
CITY OF CORCORAN 

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

Door.

Corcoran Planning Commission Agenda 
February 3, 2022 - 7:00 pm 

1. Call to Order / Roll Call

2. Pledge of Allegiance

3. Agenda Approval

4. Open Forum

5. Minutes

a. Minutes – January 6, 2022 Special Work Session*

b. Minutes – January 6, 2022 Regular Meeting*

6. New Business - Public Comment Opportunity

a. Final Planned Unit Development (PUD) Plan for Bellwether
7th Addition (city file 21-060)

i. Staff Report
ii. Commission Discussion & Recommendation

b. Landscape Variance for St. Therese (city file 21-061)
i. Staff Report
ii. Commission Discussion & Recommendation

7. Unfinished Business - Public Comment Opportunity

a. Municipal Separate Storm Sewer System (MS4) Ordinance Update (city file 21-051)
i. Staff Report
ii. Commission Discussion & Recommendation

8. Reports/Information

a. Planning Project Update*

b. City Council Report* – Council Liaison Vehrenkamp

c. Other Business

9. Commissioner Liaison Calendar

City Council Meetings   

3/10/22 3/24/22 04/14/22 04/28/22 

Shoulak Van Den Einde Brummond Jacobs Lanterman Shoulak 

10. Adjournment

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

meetings at City Hall. 

Meeting Via Telephone/Other Electronic Means 

Call-in Instructions: 

+1 312 626 6799 US

Enter Meeting ID: 817 0605 8530
Press *9 to speak during the Public Comment

Sections in the meeting.

Video Link and Instructions:  

https://us02web.zoom.us/j/81706058530
visit http://www.zoom.us and enter  

Meeting ID: 817 0605 8530
Participants can utilize the Raise Hand function to 

be recognized to speak during the Public 
Comment sections in the meeting. Participant 
video feeds will be muted. In-person comments 
will be received first, with the hybrid electronic 
means option following. 

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

2/10/22 2/24/22 
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Corcoran Planning Commission Minutes 
Special Work Session 

January 6, 2022 - 5:00 pm  

The Corcoran Planning Commission met on January 6, 2022, in Corcoran, Minnesota. All 
Planning Commissioners were present in the Council Chambers, but members of the 
public were able to participate in-person as well as through electronic means using the 
audio and video conferencing platform Zoom.  

Present: Commissioners Jacobs, Brummond, Lanterman, Shoulak, and Van Den Einde. 

Also present: City Planner Davis McKeown and City Planner Lindahl.  

1. Call to Order
Commissioner Jacobs called the meeting to order at 5:06 pm.

2. Roll Call
3. Work Session

a. Planning Commission Training
Planner Davis McKeown presented a training PowerPoint to the Commission
going over several topics, including: the basis for planning; guiding documents;
role of planning staff, consultants, and commission; land use application types;
typical procedures; and legally defensible decisions. The Commission asked for
clarification on items presented in the PowerPoint throughout the presentation in
addition to a 15-minute Q&A portion of the meeting. The Commission played
“Planning Jeopardy” to review the items presented in the training PowerPoint.

4. Adjournment
Commissioner Jacobs adjourned the Work Session meeting at 6:29 PM.

Agenda Item: 5a.
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Corcoran Planning Commission Minutes 
January 6, 2022 - 7:00 pm  

The Corcoran Planning Commission met on January 6, 2022, in Corcoran, Minnesota. All 
Planning Commissioners were present in the Council Chambers, but members of the 
public were able to participate in-person as well as through electronic means using the 
audio and video conferencing platform Zoom.  

Present: Commissioners Jacobs, Brummond, Lanterman, Shoulak, and Van Den Einde. 

Also present: City Planner Davis McKeown and City Planner Lindahl. Council Liaison 
Nichols.  

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

2. Pledge of Allegiance
3. Agenda Approval

Motion made by Lanterman, seconded by Shoulak, to approve the January 6,
2022 agenda.
Voting Aye: Jacobs, Brummond, Lanterman, Shoulak, and Van Den Einde.
(Motion carried 5:0).

4. Open Forum (none)
5. Minutes

a. Minutes – December 2, 2021
The Commission discussed two corrections to the December 2, 2021 minutes:
addition of “surmountable curbs” under the discussion of green infrastructure for
the assembly uses zoning ordinance amendment, as well as removal of “Wu” to
replace with “Van Den Einde” under the approval of the agenda.

Motion made by Lanterman, seconded by Brummond, to approve the December
2, 2021 minutes.
Voting Aye: Jacobs, Brummond, Lanterman, Shoulak, and Van Den Einde.
(Motion carried 5:0).

6. New Business - Public Comment Opportunity
a. PUBLIC HEARING. Municipal Separate Storm Sewer System (MS4)

Ordinance Update (City File 21-051).
i. Staff Report – Planner Davis McKeown presented the staff report.
ii. Public Hearing – Chair Jacobs opened the public hearing.
iii. Close Hearing.

Motion made by Lanterman, seconded by Van Den Einde, to close
the public hearing.
Voting Aye: Jacobs, Brummond, Lanterman, Shoulak, and Van Den
Einde.

Agenda Item: 5b.
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(Motion carried 5:0). 
iv. Commission Discussion & Recommendation – The Commission

discussion included the stated purpose of proposed Chapter 54, the
definition of “land disturbance activities”, the proposed applicability
clause within Chapter 54, the responsibility of Public Works and
Engineering to approve and monitor land disturbance permits and
Storm Water Pollution Prevention Plans (SWPPPs), the lack of
environmental expertise in reviewing land disturbance permits and
SWPPPs, the proposed verbiage added to the agricultural
exemption and how this relates to landowners clearing trees on their
property for tillable acreage, and concern that landowners will tear
down trees prior to a development application under the guise of
agriculture.

The Commission discussed the application process for SWPPPs for
land use applications such as subdivisions, the nature of SWPPPs
as a working document that allows for plans to be set back to the
applicant until it is deemed acceptable, the necessity of occasional
amendments of SWPPPs when they are found to be problematic,
the City’s role to provide oversight and monitoring, and the property
owner’s responsibility to make sure their site is in compliance.

The Commission discussed the exemption for general yard
maintenance and landscaping if the volume of earth and soil
disturbance is equal to or less than 50 cubic yards, potentially
removing clearing from the definition of land use disturbance,
potentially adding the removal of trees and brush as a specific
exemption, when the 12-month clock started for compliance with the
new MS4 permitting requirements, whether tilling as a part of
gardening would be considered exempt, and the
application/permitting process for land disturbance areas of one-
acre or less.

Motion made by Lanterman, seconded by Van Den Einde, to table
item 6A. for further discussion at a future Planning Commission
meeting.
Voting Aye: Jacobs, Brummond, Lanterman, Shoulak, and Van Den
Einde.
(Motion carried 5:0).

b. PUBLIC HEARING. Urban Conservation Ordinance Update (City File 21-
011).

i. Staff Report – Planner Lindahl presented the staff report.
ii. Public Hearing – Chair Jacobs opened the public hearing.
iii. Close Hearing.
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Motion made by Lanterman, seconded by Shoulak, to close the 
public hearing.  
 
Voting Aye: Jacobs, Brummond, Lanterman, Shoulak, and Van Den 
Einde.  
(Motion carried 5:0).  
 

iv. Commission Discussion & Recommendation – The Commission 
discussion included how the proposed subdivision differs from the 
PUD, the loss of City Council’s discretion to negotiate other 
standards by granting lot size flexibility by right in exchange for 25% 
of the site being set aside as open space, preservation of identified 
ecologically significant areas, tax implications of a conservation 
easement for an HOA, whether playgrounds would be added when 
open space is dedicated as public park, density calculations and 
requirements, quality of the open space, the perceived benefit to the 
public, the underlying goal of the conservation subdivision to 
permanently protect the rural feel of Corcoran, the process of 
negotiation for PUDs, the different open space percentages 
explored, and connection of the open space to public trails.     
 
Motion made by Lanterman to recommend denial of the draft 
ordinance amending Title IX of Subdivision Ordinance and Title X of 
the Zoning Ordinance to allow Urban Conservation Subdivisions as 
well as the draft resolution approving findings of fact.  
 
Motion failed due to lack of a second.  
 
Additional Commission discussion included defining noxious weeds, 
treatment of noxious weeds in the maintenance of open areas, 
required maintenance plans for developments, who is involved in the 
negotiation for PUDs, and examples of negotiations that can occur 
within standard plats.   
 
Motion made by Lanterman, seconded by Shoulak, to recommend 
denial of the draft ordinance amending Title IX of Subdivision 
Ordinance and Title X of the Zoning Ordinance to allow Urban 
Conservation Subdivisions as well as the draft resolution approving 
findings of fact.  
 
Voting Aye: Jacobs, Lanterman, and Shoulak.  
Voting Nay: Brummond 
Abstained: Van Den Einde 
(Motion carried 3:1:1). 
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c. Tavera 3rd Addition Final Planned Unit Development (PUD) Plan (City
File 21-044)
i. Staff Report – Planner Lindahl presented the staff report.
ii. Commission Discussion & Recommendation – The Commission

discussion included the lack of discretion in approving a final PUD
plan, the general compliance of the final PUD as compared to the
preliminary PUD, the small footprint of the houses, ability for
residents to build a deck or elevated patio, the amount of proposed
outlots, width of the townhome units, the minimum setback between
blocks of townhomes, the replacement of shrubs with trees within the
landscaping plan, ability of eliminating conflict between utilities and
landscaping, minimum garage width, federal litigation with a financial
branch of Lennar, the process for designing the gateway sign, and
the management structure of the HOA.

Motion made by Lanterman, seconded by Van Den Einde, to
recommend approval of the draft resolution approving the final PUD
development plan.

Voting Aye: Jacobs, Brummond, Shoulak, and Van Den Einde.
Abstained: Lanterman.
(Motion carried 4:0:1).

7. Reports/Information
a. Planning Project Update – The Commission asked for clarification on the

updates provided for Kariniemi Acres, Cook Lake Highlands, and Saint
Therese.

b. City Council Report – Councilor Nichols updated the Commission on
working with Saint Therese for a comprehensive storm water design
between their site and the City’s property, signs related to the Saint
Therese development, property tax levy, Hennepin County’s analysis of
market value increases, and the candidate search for a new City
Administrator.

c. Other Business – Planner Davis McKeown discussed 2022 appointments
for the Planning Commission including re-appointments to the
Commission and appointment of the Chair and Vice-Chair. The
Commission was reminded of ongoing efforts for the Northeast District
Corridor Planning process and encouraged to complete the online
community survey and attend the Landowners Open House on January
11, 2022.

8. Commissioner Liaison Calendar
City Council Meetings
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01/13/2022 01/27/2022 02/10/2022 02/24/2022 03/10/2022 03/24/2022 
Shoulak Brummond Jacobs Lanterman Shoulak Van Den Einde 

9. Adjournment
Motion made by Lanterman, seconded by Brummond, to adjourn the January 6,
2022, Planning Commission meeting.
Voting Aye: Jacobs, Brummond, Lanterman, Shoulak, and Van Den Einde.
(Motion carried 5:0).
Meeting adjourned at 11:04 PM.



105 South Fifth Avenue 
Suite 513 
Minneapolis, MN 55401 

Tel:  612-252-9070 
www.landform.net 

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

Agenda Item: 6a.

TO: Corcoran Planning Commission

FROM: Nicholas Ouellette through Kendra Lindahl, Landform

DATE: January 26, 2022 for the February 3, 2022 Planning Commission Meeting

RE: Final Plat and Final Planned Unit Development (PUD) for “Bellwether 7th Addition” (PID 01-
119-23-43-0009) (city file no. 21-060)

REVIEW DEADLINE:  March 12, 2022

1. Description of Request

The applicant, Pulte Homes of Minnesota, LLC, has submitted a request for approval of a final plat and
final PUD plan application for “Bellwether 7th Addition”, a residential development of 17 new single-
family homes on 3.74 acres. The final plat is reviewed by City Council only.

2. Background

On June 28, 2018, the Council approved a rezoning, preliminary plat and preliminary PUD plan for the
Bellwether project. The Bellwether project included the construction of 398 single family homes to be
built in six phases.

On October 18, 2018, the Council approved phase 1 of Bellwether for 78 single family homes and six
outlots.

On April 25, 2019, the Council approved phase 2 of Bellwether for 79 single family homes and 12
outlots. The Council also approved the final PUD for phase 3.

On September 26, 2019, the Council approved the final plat for phase 3 of Bellwether for 29 single
family homes and four outlots.

On March 26, 2020, the Council approved phase 4 of Bellwether for 74 single family homes and one
outlot.

On July, 23, 2021, the Council approved phase 5 of Bellwether for 46 single family homes and one
outlot.

On July 22, 2021, the Council approved a rezoning, preliminary plat and preliminary PUD plan for
“Amberley and Bellwether” on two separate parcels acquired by the applicant.

• The first parcel, the 73.48 acre Van Blaricom property, was not part of the original Bellwether
PUD approved June 28, 2018. The Van Blaricom property will be subdivided and developed as
an extension of the Bellwether neighborhood (Bellwether 6th Addition) and a new single family
neighborhood (Amberley, which is not part of Bellwether).
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• The second parcel, the 3.74 acre Schober homestead, was included in the original Bellwether 
approval. The property was platted as part of Bellwether 2nd Addition. Several lots that were 
created and the homeowner retained this 3.74 acre parcel for their homestead. The homeowner 
is now prepared to sell the property and it will be redeveloped as part of the Bellwether project 
as originally planned albeit on an earlier timeline. The Schober property will be platted as 
Bellwether 7th Addition. 

 
On October 28, 2021, the Council approved the final plat and final PUD for 25 single family homes in 
Amberley 1st Addition, 62 single family homes in Bellwether 6th Addition and seven outlots. The 
preliminary approvals allow 192 lots and the remaining 105 lots will be platted in future phases on the 
former Van Blaricom property. 
 
3. Analysis 
 
Staff has reviewed the application for consistency with the Comprehensive Plan, Zoning Ordinance, 
Subdivision Ordinance and City Code requirements, as well as City Policies. The City Engineer’s 
comments are incorporated into this staff report, the detailed comments are included in the attached 
engineering memo and the approval conditions required compliance with the memo. 
 
A. Level of City Discretion in Decision-Making 
 
The City’s discretion in approving a final PUD is limited to whether the proposed plan is in substantial 
conformance with the preliminary PUD development plan. If it meets these standards, the City must 
approve the final PUD development plan. 
 
The City’s discretion in approving a final plat is limited to whether the proposed plat meets the 
standards outlined in the City’s subdivision and zoning ordinance. If it meets these standards, the City 
must approve the final plat. 
 
B. Consistency with Ordinance Standards 
 
Final PUD Development Plan 
 
Staff finds the final PUD development plan is consistent with the approved preliminary plans. The 
parcel was included in the original approvals and was planned for future construction. A future 
development date for this parcel was undetermined at the time of original approvals and these units 
were ghost platted as 45-foot wide lots for the 35 foot wide homes (Discover, Passport and Trailblazer 
plans). These are the lot widths in Bellwether 4th Addition to the west.  
 
The 7th Addition includes 17 new single family homes. The single family lots range in size from 5,524 to 
14,093 sq. ft. There is a master association responsible for the maintenance of common areas (yard 
maintenance, snow removal, etc.) in this phase. Bellwether is an age-restricted active adult community 
The HOA documents will be amended to include this phase.  
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Lot Dimensions and Setbacks 
 
The preliminary PUD approval granted flexibility from the lot size, width standards and side yard 
setback. The approved standards are included in the approving resolutions and the single family lots 
appear to comply. However, since single family home buyers will select their individual home for each 
lot, staff will review setbacks for compliance with these standards as part of the building permit 
application. 
 
Architecture 
 
The applicant has three widths of homes (34-ft., 45-ft. and 50-ft. wide homes) that have the option of 
being finished with five different architectural styles (prairie, heartland, craftsman, northern craftsman 
and euro country) in Bellwether. All homes in this phase will be 34-ft. wide homes. Architectural exhibits 
and elevations have previously been approved to comply with Condition #21 of Resolution 2021-48. All 
homes in this phase must comply with these architectural requirements.  
 
The applicant is required to provide architectural upgrades on the elevations of a home that face a 
public right-of-way or park. Staff has included a condition that the homes on Lot 6, Block 1 and Lots 1 
through 11, Block 2 must comply with this requirement. Figure 1 below highlights which lots are 
required to provide architectural upgrades. 
 

 
Figure 1: Lots highlighted in pink must provide architectural upgrades on elevations that face a public 

right-of-way or park. 
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Homeowners Association 
 
A homeowner’s association (HOA) will maintain all common ownership areas of the development, 
including the open space areas, development signage and cul-de-sac/island plantings. 
 
Landscaping 
 
Staff note two existing trees on site which will be removed as part of the development. Section 
1060.070 of the Zoning Ordinance requires one overstory tree for each single family home and a 
variety of landscaping along the perimeter of the site, along the streets, within the private park and 
adjacent to wetlands. Plans show plantings at sizes and percentages that comply with ordinance 
requirements. One overstory for each single family lot has been provided tree along the public right-of-
way, with 23 additional trees in the rear yards of lots which back onto Stieg Road. The City Engineer’s 
memo notes the additional trees in the rear yard are located within the drainage swale. The applicant 
must adjust the location of the trees or drainage swale to avoid this conflict. 
 
Staff notes the developer is required to maintain all common areas including the boulevard plantings 
and will be required to enter into a maintenance agreement with the City. 
 
Signage 
 
The original Bellwether approvals granted approval for signage at the main entrance and secondary 
entrance off Stieg Road. No signs are proposed for this addition. 
 
Streets 
 
A new street connection from 103rd Avenue on the west will be extended to connect with 102nd Place to 
the south of this phase. A sidewalk is provided along the south side of 103rd Avenue. The street layout 
and design are consistent with the preliminary approvals. Parking is restricted to one side of the street; 
the location of parking signage is not shown in plans and will be field located during construction in 
coordination with the City. 
 
Utilities 
 
Municipal sewer and water are available to serve the site. The City Engineer’s memo provides detailed 
utility comments. The project will connect sewer and water on either side of the of the 103rd Avenue 
extension. 
 
Wetlands 
 
No wetlands are located on this site. 
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Stormwater Management 
 
The stormwater pond in the 2nd Addition will be expanded to manage additional stormwater from the 7th 
Addition. Stormwater management will be managed on site and the engineer’s memo includes 
conditions to ensure compliance with local, watershed and State standards. A stormwater maintenance 
agreement must be prepared and submitted for review and approval by staff and will be required to be 
recorded with the final plat. 
 
Easements 
 
The developer has provided 10 ft. drainage and utility easements along the front and year lot lines and 
5 ft. drainage and utility easements along the side lot lines for single family lots. A drainage and utility 
easement is provided over the stormwater pond within the 3rd Addition. 
  
Lighting 
 
The applicant has submitted a lighting plan that shows lighting locations. One new streetlight has been 
provided at along the curve of 103rd Avenue on the sidewalk side of the street. Final streetlight locations 
will be field located during construction in coordination with the City. 
 
Parks, Trails and Open Space 
 
The City should accept park dedication in the form of land where shown on the plans. The park 
dedication requirements are based on the entire Bellwether development and will be satisfied, as 
approved by Council, by a combination of: 

- Dedication of a 9-acre open space park at the center of the development. 
- 3.96 acres of land as part of the dedication for the neighborhood park on the northern portion of 

the development. 
- 4.4 acres of land for the proposed amenity center. 
- Off-road trails. 
- Cost of constructing the boardwalk across Wetland 7. 
- Cost of paving off-road trails. 

 
No park land or trails are proposed with this Addition. 
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Final Plat 
 
The applicant is requesting approval of a final PUD development plan for 17 single family lots. 
 
If this subdivision is approved, it would bring the total number of platted lots to 323 of 415 approved in 
the original Bellwether project: 
 

• Bellwether 1st Addition = 78 Units 
• Bellwether 2nd Addition = 79 units 
• Bellwether 3rd Addition = 29 units 
• Bellwether 4th Addition = 74 units 
• Bellwether 5th Addition = 46 units 
• Bellwether 6th Addition = 62 units* 
• Bellwether 7th Addition = 17 units**  
 
Total Units = 323 units (78% of the original Bellwether approved lots) 

 
*Bellwether 6th Addition added land and units to the Bellwether neighborhood and the total 
increased from 398 to 497 units and 225.9 gross acres to 275.22 gross acres. 
 
**Bellwether 7th Addition land was part of the original project area but was retained as a single 
homestead so the total land area remains at 275.22 gross acres. The Bellwether 7th Addition 
adds units to the project and the total increased from 497 to 514 units.  
 
With the addition of the existing and Bellwether developments on the Van Blaricom property, the 
entire Bellwether project includes 514 units on 275.22 acres. Of the remaining 130 lots to be 
developed, 93 will be developed on the former Newman property and 37 will be developed on 
the southern portion of the former Van Blaricom property. 

 
Only the City Council reviews the final plat. The Planning Commission will not provide a 
recommendation on the Final Plat. 
 
Conclusion 
 
Staff finds that the proposed plan is consistent with the Comprehensive Plan, Zoning Ordinance, 
Subdivision Ordinance and preliminary PUD approvals. The staff report has noted outstanding issues 
that must be addressed and staff has included conditions in the attached resolution to address these 
issues. 
 
4. Recommendation 
 
Recommend approval of the draft resolution approving the final PUD development plan for Bellwether 
7th Addition. 
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Attachments 
 

1. Draft Resolution Approving Final Planned Unit Development Plan  

2. City Engineer’s Memo dated January 24, 2022 

3. Site Location Map 

4. Applicant’s Narrative dated January 7, 2022 

5. Final Planned Unit Development Plans dated January 7, 2022 

6. Final Plat dated January 7, 2022 

7. Concept plan dated May 2018 

8. Phasing Plan dated January 21, 2022 
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Motion By:       

Seconded By:       

 
APPROVING FINAL PLANNED UNIT DEVELOPMENT (PUD) PLAN FOR 

“BELLWETHER 7TH ADDITION” FOR PULTE HOMES OF MINNESOTA LLC (PID 01-
19-23-43-0009) (CITY FILE NO. 21-060) 

 

WHEREAS, Pulte Homes of Minnesota, LLC (the “applicant”) has requested approval of a final 
planned unit development (PUD) plan for “Bellwether 7th Addition for 17 new single family lots on 
the property legally described as: 
 

Lot 1, Block 4, Bellwether 2nd Addition, Hennepin County, MN 
 
WHEREAS, the Planning Commission has reviewed the plan at a public meeting and recommends 
approval, and; 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
CORCORAN, MINNESOTA, that it should and hereby does approve the request for a final PUD 
plan, subject to the following conditions: 
  

1. A final PUD plan is approved to create 17 single family lots for “Bellwether 7th Addition”, 
in accordance with the plans and application received by the City December 17, 2021 
and additional information received on January 7, 2022, and January 11, 2022, except 
as amended by this resolution. 

 
2. Approval is subject to the preliminary approvals (Resolutions 2018-48 and 2018-49). 

 
3. Approval is contingent upon City Council approval of the final plat (Resolution 2022-XX). 

 
4. The applicant shall comply with all requirements of the City Engineer’s memo dated 

January 24, 2022. 
 

5. Park dedication is based on the development of the entire Bellwether and shall be 
satisfied through contribution of land, construction of the private amenity facility and 
associated land shown on plans, pavement of trails and construction of the boardwalk, 
as outlined in the PUD approvals. No park dedication is provided with this Addition. 

 
6. All utility facilities shall be located underground. 

 
7. Lawn sprinklers/irrigation systems (if provided) shall have rain sensors to limit 

unnecessary watering. 
 

8. The HOA shall be responsible for the maintenance of ponds, sidewalks, and all common 
areas, including signage, lighting and landscaping in those areas. 

 
9. Parking shall be permitted on one side of the local streets and shall be signed in 

accordance with city standards. 
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10. Lighting shall comply with the lighting requirements of Section 1060.040 of the Zoning 
Ordinance and generally be placed on the sidewalk side of the street. 
 

a. The applicant shall work with City staff to finalize the streetlight locations. 
 

11. PUD Flexibility is granted to establish the following lot standards for this development: 
 

 Single Family Detached 

Minimum Lot Area 
5,000 sq. ft. 

(for flexibility--the smallest lot shown is 5,718) 

Minimum lot width (measured at 

front building setback) 44 feet 

Minimum Principal 
Structure Setbacks  

Front, County Road 101 100 feet 

Front, From all other streets 20 feet 

Front Porch (≤ 120 square 

feet) 15 feet 

Side (living) 5 feet 

Side (garage) 5 feet 

Rear 25 feet 

Maximum Principal 
Building Height 35 feet  

Driveway setback  5 feet  

 
12. The following items must be addressed prior to issuance of building permits: 

 
a. Mechanical equipment (including air conditioning units) must be located in the 

side or rear yard and shown on plans. 
 

b. The plans must show centralized mailbox locations. These mailbox locations 
shall be approved by the US Postal Service and proof of the approved locations 
provided to the City. 

 
c. PUD flexibility is provided from the standard that requires architectural upgrades 

to all four sides of the building, based on the following conditions: 
i. The applicant shall provide equal architectural treatment on the elevations 

of a home that face a public right-of-way or park. For example, if three 
sides of the home face a public right-of-way or park, then equal 
architectural treatment shall be provided on those three sides of the 
building. Lots with double frontages subject to this standard include: 

a) Lot 6, Block 1 and Lot 11, Block 6 are corner lots and must 
upgrade facades facing the 102nd Place and 103rd Avenue right-of-
ways. 

b) Lots 1-10, Block 2 facing the Stieg Road right-of-way. 
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VOTING AYE       VOTING NAY 
 McKee, Tom        McKee, Tom 
 Bottema, Jon       Bottema, Jon 
 Nichols, Jeremy       Nichols, Jeremy  
 Schultz, Alan       Schultz, Alan 
 Vehrenkamp, Dean      Vehrenkamp, Dean 

 
 
Whereupon, said Resolution is hereby declared adopted on this XXth day of February 2022. 

 
 

________________________________ 
Tom McKee - Mayor 

 

ATTEST: 
 
____________________________________      City Seal 
Jessica Beise – Administrative Services Director  
 
 



   Memo 

 

 

  

  To: Kevin Mattson, City of Corcoran From: Kent Torve, City Engineer 

Steve Hegland, PE 

    

Project: Bellwether 7th Addition Date: 1/28/2022 

 

Exhibits:            

 

This Memorandum is based on a review of the following documents: 

 

1. Stormwater Management Plan, Prepared by AE2S, Dated April, 2018, and revised 

November 22, 2021. 

2. Site Plans for Bellwether 7th Addition, Prepared by Sathre-Bergquist Inc., Signed and 

Dated 12/17/2021. 

Comments: 

 

General: 

 

1. Consistent with the review process, a comment response letter shall be provided in 

response to the following comments provided in this Memorandum in which the applicant 

provides a written response to each item. 

2. In addition to engineering related comments per these plans, the proposed plans are 

subject to additional planning, zoning, land-use, and other applicable codes of the City 

of Corcoran. 

3. A grading and erosion control plan review will be required by the Elm Creek Watershed 

Management Commission. The stormwater management for the site was reviewed and 

approved by the Elm Creek Watershed with a previous review. 

4. For any site activity (demo, grading, utilities, etc.) no closures or restrictions of any kind 

shall be imposed upon the public use of Stieg Road without the City’s permission.  

Should any lane restrictions be necessary, the Contractor shall notify the City at least 48 

hours in advance and provide a Traffic Control Plan. 

5. The well and septic system abandonment shall be completed by a licensed contractor 

and abandonment shall be permitted with final documentation provided to the City. 

6. The curb cut on Stieg Road should be removed and replaced with full curb. 

7. An encroachment agreement shall be required for all site improvements or items placed 

within the City ROW or easements if approved by the city. 

8. Provide updated city of Corcoran standard details in the plan set. 

 

Plat: 

1. The applicant shall have all drainage and utility easements provided and shown and all 

platting requirements met per the City Code. Drainage and utility easements (5’ – 10’) 

shall be provided along property lines, as standard per City requirements.    
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2. Adjust required drainage and utility easements if necessary if any subsequent comments 

effect easement needs.  

Erosion Control/SWPPP 

 

1. Preparation of and compliance with a SWPPP shall be required for construction. 

Transportation 

 

1. Include “No parking this side of street” mid block on opposite side of sidewalk. 

Grading /Stormwater 

 

1. Reference the City of Corcoran Stormwater Guidelines for Development Review for 

standards for stormwater systems and modeling. 

2. Rational calculations shall be provided to confirm all pipe sizes and inlet capacity at the 

time of final plat.  

3. Show pond access routes for Pond 6N.  

o Previous phases show pond access off of Stieg road. Show existing pond access 

and verify pond expansion does not affect access. 

4. Numerous grading contour issues are present on the plans. Contours cannot converge, 

diverge, or end except where matching into existing contours around the perimeter of 

the grading.  

5. The plan shows the pond 6N EOF at 943.5 on the north end. No EOF is in the XP model. 

Build EOF into model to ensure it is complete.  

6. In the model, HWL for pond 6N is at 941.9, plan shows 943. Please make sure plans and 

modeling are consistent.  

7. In the model, the 15” pipe connecting S8 and S7 has U/S and D/S inverts as 939.4 and 

939. In the plan, this appears to be the pipe from CBMH 1 to CBMH EX. It is an 18” pipe 

at a lower invert (937.6 to 937.3)? Please verify. 

8. Retaining walls shall not be allowed within the ROW or easement 

 

   Watermain/Sanitary Sewer 

 

1. Gas, electric, and other private and public utilities are located adjacent and/or on the 

property.  Preservation of existing easements and coordination with all public and 

private utilities must be conducted prior to commencing any grading or construction.  

 

Other Comments: 

 

1. Landscaping plans show trees planted in the drainage swale within the rear yard. Adjust 

trees or drainage swale to avoid this conflict. 

2. Provide copies of all permit approvals to City 
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End of Comments 
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We Build Consumer Inspired Homes and Communities to Make Lives Better 

 

 
 
 

“Bellwether 7th Addition”  

APPLICATION FOR:  
PUD Final Development Plan, Final Plat 7th Addition 

 
CORCORAN, MINNESOTA 

December 20, 2021 
 

Introduction 
Pulte Homes of Minnesota, LLC (“Pulte”) is pleased to be submitting this application.   
 
In July of 2021 we received Preliminary Plat approval for the Van Blaricom property along with 
the Schober Homestead property.  The Van Blaricom property will be split between extensions 
of Bellwether and a new single-family neighborhood called Amberly.   
 
The Schober Homestead was originally not part of the Bellwether Preliminary Plat approvals 
because the owner wanted to keep the property and potentially move into the home in the 
future.  They have changed their mind and decided to sell so we are now adding this property 
into the Bellwether neighborhood.   We anticipated the potential of this happening, so we had 
ghost platted extending the 44’ Garden lots in the Bellwether 4th Addition through this property. 
 
We are submitting this application for final plat of the Schober Homestead which will be called 
Bellwether 7th Addition.  This will add 17 new lots to the overall Bellwether neighborhood  
 
Pulte will act as both developer of the property and builder of the homes within Bellwether 7th 
Addition. The primary contact for Pulte is: 
 
Developer: 
 Chad Onsgard, Director of Development 
 7500 Flying Cloud Drive, Suite 670 
 Eden Prairie, MN 55344 
 952-229-0723 
 Chad.Onsgard@pultegroup.com 
 
Current Owner: 

Mary Schober Martin and Joel Martin 
(JR & MS Martin Trust) 
19319 Stieg Road 
Corcoran, MN 55374 

  
  
 

Property Legal Description  
Lot 1, Block 4, Bellwether 2nd Addition. 
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Bellwether 7th Addition Final Plat & Final 
PUD Plan 
The final plat for the 7th Addition is consistent with the approved Preliminary PUD Development 
plan for Bellwether.  

 

Scope & Boundary 

The Schober Homestead will be platted into 17 lots adjacent to Stieg Road.  Utilities and streets 
will be extended from the 2nd and 4th additions and road connections will be made to 103rd 
Avenue to the West and 102nd Place to the South.  The stormwater pond in the 2nd addition will 
be expanded to handle the additional stormwater from the new 7th Addition plat.     
 

Park Dedication 

As part of the Bellwether 6th Addition plat, property was deeded in excess of required park 
dedication.  Park credits shall be used for this plat with any remaining park fees to be paid in 
cash. 
 

Right-of-Way Dedication 

Required Right of Way will be dedicated along public streets as well as required drainage and 
utility easements for drainage areas and ponding. 
   

The Homes 
The homes that will be built on this property will be the 34’ Garden series similar to other 
additions of Bellwether and the adjacent Bellwether 4th Addition.  Setbacks, driveways, materials 
and architecture will be consistent with the Preliminary PUD Development plan for Bellwether 
and previous Bellwether approvals. 
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105 South Fifth Avenue 
Suite 513 
Minneapolis, MN 55401 

Tel:  612-252-9070 
www.landform.net 

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

Agenda Item: 6b.

TO: Corcoran Planning Commission

FROM: Nicholas Ouellette through Kendra Lindahl, Landform

DATE: January 25, 2022 for the February 3, 2022 Planning Commission Meeting

RE: Variance for Saint Therese Communities on the property located at 8200 Co Rd No 116 (PID
24-119-23-23-0001) (city file no. 21-061)

REVIEW DEADLINE:  April 20, 2022

1. Description of Request

Saint Therese Communities has requested approval of a variance to allow fewer trees than the 259
trees required for the senior living community project.

2. Background

On November 22, 2021, the Council approved a site plan, conditional use permit (CUP) and preliminary
plat for Saint Therese Communities, a senior living community with 206 units and accessory
complementary uses. The landscape plans provided 181 trees (159 overstory and 66 understory)
where 259 trees are required. Approving Resolution 2021-131 required the applicant to provide 259
overstory trees (or equivalent) or submit a variance application to allow fewer trees.

3. Context

Zoning and Land Use 

The site is guided Mixed Use in the 2040 Future Land Use Plan and zoned Downtown Mixed Use
(DMU) district.

Surrounding Properties 

The project is part of a subdivision of the City Hall property. The property to the south of the existing
City Hall property is guided Mixed Use and zoned DMU district. The properties to the north and east are
guided Low Density Residential and zoned Urban Reserve (UR) district. Properties to the west are
guided Medium Density Residential and zoned Medium Density Residential (RMF-1) district. The site is
located in the Town Center of the Southeast District.

Natural Characteristics of the Site 

There are no natural features on the portion of the property where Saint Therese is planned to develop
(Lot 1, Block 1, Town Center Addition).
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4. Analysis 
 
Staff has reviewed the application for consistency with Comprehensive Plan, Zoning Ordinance, 
Subdivision Ordinance and City Code requirements, as well as City policies. The City Engineer’s 
comments are incorporated into this staff report, the detailed comments are included in the attached 
engineering memo and the approval conditions require compliance with the memo. 
 
A. Level of City Discretion in Decision-Making 
 
The City’s discretion in approving a variance is limited to whether or not the proposed project meets the 
standards in the Zoning Ordinance for a variance. The City has a higher level of discretion with a 
variance because the burden of proof is on the applicant to show that the variance standards have 
been met.  
 
B. Consistency with Ordinance Standards 
 
Variance 
 
The applicant is requesting a variance from the minimum 259 overstory trees required by Section 
1060.070 of the Zoning Ordinance. Landscape plans submitted with the variance application show 181 
equivalent overstory trees (159 overstory and 66 understory trees) and 535 shrubs where 259 trees 
and 535 shrubs are required. The applicant is requesting a variance from the requirement to provide 34 
additional trees.  
 
The developed portion of the site is well landscaped and there is limited space to provide additional 
landscaping. The only apparent space to plant the additional 78 trees required by ordinance is on the 
approximately four acres of vacant land on the north portion of the proposed lot (Lot 1, Block 1, Town 
Center Addition). A community garden is planned in the northwest corner of the proposed lot, but no 
details have been provided at this time. The applicant’s landscape narrative indicated there may be 
future development in the vacant area, but no details or timeline have been provided and no approvals 
are granted for future development. Planting trees in this area would be temporary.  
 
The burden of proof is on the applicant to show that all of the following criteria from Section 1070.040, 
Subd. 2(B), have been met: 
 

A. That there are practical difficulties in complying with the Zoning Ordinance. 
 
The proposed development has both residential and non-residential uses and the Zoning 
Ordinance requires a minimum number of trees for both uses according to the standards in 
Section 1060.070 of the Zoning Ordinance. The applicant has practical difficulty in complying 
with the required number of trees for the development. The project site consists of a 
development area, community garden and land for future phases of development. Trees could 
be planted within all open areas of the site; however, the applicant is not proposing to plant in 



 
 

 
Saint Therese Landscape Variance (21-061)  3 
February 3, 2022 

 

future development areas. Trees planted in vacant areas would be temporary because they will 
be removed with any future development. The urban nature of the DMU and Town Center 
districts makes it difficult to meet landscaping requirements. 
 

B. That the conditions upon which a petition for a variation is based are unique to the parcel of land 
for which the variance is sought and were not created by the landowner. 
 
The Town Center and DMU districts are guided to establish an integrated mix of uses for 
downtown. The districts are intended to maximize development in this area of the City in a more 
urban nature. The requirement for trees does not consider the limited amount of green space 
typical for high density mixed uses and conflicts with the urban development style planned for 
the Town Center.  
 
The applicant provides a mix of uses, design features and amenities in accordance with and in 
support of the district guidelines. For example, the minimum lot lines for buildings, amphitheater 
and main street style public realm space of this development contribute to the dense, built-up 
environment the Town Center and DMU districts are guided to establish. These features and 
amenities also occupy spaces typically reserved for landscaped areas in less dense and urban 
developments. Green space provided within the development site are well landscaped.  
 
The Town Center is intended to be a community gathering space. Further developments, in 
addition to Saint Therese, are necessary to support the Town Center as a destination and 
gathering space for the community. Vacant land should be reserved for future development and 
planting trees in these areas does not support the intent of the Town Center. Permanent tree 
plantings in future development areas restricts the potential for development in support of the 
Town Center. 
 

C. That the granting of the variation will not alter the essential character of the locality. 
 
This development is the first within the Town Center in the Southeast District. Granting the 
variation will allow this development to maintain the urban and dense character of the Town 
Center and DMU districts. The development site is well landscaped and preserving areas of 
land for future development will allow the entire area to develop in a manner that supports the 
intent of the Town Center and DMU districts. 
 

D. The proposed variance would be in harmony with the general purposes and intent of the 
Ordinance. 
 
The intent of the DMU district is to establish a strong identity for the City of Corcoran downtown. 
The district is guided to create and orderly and integrated mix of high-quality uses for downtown 
Corcoran that includes a mix of shops, restaurants, offices, housing, recreation, community 
facilities, parks and open spaces, all within a walkable area designed to be both pedestrian-
friendly and auto-accessible. The landscape standards were developed for a more suburban 
style of development where more green space is available and desired. Reducing the number of 
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required trees and preserving areas for future development will allow for the orderly and 
integrated development of a high quality-quality downtown. 
 

E. The variance is consistent with the Comprehensive Plan. 
 
The guidance for the Mixed Use district is to combine residential and commercial uses into a 
coordinated, planned development project. 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. Reducing the number of required trees required for this development will 
still provide high quality landscaping in this development and maintain these Comprehensive 
Plan goals. 
 

F. The City may impose conditions on the variance to address the impact of the variance. 
 
Staff has not included any conditions on the variance. 

 
With the findings given above, staff believes the variance criteria has been met. 
 
Summary 
 
Staff finds that the proposed variance is consistent with the City Comprehensive Plan and Ordinance 
goals. 
 
If the Commission finds that the variance standards have not be met, they could recommend denial of 
the variance and provide findings of fact for denial. 
 
5. Recommendation 
 
Move to recommend approval of the resolution approving the variance.  
 
Attachments 
 

1. Draft Resolution Approving the Variance 

2. Site Location Map 

3. Applicant Narrative dated December 21, 2021 

4. Preliminary Plat dated December 21, 2021 

5. Landscape Plan dated December 21, 2021 
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Motion By:       

Seconded By:       

 
APPROVING A VARIANCE FOR SAINT THERESE COMMUNITIES AT 8200 CO RD 

NO 116 (PID 24-119-23-23-001) (CITY FILE NO. 21-061) 
 
WHEREAS, Saint Therese Communities (the “applicant”) has requested approval of a variance 
from the required number of trees for the senior living community on the property legally described 
as; 
 
 Lot 1, Block 1, Town Center Addition 
 
WHEREAS, the Planning Commission has reviewed the variance at a duly called public meeting, 
and; 
 
NOW, THEREFORE, BE IT RESOLVED that the Corcoran City Council approves the request for a 
variance subject to the following findings and conditions: 
  

1. The applicants have requested a landscape variance for the construction of a senior 
living community as show on the application received by the City on December 21, 2021. 

 
2. The requested variance from the required number of trees is approved based on the 

following findings: 
 

a. That there are practical difficulties in complying with the Zoning Ordinance. The 
urban nature of the Downtown Mixed Use (DMU) district and Town Center make 
it difficult for the applicant to meet the landscaping requirements. The dense 
nature of this development constricts available green space for tree planting. 
Trees planted in land for future phases of development would be temporary 
because they will be removed when these areas are developed in support of the 
dense and urban guidelines of the DMU and Town Center districts. 
 

b. That the conditions upon which a petition for a variation is based are unique to 
the parcels of land for which the variance is sought and were not created by the 
landowners. The requirement for trees does not consider the limited green space 
available with higher density mixed-use developments. The mix of uses, design 
elements and amenities provided by the applicant in support of the DMU and 
Town Center district guidelines occupy space typically reserved for landscaping 
features in less urban developments. Vacant areas should be reserved for future 
developments that further support the Town Center as a dense urban 
environment and gathering space for the community. Permanent tree plantings in 
future development areas restricts the potential for future development in support 
of the Town Center and DMU districts.  

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

locality. The variation will allow this development to maintain the urban and 
dense character of the Town Center and DMU districts. The development site is 
well landscaped and preserving areas for future development will allow the entire 
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area to develop in a manner that supports the intent of the Town Center and 
DMU districts. 
 

d. The proposed variance would be in harmony with the general purposes and 
intent of the ordinance. The intent of the DMU district is to establish a strong 
identity for downtown through an orderly and integrated mix of high-quality land 
uses. The landscape standards reflect a more suburban style of development 
where more green space desired. Reducing the number of required trees will 
allow for the orderly and integrated development of a high-quality downtown. 

 
e. The variance is consistent with the Comprehensive Plan. The guidance for the 

Mixed Use district is to combine residential and commercial uses into a 
coordinated, planned development project. 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. Reducing the number of 
required trees for this development will maintain the Comprehensive Plan goals 
for the Mixed Use district and Town Center.  

 
 

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

 
 
Whereupon, said Resolution is hereby declared adopted on this XXth day of February 2022. 

 
 

________________________________ 
Tom McKee - Mayor 

 

ATTEST: 
 
____________________________________      City Seal 
Jessica Beise – Administrative Services Director  
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STAFF REPORT       Agenda Item 7a. 

Planning Commission Meeting:  
February 3, 2022 

Prepared By:  
Michael Pritchard 
Natalie Davis 

Topic:  
MS4 Ordinance Update  
(City File No. 21-051) 

Action Required: 
Recommendation for City Council 

   

Review Deadline: N/A 

1. Request: 

City Staff proposes several city code text amendments within Title IV, Title V, the 
Subdivision Ordinance, and the Zoning Ordinance to bring the City’s MS4 (Municipal 
Separate Storm Sewer System) General Permit No. MN R04000 into compliance with 
state stormwater system requirements established by the Minnesota Pollution Control 
Agency (MPCA) pursuant to Minnesota Rule 7090.  

2. Background: 

As part of the City’s MS4 permit, the City is required to have a regulatory mechanism to 
control land disturbance activities of at least one acre. The regulatory mechanism must 
be at least as stringent as the MPCA general construction site stormwater permit. The 
state requirements are updated every 5 years with the last round of updates completed 
in November 2020. The City is expected to bring relevant ordinances into compliance 
this year, and staff has worked to have policies codified and clarified in time for the 
construction season in 2022. The largest task for the City to complete because of the 
2020 MPCA updates is to codify its Storm Water Pollution Prevention Program; 
however, the new requirements are consistent with existing City practices. The 
proposed text changes to the City’s land disturbance permit will bring the City into 
compliance with the MPCA requirements, codify current City practices, as well as put 
the City in a better position to bring the City Code in compliance when the MPCA makes 
updates in the future.  

The Planning Commission held a public hearing and reviewed the proposed City Code 
updates on January 6, 2022. The item was tabled for further discussion at a later 
meeting date.  

3. Analysis: 

Historically, City Council advised staff to meet the minimum standards to be in 
compliance with the MS4 permitting requirements. MPCA required that certain policies 
and practices be put into place, but it is just now required that these policies be codified 
as a part of the recent update to the permitting requirements. These practices have 
been in place and evolved over the last decade, and staff is not proposing any changes 
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to our current practices with this Code update. The reason these practices are being 
reviewed by the Planning Commission and City Council is due to the requirement that 
these policies be codified for the City’s MS4 General Permit.  

When evaluating the City’s MS4 practices, the discretion is limited to the exemptions 
and the permitting process for land disturbance areas of under 1-acre in size. The rest 
of the proposed language are based on the state requirements and meet the minimum 
standards for the MS4 permit. This includes the application submittal standards for sites 
over 1-acre in size. At the last Planning Commission meeting, there was significant 
discussion about the proposed exemptions discussed below. 

Under 50 Cubic Yards Exemption 

In Chapter 54.06, Subd. 2(h), a 50 cubic yard threshold is identified for general yard 
maintenance and landscaping: 

Any land disturbing activities relating to general yard maintenance or 
landscaping, unless the volume of soil or earth stored or moved exceeds 50 
cubic yards or has the potential to impact drainage [...] 

This differs from the previous verbiage in City Code with the volume threshold reduced 
from 301 cubic yards down to 50 cubic yards and by adding “or has the potential to 
impact drainage.”  There was concern that vegetation and brush would be included in 
the calculation of this identified threshold. The way the exemption is written, the 50 
cubic yards threshold is specifically looking at the volume of soil or earth. Public Works 
does not include trees, brush, or vegetation being removed against the 50 cubic yards 
threshold. This threshold is meant to specifically measure the actual disturbance of 
earth and soil.  

Public Works confirmed examples of “general yard maintenance” include mowing, 
dethatching, mulching, trimming, weeding, top dressing, leveling, re-seeding, noxious 
weed control/removal, or trimming or removing trees/brush/leaves and other vegetation. 
Examples of landscaping include planting trees, shrubs, flowers, grasses, vegetables, 
general gardening, prairie restoration, paths/walkways, patios, edging/borders, fire pit 
surround, and other projects that do not substantially alter the topography. Again, Public 
Works does not currently and will not begin to calculate the removal of brush and trees 
or other vegetation against the 50 cubic yards of earth and soil threshold. Additionally, if 
any of these activities are found to have a potential impact to drainage, a permit would 
be required as indicated in the exemption verbiage. This is more likely when an activity 
usually considered general yard maintenance or landscaping occurs within a drainage 
and utility easement, fills a swale, interrupts a drainage pattern, or has the potential to 
impact a floodplain, wetland, or shoreland.  

Staff continues to recommend a threshold of 50 cubic yards for the exemption. This is 
based on a decade of experience dealing with land disturbance permits, complaints 
received by concerned neighbors, and seeing when issues with drainage tend to 
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develop. This is the threshold staff is comfortable with as problems are more likely to 
occur when more than 50 cubic yards of earth and soil have been impacted and a 
review of the project was not completed by staff beforehand. The City encourages all 
residents to call to discuss their projects beforehand, and this threshold further enables 
conversations and education to occur proactively rather than needing to delay an active 
project that may be causing an issue (most often with drainage, easements, and 
wetland impacts). For reference, attached to this report are visual aids to show the 
volume of soil that would be involved at various thresholds, including 50 cubic yards and 
300 cubic yards. If the Planning Commission disagrees with staff’s recommended 
threshold, the Commission should make a specific recommendation as to the desired 
threshold for City Council to consider. 

Gardening Exemption  

There was a desire to include gardening as an exemption. Chapter 54.06, Subd. 2(d) in 
the proposed ordinance now states: 

Tiling, planting, or harvesting of agricultural, horticultural, or silvicultural (forestry) 
crops or other agricultural production operations, including private gardens [...] 

Agricultural Exemption 

Finally, there was discussion on removing the exemption for agriculture, especially as it 
relates to the clearing of trees for the planting of crops. This is a question of City policy 
and values that requires a larger discussion with City Council while including a broader 
lens to understand the implications within the City’s guiding documents. The 2040 
Comprehensive Plan states: 

 Agriculture remains a significant and valued part of the community. 

Agriculture is a significant element of Corcoran’s rural character. Two surveys 
conducted in 2017 confirmed residents have a desire to both retain the rural character 
and land that is used for active agricultural production. In the Implementation chapter of 
the 2040 Comprehensive Plan, the following goal was identified: 

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. 

Currently, there are several places within City Code that agriculture is supported by 
exempting agricultural uses from requirements applicable to other uses. For example, 
agricultural buildings are exempt from the square footage limitations for accessory 
structures. Staff believes the proposed exemption is in line with the City’s goals and 
values. Furthermore, this exemption is in line with the existing exemption listed within 
Mining and Soils Processing (Section 1030.060, Subd. 6(D)): 

Routine agriculture crop management practices.  
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At the same time, the proposed verbiage in Chapter 54.06, Subd. 3 includes a clause 
that provides the City with the ability to terminate any of the listed exemptions if a 
problem occurs and a review through a land disturbance permit or SWPP is warranted: 

Termination of Exemption. If the land disturbance activity threatens or impedes 
the ability of the City to meet its own permit requirements under the National 
Pollutant Discharge Elimination System (NPDES) program, obstructs a water 
course, or has the potential to impact drainage, the Issuing Authority may 
terminate the exemption and require the Applicant to obtain a land disturbance 
permit in full compliance with this chapter.  

If the Commission would like the City Council to reconsider how the City supports 
agriculture through policy and practice, then this recommendation can be forwarded to 
City Council outside of the MS4 permitting process. This will allow for a larger 
discussion with the City Council as well as those who would be most impacted by this 
change – the agricultural community within Corcoran. If the City Council confirms this 
policy change, staff can complete a larger update within the City Code to reflect and be 
consistent with the new policy, including the agriculture exemption in Chapter 54.    

4. Recommendation: 

The Planning Commission should recommend any specific verbiage changes to 
proposed Chapter 54 and move to recommend approval or denial of the following: 

a. Ordinance Amendment to Section 950, Section 1030.060, Title IV, and Title V of 
the City Code. 

b. Resolution Approving Findings of Fact. 

Attachments: 

1. Draft Ordinance Amendment to Section 950, Section 1030.060, Title IV, and Title 
V of the City Code.  

2. Draft Resolution Approving Findings of Fact 
3. Soil Volume Visual Aids 
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Motion By: 
Seconded By: 

AN ORDINANCE AMENDING THE TEXT OF SECTION 950 OF THE SUBDIVISION 
ORDINANCE, SECTION 1030.060 OF THE ZONING ORDINANCE, CHAPTER 40 OF 

TITLE IV, AND TITLE V OF THE CORCORAN CITY CODE RELATED TO LAND 
DISTURBANCE AND EROSION AND SEDIMENT CONTROL REGULATIONS (CITY 

FILE 21-051) 

THE CITY OF CORCORAN ORDAINS: 

SECTION 1. Amendment of the City Code. The text of Section 950 of the Corcoran City Code 
is hereby amended by removing the stricken material and adding the underlined material as 
follows: 

SECTION 950 – EROSION CONTROL 

950.010 - EROSION CONTROL PLAN.   
Prior to commencing any earth land disturbing activity in a subdivision, the subdivider developer 
shall submit an erosion control plan for approval by the City Engineer. All grading and construction 
activity that results in disturbance of the ground shall comply with Minnesota Pollution Control 
Agency’s General Stormwater Permit for Construction Activity No. MN R10001, the Minnesota 
Stormwater Manual, Chapter 54 of the City Code, and all other applicable City Ordinances.  The plan 
shall be approved if it complies with the City’s Zoning Ordinance and Erosion Control Ordinance and 
the requirements contained herein.  

950.020 - EROSION CONTROL MEASURES. 

Subd. 1.  All development must comply with the City Erosion Control Ordinance.  The following 
erosion control measures are required for an erosion control plan: 

A. The developer must provide the City Engineer with both a temporary and
permanent erosion control plan which shall be suited to the topography and soils 
so as to create the least erosion potential.  Acceptable temporary and permanent 
erosion control plans shall include, but not be limited to, the following elements: 

1. A site map with existing and final grades.  These grades shall include dividing
lines and direction of flow for all pre and post construction storm water runoff 
drainage areas located within the project limits.  The site map must also 
include impervious surfaces and soil types. 

2. Locations of all critical areas, and areas delineated for non-disturbance.

3. Locations of areas where construction will be phased to minimize duration of
exposed soil areas. 

4. Locations and types of all temporary and permanent erosion and sediment
control Best Management Practices (BMPs).  Standard plates and/or 
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specification for the BMPs used on the project must be included in the final 
plans and specifications for the project. 

5. Locations and type of sediment control treatment for all stockpiles located on
the project. 

6. Plans and specifications for temporary seeding and mulching any exposed soils
during construction. 

7. Plans and specifications for final vegetation establishment, including where
appropriate utilizing a long term vegetation management plan for controlling 
noxious weeds. 

8. All plans shall include maintenance requirements and who will be responsible
for such maintenance requirements. 

B. The land shall be developed in increments of workable size on which adequate
controls of erosion and siltation can be provided and maintained during the 
construction period.  Grading operations and other land disturbing operations 
shall be staged so that the area being developed is not exposed for long periods of 
time without stabilization.  Developments are encouraged to plan and implement 
appropriate construction phasing, vegetative buffer strips, horizontal slope 
grading, and other construction land management practices that minimize erosion. 

C. Temporary vegetation and/or mulching shall be used to protect the areas exposed
during the development.  These areas shall be seeded, mulched and stabilized with 
erosion control netting or blanket acceptable to the City Engineer. 

D. Soil shall be exposed for the shortest feasible period of time.  Unless the areas are
discharging to a special water, or 303 (d) listed water, the following restraints for 
soil exposure shall apply. 

Type of Slope Time of Exposure without being actively worked 

Steeper than 3:1 7 days 
10:1 to 3:1 14 days 
Flatter than 10:1 21 days 

E. Where the topsoil is removed, sufficient topsoil shall be set aside for respreading
over the developed area.  Topsoil shall be restored or provided to a depth of 4-
inches or to a depth directed by the City Engineer and shall be of a quality at least 
equal to the soil quality prior to development.  

F. Natural vegetation shall be protected whenever practical.  All areas of natural
vegetation that are to be protected shall be identified prior to any construction 
activity commencing.  

G. Sediment basins (debris basins, desilting basins, or silt traps) shall be installed and
maintained to remove sediment from runoff waters from the land undergoing 
development.  Storm sewer inlets shall be provided with debris guards and micro 
silt basins to trap sediment and avoid possible damage from blockage.  The silt 
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shall be removed when necessary.  If sediment/siltation measures taken are not 
adequate and result in downstream sediment, the subdivider shall be responsible 
for cleaning out or dredging downstream storm sewers and ponds as necessary.  
During construction activity, all curb and gutter openings, manholes, and catch 
basins shall be temporarily protected with some type of inlet protection as 
approved by the City Engineer. 

H. Before grading is commenced, all control measures as shown on the approved plan
shall be installed.  Also, any areas not to be disturbed must be delineated (e.g. with 
flags, stakes, signs, silt fences, etc.) on the development site before the work 
begins. 

I. Before grading is commenced, a schedule such as the below listed example shall be
provided to the City Engineer. 

Activity Date 
Install perimeter protection devices 
Install vegetation and non-disturbance protection 
Install erosion control practices 
Start Clearing and Grubbing 

Start grading 

Installation of Temporary Stabilization Practices 

Installation of Permanent Stabilization Practices 

J. Erosion control practices shall comply with the Minnesota Pollution Control
Agency's Best Management Practices and all applicable NPDES Phase II 
construction site permit requirements. 

K. The subdivider shall be responsible for cleaning all streets in the subdivision and
adjacent to the subdivision from silt and dirt from the subdivision.  Vehicle 
tracking of sediment form the construction site must be minimized by appropriate 
BMPs, and street sweeping must be used if the BMPs are not adequate to prevent 
sediment from being tracked onto the street. 

L. Maintenance standards and requirements shall include, but not be limited to, the
following: 

1. Inspection for effectiveness of all erosion and sediment control BMPs will
occur on a schedule determined by the City Engineer.  This inspection could 
occur as frequent as weekly or after each ¼” rain event, if determined to be 
appropriate by the City Engineer.  

2. Accumulated sediment will be removed from all sediment control devices after
they reach one-third their capacity. 

3. All sediment that moves off site due to construction activities shall be removed
at the end of each workday. 

4. All sediment that moves off site due to storm events will be cleaned up as soon
as possible, but at least by the end of the next day. 
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5. Temporary gravel access drives will be maintained throughout construction in
working condition. 

6. All erosion control practices will be maintained until the disturbed areas they
protect are permanently stabilized and established.  Upon permanent 
stabilization establishment, the temporary practices shall be removed. 

Subd. 2.  Financial Guarantee: 

A. A financial guarantee to provide a financial guarantee in accordance with Section
960 of the City Code in an amount determined adequate by the City to guarantee 
compliance with erosion control measures shall be furnished before work is 
commenced.  The financial guarantee shall remain in place until all the 
subdivider's obligations under the erosion control plan have been satisfied. 

B. If the City draws upon the financial guarantee, the subdivider shall within 10 days
of the draw, deposit with the City additional security of the same type and amount 
that the City has drawn.  No further inspections will be conducted, no new building 
permits will be issued, and all work shall stop within the development until the 
cash deposit for erosion control is restored to the pre-draw balance. 

Subd. 3. Street Cleaning.  Prior to commencement of grading, the subdivider shall enter into a 
contract with an unrelated third party to scrape and sweep the streets in the 
subdivision and on abutting streets from soil and silt deposited on the streets.  At a 
minimum, scraping and sweeping shall take place on a weekly basis.  The City shall be 
furnished a copy of the contract.  The contract shall provide that the contract cannot 
be canceled without at least 30 days advance written notice to the City.  The contract 
shall further provide that the City may order cleaning of the streets and that the 
subdivider shall pay the cost.  If the subdivider fails to do so, the City may draw on the 
subdivider's financial guarantee with the City and use it to provide payment for the 
cleaning. 

Subd. 4.  Enforcement. 

A. The City may issue a stop work order halting all development work and building
construction for noncompliance with the erosion control plan. 

B. The City will conduct site inspections for compliance with appropriate erosion
control measures, and any related issues regarding non-compliance will be 
addressed as appropriate. 

C. The City may draw down the posted financial guarantee and perform any work
necessary to achieve compliance with the erosion control plan.  The City will 
endeavor to give the subdivider advance notice of such action.  The issuing 
authority may act against the appropriate security if there exists any of the 
conditions below.  The issuing authority shall use funds from the appropriate 
security to finance remedial work undertaken by the City or a private contractor 
under contract to the City, and to reimburse the City for all direct costs incurred in 
the process of remedial work including, but no limited to, staff time, attorneys, and 
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inspection fees.  Reasons for drawing down the posted financial guarantee may be, 
but are not limited to, the following: 

1. The permittee ceases land disturbing activities and/or filling and abandons the
work site prior to the completion of the grading plan. 

2. The permittee fails to conform to the temporary or permanent erosion control
plan as approved or as modified and has his/her permit revoked. 

3. The techniques utilized under the temporary or permanent erosion control
plan fail within one year of installation, or before a final plan is implemented 
for the site or portions of the site, whichever is later. 

4. The issuing authority determines that action by the City is necessary to prevent
excessive erosion from occurring on the site. 

(Ord. 378, passed 09-13-18) 

SECTION 2. Amendment of the City Code. The text of Section 1030.060 of the Corcoran City 
Code is hereby amended by removing the stricken material and adding the underlined material 
as follows: 

1030.060 - MINING AND SOILS PROCESSING GRADING AND LAND DISTURBANCE 

All grading and construction activity that results in disturbance of the ground shall comply with Minnesota 
Pollution Control Agency’s General Stormwater Permit for Construction Activity No. MN R10001, the 

Minnesota Stormwater Manual, Chapter 54 of the City Code, and all other applicable City Ordinances. 

Every person, prior to commencing any land disturbing activities, shall apply for and secure all applicable 

permits from the City.  

Subd. 1. Purpose.  The purpose of this Section is to safeguard property, and to preserve and 
enhance the natural environment, including but not limited to water quality, by 
regulating clearing and grading on public and private property. 

Subd. 2. Scope.  This Section sets forth rules and regulations to control land disturbances, 
landfill, soil storage, and erosion and sedimentation resulting from such activities. This 
Section established procedures for issuance, administration and enforcement of a 
permit. 

Subd. 3. Permit Required.  No person, except an authorized City employee or a contractor 
performing work under a contract with the City, shall perform any grading or land 
reclamation within the City of Corcoran without first having secured a permit from the 
City Clerk’s office.  The fee for such permit shall be set from time to time by resolution 
of the City Council. 

Subd. 4. Application and Regulations.  The City shall prepare the necessary application forms 
and permits required. The Council shall adopt rules and regulations with respect to 
excavations as it finds necessary to protect the public from injury, prevent damage to 
public or private sidewalks, and public grounds.  Any person making an excavation 
covered by this Section shall comply with such rules and regulations. 
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Subd. 5. Surety.  Any permittee except those doing work under contract with the City shall file 
with the City Clerk’s office a letter of credit or cash in an amount to be determined by 
the City Engineer based on the type of work to be performed. 

Subd. 6. General Exemptions.  The following activities are exempt from the permit 
requirements: 

A. An excavation below finished grade for basements and footings of a building,
retaining wall or other structure authorized by a valid building permit. 

B. Cemetery graves.

C. Mining, quarrying, excavating, processing, stockpiling of rock, sand, gravel,
aggregate or clay where established and provided for by law, provided such 
operations do not affect the lateral support or increase the stresses in or pressure 
upon any adjacent or contiguous property. 

D. Routine agriculture crop management practices.

E. Any land disturbing or land filling activities relating to general yard maintenance
or landscaping, unless the volume of soil or earth stored or moved exceeds 301 
cubic yards.  

Subd. 7. Site Map and Plan.  A site map and plan must be submitted with the application, which 
shall include the following (No application will be reviewed until all necessary 
information has been submitted):  

A. Existing and proposed topography, sufficiently detailed to define the topography
over the entire site. 

B. Site’s property lines shown in true location with respect to the topography.

C. Location of all and proposed drainage on site.

D. Locations of any buildings or structures located on the property or adjacent
property that are within 20 feet of the areas where work is to be performed. 

Subd. 8. Erosion Control Methods.  Erosion control methods to be used, may include, but are 
not limited to, types of mulches, vegetation, diverters, dikes and drains. The method to 
be used shall be identified on the application. 

Subd. 9. Permit Approval / Denial.  City staff shall review all documents submitted pursuant to 
this Section, and, if necessary, shall require additional data or clarification of data 
submitted. City staff shall notify the applicant within 20 days of submission of the 
decision on the permit.  In the event that the permit is denied by staff, the applicant 
shall have the right to request a hearing before the City Council within five (5) days of 
notification of permit denial. 

Subd. 10. Permittee’s Duties.  The applicant shall inform the City at least 24 hours prior to 
beginning the permitted activity.  Then upon completion of rough grading, the City 
shall be notified to perform an inspection.  Once that inspection has been completed 
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and any corrections or modifications to the grade are completed, the applicant may 
then complete the finished grade and set the appropriate erosion control devices in 
place and complete any planting or seeding as required by the permit.  Upon 
completion, the permittee shall notify the City that the project has been completed and 
an inspection shall be performed by the City to assure that the appropriate erosion 
control devises are in place.  A final inspection shall be required prior to the release of 
any security.  The final inspection shall ensure that all grading is completed and that 
all erosion has been controlled as required.  Staff shall prepare written documentation 
of all inspections performed, which shall be filed at the City Office in the appropriate 
address file. 

Subd. 11. Suspension or Revocation of Permit.  The City shall suspend the permit and issue a 
stop work order when the City has determined: 

A. The permit was issued in error or on the basis of incorrect information being
supplied by the applicant. 

B. The Permittee has failed to meet the requirements as identified within the permit.

C. Inspection by the City reveals that the work is not in compliance with the permit,
City ordinance, or other regulations, which may govern such activity. 

Subd. 12. Fines and Penalties.  Any person, firm, corporation or agency acting as principal agent, 
employee, or otherwise, who fails to comply with the provisions of this Code shall be 
guilty of a misdemeanor and upon convictions thereof shall be punishable by a fine of 
not more than $1,000.00, or by imprisonment in jail for not more than 90 days, or by 
both, for each separate offense.  Each day a violation of this Chapter is committed or 
permitted to continue shall constitute a separate offense. 

Subd. 13. Action Against the Security.  The City may act against the appropriate security if any of 
the conditions identified within the permit or this code have not been satisfied.  The 
City shall use funds from the security to finance remedial work to be performed either 
directly by the City or by a private contractor under contract with the City, and to 
reimburse for all direct costs incurred in the process of the remedial work. 

Subd. 14. Release of Security.  The security deposited with the City for faithful performance of 
the grading and erosion control work shall be released at the time that all conditions 
have been met and no action against such security has been filed.  Release of the 
security shall be documented and filed in the appropriate address file, in conjunction 
with the inspections as identified in Section 1070.050, Subd. 9. 

SECTION 3. Amendment of the City Code. The text of Title IV of the Corcoran City Code is 
hereby amended by adding the underlined material as follows: 

TITLE IV: CONSTRUCTION REGULATIONS 

CHAPTER 40: BUILDING CODE ....................................................................................... 37-1 
CODES ADOPTED BY REFERENCE. ............................................................. 37-1 

APPLICATION, ADMINISTRATION AND ENFORCEMENT. ..................... 37-1 
PERMITS AND FEES. ........................................................................................ 37-1 
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VIOLATIONS AND PENALTIES. .................................................................... 37-1 
CERTIFICATE OF SURVEY REQUIRED ........................................................ 37-2 

40.06: EMERGENCY COMMUNICATION SYSTEMS FEE. ....................................... 37-2 
        40.07:    EROSION AND SEDIMENT CONTROL......................................................... 37-3 

SECTION 4. Amendment of the City Code. The text of Chapter 40 of Title IV of the Corcoran 
City Code is hereby amended by adding Section 40.07 with the underlined material as follows: 

40.07: EROSION AND SEDIMENT CONTROL 

Subd. 1. All grading and construction activity that results in disturbance of the ground shall comply 

with Minnesota Pollution Control Agency’s General Stormwater Permit for 
Construction Activity No. MN R10001, the Minnesota Stormwater Manual, Chapter 54 of 

the City Code, and other applicable City Ordinances and may require a separate land 

disturbance permit.  

Subd. 2. Satisfactory erosion control shall be installed prior to the initiation of any site grading or 

construction that will result in disturbing the soil. Noncompliance shall constitute grounds 

for a stop work order from the City to halt all construction. The City may require additional 

controls to correct specific site related problems as normal inspection are performed.  

SECTION 5. Amendment of the City Code. The text of Title V of the Corcoran City Code is 
hereby amended by adding the underlined material as follows: 

TITLE V: PUBLIC WORKS 

TITLE V: PUBLIC WORKS ...................................................................................................... V-1 

CHAPTER 50: STORMWATER ILLICIT DISCHARGE AND ILLICIT  

CONNECTIONS TO THE STORM SEWER SYSTEM ...................................................... 37-1 

PURPOSE AND INTENT ................................................................................... 37-1 
STATUTORY AUTHORIZATION .................................................................... 37-1 
FINDINGS ........................................................................................................... 37-1 

DEFINITIONS ..................................................................................................... 37-1 
ADMINISTRATION ........................................................................................... 37-4 
ILLEGAL DISPOSAL AND DUMPING OF SUBSTANCES 

AND MATERIALS ........................................................................................................... 37-4 

ILLICIT DISCHARGES AND CONNECTIONS TO THE 

 STORM DRAINAGE SYSTEM ...................................................................................... 37-4 
DISCHARGE  PREVENTION  REQUIREMENTS ........................................... 37-5 

INDUSTRIAL OR CONSTRUCTION ACTIVITY DISCHARGES TO 

THE STORM DRAINAGE SYSTEM .............................................................................. 37-6 
NOTIFICATION OF SPILLS ............................................................................. 37-6 
ACCESS TO BUILDINGS FOR INSPECTION, SAMPLING, DYE 

TESTING AND EXAMINATION RELATED TO STORM WATER DISCHARGE .... 37-7 
SUSPENSION OF STORM DRAINAGE SYSTEM ACCESS .......................... 37-7 
ENFORCEMENT ................................................................................................ 37-8 

PENALTY ........................................................................................................... 37-8 
CHAPTER 51: REGULATING PUBLIC SANITARY SEWER AND WATER 

WITHIN THE CITY OF CORCORAN ................................................................................ 51-1 
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51.010: PURPOSE ............................................................................................................. 51-1 
51.015: DEFINITIONS...................................................................................................... 51-1 
51.020: UTILITY CONNECTION, PERMISSIVE OR MANDATORY ......................... 51-2 
51.030:  CHARGES, RATES AND BILLING ................................................................. 51-3 

51.040  CONSTRUCTION, MAINTENANCE, OWNERSHIP ....................................... 51-5 
51.050  ADMINISTRATION AND ENFORCEMENT .................................................. 51-10 

CHAPTER 52: RIGHT OF WAY MANAGEMENT ........................................................... 52-1 
FINDINGS, PURPOSE, AND INTENT ............................................................. 52-1 
ELECTION TO MANAGE THE PUBLIC RIGHTS OF WAY ......................... 52-1 

DEFINITIONS ..................................................................................................... 52-1 
ADMINISTRATION ........................................................................................... 52-6 
REGISTRATION AND RIGHT OF WAY OCCUPANCY ............................... 52-6 

REGISTRATION INFORMATION ................................................................... 52-6 
FRANCHISES ..................................................................................................... 52-7 
PERMIT REQUIREMENT ................................................................................. 52-7 

PERMIT APPLICATIONS ................................................................................. 52-8 
ISSUANCE OF PERMIT; CONDITIONS .......................................................... 52-9 
ACTION ON SMALL WIRELESS FACILITY PERMIT APPLICATIONS .. 52-10 

PERMIT FEES................................................................................................... 52-11 
INSTALLATION OF UNDERGROUND FACILITIES WITHIN PUBLIC RIGHT-

OF-WAYS. ...................................................................................................................... 52-11 
RIGHT OF WAY PATCHING AND RESTORATION ................................... 52-12 
JOINT APPLICATIONS ................................................................................... 52-13 

SUPPLEMENTARY APPLICATIONS ............................................................ 52-13 
OTHER OBLIGATIONS .................................................................................. 52-14 

DENIAL OR REVOCATION OF PERMIT ..................................................... 52-14 
INSTALLATION REQUIREMENTS............................................................... 52-15 

INSPECTION .................................................................................................... 52-15 
WORK DONE WITHOUT A PERMIT ............................................................ 52-15 

SUPPLEMENTARY NOTIFICATION ............................................................ 52-16 
REVOCATION OF PERMITS.......................................................................... 52-16 
MAPPING DATA ............................................................................................. 52-17 

LOCATION AND RELOCATION OF FACILITIES ...................................... 52-17 
PRE-EXCAVATION FACILITIES LOCATION ............................................. 52-18 

DAMAGE TO OTHER FACILITIES ............................................................... 52-18 
RIGHT OF WAY VACATION ......................................................................... 52-18 
INDEMNIFICATION AND LIABILITY ......................................................... 52-18 

ABANDONED AND UNUSABLE FACILITIES ............................................ 52-18 
APPEAL ............................................................................................................ 52-19 
RESERVATION OF REGULATORY AND POLICE POWERS .................... 52-19 
SEVERABILITY ............................................................................................... 52-19 

CHAPTER 53: WETLAND CONSERVATION ACT ADMINISTRATION ...................... 53-1 
PURPOSE ............................................................................................................ 53-1 
SPECIAL ASSESSMENT OF UNPAID COSTS CHARGED TO THE PROPERTY 

OWNER ............................................................................................................................. 53-1 
CHAPTER 54: LAND DISTURBANCE AND EROSION, AND SEDIMENT 

CONTROL............................................................................................................................. 54-1 
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        54.01:    INTENT............................................................................................................... 54-1 

        54.02:    STATUTORY AUTHORIZATION.................................................................... 54-1 

        54.03:    FINDINGS........................................................................................................... 54-1 

        54.04:    PURPOSE............................................................................................................ 54-1 

        54.05:    DEFINITIONS..................................................................................................... 54-1 

        54.06:    SCOPE AND EFFECT........................................................................................ 54-4 

        54.07:    LAND DISTURBANCE PERMIT SUBMITTAL PROCEDURES…………... 54-5 

        54.08:    PLAN REVIEW PROCESS………………………………………………….... 54-8 

        54.09:    MINIMUM CONSTRUCTION SITE BEST MANAGEMENT PRACTICES.. 54-9 

        54.10:    INSPECTION AND MAINTENANCE............................................................. 54-10 

        54.11:    COMPLETION OF WORK............................................................................... 54-11 

        54.12:    ENFORCEMENT PROCEDURES.................................................................... 54-11 

        54.13:    RELEASE OF SECURITY................................................................................ 54-13 

        54.14:    PENALTY.......................................................................................................... 54-13 

        54.15:    SEVERABILITY................................................................................................ 54-13    

SECTION 6. Amendment of the City Code. The text of Title V of the Corcoran City Code is 
hereby amended by adding Chapter 54 with the underlined material as follows: 

CHAPTER 54: LAND DISTURBANCE AND EROSION AND SEDIMENT CONTROL 

54.01: INTENT 

The intent of this chapter is to promote the health, safety, and general welfare of the citizens of the 

City by requiring storm water management practices for construction activity.  

54.02: STATUTORY AUTHORIZATION 

This chapter is adopted pursuant to Minnesota Statute § 462.351 (for cities and towns), as it may be 

amended from time to time, and as required by the latest version of the Minnesota Pollution Control 

Agency’s (MPCA) General Stormwater Permit for Construction Activity (MN R100001) and 

General Small Municipal Separate Storm System (MS4) Permit (MN R04000). 

54.03: FINDINGS 

The City hereby finds that uncontrolled Land Disturbing Activity, as defined herein, at construction 

sites are subject to soil erosion and other pollutants which enter into receiving water bodies 

adversely affecting the public health, safety, and general welfare by impacting water quality, 

creating nuisances, impairing other beneficial uses of environmental resources and hindering the 

ability of the City to provide adequate water, sewage, flood control, and other community services.  

54.04: PURPOSE 

The purpose of this chapter is to promote, preserve, and enhance the natural resources within the 

City and protect them from adverse effects occasioned by poorly sited development or incompatible 

activities by regulating land disturbing activities that would have an adverse and potentially 

irreversible impact on water quality and environmentally sensitive land; by minimizing conflicts and 

encouraging property installation and maintenance of best management practices (BMPs) for land 
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disturbing activities; and by requiring detailed review standards and procedures for land disturbing 

activities proposed for such areas thereby achieving a balance between development, 

redevelopment, and protection of water quality and natural areas.  

54.05: DEFINITIONS 

For the purpose of this chapter, the following definitions shall apply unless the context clearly 

indicates or requires a different meaning. When inconsistent with the context, words used in the 

present tense include the future tense, words in the plural number include the singular number and 

words in the singular number include the plural number. The word “shall” is always mandatory and 

not merely directive.  

Applicant. Any person or persons, firm, governmental agency, or other institution that signs a 

permit application submitted to the City.  

Best Management Practice (BMP). Erosion prevention and sediment control, and water quality 

management practices that are the most effective and practicable means of controlling, preventing, 

and minimizing the degradation of surface water, including avoidance of impacts, construction-

phasing, minimizing the length of time soil areas are exposed, prohibitions, pollution prevention 

through good housekeeping, and other management practices published by state or designated area-

wide planning agencies.  

Dewatering. The removal of surface or ground water to dry and/or solidify a construction site to 

enable construction activity. Dewatering may require a Minnesota Department of Natural Resources 

water appropriation permit and, if dewatering is contaminated, a discharge of such water may 

require an individual Minnesota Pollution Control Agency (MPCA) National Pollutant Discharge 

Elimination System (NPDES) or State Disposal System (SDS) permit.  

Discharge. The release, conveyance, channeling, runoff, or drainage of storm water, including 

snowmelt, from a construction site.  

Exposed Soil Areas. All areas of the construction site where the vegetation (trees, shrubs, brush, 

grasses, and the like) or impervious surface has been removed, thus rendering the soil more prone to 

erosion. This includes topsoil stockpile areas, borrow areas, and disposal areas within the 

construction site. It does not include stockpiles or surcharge areas of gravel, concrete, or 

bituminous. Once soil is exposed, it is considered exposed soil until it meets the definition of “final 

stabilization”.  

Erosion. The wearing down or washing away of the soil and land surface by the action of wind, 

water, gravity, ice, or a combination thereof.  

Final Stabilization. All soil disturbing activities at the site have been completed, and that a uniform 

perennial vegetative cover of at least 70% of the expected final vegetative growth density or other 

permanent cover has been established over the entire pervious surfaces.  
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Issuing Authority. A City employee or authorized designee who has the authority over application 

reviews, inspection, determinations of compliance, enforcement actions, and other matters, as it 

relates to this chapter.  

Land Disturbing Activity. Any disturbance to the land that results in a change of the existing soil 

cover, both vegetative and nonvegetative, creates bare soil, alters hydrology, or may cause erosion 

or sedimentation. Such activities include, but are not limited to, clearing, stripping, grubbing, 

excavating, filling, grading, logging, storing of materials, and the construction of any structure.  

Person. Any individual, firm, corporation, partnership, franchise, association, or government entity. 

Perennial Vegetation. Grass or other appropriate natural growing vegetation that provides 

substantial land cover, erosion protection, soil stability, and that is capable of sustained and healthy 

growth over multiple years. Annual grasses that do not regenerate after winter, ornamental plans or 

shrubs that do not offer effective erosion and sediment protection shall not be considered perennial 

vegetation.  

Permanent Cover. Surface types that will prevent soil failure under erosive conditions. Examples 

include: concrete, perennial vegetation, or other landscaped material that will permanently arrest 

soil erosion. Permittees must establish a uniform perennial vegetative cover (i.e., evenly distributed, 

without large bare areas) with a density of 70 percent of the native background vegetative cover on 

all areas not covered by permanent structures, or equivalent permanent stabilization measures. 

Permanent cover does not include temporary BMPs such as wood fiber blanket, mulch, and rolled 

erosion control products.  

Permit. Written warrant or license granted for construction, subdivision approval, or to allow land 

disturbing activities.  

Permit Holder. Person or persons, firm, governmental agency, or other institution that is issued a 

permit and is responsible for compliance with the terms and conditions of this chapter.  

Public Waters. All water basins and water courses, as defined in Minnesota Statute § 103G.005, 

Subd. 15, as it may be amended from time to time.  

Responsible Person(s). The responsible person(s) are the owner of the property upon which a Land 

Disturbing Activity takes place and any person(s) performing a Land Disturbing Activity. 

Sediment. Solid matter carried by water, sewage, or other liquids. 

Storm Sewer System. Any conveyance or system of conveyances for storm water, including road 

with drainage systems, streets, catch basins, curbs, gutters, ditches, man-made channels, ponds, or 

storm drains.  

Storm Water. Water that is generated by rainfall or snowmelt which causes runoff. 
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Storm Water Pollution Prevention Plan (SWPPP). A plan for storm water discharge that includes 

all required content under Section 54.07 that describes the erosion prevention, sediment control, and 

waste control BMPs.  

Structure. Anything manufactured, constructed, or erected which is normally attached to or 

positioned on land, including portable structures, earthen structures, roads, parking lots, paved 

storage areas, fences and retaining walls.  

Waters of the State. As defined in Minnesota Statute § 115.01, Subd. 22, the term “waters of the 

state” means all streams, lakes, ponds, marshes, watercourses, waterways, wells, springs, reservoirs, 

aquifers, irrigation systems, drainage systems, and all other bodies or accumulations of water, 

surface or underground, natural or artificial, public or private, which are contained within, flow 

through, or border upon the state or any portion thereof.  

Wetlands. As defined in Minnesota Statute § 7050.0186, Subd. 1a.B, the term “wetlands” means 

those areas that are inundated or saturated by surface water or groundwater at a frequency and 

duration sufficient to support, and under normal circumstances do support, a prevalence of 

vegetation typically adapted for life in saturated soil conditions. Wetlands generally include 

swamps, marshes, bogs, and similar areas. Constructed wetlands designed for wastewater treatment 

are not waters of the state. Wetlands must have the following attributes: 

1. A predominance of hydric soils;

2. Inundated or saturated by surface water or groundwater at a frequency and duration

sufficient to support a prevalence of hydrophytic vegetation typically adapted for life

in a saturated soil condition; and

3. Under normal circumstance support a prevalence of such vegetation.

54.06: SCOPE AND EFFECT 

Subd. 1. Applicability. Every person, prior to commencing any land disturbing activities, shall 

apply for and secure a permit from the City. Land disturbance permits shall fall under two main 

categories: over one acre and under one acre. Where the area to be disturbed is greater than or equal 

to one acre or part of a larger common plan or development greater than or equal to one acre, a 

Storm Water Pollution Prevention Plan (SWPPP) must be submitted to the Issuing Authority. No 

land disturbance permit, grading permit, building permit, subdivision approval, or other permit to 

allow land disturbing activities shall be issued until approval of the SWPPP or a waiver of the 

approval requirement has been obtained in strict conformance with the provisions of this chapter. 

All Land Disturbing Activity, including without limitation such Activity which disturbs less than   

one acre of land, must meet the requirements of this section. The provisions of Subd. 2. Below 

apply to all land, public or private.  

Subd. 2. Exemptions. The provisions of this chapter do not apply to: 

(a) Any part of a subdivision if a plat for the subdivision has been approved by the City Council

on or before the effective date of this chapter;

(b) A lot for which a building permit has been approved on or before the effective date of this

chapter;

(c) Emergency work to protect life, limb, or property, provided that erosion control measures,

including any necessary remedial action, are implemented as soon as possible;
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(d) Tilling, planting, or harvesting of agricultural, horticultural, or silvicultural (forestry) crops,

or other agricultural production operations, including private gardens;

(e) An excavation below finished grade and backfilling for basements and footings of a

building, retaining wall, or other structure authorized by a valid building permit;

(f) Cemetery graves;

(g) A separate grading permit may not be required in cases where a grading and drainage plan

for a private development has been approved as part of a subdivision or other land use

approval;

(h) Any land disturbing or land filling activities relating to general yard maintenance or

landscaping, unless the volume of soil or earth stored or moved exceeds 50 cubic yards or

has the potential to impact drainage; or

(i) Mining, quarrying, excavating, processing, stockpiling operations subject to an alternative

City regulatory process.

Subd. 3. Termination of Exemption. If the land disturbance activity threatens or impedes the 

ability of the City to meet its own permit requirements under the National Pollutant Discharge 

Elimination System (NPDES) program, obstructs a water course, or has the potential to impact 

drainage, the Issuing Authority may terminate the exemption and require the Applicant to obtain a 

land disturbance permit in full compliance with this chapter.  

Subd. 4. Responsible Person(s). When a permit is issued, the person or entity to whom the permit 

is issued shall be responsible for all Land Disturbing Activities from permit issuance to closure, 

unless the Issuing Authority approves a transfer of responsibility to a new owner or Responsible 

Person when the land is sold.  

54.07: LAND DISTURBANCE PERMIT SUBMITTAL PROCEDURES 

Subd. 1. Land Disturbance Permit Application. A land disturbance permit shall be submitted to 

the City on a City-approved application and shall conform to the standards set forth in this chapter. 

The Issuing Authority shall review the application and submitted documents to determine if the 

application is complete. Incomplete applications will be returned to the Applicant, the Issuing 

Authority shall advise the Applicant which elements are not in compliance.  

Subd. 2. Application and Regulations. The City shall make available the necessary application 

forms for the permits required. Application for a grading and land disturbance permit shall be filed 

with the City by the property owner or designated agent on an official application form.  

Subd. 3. Fees and Financial Security. 

(a) Permit fees shall be charged to the Applicant based on the most recent fee schedule adopted

by City Council resolution.

(b) The Applicant may also be required to provide an escrow and shall agree to pay the total

cost of staff and consultant time spent exclusively in reviewing and inspecting the project.

(c) All Applicants, except in those situations in which the Applicant is performing the work for

which the permit is sought under contract with the City, shall file with the City  a letter of

credit or cash surety in an amount and form to be determined by the City Engineer, based on
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the type of work to be performed. The letter of credit or cash surety shall guaranty the 

Applicant’s performance of all requirements related to the permit. 

Subd. 4. Site Map and Plan. A site map and plan must be submitted with the application, which 

shall include the following (no application will be reviewed until all necessary information has been 

submitted): 

(a) Property lines and existing/proposed structures.

(b) Existing and proposed topography (not exceeding two-foot contours) and clearly marked

drainage patterns, ditches, and swales.

(c) Locations and dimensions of all proposed land disturbing activities.

(d) Wetlands, floodplain/floodway, streams, etc. (may require separate delineation).

(e) Erosion prevention and sediment control BMPs.

(f) Restoration plan/permanent erosion prevention and sediment control BMPs.

(g) Areas not to be disturbed on site (septic sites, buffers, etc.)

(h) Protective fencing.

(i) Staff may require more information, including technical reports, as deemed necessary for the

review of the project.

Subd. 5 Storm Water Pollution Prevention Plan (SWPPP). A SWPPP shall be a required 

component of the land disturbance permit when the area of disturbance is equal to or greater than 

one acre. At a minimum, the SWPPP shall contain the following information: 

(a) Project Information:

(1) A project description, including the nature and purpose of the Land Disturbing

Activity and the amount of grading, utilities, and building construction involved.

(2) A project narrative describing the timing for installation of all erosion prevention and

sediment control BMPs.

(3) Site location and property address.

(4) Property owner’s name, address, and telephone number.

(5) The name, address, and telephone number of the Applicant.

(6) Names, addresses, telephone numbers, and responsibilities of all contractors,

subcontractors, and other persons who will engage in the Land Disturbing Activities.

(7) Name, address, and telephone number of a single individual responsible for

overseeing implementation of the erosion control plan on site.

(8) Number of acres to be disturbed, number of acres of impervious surface for pre- and

post-construction.

(9) Phasing of construction, including time frames and schedules.

(10) Date SWPPP was prepared and name of preparer.

(b) Existing Site Map. A map of existing site conditions showing the site and immediately

adjacent areas, including:

(1) Location of the tract by an insert map at a scale sufficient to clearly identify the

location of the property and giving such information as the names and numbers of

adjoining roads, railroads, utilities, subdivision, towns, and districts or other

landmarks.

(2) Existing topography with a contour interval appropriate to the topography of the

land, but in no case having a contour interval greater than two feet.
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(3) A delineation of all receiving waterbodies, including streams, rivers, public waters,

and wetlands located on, immediately adjacent or to which the site discharges to.

Including any designations for special or impaired waters. The classification given to

water body or wetland shall be consistent with the State Department of Natural

Resources, the State Pollution Control Agency and/or the United States Army Corps

of Engineers.

(4) Location and dimensions of existing storm water drainage systems and natural

drainage patterns on and immediately adjacent to the site delineating in which

direction and at what rate storm water is conveyed from the site, identifying the

receiving stream, river, public water, or wetland, and setting forth those areas of the

unaltered site where storm water collects.

(5) A description of the soils of the site, including a map indicating soil types of areas to

be disturbed as well as a soil report containing information on the suitability of the

soils for the type of development proposed and for the type of sewage disposal

proposed and describing any remedial steps to be taken by the Applicant to render

the soils suitable.

(6) Existing vegetative cover and clearly delineating any vegetation proposed for

removal.

(7) Locations of existing buffer strips.

(8) One-hundred-year floodplain, flood fringes, and floodways.

(c) Site Construction Plan. A site construction plan including:

(1) Schedule of anticipated starting and completion date of each Land Disturbing

Activity, including the timing of installation of construction site erosion and

sediment control measures.

(2) Locations and dimensions of all proposed land disturbing activities.

(3) Locations and dimensions of all temporary stockpiles.

(4) Description of all BMPs for the site and the sequence and schedule of when BMPs

will be implemented.

(5) Location and type of all temporary and permanent erosion prevention and sediment

control BMPs.

(6) Estimated quantities for all erosion prevention and sediment control BMPs.

(7) Standard details and/or specifications for all BMPs.

(8) Identify temporary sediment basins, if more than ten acres are disturbed and drain to

a single point of discharge.

(9) Calculations used for the design of temporary sediment basins.

(10) Dewatering practices.

(11) Procedures used to establish additional temporary BMPs as necessary for the site

conditions during construction.

(12) Any vehicular access locations for the site.

(13) Locations of areas to be phased to minimize duration of exposed soils.

(14) Final stabilization plan for each phase.

(15) Methods used for permanent cover of all exposed soil areas.

(16) Areas not to be disturbed on site.

(17) Identification of required buffer zone areas.

February 24, 2022 



City of Corcoran 
County of Hennepin 
State of Minnesota 

ORDINANCE NO. 2022- 

Page 17 of 24 

(18) A description of construction and waste materials to be stored on-site, and a

description of controls and storage practices to minimize exposure of the materials to

stormwater.

(19) A description of spill prevention controls.

(d) Plan of Final Site Conditions. A plan of final site conditions on the same scale as the

existing site map showing the site changes including:

(1) Finished grading shown at contours at the same interval as provided above or as

required to clearly indicate the relationship or proposed changes to existing

topography and remaining features.

(2) A landscape plan, drawn to an appropriate scale, including dimensions and distances

and the location, type, size, and description of all proposed landscape materials

which will be added to the site as part of the development.

(3) A drainage plan of the developed site delineating in which direction and at what rate

storm water will be conveyed from the site and setting forth the areas of the site

where storm water will be allowed to collect.

(4) The proposed size, alignments and intended use of any structures to be erected on the

site.

(5) A clear delineation and tabulation of all areas which shall be paved or surfaced,

including a description of the surfacing material to be used.

(6) Any other information pertinent to the project which, in the opinion of the applicant,

is necessary for the review of the project.

(e) MPCA Permit. Copy of MPCA permit for discharging storm water from construction

activity (MN R100001).

54.08: PLAN REVIEW PROCESS 

Subd. 1. Permit Approval/Denial. City staff shall review all documents submitted pursuant to this 

section, and, if necessary, shall require additional data or clarification of data submitted. City staff 

shall notify the Applicant of the decision on the permit. In the event that the permit is denied by 

staff the Applicant shall have the right to request a hearing before the City Council within five days 

of notification of permit denial.  Failure to timely make a request for such review hearing, in 

writing, shall be deemed a waiver of such appeal right. 

Subd. 2. SWPPP Process. SWPPPs meeting the requirements of Section 54.07 of this chapter and 

minimum BMP requirements of Section 54.09 of this chapter will be reviewed by the Issuing 

Authority which may approve, approve with conditions, or deny the SWPPP.  

(a) Duration. Approval of a SWPPP submitted under the provisions of this chapter shall expire

one year after the date of approval unless construction has commenced in accordance with

the plan. However, if prior to the expiration of the approval, the Permit Holder makes a

written request to the City for an extension of time to commence construction setting forth

the reason for the requested extension, the City may grant one extension of not greater than

one additional year. Receipt of any request for an extension shall be acknowledged by the

City within 15 days. The City shall make a decision on the extension within 30 days of

receipt.
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(b) Condition. A SWPPP may be approved subject to compliance with conditions reasonable

and necessary to ensure that the requirements contained in this chapter are met. Such

conditions may, among other matters, limit the size, kind, or character of the proposed

development, require replacement of vegetation, establish required monitoring procedures,

stage the work over time, or require alteration of the site design to ensure buffering.

(c) Financial Security. Prior to approval of any SWPPP, the Applicant shall submit a financial

security in the amount specified by the current City fee and security structure, or as

determined by the City Engineer. The securities shall guarantee completion and compliance

with conditions within a specific time, which time may be extended in accordance with

Subd. 2. (a) above. The adequacy, conditions, form, and acceptability of any financial

security shall be determined by the City.

54.09 MINIMUM CONSTRUCTION SITE BEST MANAGEMENT PRACTICES 

Subd. 1. General. No land disturbance which fails to meet the standards contained in this section 

shall be approved by the City Council or Issuing Authority. Temporary and permanent erosion and 

sediment control methods to be used, may include, but are not limited to, types of mulches, 

vegetation, diverters, silt fence, bio-logs, rock construction entrances, dikes, and drains. The method 

to be used shall be identified on the application and will be performance based and must be installed 

prior to any land disturbance. All grading and construction activity that results in disturbance of the 

ground shall comply with MPCA’s General Permit to Discharge Stormwater Associated with 

Construction Activity (MN R100001) and the Minnesota Stormwater Manual.  

Subd. 2. Site Dewatering. Waters related to Dewatering or basin draining must be discharged to a 

temporary or permanent sediment basin on the project site unless infeasible. If discharging to a 

sediment basin is infeasible, it must be treated with appropriate BMPs such that the discharge does 

not adversely affect the surface water or downstream properties. All discharge from dewatering 

activities must be done in a manner that does not cause erosion, scour, or flooding.  

Subd. 3. Construction Site Waste. 

(a) Solid Waste. Collected sediment, asphalt and concrete millings, floating debris, paper,

plastic, fabric, construction and demolition debris, and other wastes must be disposed of

properly and must comply with MPCA disposal requirements.

(b) Hazardous Materials. Oil, gasoline, paint, and any hazardous substances must be properly

stored, including secondary containment, to prevent spill, leaks, or other discharge.

Restricted access to storage areas must be provided to prevent vandalism. Storage and

disposal of hazardous waste must be in compliance with MPCA regulations.

(c) Liquid Waste. All other non-storm water discharges (concrete truck washout, vehicle

washing, maintenance spills, and the like) conducted during the construction activity shall be

managed and disposed of in a way that will prevent discharge to the municipal storm sewer,

wetlands, natural drainageways, or waters of the state.

(d) Erosion Prevention Practices. Channelized runoff from adjacent areas passing through the

site shall be diverted around disturbed areas, if practical. Otherwise, the channel shall be

protected as necessary to prevent erosion. Sheet flow runoff from adjacent areas shall also be
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diverted around disturbed areas, if practical. Diverted runoff shall be conveyed in a manner 

that will not cause erosion, scour, or flooding.  

(e) Sequencing. All activities on the site shall be conducted in a logical sequence to minimize

the area of bare soil exposed at any one time.

(f) Stabilization. Exposed soils shall be stabilized, including stockpiles, whenever it is known

that Land Disturbing Activity will cease for 14 days or more. The stabilization must be

initiated immediately and completed within 14 days.

(g) Stockpiles. Stockpiles must be located outside of buffers and stormwater conveyances and

have effective sediment controls in place the prevent discharge. For soil stockpiles greater

than ten cubic yards, the toe of the pile must be more than 25 feet from a road, drainage

channel, or stormwater inlet. If such stockpiles will be left for 14 days, they shall be

stabilized by mulching, vegetative cover, tarps, or other means. If left for less than 14 days,

stockpiles shall be controlled by placing effective sediment controls around the base of the

pile. In-street utility repair or construction storage piles must be covered with tarps or a

suitable alternative control, and storm drain inlets must be protected with an appropriate

filtering barrier.

Subd. 4. Sediment Control Practices. 

(a) Perimeter Controls. Establish sediment control BMPs on all downgradient perimeters of the

site and downgradient areas of the site that drain to any surface water, including curb and

gutter systems.

(b) Inlet Protection. All storm drain inlets shall be protected during construction until final

stabilization has been established or until approval from the City.

(c) Vehicle Tracking. Vehicle tracking of sediment from the site must be minimized by BMPs

such as rock construction entrances, track pads, wash racks, or equivalent systems. Vehicle

tracking of sediment onto paved surfaces must be removed by street sweeping as needed to

prevent discharge of sediment laden water from entering the City storm sewer system.

(d) Buffer. Maintain a 50-foot natural buffer or, if a buffer is infeasible on the site, provide

redundant (double) perimeter sediment controls when a surface water is located within 50

feet of the land disturbances and storm water flows to the surface water. Redundant

perimeter controls must be at least five feet apart unless limited by lack of available space.

54.10: INSPECTION AND MAINTENANCE 

Subd. 1. Initial Inspection. The Permit Holder shall notify the Issuing Authority when initial 

erosion and sediment control measures are installed in accordance with the permit. No Land 

Disturbance Activities shall begin prior to approval from the Issuing Authority that all pre-

construction erosion and sediment control measures are correctly installed per the approved 

plans and/or BMPs.  

Subd. 2. Routine Inspection. 

(a) For permits under one acre, the Permit Holder, upon completion of rough grading, shall

notify the City to perform an inspection. Once that inspection has been completed and any

corrections or modifications to the grade are completed, the Permit Holder may then
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complete the finished grade and set the appropriate erosion control devices in place and 

complete any planting or seeding as required by the permit. The Issuing Authority may 

require additional inspections or re-inspections as needed and deemed necessary.  

(b) For permits requiring a SWPPP, the Permit Holder shall ensure the entire construction site is

inspected on a regular schedule and that BMPs on the site are maintained and functioning.

The Permit Holder shall inspect the construction site at least once every seven days during

active construction and within 24 hours after a rainfall event greater than one-half inch in 24

hours. A written record must be kept of each inspection. The inspection frequency may be

reduced to once per month on areas of the site with permanent cover. If there is no active

construction at the site and permanent cover is in place, monthly inspections may cease after

12 months. Inspections may cease during frozen conditions when construction has stopped

but must resume within 24 hours of runoff or it construction begins again. Any deficiencies

shall be noted in a report and shall be signed by the person performing the inspection.  All

site inspection reports are subject to review by the City at any time and the Permit Holder

shall promptly provide such documentation to the City, upon request.

(1) Applicants must record all inspections and maintenance activities within 24 hours of

being conducted and retain records with the SWPPP. The inspection report shall

include the following minimum information:

(A) Date and time of inspection.

(B) Name of persons conducting inspection.

(C) Findings of inspections, including specific location where corrective actions are

needed.

(D) Corrective actions taken (including dates, times, and party completing

maintenance activities).

(E) Date of all rainfall events greater than one-half inch in 24 hours.

(F) Any observed discharges during the inspection, with photographs, locations, and

a description of the discharge.

(G) Any amendments to the SWPPP proposed as a result of the inspection.

(c) The Issuing Authority may also perform inspections of the site to verify compliance with the

approved plans and/or SWPPP. Should it be found that the control methods are ineffective or

not being maintained properly, the Issuing Authority may take enforcement actions

described within this chapter, and may utilize any posted escrow or security funds to finance

such enforcement actions.

Subd. 3. Final Inspection. Once the site is stabilized a final inspection shall be requested. The 

site shall be considered stabilized when a final inspection performed by the City determines that 

the following conditions are met: 

(a) All soil disturbing activities have been completed.

(b) All areas that have been disturbed are covered with perennial vegetation or permanent cover.

Perennial vegetation shall be considered established and completed for stabilization when it

has established a healthy and growing stand with a uniform cover of at least 70 percent of

the expected final vegetative growth density.

(c) The permanent stormwater management system has been constructed and is operational.

(d) Sediment has been removed from basins, ditches, and other conveyance systems.
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(e) Temporary BMPs have been removed.

Subd. 4. Maintenance. The Permit Holder must inspect and maintain all erosion and sediment 

control BMPs to ensure integrity and effectiveness. The Permit Holder must repair, replace, or 

supplement all nonfunctional BMPs with functional BMPs by the end of the next business days after 

discovery. Permit Holders may take additional time if field conditions prevent access to the area.  

54.11: COMPLETION OF WORK 

Work will be considered complete when all exposed soil areas have undergone final stabilization 

and have permanent cover as defined in Section 54.05 of this chapter, is constructed to finish grade, 

is in conformance with all permit conditions of approval to the satisfaction of the City and has 

passed a final inspection. The Permit Holder or representative shall notify the Issuing Authority 

when the land disturbing operations are ready for final inspection. Final approval shall not be given 

until all work, including installation of all drainage facilities and their protective devices, and all 

erosion control measures, have been completed and final stabilization has occurred in accordance 

with this chapter.  

54.12: ENFORCEMENT PROCEDURES 

The Issuing Authority may also perform inspections of the site to verify compliance with the 

approved plans and this chapter. Should it be found that the site control methods are ineffective or 

not being maintained properly, the Issuing Authority may proceed with any or all of the following 

enforcement actions: 

Subd. 1. Right of Entry. The Permit Holder shall allow Issuing Authority to: 

(a) Enter upon the permitted site for the purpose of obtaining information, examination of

records, conducting investigations, inspections, surveys, or correcting deficiencies in erosion

and sediment control.

(b) Bring such equipment upon the permitted site as is necessary to conduct such surveys and

investigations.

(c) Examine and copy any books, papers, records, or memoranda pertaining to activities or

records required to be kept under the terms and conditions of this permitted site.

(d) Inspect the storm water pollution control measures.

(e) Sample and monitor any items or activities pertaining to storm water pollution. Any

temporary or permanent obstruction to the safe and easy access of such an inspection shall

be promptly removed upon the inspector’s request. The cost of providing such access shall

be borne by the Applicant.

Subd. 2. Warning Letter. If, upon inspection by the Issuing Authority, the Permit Holder fails to 

implement the erosion and sediment control practices outlined in the approved SWPPP or minimum 

BMP standards outlined in this chapter, the Issuing Authority will notify the Permit Holder with a 

letter of warning which outlines the issues of non-compliance and a timeline for completion of any 

work to bring the site into compliance. However, nothing in this paragraph shall prohibit the City 

from taking Emergency Action, without the provision of such Warning Letter, pursuant to 

subdivision 9 below.  
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Subd. 3. Refusal of Inspection. Request for an inspection of any permitted activity may be denied 

if it is found that the erosion and sediment control measures have not been implemented or are 

found to be ineffective or are not maintained. No permits will be issued until the erosion and 

sediment control measures have been implemented and any violations have been abated.  

Subd. 4. Denial of Permit Issuance. The Issuing Authority is authorized to deny the issuance of 

any permit to the Permit Holder or other Responsible Persons if it is found that the erosions and 

sediment control measures have not been implemented or are found to be ineffective or are not 

maintained. No permits will be issued until the erosion and sediment control measures have been 

implemented and any violations have been abated.  

Subd. 5. Stop Work Order. The Issuing Authority is authorized to issue a stop work order for any 

or all construction activity within the established boundary of the permit. The stop work order shall 

be in writing and shall be given to the owner of the property involved, the owner’s agent, or the 

person doing the work. In addition, notice of the stop work order shall be posted on the site. Upon 

issuances of a stop work order, the cited work shall immediately cease. The stop work order shall 

state the reason for the order and the conditions under which the work will be permitted to resume. 

Any person who shall continue to work after having been served a stop work order, except such 

work as directed by the City to perform to remove a violation or unsafe condition, is guilty of a 

public offense and may be subject to penalties as prescribed herein.  

Subd. 6. Abatement. Should any person fail to comply with the provisions of this chapter, the 

Issuing Authority is authorized to correct or abate such violation. The work will be done by a 

designated governmental agency, or a contractor, and the expense thereof will be charged to the 

Permit Holder and/or recovered from Permit Holder’s posted escrow or security. This action can be 

taken in lieu of, or in conjunction with, any enforcement actions set forth in this chapter.  

Subd. 7. Notice of Violation. The Issuing Authority is authorized to serve a Notice of Violation or 

order on the Permit Holder or any person or entity found to be doing work in violation of the 

provision of this chapter. Such order shall direct the discontinuance of the illegal action or condition 

and order the abatement of the violation by the Responsible Person.  Delivery of such Notice to a 

contractor or other person or entity performing the work shall be deemed as the provision of Notice 

to the Permit Holder as well. 

Subd. 8. Action Against the Financial Security. The Issuing Authority may act against the 

financial security, if any of the conditions listed below exist. The Issuing Authority shall use funds 

from this security to finance any corrective or remedial work undertaken by the Issuing Authority or 

a contractor under contract to the City and to reimburse the City for all direct cost incurred in the 

process of remedial work including, but not limited to, staff time, costs, and attorneys’ fees: 

(a) The Permit Holder ceases land disturbing activities and/or filling and abandons the work site

prior to completion.

(b) The Permit Holder fails to conform to any Issuing Authority approved grading plan and/or

the SWPPP, or related supplementary instructions, or any other permit requirement.

(c) The techniques utilized under the SWPPP fail within one year of installation.

(d) The Permit Holder fails to reimburse the City for corrective action taken, or for other costs

incurred by the City in processing, reviewing, or otherwise enforcing the applicable permit.
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(e) Emergency action under Subd. 9 below.

Subd. 9. Emergency Action. If circumstances exist such that non-compliance with this chapter 

poses an immediate danger to the public health, safety, and welfare, as determined by the Issuing 

Authority, the Issuing Authority may take emergency preventative action. The work will be done by 

a designated governmental agency, or a contractor and the expense thereof will be charged to the 

Permit Holder. The Issuing Authority shall also take every reasonable action possible to contact and 

direct the Permit Holder to take any necessary action.   

Subd. 10. Recovery of Costs. Should the financial security/surety or escrow account carry a 

negative balance anytime during or after the project, the City shall send notice stating the deficit and 

amount due, including any amounts anticipated to come due related to the project, as well as terms 

for payment. In the event the invoice is not paid or the escrow is not replenished per the provided 

terms, the City shall collect the amount due from the property owner or the property owner’s 

designated Responsible Person. To recover these costs, and in addition to any other remedies 

contemplated within this division, City Code, or other remedies available to the City at law or in 

equity,  the City may approve a special assessment against the property on which the Land 

Disturbing Activity was proposed, pursuant to the process outlined in Minnesota Statute §429.  By 

signing the application and directing the City to review and enforce the same, the Applicant agrees 

that the City’s review and enforcement of the provisions of the permit provide a benefit to the 

affected property which is difficult to quantify but vital to the functionality of the property and 

removal of nuisance conditions thereon.  Correspondingly, by signing the application and directing 

the City to review and enforce the same, Applicant waives any appeal to such special assessment 

related exclusively to the recovery of City costs incurred related to review and enforcement of the 

provisions of the permit. The City may issue a stop work order and/or discontinue City work on and 

review of the project at any time should the balance go negative.  

54.13: RELEASE OF SECURITY. 

The security and any unused escrow funds deposited with the City for faithful performance of the 

land disturbances, grading, and erosion control work shall be released at the time when all 

conditions have been met and no action against such security has been filed.  

54.14: PENALTY. 

Any person, firm, corporation, or agency acting as principal agent, employee, or otherwise, who 

fails to comply with the provisions of this chapter shall be guilty of a misdemeanor and upon 

convictions thereof shall be punishable by a fine of not more than $1,000.00, or by imprisonment in 

jail for not more than 90 days, or by both, for each separate offense. Each day a violation of this 

chapter is committed or permitted to continue shall constitute a separate offense.  

54.15 SEVERABILITY 

Should any portion of this division be determined to be unenforceable or contrary to applicable 

federal or state law, such determination shall not affect the validity of all remaining portions of this 

division. 
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SECTION 7. Effective Date 

This Ordinance shall be in full force and effect upon its adoption. 

ADOPTED by the City Council on the 27th day of January 2022. 

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

Tom McKee - Mayor 

ATTEST: 

City Seal 

Jessica Beise – Administrative Services Director 
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Motion By:   
Seconded By: 

A RESOLUTION APPROVING FINDINGS OF FACT FOR AN ORDINANCE 
AMENDING THE TEXT OF SECTION 950 OF THE SUBDIVISION ORDINANCE, 

SECTION 1030.060 OF THE ZONING ORDINANCE, CHAPTER 40 OF TITLE IV, AND 
TITLE V OF THE CORCORAN CITY CODE RELATED TO LAND DISTURBANCE 

AND EROSION AND SEDIMENT CONTROL REGULATIONS  
(CITY FILE 21-051) 

WHEREAS, the Minnesota Pollution Control Agency last updated and reissued the 
Municipal Separate Storm Sewer System (MS4) General Permit No. MN R04000 on 
November 16, 2020, pursuant to Minnesota Rule 7090; and  

WHEREAS, the City of Corcoran’s MS4 permit requires revisions to and codification of the 
City’s Stormwater Pollution Prevention Program (SWPPP) within 12 months of the date 
General Permit coverage is extended; and  

WHEREAS, the proposed text amendments to the City Code meet or exceed all minimum 
standards to comply with the updated MS4 requirements; and 

WHEREAS, the Planning Commission has reviewed the proposed text amendments at a 
duly called Public Hearing;  

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Corcoran, 
Minnesota, that it approves amendments to Section 950 (Erosion Control), Section 
1030.060 (Mining and Soils Processing), Title IV (Construction Regulations), and Title V 
(Public Works) of the City Code to update regulations related to Land Disturbance and 
Erosion and Sediment Control, based on the following findings: 

1. Uncontrolled Land Disturbing Activities, particularly at construction sites, are
subject to soil erosion and other pollutants.

2. When soil erosion and pollutants enter receiving water bodies, the public health,
safety, and general welfare is adversely affected by impacts to water quality,
creations of nuisances, impairment of other beneficial uses of environmental
resources, and obstructing the ability of the City to provide adequate water,
sewage, flood control, and other community services.

3. The proposed text amendments consolidate Land Disturbance and Erosion and
Control regulations into a single chapter within Title V of the City Code to reflect
its function within Public Works, provide ease of use to the public, and allow for
efficient updates in the future when MPCA revises permits on an anticipated
timeline of every five years.
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4. The proposed text amendments are consistent with and codify existing City
practices in the implementation of MS4 and SWPPP requirements.

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

Whereupon, said Resolution is hereby declared adopted on this 27th day of January 
2022. 

________________________________ 
Tom McKee - Mayor 

ATTEST: 

____________________________________   City Seal 
Jessica Beise – Administrative Services Director 
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MEMORANDUM  
105 South Fifth Street, 
Suite 513 
Minneapolis, MN 55401 

Tel: 612-252-9070 
Fax: 612-252-9077 
www. land fo rm .ne t  

DATE January 19, 2022 
TO Jessica Beise, Natalie Davis McKeown 
CC City Council, Planning Commission, Parks & Trails Commission 
FROM Kendra Lindahl, City Planner 
RE Active Corcoran Planning Applications 

Projects/Comments in blue italics are new 

The following is a summary of project status for current, active projects: 

1. Vacation of Cain Road Right-of-Way (ROW) (city file 21-022). The City Council voted to commence
the vacation process as requested by Michael Galbraith to remove an easement containing an
unimproved portion of Cain Road adjacent to his property at 20700 70th Avenue. The item was
reviewed at the August 12th meeting, but did not have a 4/5 vote and will be brought back to Council at
February 10th Council meeting.

2. Final Plat and PUD Final Plan for “Tavera 3rd Addition” (PID 35-119-23-44-0004) (city file no. 21-
044).  The final plat for phase 3 includes 134 townhomes.  The application was reviewed at the
January 6th Planning Commission and action is expected at the January 27th or February 10th City
Council meeting.

3. NE District Plan and Design Guidelines (City file 21-050). The City received a planning grant from
Hennepin County. Staff is developing a work plan to update these standards and hopes to kick-off the
work plan this month and create a plan for adoption in May prior to expiration of the moratorium on
June 10, 2022.

4. Municipal Separate Storm Sewer System (MS4) Ordinance Amendments (city-initiated) (city file
21-051). Planning and Engineering staff have been working on ordinance updates required to comply
with State MS4 standards. The ordinance amendments were reviewed at a public hearing at the
Planning Commission on January 6th and the commission continued the item to the February 3rd

meeting. City Council approval is expected on February 24th.

5. Final Plat and Final PUD Development Plan for “Cook Lake Highlands” at 19220 CR 10 (PID 25-
119-23-14-0002) (City file 21-057). Trek Real Estate has submitted the application and staff is
currently reviewing for completeness. The item is tentatively scheduled for the March 3rd Planning
Commission and the March 24th City Council meeting.

6. Final Plat and PUD Final Plan for “Bellwether 7th Addition” (PID 01-119-23-43-0009) (city file no.
21-060). Pulte has submitted an application for 17 lots on the former Schober Homestead property.
The item is tentatively scheduled for the March 3rd Planning Commission and the March 24th City
Council meeting.

7. Wright Hennepin Electric Preliminary Plat, Site Plan and Administrative Permit at 7400 Larkin
Road (PID 25-119-23-23-0001) (city file 22-004). The applicant has submitted an application and staff
is currently reviewing it for completeness. The application is tentatively scheduled for March 3rd

Planning Commission and March 24th City Council.
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8. City wide Zoning Ordinance Amendment for Ground Mounted Solar (City file 22-005).  Barry and 
Linda Swanson have submitted a request for an amendment to allow larger footprint ground mounted 
solar on residential parcels. Staff is reviewing for completeness and this item is tentatively scheduled 
for March 3rd Planning Commission and March 24th City Council.  
 

The following projects were recently acted upon and will be closed out: 
 

1. Zoning Ordinance Amendment for Assembly Uses (city file 21-034). At the June 24th meeting, the 
City Council discussed removing assembly uses in low residential zoning districts within the MUSA. 
Staff was directed to proceed with a Public Hearing.  The Planning Commission and City Council 
reviewed options and provided direction to staff.  A public hearing was held at the December 2nd 
Planning Commission meeting and Council approved the request on December 23rd.  
 

2. Site Plan, Conditional Use Permit and Preliminary Plat for Saint Therese Communities on the 
property located at 8200 Co Rd No 116 (PID 24-119-23-23-0001) (City File No. 21-042).  St. 
Therese is requesting approval for a preliminary plat of the city-owned property to create a parcel for 
the new St. Therese campus with a mix of independent, assisted living, memory care and skilled 
nursing units. The site plan and conditional use permit for the project will be reviewed with the plat. 
The application was reviewed at a public hearing at the November 4th Planning Commission and 
approved at the November 22nd City Council meeting.  An extension to the purchase agreement was 
approved at the December 23rd City Council meeting.  
 

3. Preliminary and Final Plat for “Magnan Acres at 9257 Trail Haven Road (PID 09-119-23-44-0017, 
16-119-23-11-0001 and 16-119-23-11-0002) (City file no. 21-046). The applicant is requesting plat 
approval to plat two existing lots and one unbuildable outlot into two lots.  The preliminary plat was 
reviewed at a public hearing at the December 2nd Planning Commission and approved by the City 
Council on December 22nd meeting.  
 

4. Zewde Wetland Waiver (PID 28-119-23-21-0001) (city file 21-049). The applicant has requested a 
wetland delineation waiver for a future preliminary plat. The request was approved by the City Council 
on December 23rd.  
 

5. Minor Site Plan Amendment for Lithgow Automotive at 20055 75th Ave N (PID 26-119-23-11-
0037) (City File 21-055). The applicant has requested a site plan modification to modify the approved 
landscaping/fence plan. This item was approved by the City Council on December 22nd. 
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MEMO 
 
Meeting Date: 

To: 

From: 

Re: 

February 3, 2022 

Planning Commission 

Jessica Beise, Interim City Administrator  

City Council Report 

  
 

 
January 13, 2022 Council Meeting 

• City Council Goal Setting 
o The Council called a work session for January 19th from 4:30pm to 10pm for 

Strategic Planning and provided direction on the format.  
• City Administrator Recruitment and Position Profile 

o Reviewed and adopted the profile with changes, adopted the job description 
updates and called special meetings for March 3rd at 5:30pm for the selection 
of candidates and March 25th at 12:00pm for interviews.  

• Annual Appointments 
o Approved the annual appointments and appointed Councilmember Bottema as 

Acting Mayor.  
• Commission Liaison Schedule 

o Appointed Councilmember Nichols as Parks and Trails Commission Liaison; 
appointed Councilmember Vehrenkamp as Planning Commission Liaison; and 
appointed Councilmember Bottema as Elm Creek Watershed Commission 
Liaison. 

• Schedule Work Session – Water Supply Planning 
o Called a work session for water supply planning for January 27th at 5:30pm. 

• Police Department Staffing 

mailto:general@corcoranmn.gov
http://www.corcoranmn.gov/
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o Accepted the resignation of Detective Steve Cole; authorized an 
internal/external recruitment for the detective position; and authorized an 
Employment Offer to Abigail Edstrom for the position of Police Officer.  

• City Purchasing Card Vendor 
o Approved moving forward with the creation of a city purchasing card program 

with US Bank.  
• City Purchasing Card Policy and User Agreement 

o Approved a purchasing card policy and user agreement with a 10-day timeline 
for receipts to be submitted. 

• Folder Inserter Purchase 
o Approved the purchase of a folder inserter for folding mail including utility bills. 

• Horseshoe Bend Drive Drainage Improvements – Feasibility Study Proposal 
o Authorized a feasibility study for drainage improvements along Horseshoe 

Bend Drive; discussed funding mechanisms for the project.  
• Elected Officials Training 

o Discussed the transfer of a training to other Councilmembers who are 
available to attend.   

 
January 19, 2022 Council Goal Setting Session 

• Council met with Department heads for the City’s Goal Setting Session. Phil Kern 
assisted in moderating the event. The team reviewed the mission, vision, and then 
discussed goals for 2022. The final report is being compiled and staff is working on 
action steps to complement the goals.  

 
January 27, 2022 Work Session 

• Years of Service Recognition – Steve Warren – 25 Years 
o Recognized Officer Warren’s 25 years of service with the City of Corcoran.  

• Senator Osmek   
o Heard an update from Senator Osmek on the upcoming legislative session.  

• Northeast District Plan Update 
o Reviewed feedback from the survey and landowner open house; solicited 

feedback from Council to begin drafting the plan update.   
• Medina Comprehensive Plan Amendment 

o Reviewed the amendment proposed by Medina and provided feedback for 
Medina to consider with the change in the plan amendment.  

• Recycling Forgiveness Request 
o Denied a recycling forgiveness request.  

• Ordinance Amendment Request – Fence Amendment 
o  Reviewed the Ordinance Amendment and directed staff to look at the 

definition of a front yard.  
• 2022-23 Capital Improvement Plan 

o Approved the 2022-2023 Capital Improvement Plan. 
• Bond Refunding 2021 

o Directed staff to proceed with bond refunding.  
• 2022 Legislative Priorities 

o Adopted the 2022 legislative priorities.  
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• Comprehensive Housing Affordability Act 
o Review the proposed legislation and directed staff to draft an ordinance that 

could take effective if the legislation were to proceed. 
• Southeast Water Supply Planning Study 

o Approved a feasibility study to being planning for the expansion of the 
Southeast Water Supply.  

• COVID-19 Pay Program 
o Reinstated the COVID-19 pay program.  

• Administration Assistance Proposal 
o Authorized staff to engage KDV to aid the administration department.  

 


	Planning Commission Agenda - February 3, 2022
	5a. Minutes - January 6, 2022 Special Work Session
	5b. Minutes - January 6, 2022 Regular Meeting
	6a. Final Planned Unit Development (PUD) Plan for Bellwether 7th Addn
	6b. Landscape Variance for St. Therese
	7a. MS4 Ordinance Update
	8a. Planning Project Update
	8b. City Council Report

	Revised 121820 Please attach a brief description of your projectreason for your request: SUMMARY:

Saint Therese is requesting a variance for the number of required overstory trees on the project site located at 8200 County Rd 116, due to the hardship created by the current landscape formula requirements. The City Code requires 259 overstory trees for this project, based on the number of independent living apartments and support space within this senior housing facility using the greater of two formula calculations. The site plan cannot support this level of overstory tree quantities because there isn’t sufficient green space to support such a degree of new tree canopy coverage.  During the site plan review on November 22, the City Council expressed concern that this project, being the first in the new Town Center Addition and having difficulty accommodating the existing landscape code language, may not be the only (multi-story) project encountering this same problem with the overstory tree requirements.


HARDSHIP:

The City of Corcoran code commands great land area to accommodate the current landscape ordinance when a multi-story residential healthcare building is proposed. The Saint Therese site plan required a conditional use permit for the healthcare areas of the project, which is the primary factor causing a higher quantity of overstory trees.  Healthcare dwellings can be as little as one-third of that of a standard residential dwelling and are most often are less than half of that of an independent living apartment.  The project contains 107 healthcare dwellings.  
  
Corcoran’s Town Center district is promoting multi-story buildings to create a higher urban density. In these situations, required landscape should consider available square footage of green space in addition to building parameters. This would help ensure the site footprint can accommodate the required tree & shrub count regardless of parcel size. Given that the current code requires an equivalency of (3) understory trees to (1) overstory tree (1 tree unit), a horticulturally proper balance of understory and overstory trees cannot be achieved. Many understory trees provide the same canopy width as narrower overstory trees found in urban development due to the many utilities, sight lines, and limited green space available.


RESOLUTION:

Saint Therese believes that the proposed plan provides for great tree density and therefore formally requests that the city accept its landscape plan that incorporates 225 total trees (159 overstory and 66 understory trees) on 145,000SF of green space.  The proposed design equates to roughly 1 tree per 645 square feet and provides suitable room for tree growth and horticultural diversity of trees (coniferous, overstory, & ornamental).  The plan also allows for future building development, leaves room for snow storage, and is approximately 87% of current tree requirement, irrespective of trees distinguished by an overstory vs. understory classification.





