 
require natural resources and open space.


The visual aesthetic of the City of Corcoran is also a powerful tool for 
preserving and communicating the rural character. Plant species diversity 
should be encouraged in open space, residential and commercial 
landscaping, and on privately or publicly owned land. The sum of individual 
efforts can create a powerful impact and heighten the sense of rural 
character. In addition to planting for diversity, planting pollinator-friendly 
landscapes will be important in Corcoran to provide critical habitat for the 
wildlife that contribute enormous value to landscape health and agricultural 
systems.


The City of Corcoran has many tools and strategies already in place to 
protect its natural resources. Building rural resiliency will depend on the 
continued effort and support of these tools. An example of one of these tools 
is the Natural Resource Inventory that identified significant natural resource 
areas in the community and provided recommendations for the preservation 
and enhancement of these natural systems. Another is the Open Space 
and Preservation plat in Corcoran’s Subdivision Ordinance. Open Space 
and Preservation (OS&P) plats aim to preserve natural resources, natural 
habitat, and vegetated corridors. Incentives for land owners to protect these 
landscapes helps preserve natural landscapes and viable tracts of land for 
long-term agricultural use.


agricultural PrESErvES
The City of Corcoran encourages the continuation of agricultural use 
within the community. This policy expresses the City’s endorsement of the 
Metropolitan Agricultural Preserves program. All land parcels in the Rural/
Ag Residential land use designation that meet the requirements for eligibility 
in the Metropolitan Agricultural Preserves program according to Minnesota 
Statute §473H may apply to the City for enrollment. This policy is not intended 
to interfere with agricultural status of any lands prior to adoption of the 
Comprehensive Plan.


solar aCCess ProteCtion
The Metropolitan Land Planning Act (MN Statute §473.859, Subd. 2) 
requires that local comprehensive plans include an element encouraging 
the protection and development of access to direct sunlight for solar energy 
systems. The City of Corcoran will protect such access by requiring minimum 
standards for lot sizes, amounts of open space, yard setbacks, and maximum 
height of buildings for urban residents that create the opportunity for all 
building owners to develop solar energy facilities if desired. The City’s zoning 
or other regulations have been written to ensure that solar energy systems 
are an allowable component of any building construction in the City.


In 2016 the City of Corcoran passed a solar ordinance amendment and 
approved 2 community solar gardens. The council has since modified the 
ordinance to prohibit new community solar gardens, but continues to allow 
solar energy production as an accessory use. 


As development continues to edge into Corcoran’s more rural settings, solar 
energy production may become a viable way to retain lower densities and 
open space, and create policy that incentivizes or allows this land use.


Map 10-1: Solar Insolation (See page 143 for large size map.)
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Solar Insolation


The analysis used to produce this dataset looks at geographic
location, surface slope, surface aspect, and the effects of
shading based on local topography and adjacent structures. A
digital surface model was generated from raw LiDAR data. Then,
using this DSM, an individual locations on a grid surface were
assessed for the amount of direct and indirect radiation that
reaches the surface. This analysis was conducted at a 1m
resolution for the entire state of Minnesota.


Source:
Solar Insolation (University of Minnesota)


taBle 10-1: gross and rooftoP solar resourCe CalCulations


Gross 
Potential 
(Mwh/yr)


Rooftop 
Potential 
(Mwh/yr)


Gross 
Generation 
Potential 
(Mwh/yr)


Rooftop Generation 
Potential (Mwh/yr)


73,540,645 511,720 7,354,064 51,172
Source: Metropolitan Council Local Planning Handbook
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Solar Insolation


The analysis used to produce this dataset looks at geographic
location, surface slope, surface aspect, and the effects of
shading based on local topography and adjacent structures. A
digital surface model was generated from raw LiDAR data. Then,
using this DSM, an individual locations on a grid surface were
assessed for the amount of direct and indirect radiation that
reaches the surface. This analysis was conducted at a 1m
resolution for the entire state of Minnesota.


Source:
Solar Insolation (University of Minnesota)
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The Comprehensive Plan is a valuable tool to guide the development of land 
in the City as long as the visions, goals and policies called out in the Plan 
are implemented. The purpose of this Implementation chapter is to identify 
the specific strategies and action items that the City will undertake, over the 
course of several years, to ensure that the programs and policies established 
in the Plan are reflected in the decisions of the City. Official controls, such 
as land use and zoning regulations, subdivision regulations, and the zoning 
map, are required by State law to be consistent with the Comprehensive Plan. 
These controls represent the rules and regulations that govern City decisions 
related to growth and development.


Most chapters of the Comprehensive Plan identify implementation items. 
Those chapter-specific items are the detailed policies and programs that are 
proposed to carry out the goals and objectives of the individual chapters. The 
purpose of this Implementation chapter is to consolidate, in a single chapter, 
the collected implementation statements identified throughout the Plan for 
ease of future reference. These action items will happen at different times 
throughout the City’s growth and are identified as follows: near-term (0-3 
years), mid-term (4-7 years), long- term (8-10+ years), and ongoing (regular 
basis). Updates to these official controls are included in the following tables.


IMPLEMENTATION


taBle 11-1: land use


No. Description Timing


1
Amend the official zoning map to be consistent with 
the land use designations of the 2040 Land Use Map.


Near-term/ 
Ongoing


2


Prepare and adopt a Growth Management Policy 
consistent with the Metropolitan Council approved 
forecasts for sewered and unsewered growth. The 
plan will utilize a rolling average over five year 
increments so that a lower level of development 
can occur in some years and a higher level in other 
years, provided that the average annual residential 
permits does not exceed 230 units/year on average. If 
growth exceeds this rate, the City will coordinate with 
Metropolitan Council staff to discuss whether or not a 
forecast change or amendment is needed.


Near-term


3


Review and update residential zoning districts and 
requirements and subdivision regulations as needed 
to ensure that the densities envisioned in the Plan can 
be achieved. 


Near-term/ 
Ongoing


4


Continue to review and update site and building 
design standards as needed to ensure high-quality 
residential, commercial, and industrial development in 
the community.


Near-term/ 
Ongoing


5


Update Open Space and Preservation Plat Ordinance 
to support clustering, future connection to sewer, 
and increased level of natural resource protection 
with incentives consistent with the flexible residential 
guidelines and City goals. 


Near-term


6
Review and update zoning districts with associated 
uses and all site and design requirements.


Near-term


7
Review and update the zoning and subdivision 
ordinances as needed to reduce impediments to 
affordable housing. 


Near-term


8


Encourage use of innovative development concepts 
where appropriate, such as mixed use development 
and cluster housing to provide life-cycle housing 
opportunities, minimize the need for automobiles, 
protect natural resources and maintain open space.


Near-term/ 
Ongoing


9
Update the Corcoran Southeast District Plan and 
Design Guidelines as needed to reflect the policy 
changes in the current 2040 Comprehensive Plan. 


Near-term


10


Review and consider updates to ordinance standards 
that preserve rural character, including preservation of 
natural areas and agriculture, open spaces, and large 
lots with low density, especially in the non-MUSA area. 


Near-term


taBle 11-2: housing


No. Description Timing


1


Develop policy to allow the creative use of site 
planning or PUDs that provide flexibility for 
development containing affordable housing, such 
as a reduction in lot size, setbacks, street width 
floor area and parking requirements. 


Near-term/ 
Mid-term


2
Explore the suitabilit of various housing finance 
options and the housing needs they are meant to 
address.


Short-term


3
Consider developing housing maintenance and 
rental housing licensing ordinances to maintain 
existing housing stock.


Mid-term


4


Consider developing and promoting programs 
that encourage maintenance of existing housing, 
including neighborhood outreach programs, 
City beautification programs, City-wide clean up 
programs, etc.


Mid-term/
Long-term


5
Develop a policy stating the housing finance tools 
the City will use and what types of housing need 
the tools will be used to support.


Long-term


taBle 11-3: eConomiC ComPetitiveness


No. Description Timing


1
Continue to participate in the I-94 Chamber of 
Commerce and explore other organizations which 
promote and attract local business. 


Near-term/ 
Ongoing


2


Support efforts to retain existing businesses and 
facilitate growth, including reviewing and updating 
zoning ordinances as appropriate and making 
business visits.


Near-term/ 
Ongoing


3
Consider reactivating an Economic Development 
Authority. 


Near-term/ 
Mid-term


4 Complete Market Studies as needed. Ongoing
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taBle 11-4: Parks and trails


No. Description Timing


1
Park dedication fees will be reviewed annually to 
ensure the plan is implemented economically and 
effectively and updated as needed. 


Near-term/ 
Ongoing


2
The City will identify land acquisition and 
protection strategies to assemble the parks, trails, 
and open space system. 


Near-term/ 
Ongoing


3


Develop and routinely review and update 
standards for design and construction of public 
parks, trails and open space areas in the City. 
The City will apply best practices in mapping 
dedicated properties and researching and 
designing facilities. 


Near-term/ 
Ongoing


4
Develop a policy to establish priorities for use of 
park dedication funds to achieve its Parks and 
Trails goals. 


Near-term 


5


Review and update as needed, the park and trail 
dedication requirements to ensure appropriate 
amount of dedication for developing parks and 
trails. 


Near-term/ 
Ongoing


6


Work cooperatively with other communities in 
Northwest Hennepin County, Three Rivers Park 
District, Minnesota DNR, local landowners and 
others to implement this plan and make the most 
of available resources. The City will actively seek 
grant funding for land acquisition. 


Near-term/ 
Ongoing


taBle 11-5: transPortation


No. Description Timing


1
Support the Brockton Interchange project and 
other mass transportation projects that will benefit 
Corcoran. 


Near-term/ 
Ongoing


2
Advocate for additional resources for 
transportation improvements


Near-term/ 
Ongoing


3


Require public right of way dedication where 
deemed necessary on all newly platted lots, 
including right of way for future road and trail 
extensions for interconnectivity. 


Near-term/ 
Ongoing


4 Develop a Right of Way Maintenance Policy. Near-term


5
Continue to participate and monitor transportation 
activities by adjacent jurisdictions, Hennepin 
County, and the State.


Near-term/ 
Ongoing


6
Develop and execute a plan to analyze, prioritize, 
and improve gravel roads in Corcoran.


Near-term/ 
Ongoing


taBle 11-6: WasteWater


No. Description Timing


1 Develop a Wastewater Maintenance Plan. Near-term


2
Review and update ordinances as needed 
to be consistent with the City’s current ISTS 
responsibilities.


Near-term/ 
Ongoing


taBle 11-7: surfaCe Water


No. Description Timing


1
Connect sanitary sewer at Maple Hill Estates to a 
regional treatment system. 


Near-term


2
Continue inspecting BMPs in accordance with the 
City’s Stormwater Pollution Prevention Plan. 


Ongoing


3
Review and update wetland and shoreland 
ordinances as needed for consistency with 
watershed rules and other regulations. 


Near-term/ 
Ongoing


4
Apply the Commission’s strict development 
standards, to help improve water quality in Rush 
Creek and elsewhere. 


Near-term


5 Adopt a manure management ordinance. Near-term


6
Implement one or more recommendations from 
the Rush Creek Headwaters Sub-watershed 
Assessment. 


Near-term


7
Continue septic system education and work with 
Hennepin County on compliance. 


Near-term/ 
Ongoing


8
Explore a stormwater pond retrofit in the existing 
commercial/ industrial area located at County 
Road 116 and County Road 10. 


Near-term/ 
Mid-term


9
Work with the Commission and other cities on 
potential wetland improvements in Corcoran. 


Near-term/ 
Mid-term


taBle 11-8: Water suPPly


No. Description Timing


1
Implement notification system to inform 
customers when water availability conditions 
change. 


Near-term


2
Revise City ordinance/codes to allow water reuse 
options.


Near-term


3
Conduct water conservation education and 
outreach. 


Near-term/ 
Mid-term


taBle 11-9: resilienCe


No. Description Timing


1
Limit development in floodplain and shoreland 
areas. 


Near-term


2
Continue to allow solar energy production as an 
accessory use.


Near-term/ 
Ongoing


3
Review and develop policies that incentivize high 
quality stormwater management


Near-term/ Mid-
term


4


Develop policies and ordinances that encourage 
plant diversity and pollinator-friendly landscapes 
on private and public land as well as lawn 
maintenance and open space ordinances to 
ensure that pollinator friendly landscapes are not 
prohibited or overly restricted.


Near-term/ Mid-
term


5 Establish and enforce water quality standards
Near-term/ Mid-
term


6
Develop policies to encourage preservation of 
agricultural lands and activities in rural areas.


Mid-term
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Official Zoning Map


3,000 0 3,0001,500 Feet


Zoning Districts:
UR          Urban Reserve


RR          Rural Residential


RSF-1     Single Family Residential 1


RSF-2     Single Family Residential 2


RSF-3     Single and Two Family Residential 3


RMF-1     Medium Density Residential


RMF-2     Mixed Residential


RMF-3     High Density Residential


MP           Manufactured Home Park


P-I           Public / Institutional


TCR        Transitional Rural Commercial


CR          Rural Commercial


C-1         Neighborhood Commercial 


C-2         Community Commercial


DMU       Downtown Mixed Use


GMU       General Mixed Use


BP           Business District


I-1           Light Industrial


PUD        Planned Unit Development


 
ï Cemetery


î Church


s Golf Course


ñ Government Building


òñð Public Park


!


! !


!


! 2030 Metropolitan Urban Service Area


City Limit


Open Water


Shoreland Overlay District


Updated November 2018
Adopted June 2011
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