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1. Title.
Project Title: Project 100: Mixed-Use Development in NW Maple Grove
2. Proposer
Proposer: Ryan Companies
Contact person: Chad Lockwood, PE
Title: Senior Civil Engineer
Address: 533 South 3rd Street, Suite 100
City, State, ZIP: Minneapolis, MN 55415
Phone: 612-492-4204
Email: Chad.Lockwood@RyanCompanies.com
3. RGU.
RGU: City of Maple Grove
Contact person: Peter Vickerman
Title: Planning Manager
Address: 12800 Arbor Lakes Parkway
P.O. Box 1180
City, State, ZIP: Maple Grove, MN 55311
Phone: 763-494-6046
Fax: 763-494-6418
Email: pvickerman@maplegrovemn.gov
4. Reason for EAW preparation.
This AUAR is being prepared for a Mixed Residential and Industrial-Commercial Project regulated
by Minnesota Rules Chapter 4410.4300, subpart 32. It is following a Scoping EAW that was
published in the EQB Monitor on July 15, 2019. The AUAR will address the comments received
through the Scoping Process and include a Mitigation Plan.
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5. Location and maps.
County:

Hennepin

City:

Maple Grove

PLS Location (¼, ¼, Section, Township, and Range): Part of NE ¼, Section 8, Township 119, Range
22
Watershed (81 major watershed scale): Elm Creek
GPS Coordinates: 45.134571, -93.487008
Tax Parcel Number: 0811922130001 & 0811922110001
Appendix A: Figure 1 – Site Location; Figure 2 – USGS Topographic Map

All maps can be found under Appendix A at the end of the report.
In addition, higher quality versions of the maps can be found at:
https://www.maplegrovemn.gov/departments/community-economic-development/project-100-auar

6. Description.
Ryan Companies US, Inc. (Ryan) is proposing to redevelop the 100-acre site, which largely consists
of agricultural land, as a mixed-use development. Based on current market realities and developer
interest, Ryan estimates a land use mix of office, medical office, hospital/medical, multi-family
residential, and senior living. Other land uses that may be appropriate for this project site include,
but are not limited to; commercial, retail, hospitality and other land uses allowed in the Mixed-Use
district. The intent of the AUAR is to identify land uses that complement the road network and
traffic capacity serving the study area and determine mitigation required to compensate for those
impacts. The primary factors influencing site density are the site-generated traffic volumes and the
limitations in the Comprehensive Plan. If market conditions warrant changes to the proposed land
uses, adjustments could be made within the AUAR study area as long as the total traffic generated
does not over-burden the road network and were in conformance with the Mitigation Plan Any
such changes will need to be reviewed with regard to their impacts and any subsequent triggers
implementing the Mitigation Plan.
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As part of the traffic analysis, two future build alternatives were reviewed. The first alternative
reviewed, referred to as the “Preferred Development Plan”, includes a mix of office, medical, and
residential land uses. The second alternative reviewed, referred to as the “Maximum Build”, also
includes a mix of office, medical, and residential land uses albeit at a higher density than the
Preferred Development Plan. The AUAR scenario is assuming the Maximum Build.
As part of The Grove development, which was approved in 2004, development assumptions for the
Subject Property were prepared and were the basis for the trunk road and infrastructure system
improvements. In these documents, the term Base Development Plan refers to the development
assumptions contained in the Grove Development, for the Subject Property.
The project proposer also has a Preferred Development Plan that assumes a slightly different
mixture of land uses, but at densities that could still be considered consistent with the
Comprehensive Plan, following the completion of a successful entitlement process. The Maximum
Build Scenario assumes development square footages and residential densities that are greater than
both the Base Development Plan and the Preferred Development Plan.
Both the Preferred Development Plan and the Maximum Build Scenario are compared to the Base
Development Plan throughout the AUAR and Mitigation Plan to understand the ways in which they
vary from the assumptions that guided past planning and engineering design decisions.
The project will be accessed by the extension of Grove Circle North from the west and the south
connecting the two streets at a round-about at or near the center of the site. An internal road
system will be developed to serve the uses within the site. City sewer and water exist at the site
and will be extended to serve the development. The projected wastewater flows for this
development may exceed the current capacity of the City’s infrastructure and further analysis shall
be conducted to determine impacts on current flows as well as future projections.
The project proposes a roadway with public utilities that will complete the connection of Grove
Circle North which currently dead-ends at the study area/property limits. New public infrastructure
would include watermain, sanitary sewer, storm sewer, stormwater management,
pavements/roadways, trails, and sidewalks, lighting and landscaping. As the project area is
developed, infrastructure improvements will be constructed consistent with City of Maple Grove
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requirements. Public right-of-way drainage and utility easements will be made available for private
utilities (gas, electric, and telecommunications).
Stormwater management will be constructed on site to manage runoff prior to discharging from
the site. The proposed development will use a combination of private and shared stormwater
ponds to serve the development. Maintenance of private ponds is the responsibility of the private
property owner while shared ponds will be the responsibility of the City of Maple Grove. Shared
ponds are preferred in order to use the natural drainage patterns and to minimize grading. The site
has a large central watershed with smaller watersheds in the northeast and southeast corners of the
site. It is expected shared ponds will be used for the majority of the site, with smaller private ponds
used in isolated drainage areas. Because ponds will take advantage of existing low areas and
natural drainage patterns, ponds may utilize areas in existing wetlands subject to the requirements
of the City, watershed, State as well as any protections required by the Wetland Conservation Act
(WCA) and the Clean Water Act (CWA).
The proposed development within the AUAR study area is anticipated to start in early 2020 with
the construction of the Grove Circle North connection through the site. Further development will
be ongoing for the next 10 to 20 years as market conditions dictate that would include a public
road extension to the west of the northern roundabout and cul-de-sac.
Project Magnitude
Total Project Acreage

100.6 Acres

Linear project length

3,200 feet

Number and type of residential units

450 Multi-Family,
150 Senior Living

Commercial building area (in square feet)

Office – 872,000
Medical Office -- 310,000

Industrial building area (in square feet)

0

Institutional building area (in square feet)

392,000; hospital type uses

Other uses – specify (in square feet)
Maximum Structure height(s)

Varied
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a. Explain the project purpose.
Project 100 is a privately-owned development intending to meet the medical, office and residential
market demands for this area of Maple Grove and the region. The site is guided Mixed Use in the
2030 and 2040 Comprehensive Plan and the types of uses proposed are all allowed under that land
use guiding.
Changes were made to the AUAR land use scenario in response to agency comments from the
Scoping EAW and development needs. The updates incorporate potential stormwater pond
locations and the roundabout connection of Grove Circle North with a slightly higher density
calculation for the office and institutional land uses. A specific development concept plan is not
incorporated within the AUAR as market trends may dictate unknown variables in the ultimate
development of the site.
Appendix A:
Figure 3 – 2030 Maple Grove Land Use Plan
b. Are future stages of this development including development on any other property
planned or likely to happen?  Yes

X No

c. Is this project a subsequent stage of an earlier project?  Yes X No
7. Cover types.
a. cover type map, at least at the scale of a USGS topographic map, depicting:
- Wetlands – identified by type (Circular 39)
- Watercourses – rivers, streams, creeks, ditches 2
- Lakes – identify public waters status and shoreland management classification
- Woodlands – breakdown by classes where possible
- Grassland – identify native and old field
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- Cropland – current development
Appendix A:
Figure 4 – Cover Types Map
Figure 5 - Project 100 Existing Land Cover
Appendix B:
Maple Grove – Natural Resources Inventory and Minnesota Land Cover
Classification System Mapping
Before

After

Wetlands*

9.3

3.0

Watercourse

0.6

0.6

Before

After

Lawn/landscaping

N.A.

29.4

Impervious

0.2

56.7

surface
Wooded/forest**

6.7

1.5-6.7

Stormwater Pond

N.A.

7.6

Brush/Grassland

10.3

1.8

Other (describe)

N.A.

N.A.

Cropland

73.5

N.A.
TOTAL

100.6

100.6

*After development wetland acreage assumes worst case scenario of up to 6.3 acres of wetland fill, 0.09 acre of
watercourse impact, and offsite compensatory wetland mitigation (replacement) via purchase of wetland credits
from acceptable wetland bank(s). Actual impacts, replacement ratios, and wetland bank locations will be
determined during wetland permitting.
**Final amount of woodland and forest will depend on entitlement process.

b. An “overlay” map showing anticipated development in relation to the cover types; this map
should also depict any “protection areas,” existing or proposed, that will preserve sensitive cover
types.
Appendix A:
Figure 6 – Project 100 Proposed Land Cover
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8. Permits and approvals required.
Unit of government

Type of application

Status

US Army Corps of Engineers

CWA Section 404 Permit

To be Obtained

MN DNR Waters

Dewatering Permit

Obtain if Needed

MN DNR Ecological & Water

Water Appropriation Permit

To be Obtained

MN DNR Lands & Minerals

Utility Crossing License

To be Obtained

MN DNR Ecological & Water

DNR Public Waters Work Permit

To be Obtained

CWA Section 401 Water Quality

To be Obtained

Resources

Resources
MPCA

Certification or Waiver
MPCA

Construction Stormwater Permit

To be Obtained

(NPDES Permit)
MPCA

Sanitary Sewer Permit

To be Obtained

MnDOT

ROW Permits

Obtain if Needed

MDH

Water Extension Permit

To be Obtained

Elm Creek Watershed Review

Stormwater/Floodplain

To be Obtained
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City of Maple Grove

WCA Wetland Boundary/Type

Issued

Decision

City of Maple Grove

WCA Wetland Replacement

To be Obtained

Decision
City of Maple Grove

Plat Approval

To be Obtained

City of Maple Grove

Site Plan

To be Obtained

City of Maple Grove

Planned Unit Development

To be Obtained

City of Maple Grove

Grading Permit

To be Obtained

City of Maple Grove

Building Permit

To be Obtained

9. Land use.

a) Describe
i

Existing land use of the site as well as areas adjacent to and near the site, including parks,
trails, prime or unique farmlands.

The site is currently used for agricultural production. There are sporadic areas of Prime farmland
and Prime farmland if drained located throughout the site (see Figure 7). The farmstead has been
removed and only a single outbuilding remains on the site. The site is bordered by I-94 to the
west, Hwy 610 to the North with Mixed-Use development to the south and east. The Mixed-Use
area to the east and south began developing in 2007 and includes the Maple Grove Hospital,
significant retail, office and medical office space. Development is ongoing with additional retail,
restaurants, office, and medical office uses filling in vacant parcels.
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Lands beyond the highway are under agricultural production but guided for Mixed-Use
development. A stand of trees and a tributary creek are located in the southwest corner of the site
along with a large wetland basin. The city’s 2040 Comprehensive Plan, Parks and Recreation System
Plan does not show any regional trials or significant parks on or adjacent the site. The Crystal Lake
Regional Trail and the Medicine Lake Regional Trail are located to the Northeast and South of the
project site. The city’s system plan does show proposed pathways along the future road system, a
Conservancy area over the wooded area in the southwestern portion of the site, and a potential
Playlot Park, to accommodate a future residential component. Future development will be subject
to the City’s park dedication standards.
Three Rivers Park District (TRPD) is responsible for the planning, development, and operation of
“regional” park and recreation facilities in Maple Grove. In Maple Grove the Medicine Lake Regional
Trail provide a central spine to the local trail network linking the City trail system to the larger
regional context. Recent planning and development occurring in the northwest part of Maple
Grove, spurred largely by expanded transportation networks, TRPD has taken a proactive approach
to the planned Rush Creek Regional Trail alignment in this area and necessary acquisitions. The City
of Maple Grove and TRPD maintain an ongoing planning partnership and continued coordination
to realize the complete Rush Creek Regional Trail corridor in Maple Grove.
A proposed trail/bikeway is planned along the south side of TH 610 abutting the northern edge of
the project site. It is desired to connect the trail to the internal pathways of the development.
Potential trail connections include: the northeast corner of the project extending down west and
behind the Home Depot; directly north of a central round-about, connecting directly into the
development’s street system; and toward the west end of the site providing closer access to the
multi-family housing and green space. The location of the future trail will be based on topography
and grades to the TH610 trail and desired connectivity within the development. The city will
continue to look at the possible connection throughout the development process in partnership
with Three Rivers Park District.
Appendix A:
Figure 7 – Prime Farmland
Figure 8 – Maple Grove Regional Parks and Trails
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Figure 9 – Project 100 Potential TH 610 Trail Connection Points

ii

Describe planned land use as identified in comprehensive plan (if available) and any other
applicable plan for land use, water, or resources management by a local, regional, state, or
federal agency.

The proposed 2040 Comprehensive Plan is currently under review by the Metropolitan Council.
The Comprehensive Plan guides this area for Mixed-Use, which includes; office, high-density
housing, major or ancillary retail, civic buildings, manufacturing, office-warehouse. Vertical mixtures
are allowed and encouraged. High-density residential is allowed from 10-22 units/acre and may go
up to 43 units/acre if qualifying assisted living and memory care are included. The project will be
developed as a Planned Unit Development (PUD) and will be subject to the density allotments
allowed within Division 2. - Planned Unit Developments of the city’s zoning ordinance. It is noted
that the city is currently drafting amendments to the zoning ordinance that would memorialize the
opportunity for density transfers and bonuses from Tree Preservation Overlay Districts (T-zones)
and other natural resource areas which may allow densities higher than those prescribed in the
Comprehensive Plan. It also noted that the Maple Grove City Council has discretion to approve
higher densities than prescribed in the Comprehensive Plan. The previous guiding for the site was
also designated Mixed-Use as noted in the city’s 2030 Land Use Plan.
Appendix A:
Figure 3 – 2030 Maple Grove Land Use Plan
Figure 10 – 2040 Maple Grove Land Use Plan
The City’s Comprehensive Plan includes chapters specific to Local Surface Water Management Plan,
2040 Water Supply and Distribution Plan, 2040 Comprehensive Sewer Plan, 2018 Land Use Plan
Update, Transportation, and Park and Recreation System Plan. The Comprehensive Plan was drafted
in conjunction with the watershed and other regulatory agencies and was reviewed by the
regulatory agencies as part of the 2018 Comprehensive Plan Update to ensure shared compliance.
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The city is currently under-going master plan studies for the lands north and west of TH 610 and I94 surrounding Project 100. The 105th Avenue Area Master Planning Study is located to the north.
The Master Plan Concept plans show a Mixed-Use development that may include; technology
parks, retail/office, business park and residential uses. The proposed uses adjacent Project 100 show
a Technology Park and Village Retail/Office. The NW 610 Master Plan is located to the west.
Concept drawings for this area include commercial, office/light industrial, school and residential
(low, medium and high density). The city has not determined a time frame for development within
the two study areas.
Appendix A:
Figure 11 – 105th Ave. North Growth Area Master Plan
Figure 12 – NW-610 Master Plan

iii Zoning, including special districts or overlays such as shoreland, floodplain, wild and scenic
rivers, critical area, agricultural preserves, etc.
•

The site is zoned RA- Single Family/Agriculture.

•

The site includes a shoreland overlay district, 300 feet adjacent the tributary (unnamed)
creek.

•

The site includes a tree preservation overlay district (T-zone) for the stand of trees within
the southwest corner of the site.

•

The site does not include any floodplain.

Shoreland District
The City of Maple Grove definition of Shoreland is listed as land located within 1,000 feet from the
ordinary high-water level of a lake, pond, or flowage; and 300 feet from a river or stream, or the
landward extent of a floodplain designated by ordinance on a river or stream, whichever is greater.
The unnamed creek located on Project 100’s parcel is considered an unnamed tributary stream. The
upland area 300 feet from the stream is designated as Shoreland and requires a 75-foot structure
setback from the top of bank. The Shoreland District includes a Shore Impact Zone of 37.5 feet that
will be incorporated into all future development.
Appendix A:
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Figure 13 – Shoreland Overlay Map
Tree Overlay District
The T-Zone area of Project 100 is located on the southwestern edge of the property consisting of
6.7 acres and 431 trees. The City of Maple Grove Natural Resources Inventory identifies a
Maple/Basswood Forest within this area. The intent of the T-District is, through the preservation,
protection, maintenance and management of the community's existing forest resource. The
ordinance establishes specific removal limits and replacement standards that will be followed
during the PUD development approval process. A tree inventory and preservation plan will be
required to demonstrate the trees to be removed, preserved and replaced. The ordinance provides
two tree preservation options; one is the specific tree preservation and replacement standards and
the second is the creation of a Forest Management Plan.
The T-Zone area is also shown as a Conservancy Park in the Park & Trail System Master Plan. Per
the Park Plan:

Generally these land holdings are intended to preserve a unique natural resource in the
community. Their size and shape vary significantly. These parks serve a special purpose in
the system by providing visual interest and diversity to the community landscape. These
parks are intended for passive recreation such as walking and bird and animal watching.
High quality wetlands, woodlands or wildlife habitats are examples of sites categorized as
Conservancies.
The specifics on any potential development in the T-Zone Area and Conservancy Park will be
determined through the Planned Unit Development review process. As part of that process there is
potential to transfer density out of this area in exchange for density bonuses elsewhere on site
which may allow conservation of all or some of this area.
Appendix A:
Figure 14 – Maple Grove T-Zone Map
Figure 15 – Project 100 T-Zone & Upland Area

b) Discuss the project’s compatibility with nearby land uses, zoning, and plans listed in Item 9a
above, concentrating on implications for environmental effects.
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Project 100 and the surrounding area are guided Mixed-Use and will be developed via a master
plan through the city’s PUD zoning review. Future development of this site will be planned in
compliance with wetland, shoreland and tree ordinances. The PUD master plan will address any
potential incompatibilities that the development may create and apply the necessary development
standards to ensure compliance with regulatory requirements and public benefit.
The final disposition of the wooded area in relation to the T-zone, Conservancy Park, need for
public open space for residential development, Shoreland District, and relation to the
Comprehensive Plan limit of 22 units per acre appears to be the primary potential incompatibility
of the project.

c) Identify measures incorporated into the proposed project to mitigate any potential
incompatibility as discussed in Item 9b above.
As discussed further above, the maximum build scenario may have residential densities higher than
those prescribed in the Comprehensive Plan which may be mitigated by transferring density out of
the T-zone and Conservancy Park area. This would also have the effect of mitigating development
in these sensitive natural areas. Alternatively, the development proposal could lower the number of
units to be consistent with the 22 units/acre maximum or the Maple Grove City Council could
approve higher densities than prescribed in the Comprehensive Plan as part of the PUD process.
10.

Geology, soils and topography/land forms:

a. Geology - Describe the geology underlying the project area and identify and map any
susceptible geologic features such as sinkholes, shallow limestone formations,
unconfined/shallow aquifers, or karst conditions. Discuss any limitations of these features
for the project and any effects the project could have on these features. Identify any
project designs or mitigation measures to address effects to geologic features.
The northwestern portion of Maple Grove is located within a geological area known as the
Grantsburg sublobe formed during the late Wisconsinan glaciation period approximately 15,000 to
20,000 years ago. Per Geological Atlas of Hennepin County, 2018 (Minnesota Geological Survey)
13 | P a g e
PROJECT 100: Mixed-Use Development in NW Maple Grove
Alternative Urban Areawide Review (DRAFT)

the majority of the site is classified as Lone Rock Formation (Late Cambrian) with a range of
thickness from 85 feet to 145 feet plus a strip of Wonewoc Sandstone (Late Cambrian) (formally
known as Ironton & Galesville Sandstone) running diagonally northeast to southwest with a
thickness ranging from 45 to 75 feet.
There are no geologic site hazards to ground water such as sinkholes, shallow limestone formations
or karst conditions. Further, there is a low sensitivity of ground water systems to pollution
throughout much of the area. However, there are veins of organic materials associated with Rush
Creek and the larger wetlands that are rated very high in sensitivity to ground water pollution.
The Douglas Fault and the Pine Fault are both in close proximity to the study area. Both faults are
Mesoproterozoic and are the western-bounding, high angle faults constraining the central horst
structure of the Midcontinent Rift System, known as the St. Croix horst.

b. Soils and topography - Describe the soils on the site, giving NRCS (SCS) classifications and
descriptions, including limitations of soils. Describe topography, any special site
conditions relating to erosion potential, soil stability or other soils limitations, such as
steep slopes, highly permeable soils. Provide estimated volume and acreage of soil
excavation and/or grading. Discuss impacts from project activities (distinguish between
construction and operational activities) related to soils and topography. Identify measures
during and after project construction to address soil limitations including stabilization, soil
corrections or other measures. Erosion/sedimentation control related to stormwater runoff
should be addressed in response to Item 11.b.ii.
Based from the Kjolhaug Environmental Services Wetland Delineation report conducted for this site
(February 28, 2019) the Survey (USDA NRCS 2015 showed Cordova Loam (Predominately Hydric),
Glencoe Clay Loam (Hydric), Hamel (Partially Hydric) and Klossner (Hydric) as the Hydric Soil types
mapped on the property. Soil types mapped are listed below in Table 3.
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The site has rolling hills and generally slopes from east to west with scattered wetlands. The
highest eastern elevation is at or around 937 feet sloping to the wetland complex in the southwest
where the sites lowest elevation is at 909 feet at the water level. The soils and topography of the
site in relation to the proposed development does not appear to create any limitations.
Soil borings were conducted at the site on April 18, 2019, consisting of sixty-three (63) borings
drilled to a depth of approximately 20 feet. Water was noted in 18 of the borings which were
mostly near wetland complexes and along the north edge of the site.
Appendix A:
Figure 16 – Geological Atlas of Hennepin County – Surficial
Figure 17 – Geological Atlas of Hennepin County – Bedrock
Figure 18 – Soil Survey
Figure 19 – Soil Boring Location Map
Link for higher resolution Geologic Atlas figures:
https://www.maplegrovemn.gov/departments/community-economic-development/project-100-auar

Initially, earth moving efforts will consist of establishing grades for the public roadway and
supporting shared ponds. Individual sites will be graded as development and market conditions
dictate. As an active farm field, the site is relatively flat with no significant topography. Grading will
consist mostly of leveling the surface area and the construction of the stormwater ponds. The
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proposed stormwater locations minimize grading along the tributary creek and southern end of the
central wetland plus the southwest corner of the site will remain in a natural condition. Due to the
existing wetlands and creek, erosion protection and soil stabilization will be closely reviewed.
Standard erosion control measures will be used in accordance with the MPCA’s best management
practices incorporated in the NPDES permit to be obtained. The following are potential mitigation
measures:
1. During development remove and properly dispose of trash and debris within the site.
2. Mass grading should be phased as approved by agreement with City.
3. Permanent seeding and staging plans should be submitted to and reviewed by the City.
4. Appropriate erosion control measures should be implemented
5. Street sweeping as needed to remove dirt tracked on to roads during construction.
6. Obtain MPCA National Pollution Discharge Elimination System (NPDES) General Stormwater
Construction Activity Permit and a development of a Storm Water Pollution Prevention Plan
(SWPPP). Development should be in conformance with the MPCA’s Best Management
Practices (BMPs). Grading, erosion control plans, and the SWPPP reviewed by the City.
7. NPDES Phase II Construction Site permit requires a site-specific Storm Water Pollution
Prevention Plan (SWPPP) to be completed for the construction. This SWPPP is required to
include pollution prevention management measures for solid waste and hazardous material
spills that occur during construction.
8. A waste hauler will make residential and commercial recycling programs available to the
area. General municipal waste will be removed by a waste hauler company.
11.

Water resources:

a. Describe surface water and groundwater features on or near the site in a.i. and a.ii. below
i.

Surface water - lakes, streams, wetlands, intermittent channels, and county/judicial
ditches. Include any special designations such as public waters, trout stream/lake, wildlife
lakes, migratory waterfowl feeding/resting lake, and outstanding resource value water.
Include water quality impairments or special designations listed on the current MPCA
303d Impaired Waters List that are within 1 mile of the project. Include DNR Public
Waters Inventory number(s), if any.
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The AUAR area includes four delineated wetlands and an unnamed MN DNR public watercourse.
Aside from the DNR public watercourse, the AUAR area does not include any lakes, ditches,
streams, or tributaries, but it does include unmarked subsurface agricultural drain tile lines. There
are no known trout streams/lakes, wildlife lakes, migratory waterfowl feeding/resting lakes, or
outstanding resource value waters in or near the AUAR area. Impaired waters listed by the
Minnesota Pollution Control Agency (MPCA) and located within a mile of the site include:
1. Rush Creek (07010206-528), impaired for aquatic life and aquatic recreation, located 0.6-mile
northwest of the AUAR area; and
2. Rice Lake (27-0116-01), impaired for aquatic recreation, located 0.8 mile south-southeast of
the AUAR area.
Impaired Waters
In June of 2018 a Local Surface Water Management Plan was prepared for the city as part of the
Comprehensive Plan Update. The Plan details the city’s water resources and assessments. The
Management Plan does not identify any impaired waters or problem areas within the Project 100
site. For all impaired waters the MPCA is required to conduct a study to determine the allowable
total Maximum Daily Load (TMDL) for each pollutant that exceeds standards. Each of the MPCA
studies have been completed for the city of Maple Grove and the city’s Water Management Plan
accounts for the TMDL implementation activities. Enhanced stormwater management practices will
be incorporated by the project proposer if required by a TMDL implementation plan or permit
requirement.
The DNR Public Water Inventory showed one DNR Public Waterway (Unnamed Stream M-062-008)
within the western portion of the site. There are unnamed DNR public waters north of the site
across Hwy 610 (#27-269-W) and west of the site across I-94 (#27-271-W).
Appendix A:
Figure 20 – Overall Impaired Waters Map,
Figure 21 – Impaired Waters – Rice Lake Map,
Figure 22 – Impaired Waters – Rush Creek Map,
Figure 23 – Impaired Waters – Rush Creek, South Fork Map
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Figure 24 – DNR Public Waters Inventory Map
Appendix C:
Maple Grove – Local Surface Water Management Plan

Wetlands
Kjolhaug Environmental Services (KES) delineated four wetlands in the AUAR area on November 2,
2018 (Table 1). Delineated wetlands cover a total of 9.34 acres. Most of the wetlands have been
somewhat degraded by agricultural practices and invasive species. Three of the four wetlands are
partially ditched/drained (Wetlands 2 and 3) or farmed (Wetland 1). KES completed a Minnesota
Routine Assessment Method for Evaluating Wetland Functions (MnRAM 3.4) functional assessment
for each wetland in the AUAR area. MnRAM results are discussed under Item 11.b.iv.a.

The project proponent submitted a Wetland Delineation Report to the City of Maple Grove and the
U.S. Army Corps of Engineers on May 31, 2019. The Delineation Report described eight wetlands.
Wetlands 1-4 are described in Table 1. Wetlands 5-7 are located southwest of I-94 and outside
the AUAR area. The Wetland Delineation Report also described a potential Wetland 8, which was
initially identified in the southeast part of the AUAR area from wetland signatures on aerial
photographs. The City of Maple Grove determined that potential Wetland 8 is non-wetland during
a field review in consultation with the Minnesota Board of Water and Soil Resources. The Army
Corps of Engineers has not yet concurred with this finding.

Appendix A:
Figure 25 – Nov. 2, 2018 – Delineated Wetland Map
Figure 26 – National Wetland Inventory Map
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Table 1. Delineated Wetlands
Size

Classification

Wet.
ID

(acres
)

1

2

3

0.09

6.60

2.60

4

0.05

Total

9.34

8

~.15

Dominant Vegetation
Circ. 39

1

2/3

2/3

Cowardin

PEM1Af

PEMB/
PEMCd

PEMB/
PEMCd

1

PFO1A

1

PEMAf

Eggers and Reed

Seasonally Flooded
Basin, Farmed

Cocklebur, barnyard
grass, field nutsedge,
stunted soybeans

Wet Meadow

Cattail, beggartick,

(Partially Drained),

reed canary grass,

Shallow Marsh

smartweed

Wet Meadow
(Partially Drained),
Shallow Marsh

Cattail, reed canary
grass, green bulrush

Bottomland

Green ash, cursed

hardwoods

crowfoot

Seasonally Flooded
Basin, Farmed

Cocklebur

Note: Potential Wetland 8 was determined to be non-wetland by the City of Maple
Grove, but review by the Corps of Engineers is pending.

The City of Maple Grove conducted site visits to review the wetland delineation on June 28 and
July 3, 2019. Supplemental information was provided by KES on behalf of the project proponent
on July 8, and the City of Maple Grove approved the wetland delineation on July 9, 2019. The City
of Maple Grove notice of decision determined that potential Wetland 8 was non-wetland because it
lacked wetland hydrology and was located in a farmed area with a functioning drain tile on June
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28, 2019. The U.S. Army Corps of Engineers acknowledged receipt of the Wetland Delineation
Report on June 3, 2019, but the Corps has not yet confirmed the delineated wetland boundaries,
including the federal jurisdictional status of potential Wetland 8. Agency correspondence regarding
the wetland delineation is attached to the AUAR.

Appendix D:
Notice of Decision

In addition to the delineated wetlands, the AUAR area includes unmapped agricultural drain tile
lines and about 1,908 linear feet (0.36 mile) of an unnamed DNR public watercourse (M-062-008).
The DNR watercourse covers about 0.6 acre and has an average width of about 13 feet. The
watercourse drains through parts of Wetlands 2 and 3, and then flows south about 1.75 miles
through various wetlands, ponds, and an Interstate 94 road ditch before discharging to Rice Lake.
The DNR watercourse is described in more detail under Item 11.b.iv.b. From Rice Lake, drainage
flows north through Elm Creek to the Mississippi River. Impacts to this watercourse will likely fall
under the jurisdiction of the MN DNR and U.S. Army Corps of Engineers.

All wetlands delineated in the Project 100 AUAR area have been assigned management criteria and
protective priorities as part of the wetland delineation approval process. All wetlands have been
designated as Manage-Flexible or Manage-Restore as defined in the City’s Local Surface Water
Management Plan and described here:
Manage-Flexible: Wetlands that are considerably degraded as a result of either farming or
development and qualify for “sequencing flexibility” under the jurisdiction of the Wetland
Conservation Act are classified as Manage-Flexible. These are typically Type 1 wetlands that have
been drained and recently cultivated. The vegetation is solely invasive. These are relatively small
wetland areas (generally less than one acre) that are isolated from other natural habitat (i.e.
wetland, forest, shrub, meadow).
Manage—Restore: Wetlands that may be somewhat degraded as a result of either farming or
development are classified as Manage –Restore. Invasive species dominate these areas which are
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commonly larger than 0.5 acre. Typically, cultivation, grazing, or changes in water level have
encouraged the invasion of cattails and/or reed canary grass. However, these areas may be
restored through intensive vegetative management and possible hydrologic adjustment.
Consideration for approval of wetland impacts will include the City’s management criteria and
protective priorities as well as applicable Federal, State, and local regulations.

ii. Groundwater – aquifers, springs, seeps. Include: 1) depth to groundwater; 2) if project is
within a MDH wellhead protection area; 3) identification of any onsite and/or nearby wells,
including unique numbers and well logs if available. If there are no wells known on site or
nearby, explain the methodology used to determine this.
Using the information provided within the City of Maple Grove EAST TH 610 AUAR report that was
completed in 2000 and the Mitigation Plan completed in May 2001. The study encompassed the
entire Northwest section of the city, including the Project 100 site. The following information was
written in the past AUAR and reflects current conditions and protection measures. From the 2001
AUAR it states on pages 48-49 question 20, Groundwater—Potential for Contamination:
Approximate depth (in feet)
•

To groundwater: 0 feet minimum, 30 feet average

•

To bedrock: 101 feet minimum, 150 feet average

According to information from the Geologic Atlas for Hennepin County the depth to bedrock
ranges between 150’ to 200’ at the southeast corner of the study area to 300’ to 400’ at the
northwest corner. The Douglas Fault and the Pine Fault are both in close proximity to the study
area. Both faults are Mesoproterozoic and are the western-bounding, high angle faults
constraining the central horst structure of the Midcontinent Rift System, known as the St. Croix
horst.
Per the city’s June 2018, Local Surface Management Plan, the city updated their Wellhead
Protection Plan in 2012 and it is effective until 2022. An ALTA survey of the site did not identify
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any existing wells on the site. Project 100 is not proposing any new wells on site with the current
development.
Additionally, there are no recorded instances of abandoned or unused wells, which could be a
source for potential groundwater pollution, within the study area. However, there is as likelihood
that abandoned or unused wells could be found during the development of property. If found
during construction, these wells will need to be sealed and abandoned according to Minnesota
Department of Health rules.
Appendix C:
Maple Grove – Local Surface Water Management Plan

b. Describe effects from project activities on water resources and measures to minimize or
mitigate the effects in item b.i. through item b.iv. below.
i.

Wastewater - For each of the following, describe the sources, quantities and composition
of all sanitary, municipal/domestic and industrial wastewater produced or treated at the
site.

1) If the wastewater discharge is to a publicly owned treatment facility, identify any
pretreatment measures and the ability of the facility to handle the added water and
waste loadings, including any effects on, or required expansion of, municipal wastewater
infrastructure.

Wastewater discharge will be collected and distributed to the MCES Interceptor #9004 (Elm Creek
Interceptor). Flows from the city’s North/West Major Sewer District (including Project 100) are
metered by MCES Meter M232. Maple Grove’s ultimate estimated peak flow to this interceptor is
approximately 11.52 MGD. The city’s 2040 Comprehensive Sewer Plan identifies the city’s ultimate
sewer needs based on the land use plan and states that the land use plan is compatible with the
regional sewer capacity. The Metropolitan Wastewater Treatment Plant (Metro) serves Maple Grove
and the Project 100 site area. The Metropolitan Plant is located in St. Paul, Minnesota and serves a
total of 66 communities with a capacity of 251 million gallons per day.
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Based on the Maximum Build Scenario, an estimated 0.34 million gallons per day (MGD) will be
generated from the proposed development. The projected wastewater flows for this development
may exceed the current capacity of the City’s sanitary sewer infrastructure and further analysis shall
be conducted to determine impacts on current flows as well as future projections.
The MCES Meter M232 will be able to handle this additional capacity from the project as it has an
estimated peak flow capacity of approximately 11.52 MGD within this interceptor. These numbers
have been generated from the data found on the AUAR Development Scenario Chart.
Appendix A:
Figure 27 – Maple Grove Sanitary Sewer System Map
Figure 28 – Project 100 Sanitary Sewer/Water System Connection Map
Figure 29 – AUAR Development Scenario Chart

2) If the wastewater discharge is to a subsurface sewage treatment systems (SSTS), describe
the system used, the design flow, and suitability of site conditions for such a system.
NA

3) If the wastewater discharge is to surface water, identify the wastewater treatment
methods and identify discharge points and proposed effluent limitations to mitigate
impacts. Discuss any effects to surface or groundwater from wastewater discharges.
NA

ii

Stormwater - Describe the quantity and quality of stormwater runoff at the site prior to
and post construction. Include the routes and receiving water bodies for runoff from the
site (major downstream water bodies as well as the immediate receiving waters). Discuss
any environmental effects from stormwater discharges. Describe stormwater pollution
prevention plans including temporary and permanent runoff controls and potential BMP
site locations to manage or treat stormwater runoff. Identify specific erosion control,
sedimentation control or stabilization measures to address soil limitations during and
after project construction.
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The existing site generally consists of active agricultural land with a single outbuilding remnant
from the previous farmstead. Stormwater generally flows across fields and drains to existing
wetlands, a stream/creek and offsite without stormwater management practices. The unnamed
creek on the site drains south to Rice Lake and Elm Creek. Drainage goes through the Elm Creek
watershed and eventually discharges into the Mississippi River.
Stormwater runoff from future development will be directed to stormwater treatment and retention
ponds on site via storm sewer and overland flow prior to discharging off-site. While the quantity
of stormwater generated by the development is anticipated to increase, future discharge rates will
not exceed the existing discharge rates for the Atlas 14 2-year 24 hour, 10-year 24 hour, and 100year 24-hour rainfall events. Existing site soils are generally not conducive for infiltrating practices.
In lieu of volume control/infiltration, runoff will be treated in filtration basins whereby 1.1 inches
over newly created impervious surfaces will be filtered on-site to meet local jurisdictional
requirements before discharging offsite. The filtration basins are anticipated to be designed as
biofiltration basins (rain gardens) with forebay pretreatment, wet ponds with filtration benches, or
combination thereof.

Filtration will assist in meeting City quality control requirements of 60%

phosphorous and 85% total suspended solids removal.
Project 100 will be required to submit a SWPPP plan that identifies the BMP’s to be used prior and
during development. Runoff control will consist of but not limited to silt fencing, minimized
stockpiling and cover seed of disturbed soils.
The Metropolitan Council identifies the following lakes within the City as Priority Lakes: Weaver
Lake, Fish Lake, Eagle Lake, and Pike Lake. Priority Lakes are those that have been identified as
being of highest priority for the development of management plans and for improvement. Special
precautions are taken by the City to help protect these lakes and limit the amount of disturbance.
There are no trout streams located on or adjacent to the Project 100 parcel.
Appendix A:
Figure 30 – Project 100 Existing Drainage Map
Figure 31 – Project 100 Proposed Roadway & Stormwater Management
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Appendix C:
Maple Grove – Local Surface Water Management Plan

iii.

Water Appropriation. AUAR Guidance: If the area requires new water supply wells

specific information about that appropriation and its potential impacts on groundwater
levels should be given; if groundwater levels would be affected, any impacts resulting on
other resources should be addressed.
Describe if the project proposes to appropriate surface or groundwater (including
dewatering). Describe the source, quantity, duration, use and purpose of the water use and
if a DNR water appropriation permit is required. Describe any well abandonment. If
connecting to an existing municipal water supply, identify the wells to be used as a water
source and any effects on, or required expansion of, municipal water infrastructure. Discuss
environmental effects from water appropriation, including an assessment of the water
resources available for appropriation. Identify any measures to avoid, minimize, or mitigate
environmental effects from the water appropriation.
Surface/Groundwater Appropriations and Dewatering
Development in the AUAR area will not involve the installation of new water wells, nor is it
expected to involve appropriation of surface waters.
Development of the AUAR area would require a MN DNR water appropriation permit if dewatering
required for installation of utilities exceeds 10,000 gallons/day or 1,000,000 gallons/year. If
construction dewatering does not exceed 50 million gallons in total and a duration of one year
from the start of pumping, the proposed action will be eligible for coverage under the amended
DNR General Permit 1997-0005 for temporary water appropriations. Although the extent and
duration of construction dewatering that may be necessary is unknown at this time, any dewatering
necessary is expected to be temporary. If dewatering does become necessary, appropriated
groundwater will be discharged to temporary sediment basins located within the AUAR area. It is
not anticipated that construction dewatering or pumping from the proposed development will be
extensive or continue long enough to impact nearby domestic or municipal wells.
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Project 100 will be served by the city’s public water system via existing water stubs within both
Grove Circle North access points. The water service is sized and has the capacity to support the
Maximum Build Scenario.
Appendix A:
Figure 28 – Project 100 Sanitary Sewer/Water System Connection Map

iv. Surface Waters
AUAR Guidance: The information called for on the EAW form should be supplied for
any of the infrastructure associated with the AUAR development scenarios, and for any
development expected to physically impact any water resources. Where it is uncertain
whether water resources will be impacted depending on the exact design of future
development, the AUAR should cover the possible impacts through a “worst case
scenario” or else prevent impacts through the provisions of the mitigation plan.
a) Wetlands. Describe any anticipated physical effects or alterations to wetland
features such as draining, filling, permanent inundation, dredging and vegetative
removal. Discuss direct and indirect environmental effects from physical modification
of wetlands, including the anticipated effects that any proposed wetland alterations
may have to the host watershed. Identify measures to avoid (e.g., available
alternatives that were considered), minimize, or mitigate environmental effects to
wetlands. Discuss whether any required compensatory wetland mitigation for
unavoidable wetland impacts will occur in the same minor or major watershed, and
identify those probable locations.
Wetlands in the AUAR area are regulated by City of Maple Grove, which administers the Minnesota
Wetland Conservation Act (WCA) in the AUAR area; the U.S. Army Corps of Engineers, which
administers Section 404 of the Federal Clean Water Act (CWA), the MN DNR, which administers the
Minnesota Public Water Resources Act, and the MPCA, which administers Section 401 of the CWA.
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Wetland requirements of the City of Maple Grove are set forth in the Wetland Systems District
Ordinance. This Ordinance specifies prohibited activities, conditional uses, use of MnRAM for
wetland ranking, wetland buffers, and wetland mitigation. The project proponent completed a
MnRAM functional assessment for each wetland in the AUAR area to aid in determining wetland
management classifications and wetland buffers.

To be considered a high value wetland, a wetland must be rated as having high significance in five
of the 12 MnRAM functional categories. For each category that receives an exceptional rating, the
number of high-rated categories required for a high value rating is decreased by one. MnRAM
results for the seven most commonly referenced wetland functions are included in Table 2.
Wetland buffers required by the City of Maple Grove and based on the MnRAM assessment are
summarized in Table 3. Projects developed in the AUAR will comply with these buffer
requirements. In addition, the DNR public watercourse will be accompanied by a 37.5-foot buffer,
as discussed under Item 11.b.iv.b. Complete MnRAM results are included in

Appendix E:
MnRAM Wetland Functional Assessment Results

Table 2. MnRAM Wetland Function Assessment Results
Wetland

Flood

Downstream

Wet.

Vegetative

Wildlife

Amphibian

Stormwater

ID

Diversity

Habitat

Habitat

Sensitivity

1

Low

Low

Low

Exceptional

Low

Moderate

Moderate

2

Moderate

Moderate

Moderate

Moderate

Low

Moderate

High

3

Moderate

Moderate

Low

Moderate

Low

Moderate

Moderate

4

Moderate

High

Moderate

Exceptional

High

High

High

Water
Quality

Attenuation

Water
Quality
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Table 3. Wetland Buffers Required
No. of Functions w/
Wetland Buffer (ft)

High or Exceptional
Wet.

MnRAM

ID

Classification

Rating
Based
on
MnRAM

Needed
for High

Wetland
Rating

Setback
Minimum

Wetland

Average from
Buffer

Rating

1

Manage 2

1

4

Low

10

25

10

2

Manage 1

1

5

Low

10

25

10

3

Manage 2

0

5

Low

10

25

10

4

Preserve

6

4

High

25

40

10

The “worse-case scenario” wetland impacts related to development in the AUAR area are estimated
at 6.36 acres. In addition, development in the AUAR area is expected to include one street crossing
over the DNR watercourse, which may impact up to 0.09 acre of this resource. Any request by the
applicant for an approval to impact wetlands will include an evaluation of avoidance and
minimization of wetland impacts per the Wetland Conservation Act and U.S. Army Corps of
Engineers. It is not possible to precisely quantify wetland impacts at this time because the
development plan for the AUAR area is very preliminary.

Unavoidable wetland impacts will need to be replaced with compensatory mitigation in compliance
with the WCA and CWA. The project proponent will be required to replace wetland impacts
through the purchase of approved wetland credits from appropriate wetland banks. The City of
Maple Grove may request that the project proponent provide half of the required wetland credits
from a wetland bank located in Hennepin County. As required under the WCA and CWA, the
remaining required wetland credits will come from banks located in the same Wetland Bank Service
Area, and potentially within the same Major Watershed, as the wetland impacts. Ultimately, the
wetland credits that may be purchased for compensatory mitigation will depend upon the credit
balances available for sale at the time when wetland impacts are proposed.
28 | P a g e
PROJECT 100: Mixed-Use Development in NW Maple Grove
Alternative Urban Areawide Review (DRAFT)

Avoided wetlands and development within the AUAR area need to comply with the wetland buffer
widths listed in Table 3. Use of wetland buffer width averaging, which allows for narrower buffers
in certain locations, may enable the project proponent to avoid and minimize wetland impacts in or
near locations proposed for buildings, parking, or stormwater basins.

Commercial and institutional projects that impact more than 0.5 acre of wetland will also be
required to evaluate alternative site locations and obtain Section 401 Water Quality Certification or
waiver from the MPCA to help ensure compliance with state water quality standards.

If development occurs in the T-Zone area, it would include one or more public trail/street crossings
over the DNR public watercourse to provide access to the wooded area west of the DNR
watercourse. Any such crossing will require a public waters work permit from the DNR Division of
Ecological Services. Any such crossing will be designed to convey high flows through the
watercourse without raising the upstream flood elevation of the watercourse. If any such crossing
includes municipal sewer and water utilities, it will also require a utility crossing license from the
DNR Division of Lands and Minerals.

Project proponents will be required to demonstrate wetland impact avoidance and minimization
measures by preparing wetland permit applications and responding to agency comments during
wetland permitting in the future. The development will avoid and minimizes impacts on wetlands
and water resources by:
1. aligning roadways to avoid wetlands wherever practicable;
2. minimizing wetland fill areas by using 3:1 slopes and considering retaining walls where
practicable;
3. limiting direct effects on the DNR watercourse to street crossing locations that
correspond to wetland narrows to the extent practicable;
4. implementing sedimentation and water quality protection BMPs to reduce and eliminate
secondary wetland impacts over time;
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5. treating stormwater from impervious surfaces to remove sediment and nutrients prior to
discharge to wetlands;
6. preserving a 37.5-foot buffer and natural corridor with wetlands along the DNR public
watercourse that runs through the area; and
7. identifying wetland buffers with permanent monumentation and seeding disturbed
buffers with appropriate vegetation to protect wetlands in compliance with the City of
Maple Grove Wetland Systems District Ordinance.

The project proponent will be required to implement BMPs or other management practices that
help reduce and eliminate wetland impacts over time. As required under Part 9.17 of the MPCA’s
General Stormwater Permit for Construction Activity, the project proponent will maintain either a
50-foot natural buffers or a double row of silt fence down gradient from construction and adjacent
to surface waters and wetlands. The project proponent and construction contractors will choose
stormwater practices appropriate for the site and install practices according to permit guidelines.
Stormwater treatment basins will be designed to treat runoff from impervious surfaces and help
maintain the hydrology of avoided wetlands either through discharge of treated surface runoff or
infiltration.

b) Other Surface Waters. Describe any anticipated physical effects or alterations to surface
water features (lakes, streams, ponds, intermittent channels, county/judicial ditches) such
as draining, filling, permanent inundation, dredging, diking, stream diversion,
impoundment, aquatic plant removal and riparian alteration. Discuss direct and indirect
environmental effects from physical modification of water features. Identify measures to
avoid, minimize, or mitigate environmental effects to surface water features, including inwater Best Management Practices that are proposed to avoid or minimize
turbidity/sedimentation while physically altering the water features. Discuss how the
project will change the number or type of watercraft on any water body, including
current and projected watercraft usage. (AUAR Guidance: Watercraft need only be
addressed if the AUAR area would include or adjoin recreational water bodies.)
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Anticipated physical effects on surface water features are discussed above under Item 11.b.iv.a.
Direct effects on surface water resources will be minimized as discussed above. The AUAR area
does not include any lakes or county or judicial ditches, but it does include about 1,908 linear feet
(0.36 mile) of an unnamed DNR public watercourse (M-062-008). The DNR watercourse covers
about 0.6 acre and has an average width of about 13 feet. It drains through parts of Wetlands 2
and 3 on the western part of the AUAR area. With the exception of the street crossing described
above under Item 11.b.iv.a, this watercourse will be generally avoided and accompanied by a 75foot structure setback as required under the City of Maple Grove Shoreland District Ordinance. In
addition, the 37.5-foot shore impact zone adjoining the watercourse will be a naturally vegetated
buffer insofar as feasible and practicable. The project proponent will need to provide details in the
project SWPPP (Stormwater Pollution Prevention Plan) to more fully describe the BMPs listed under
Item 11.b.iv.a, which minimize sedimentation and secondary impacts.
12.

Contamination/Hazardous Materials/Wastes:

a. Pre-project site conditions - Describe existing contamination or potential environmental
hazards on or in close proximity to the project site such as soil or ground water
contamination, abandoned dumps, closed landfills, existing or abandoned storage tanks,
and hazardous liquid or gas pipelines. Discuss any potential environmental effects from
pre-project site conditions that would be caused or exacerbated by project construction
and operation. Identify measures to avoid, minimize or mitigate adverse effects from
existing contamination or potential environmental hazards. Include development of a
Contingency Plan or Response Action Plan.
There are no known existing contamination or potential environmental hazards on the site. The
city’s Local Surface Water Management Plan identified hazardous pollutant sources within the
developed areas east of Project 100 within Grove Circle North Road, and at the convergence of
Hwy 610 and I-94 near the northwest corner of the site. In review of the MPCA website these
sources consist of a Home Depot store, Hospital and a past feedlot.
If contamination is found during site development, the developer is required by state law to report
the site and adhere to rules of the MPCA.
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Appendix A:
Figure 32 – Maple Grove’s Local Surface Management Plan – Pollutant Sources Map

b. Project related generation/storage of solid wastes - Describe solid wastes
generated/stored during construction and/or operation of the project. Indicate method
of disposal. Discuss potential environmental effects from solid waste handling, storage
and disposal. Identify measures to avoid, minimize or mitigate adverse effects from the
generation/storage of solid waste including source reduction and recycling.
During the construction phase solid waste such as lumber, sheetrock and other typical debris will
be collected and disposed of to a demolition/construction landfill. The site contains no existing
buildings or other manufactured solid waste except for the single pole building. The development
will generate typical commercial and household solid waste per day. The city encourages recycling,
which will reduce the amount of solid waste. The waste will be disposed of by contracted waste
removal operations that provide refuse collection services for all of the future generators.

c. Project related use/storage of hazardous materials - Describe chemicals/hazardous
materials used/stored during construction and/or operation of the project including
method of storage. Indicate the number, location and size of any above or below
ground tanks to store petroleum or other materials. Discuss potential environmental
effects from accidental spill or release of hazardous materials. Identify measures to avoid,
minimize or mitigate adverse effects from the use/storage of chemicals/hazardous
materials including source reduction and recycling. Include development of a spill
prevention plan.
During construction, hazardous materials such as fuels (small quantities stored above ground) and
specific construction materials would be on site during construction and stored and handled in
conformance with state and federal regulations to prevent accidental spill or release of hazardous
materials. Builders and contractors are responsible for proper management of hazardous materials
utilized during construction. The contractor would minimize and mitigate adverse effects from the
generation and storage of hazardous wastes by recycling wastes that can be recycled, and by
developing a spill prevention plan for the project.
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d. Project related generation/storage of hazardous wastes - Describe hazardous wastes
generated/stored during construction and/or operation of the project. Indicate method
of disposal. Discuss potential environmental effects from hazardous waste handling,
storage, and disposal. Identify measures to avoid, minimize or mitigate adverse effects
from the generation/storage of hazardous waste including source reduction and
recycling.
Outside of the materials described above, the project is not anticipated to generate or require the
storing, handling or disposal of hazardous wastes during construction or operation of the project.
Because institutional medical is a permitted use in the city’s Mixed-Use classification the potential
of medical hazardous waste may be included as part of a future tenant. Any medial hazardous
waste will be subject to the rules established for such use.
13.

Fish, wildlife, plant communities, and sensitive ecological resources (rare features):

a. Describe fish and wildlife resources as well as habitats and vegetation on or in near the site.
Wildlife and Habitat
Most of the site is used primarily for agriculture purposes except for the sporadic wetlands and
trees in the southwest corner of the site. The site is bounded by major mixed-use development to
the east and south and by major highways along the north and west sides. Project 100 is an
isolated piece of land surrounded by developed pressures that restricts wildlife from habiting or
crossing the site. This land generally provides habitat for a variety of bird, mammal, reptile, and
amphibian species common to the area such as deer, fox, squirrels and turkeys.
Vegetation
A tree survey was conducted on May 2, 2019 that included the Project 100 site plus the parcel west
of I-94. The survey identified 431 trees within a 6.7-acre area in the southwest corner of the project
site consisting mostly of Basswood, Ash, Elm and Maple trees.
Appendix A:
Figure 33 – Tree Inventory Survey 1 of 3
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Figure 34 – Tree Inventory Survey 2 of 3
Figure 35 – Tree Inventory Survey 3 of 3
Link for Tree Inventory Plans:
https://www.maplegrovemn.gov/departments/community-economic-development/project-100-auar

The City adopted a Natural Resources Inventory that was concluded in September of 2005. The
purpose of the project was to classify land cover for the city and to assess the relative ecological
quality of the city’s remaining natural resources. The Inventory identified the trees in this area with
a community ID 3—Maple Basswood Forest. From the inventory the city adopted a tree
preservation ordinance and overlay district. A portion of the Southwest corner of Project 100 is
within a T-Overlay District and subject to the preservation standards established by the City.

b. Describe rare features such as state-listed (endangered, threatened or special concern)
species, native plant communities, Minnesota County Biological Survey Sites of Biodiversity
Significance, and other sensitive ecological resources on or within close proximity to the site.
Provide the license agreement number (LA- _____) and/or correspondence number (ERDB
20190375) from which the data were obtained and attach the Natural Heritage letter from
the DNR. Indicate if any additional habitat or species survey work has been conducted
within the site and describe the results.
On July 3rd, 2019, a Natural Heritage Data Review letter was received, stating that per the DNR
review the proposed project will not negatively affect any known occurrences of rare features.
Appendix F:
Minnesota Department of Natural Resources (DNR) Letter

c. Discuss how the identified fish, wildlife, plant communities, rare features and ecosystems
may be affected by the project. Include a discussion on introduction and spread of invasive
species from the project construction and operation. Separately discuss effects to known
threatened and endangered species.
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The Maple Basswood Preservation Area and wetlands may be subject to disturbance as the site
develops. Any such tree removal, as allowed by the city-reviewed PUD master plan process, would
remove habitat for mammals and birds that currently live in the wooded area and wetland basins.

d. Identify measures that will be taken to avoid, minimize, or mitigate adverse effects to fish,
wildlife, plant communities, and sensitive ecological resources.
BMPs and erosion and sediment control devices will be used during construction activities to
prevent sediment-laden stormwater runoff from the project site onto adjacent properties or public
ways. Wetland impacts will be subject to the standards established through the WCA and the City
of Maple Grove Wetland Ordinances, and, if applicable, U.S. Army Corp of Section 404 permitting,
MN DNR Public Waters Works Permit and License to Cross Public Land, and the MPCA Section 401
Water Quality Certification.
The project will implement wildlife friendly erosion control methods. The measures include:
1. Using products with biodegradable netting (natural fiber, biodegradable polyesters, etc.)
2. Avoiding the use of products that require UV-light to biodegrade (also called
“photodegradable”) where possible as they do not biodegrade properly when shaded by
vegetation.
3. Using products that contain netting with rectangular-shaped mesh (not square mesh) and
flexible (non-welded) mesh
4. Using erosion mesh wisely; not all areas with disturbed ground will necessitate its use
The trees within the T-Tree Preservation district will be subject to the standards of the city’s Tree
Preservation District (Division 6, Section 36-721).
Trees that are to be preserved will be protected during the construction period to prevent impacts
to the tree and roots that could cause future damage to the trees. Trees designated for
preservation shall be protected by a highly visible fence or other temporary structure deemed
acceptable by the city.
The future ownership and management of the main wooded area along I-94 is yet to be
determined. The removal of invasive species and an ongoing forest management plan will be
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determined when the development plan for the property is approved. Potential impacts on
migratory birds will be completed and appropriate mitigation measures shall be implemented when
the future dispensation of the major wooded area along I-94 is determined.
As noted in earlier sections, some or all of the T-zone area could be preserved, and densities
transferred to allow the preservation of the wooded area.
14.

Historic properties:

Describe any historic structures, archeological sites, and/or traditional cultural properties on or in
close proximity to the site. Include: 1) historic designations, 2) known artifact areas, and 3)
architectural features. Attach letter received from the State Historic Preservation Office (SHPO).
Discuss any anticipated effects to historic properties during project construction and operation.
Identify measures that will be taken to avoid, minimize, or mitigate adverse effects to historic
properties.
On July 2nd, 2019 the State Historic Preservation Office (SHPO) provided a letter upon their review
of the site. (SHPO Number: 2019-1726). The letter stated that there are no properties listed in the
National or State Registers of Historic Places, and no known or suspected archaeological properties
in the area, that will be affected by this project.
Appendix G:
State Historic Preservation Office (SHPO) Letter

15.

Visual:

Describe any scenic views or vistas on or near the project site. Describe any project related visual
effects such as vapor plumes or glare from intense lights. Discuss the potential visual effects from
the project. Identify any measures to avoid, minimize, or mitigate visual effects.
The site consists of agricultural land surrounded by major mixed-use developments to the south
and east plus major highways to the north and west with agricultural land beyond. The site
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provides no scenic views of the surrounding properties. The only considered scenic view would be
the natural area in the southwest corner consisting trees, wetlands and a creek. However, this area
abuts the I-94 freeway and the wetlands are generally degraded from agricultural operations.
There are no anticipated visual effects from the project site as it will complement the existing
mixed-use developments occurring in the area. Due to commercial uses within the development
there will be lights needed for parking lots and evening hours.

Lights from future development

will be subject to city ordinances and the PUD Master Plan review process.
16.

Air:

a. Stationary source emissions - Describe the type, sources, quantities and compositions of
any emissions from stationary sources such as boilers or exhaust stacks. Include any
hazardous air pollutants, criteria pollutants, and any greenhouse gases. Discuss effects to
air quality including any sensitive receptors, human health or applicable regulatory
criteria. Include a discussion of any methods used assess the project’s effect on air
quality and the results of that assessment. Identify pollution control equipment and
other measures that will be taken to avoid, minimize, or mitigate adverse effects from
stationary source emissions.
There will be no stationary source of air emissions.
b. Vehicle emissions - Describe the effect of the project’s traffic generation on air

emissions. Discuss the project’s vehicle-related emissions effect on air quality. Identify
measures (e.g. traffic operational improvements, diesel idling minimization plan) that will
be taken to minimize or mitigate vehicle-related emissions.
Construction vehicles will create temporary exhaust emissions while grading the site. Construction
activities will be conducted during daytime regulated hours and all vehicles will be to state and
federal standards. The proposed project will generate an increase in carbon monoxide levels due
to an increase in passenger vehicle and truck trips. The project will not require an indirect source
permit. No baseline air quality monitoring or modeling is proposed and no measures to mitigate
for the increase in vehicle related emissions are being considered.
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This project is not located in an area where conformity requirements apply, and the scope of the
project does not indicate that air quality impacts would be expected. Furthermore, the EPA has
approved a screening method to determine which intersections need a carbon monoxide (CO)
hotspot analysis. The results of the screening procedure demonstrate that traffic volumes are below
the threshold of 79,400 ADT and do not require a detailed hotspot analysis. Therefore, no further
air quality analysis is necessary.
Improvements in vehicle technology and in motor fuel regulations continue to result in reductions
in vehicle emission rates. The EPA MOVES 2010b emissions model estimates that emission rates will
continue to fall from existing rates through year 2030. Consequently, year 2030 vehicle related CO
concentrations in the study area are likely to be lower than existing concentrations even
considering any increase in development-related and background traffic.

c. Dust and odors - Describe sources, characteristics, duration, quantities, and intensity of
dust and odors generated during project construction and operation. (Fugitive dust may
be discussed under item 16a). Discuss the effect of dust and odors in the vicinity of the
project including nearby sensitive receptors and quality of life. Identify measures that will
be taken to minimize or mitigate the effects of dust and odors.
As the area surrounding Project 100 is fully developed, dust and odor will be restricted to
development activities occurring on the site. Construction vehicles may create dust if the
construction conditions are dry. As this is a multi-phased project with multiple uses development
activities will be occurring sporadically through the full-build out of the project. During times of
construction activity dust control measures will be utilized per the city permits.
The sensitive receptors in the vicinity include North Memorial Hospital east of the site and
residential housing to the southeast across Maple Grove Parkway. Fernbrook Elementary school
with ballfields is located half a mile to the east. All other uses in the surrounding area are
commercial/office development or undeveloped agricultural land. Development of the site will be
subject to dust and odor control through the PUD master plan review process in accordance to city
ordinances.
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17.

Noise

Describe sources, characteristics, duration, quantities, and intensity of noise generated during
project construction and operation. Discuss the effect of noise in the vicinity of the project
including 1) existing noise levels/sources in the area, 2) nearby sensitive receptors, 3) conformance
to state noise standards, and 4) quality of life. Identify measures that will be taken to minimize or
mitigate the effects of noise.
The State of Minnesota’s noise rules are found in Minnesota Rules Chapter 7030 (Noise Pollution
Control). Under Minnesota Rules 7030.0030 (Noise Control Requirement), local governments are
required to take reasonable measures to prevent the approval of land use activities that will violate
the state noise standards immediately upon the establishment of the land use. 1 Minnesota Rules
7030.0030 states:

No person may violate the standards established in part 7030.0040, unless exempted by Minnesota
Statutes, section 116.07, subdivision 2a. Any municipality having authority to regulate land use shall
take all reasonable measures within its jurisdiction to prevent the establishment of land use
activities listed in noise area classification (NAC) 1, 2, or 3 in any location where the standards
established in part 7030.0040 will be violated immediately upon establishment of the land use.
Traffic noise measurements were completed as part of the Project 100 AUAR to assist the City of
Maple Grove in fulfilling its responsibilities under Minnesota Rules 7030.0030. Existing noise sources
in the AUAR area includes noise generated by vehicular traffic traveling on surrounding roadways,
including Interstate 94 (I-94) and Trunk Highway 610 (TH 610). The purpose of this traffic noise
analysis is to identify existing noise levels with the residential portion of the AUAR area and provide
mitigation techniques to minimize and potential impacts.
Construction Noise
Construction activities associated with the proposed project would result in increased noise levels
relative to existing conditions. Table 1 shows peak noise levels monitored at 50 feet from several
1

Minnesota Pollution Control Agency. November 2015. A Guide to Noise Control In Minnesota. Acoustical Properties, Measurement, Analysis, and

Regulation. Available at https://www.pca.state.mn.us/air/noise-pollution. Accessed April 5, 2017.
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types of construction equipment. This equipment is usually used during site grading/site
preparation, which is typically the loudest phase of the construction process.
Table 1.

Typical Construction Equipment Noise Levels at 50 Feet

Equipment Type

Manufacturers
Sampled

Total Number of
Models in
Sample

Peak Noise Level
(dBA)
Range

Peak Noise Level
(dBA)
Average

Backhoes

5

6

74-92

83

Front Loaders

5

30

75-96

85

Dozers

8

41

65-95

85

Graders

3

15

72-92

84

Scrapers

2

27

76-98

87

Pile Drivers

N/A

N/A

95-105

101

Source: Environmental Protection Agency (EPA) and Federal Highway Administration (FHWA).

Elevated noise levels during construction are unavoidable for this type of project. Contractors will
be required to follow applicable local noise ordinances. Contractors will be required to obtain an
exemption from the City for applicable construction activities outside of these periods.
Background Information on Noise
Noise is defined as any unwanted sound. Sound travels in a wave motion and produces a sound
pressure level. This sound pressure level is commonly measured in decibels. Decibels (dB) represent
the logarithm of the ratio of a sound energy relative to a reference sound energy. For highway
traffic noise, an adjustment, or weighting, of the high- and low- pitched sound is made to
approximate the way that an average person hears sound. The adjusted sound levels are stated in
units of “A-weighted decibels” (dBA). A sound increase of 3 dBA is barely noticeable by the human
ear, a 5 dBA increase is clearly noticeable, and a 10 dBA increase is heard as twice as loud. For
example, if the sound energy is doubled (i.e., the amount of traffic doubles), there is a 3 dBA
increase in noise, which is just barely noticeable to most people. On the other hand, if traffic
increases by a factor of ten times, the resulting sound level will increase by about 10 dBA and be
heard to be twice as loud.
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In Minnesota, traffic noise impacts are evaluated by measuring and/or modeling the traffic noise
levels that are exceeded 10 percent and 50 percent of the time during the hours of the day and/or
night that have the loudest traffic scenario. These numbers are identified as the L10 and L50 levels,
respectively. The L10 value is the noise level that is exceeded for a total of 10 percent, or 6 minutes,
of an hour. The L50 value is the noise level that is exceeded for a total of 50 percent, or 30 minutes,
of an hour.
Table 1 provides a rough comparison of the noise levels of some common noise sources.
Table 1 Decibel Levels of Common Noise Sources

Source: Minnesota Pollution Control Agency. 2017. Noise Pollution. Available at https://www.pca.state.mn.us/air/noise-pollution. Accessed April 5,
2017.

Many factors contribute to the loudness of traffic noise, including the volume of traffic, vehicle mix
(e.g., volume of heavy trucks), vehicle speeds, and topography of the area. The distance of a
receptor from a sound’s source is also an important factor. Sound level decreases as distance from
a source increases. A general rule regarding sound level decrease due to increasing distance from a
line source (roadway) that is commonly used is: beyond approximately 50 feet from the sound
source, each doubling of distance from the line source over hard ground (such as pavement or
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water) will reduce the sound level by 3 dBA, whereas each doubling of distance over soft ground
(such as vegetated or grassy ground) results in a sound level decrease of 4.5 dBA.
Minnesota State Noise Standards
Minnesota state noise standards have been established for daytime and nighttime periods. For
residential land uses (identified as Noise Area Classification 1 or NAC-1), the state standards for L10
are 65 dBA for daytime and 55 dBA for nighttime; the state standards for L50 are 60 dBA for
daytime and 50 dBA for nighttime. The Minnesota Pollution Control Agency (MPCA) defines
daytime as 7:00 a.m. to 10:00 p.m. and nighttime from 10:00 p.m. to 7:00 a.m. Table 2 lists the state
noise standards. State noise standards apply to the outdoor atmosphere (i.e., exterior noise levels).
Table 2.

Minnesota State Noise Standards

General
Land Uses (1)

Noise Area
Classification
(NAC)

Daytime
L10 (2)

Daytime
L50 (2)

Nighttime
L10 (3)

Nighttime
L50 (3)

Residential

NAC-1 (1)

65 dBA

60 dBA

55 dBA

50 dBA

Commercial

NAC-2 (2)

70 dBA

65 dBA

70 dBA

65 dBA

Industrial

NAC-3 (3)

80 dBA

75 dBA

80 dBA

75 dBA

(1) Noise area classification is based on the land use activity at the receiver location. Noise area classifications and activities included in each
classification are listed in Minnesota Rules 7030.0050, subp. 2.
(2) Daytime hours are from 7:00 a.m. to 10:00 p.m.
(3) Nighttime hours are from 10:00 p.m. to 7:00 a.m.

State noise standards apply to trunk highway facilities, and to roadways within the cities of
Minneapolis and St. Paul. Minnesota Statutes 2000, Section 116.07 subd. (2a) lists the conditions
and roadway types that are exempt from the state noise standards.

Analysis Methodology
Noise level monitoring is commonly performed as part of a traffic noise study to document existing
noise levels and to validate the noise model for the project (see discussion of “Field Measurements
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and Predicted Noise Levels” below). Existing traffic noise levels were monitored at two locations
within the AUAR area near possible locations of residential land uses.
Daytime and nighttime noise levels were collected in September 2019. Traffic noise levels were
monitored for one 60-minute period during the daytime hours and nighttime hours. A trained
noise monitoring technician was present for the entire field measurement session to ensure correct
operation of the sound level meter (SLM). Table 3 lists the field measurement results.
Table 3: Field Measurement Summary Table
Receptor ID

Location
Description

M-1

NW corner of the
site. Adjacent to
the existing
agricultural
building

M-2

SW corner of the
existing pond on
site

Start Time

End Time

Measured Level,
L10, dBA

Measured Level,
L50, dBA

6:00 a.m.

7:00 a.m.

64.0

63.5

12:00 p.m.

1:00 p.m.

60.0

59.0

6:00 a.m.

7:00 a.m.

64.7

63.4

12:00 p.m.

1:00 p.m.

62.7

61.2

Mitigation
Based on the measured traffic noise levels on the Project 100 site, noise levels are anticipated to
exceed state noise standards for residential land uses near I-94 or TH 610. It is recommended that
the residential locations be developed such that any outdoor common spaces are located on the
side of the building facing away from I-94. This will minimize exposure from the primary noise
source in the area.
•

The AUAR study area will be developed such that where feasible, land use activities sensitive
to noise will be suitably set back from existing noise sources such that the potential for
noise impact is sufficiently reduced. These details will be determined as the project
development proceeds. Once the project is further defined, setback distances from the
roadway network within the AUAR area will be reviewed relative to the receptors listed in
the above section to determine the potential for the project to exceed State noise
standards.
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•

If needed, a noise analysis will be conducted to model the existing and build condition near
the AUAR area. The traffic modeling will be completed using MINNOISEV31 (FWHA Stamina
model adapted by MnDOT for use in Minnesota). Prior to beginning the noise analysis, the
City will meet with MPCA staff to discuss the proposed traffic noise analysis methodology to
ensure that State standards will be met. Daytime noise monitoring will be conducted at
predetermined locations on the project site. A build condition noise model will be
developed for specific locations on the project site and be compared to State daytime and
nighttime noise standards. If State standards are exceeded, and analysis of proposed noise
barriers will be prepared according to MnDOT guidance.

•

The City should work with MPCA and MnDOT during project development and planning, as
needed, to ensure that road noise setbacks are appropriate. Noise modeling is an effective
way to plan land use development, but the State noise standards are based solely on
monitored noise. Thus, conducting noise monitoring, in addition to modeling, would best
ensure compliance with state noise standards, especially in areas where proposals include
residential development.

18.

Transportation

a. Describe traffic-related aspects of project construction and operation. Include: 1) existing
and proposed additional parking spaces, 2) estimated total average daily traffic
generated, 3) estimated maximum peak hour traffic generated and time of occurrence, 4)
indicate source of trip generation rates used in the estimates, and 5) availability of transit
and/or other alternative transportation modes.
SRF has completed a traffic study for the proposed Project 100 development in the City of Maple
Grove as part of the Alternative Urban Areawide Review (AUAR). The project site is generally
bounded by I-94 to west, Trunk Highway (TH) 610 to the north, Maple Grove Hospital to the east,
and Maple Grove Parkway to the south.
Appendix H:
Traffic Study
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The AUAR traffic analysis is an independent study that reviews potential site design scenarios and
identifies area transportation impacts and mitigation for all users and transportation modes. Although
some issues and mitigation identified are based on key traffic metrics such as level of service and
queueing, they also must consider other parts of the transportation system, such as pedestrians,
bicyclists, and transit. This study recognizes that some mitigation may conflict with other
transportation modal priorities and therefore are offered for consideration. The mitigation identified
is intended to provide discretion to stakeholders with respect to transportation priorities and
implementation. The following information provides the assumptions, analysis, and recommendations
offered for consideration.
As part of the traffic analysis, two future build scenarios were reviewed. The first scenario reviewed,
referred to as the “Preferred Development Plan”, includes a mix of office, medical, and residential
land uses. The second scenario reviewed, referred to as the “Maximum Build”, also includes a mix of
office, medical, and residential land uses albeit at a higher density than the “Preferred Development
Plan”. The AUAR scenario is assuming the higher density development.
Transportation System Study Area
The traffic analysis focused on Maple Grove Parkway from the I-94 interchange terminals to CSAH
81. The analysis also included the Grove Circle N intersections internal to the existing development
around the site.
Existing Conditions
The existing conditions were reviewed to establish a baseline to identify any future impacts associated
with the proposed development. The evaluation of existing conditions includes various data collection
efforts and an intersection capacity analysis.
Maple Grove Parkway is a divided four-lane urban A Minor Expander roadway with a posted speed
limit of 40 miles per hour (mph) south of the TH 610 interchange and 45 mph to the north of the
TH 610 interchange. CSAH 81 is a four-lane urban A Minor Expander roadway with a posted speed
limit of 55 mph within the study area. Grove Circle North and Hospital Drive are both divided fourlane local roads with a posted speed limit of 30 mph. The study intersections along Maple Grove
Parkway are all signalized except for the intersection at 105th Avenue, while the remaining
intersections are unsignalized with either side-street stop or all-way stop control.
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Existing Intersection Capacity Analysis
An existing intersection capacity analysis was completed using Synchro/SimTraffic software (V9.0) to
establish a baseline condition to which future traffic operations could be compared. Capacity analysis
results identify a Level of Service (LOS) which indicates how well an intersection is operating.
Intersections are graded from LOS A through LOS F. The LOS results are based on average delay per
vehicle, which correspond to the delay threshold values shown in Table 1. LOS A indicates the best
traffic operation, while LOS F indicates an intersection where demand exceeds capacity. Overall
intersection LOS A though LOS D is generally considered acceptable in the Twin Cities area.
Level of Service Criteria for Signalized and Unsignalized Intersections
LOS Designation

Signalized Intersection
Average Delay/Vehicle (seconds)

Unsignalized Intersection
Average Delay/Vehicle (seconds)

A

≤ 10

≤ 10

B

> 10 - 20

> 10 - 15

C

> 20 - 35

> 15 - 25

D

> 35 - 55

> 25 - 35

E

> 55 - 80

> 35 - 50

F

> 80

> 50

For side-street stop-controlled intersections, special emphasis is given to providing an estimate for
the level of service of the side-street approach. Traffic operations at an unsignalized intersection with
side-street stop control can be described in two ways. First, consideration is given to the overall
intersection level of service. This takes into account the total number of vehicles entering the
intersection and the capability of the intersection to support these volumes. Second, it is important
to consider the delay on the minor approach. Since the mainline does not have to stop, the majority
of delay is attributed to the side-street approaches. It is typical of intersections with higher mainline
traffic volumes to experience high levels of delay (i.e. poor levels of service) on the side-street
approaches, but an acceptable overall intersection level of service during peak hour conditions.
Results of the existing intersection capacity analysis shown in Table 2 indicate that all study
intersections currently operate at an acceptable overall LOS D or better during the a.m. and p.m.
peak hours with the existing traffic controls and geometry.
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Existing Intersection Capacity Analysis
Intersection

Level of Service (Delay)
A.M. Peak Hour

P.M. Peak Hour

Maple Grove Parkway/I-94 West Ramp (1)

B (20 sec.)

D (40 sec.)

Maple Grove Parkway/I-94 East Ramp (1)

B (23 sec.)

C (28 sec.)

Maple Grove Parkway and Upland Lane (1)

B (11 sec.)

B (16 sec.)

Maple Grove Parkway and Hospital Drive (1)

B (12 sec.)

B (17 sec.)

Maple Grove Parkway and Grove Circle North (1)

B (18 sec.)

C (22 sec.)

Maple Grove Parkway/TH 610 South Ramp (1)

A (6 sec.)

A (5 sec.)

Maple Grove Parkway/TH 610 North Ramp (1)

B (12 sec.)

B (13 sec.)

Maple Grove Parkway/CSAH 81 (1)

B (16 sec.)

C (22 sec.)

Grove Circle North and Aldi Access (2)

A/A (5 sec.)

A/A (6 sec.)

A (5 sec.)

A (5 sec.)

Grove Circle North and Grove Shopping Center Middle Access (2)

A/A (4 sec.)

A/A (4 sec.)

Grove Circle North and Grove Shopping Center East Access (2)

A/A (5 sec.)

A/A (9 sec.)

Hospital Drive and Maple Grove Hospital North Access (2)

A/A (6 sec.)

A/A (6 sec.)

Hospital Drive and Maple Grove Hospital South Access (2)

A/A (8 sec.)

A/A (7 sec.)

Grove Circle North and Hospital Drive (3)

(1)

Indicates a signalized intersection, where the overall LOS is shown.

(2)

Indicates an unsignalized intersection with side-street stop control, where the overall LOS is shown followed by the worst approach LOS. The
delay shown represents the worst side-street approach delay.

(3)

Indicates an unsignalized intersection with all-way stop control, where the overall LOS is shown.

AUAR Scenarios and Assumptions
Build out of the Project 100 site is expected to take approximately 20 to 25 years and is dependent
on market conditions. As part of the traffic analysis portion of the AUAR process, two future build
scenarios were reviewed. The first scenario reviewed, referred to as the “Preferred Development Plan”,
includes a mix of office, medical, and residential land uses. The second scenario reviewed, referred
to as the “Maximum Build”, also includes a mix of office, medical, and residential land uses albeit at
a higher density than the “Preferred Development Plan”.
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AUAR Scenario Summary
Preferred Development Plan

Maximum Build Scenario

Land Use

Size

Land Use

Size

Medical

320,000 square feet

Medial

702,000 square feet

Office

436,000 square feet

Office

872,000 square feet

Residential

510 Total units
150 units – Senior Living
360 units – Multi-Family

Residential

600 Total units
150 units – Senior Living
450 units – Multi-Family

Traffic Forecasts
As previously mentioned, the build out of the Project 100 site is anticipated to take 20 to 25 years,
depending on market conditions. For purposes of developing traffic forecasts and evaluating future
conditions, a horizon year of 2040 was used. Traffic forecasts were developed for three future
conditions; 2040 no build, 2040 Preferred Development Plan, and 2040 max build conditions. The
following information summarizes the year 2040 traffic forecast development process.
Based on historical volume trends along Maple Grove Parkway and the 2040 City of Maple Grove

Comprehensive Plan, a base growth rate of one-half (0.5) percent per year was applied to all
movements within the study area. In addition to the applied growth rate, traffic volumes were
modified to account for two proposed interchanges that will impact the study area.

These

interchanges include the future extension of TH 610 to the west of I-94, as well as a new interchange
at Dayton Parkway/I-94, which is located approximately 3-miles north of the study area. The following
section outlines the traffic volume impacts to the study area associated with these two regional
transportation improvements.
Regional Transportation Improvement Travel Pattern Changes
Under future no build conditions there are two regional transportation projects that are anticipated
to significantly change traffic patterns and volumes within the study area. The two projects include
extension of TH 610 to the west of I-94, as well as a new interchange at Dayton Parkway/I-94.
Construction of the Dayton Parkway/I-94 interchange is expected to begin in 2020 and is anticipated
to be completed by 2021. The TH 610 extension project is partially funded and is anticipated to be
completed by year 2026.
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Existing travel patterns within the study area are significantly influenced by regional traffic within the
area (i.e. I-94 and TH 610 operations), as well as trips generated by existing area development. Area
travel patterns along Maple Grove Parkway are expected to change as a result of these regional
transportation improvements. One travel pattern change involves trips to and from the northwest of
the site. During the a.m. peak, vehicles originate from the west on CSAH 30 (95th Avenue) and
continue to eastbound I-94. There reverse pattern occurs during the p.m. peak with traffic exiting I94 at Maple Grove Parkway and continuing onto CSAH 30 to the west. These travel patterns primarily
impact the eastbound left-turn movement at the Maple Grove Parkway/CSAH 30 intersection during
the a.m. peak and the northbound left-turn movement at the Maple Grove Parkway/I-94 East Ramp
during the p.m. peak. It is anticipated that the Average Daily Traffic (ADT) will decrease by up to 50
percent on Maple Grove Parkway between I-94 and CSAH 30 as a result of the noted regional
transportation improvements.
The other travel pattern change is expected to primarily occur during the p.m. peak period. Currently
traffic that is destined to the west that originates from TH 610, exits and continues up to CSAH 81.
This movement will be greatly reduced with the two new interchanges. It is anticipated that the
current ADT on those roadways will remain the same under future conditions as compared to existing
conditions.
To account for these planned regional transportation improvements, the travel pattern changes
were incorporated into the future capacity analysis. The change in traffic volumes were identified
using data developed as part of the Dayton Parkway Interchange and the CSAH 610 Expansion
Regional Solicitation application projects.
AUAR Scenario Trip Generation
To determine the level of trip generation for each AUAR scenario, a detailed trip generation estimate
was developed. The trip generation estimates were developed using the ITE Trip Generation Manual,

10th Edition and account for multi-use trips and transit reductions. Due to the proposed land use
mix and location of the site, a 15 percent reduction was applied to account for multi-use and
multimodal trips to/from the site. Table 4 and Table 5 summarize the trip generation for each AUAR
scenario.
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Table 4 Preferred Development Plan Trip Generation
Land Use Type (ITE Code)

Size

A.M. Peak
Hour Trips

P.M. Peak
Hour Trips

In

Out

In

Out

Weekday
Daily Trips

Preferred Development Plan
Mid-Rise Multifamily Housing (221)

360 DU

34

96

97

62

1,958

Senior Adult Housing-Attached (252)

150 DU

11

20

21

18

555

Hospital (610)

140 KSF

156

74

70

148

3,547

General Office (710)

436 KSF

435

71

80

421

4,247

Medical-Dental-Office Building (720)

180 KSF

390

110

174

448

6,264

Preferred Development Plan Subtotal (Before Reductions)

1,026

370

442

1,097

16,571

Reductions

(-154)

(-55)

(-65)

(-164)

(-2,485)

872

315

377

933

14,086

Preferred Development Plan Vehicle Trips
Table 5 Max Build Scenario Trip Generation
Land Use Type (ITE Code)

Size

A.M. Peak
Hour Trips

P.M. Peak
Hour Trips

In

Out

In

Out

Weekday
Daily Trips

Max Build Scenario
Mid-Rise Multifamily Housing (221)

450 DU

42

120

121

77

2,448

Senior Adult Housing-Attached (252)

150 DU

11

20

21

18

555

Hospital (610)

392 KSF

283

133

138

292

5,029

General Office (710)

872 KSF

870

142

160

842

8,493

Medical-Dental-Office Building (720)

310 KSF

672

190

300

772

10,788

Max Scenario Subtotal (Before Reductions)

1,878

604

741

2,002

27,313

Reductions

(-281)

(-90)

(-111)

(-300)

(-4,097)

Max Scenario Vehicle Trips

1,597

514

630

1,702

23,216

Pedestrian and Bicycle Facilities
The proposed Project 100 will have a sidewalk or trail on both sides of the internal roadway network.
The City of Maple Grove is planning to construct a trail along the TH 610 extension project that
would run along the northern edge of the Project 100 site. The newly constructed trail will connect
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to the Project 100 site at future designated areas based on topography and preferred pedestrian
access to the site. This feature would provide multimodal access from the site across I-94 and would
help connect the site to the regional trail system.
Trail or sidewalk connections along Grove Circle North in the project site will connect with the existing
trail and sidewalk system on the existing portions of Grove Circle North and Hospital Drive. These
connect to an existing trail system along Maple Grove Parkway, including the Medicine Lake Regional
Trail. The trail proposed along the 610 extension would connect with a linear park system (including
a trail) proposed along Rush Creek, to the west of this project. That linear park will connect with the
proposed Rush Creek Regional Trail.

b. Discuss the effect on traffic congestion on affected roads and describe any traffic
improvements necessary. The analysis must discuss the project’s impact on the regional
transportation system.
If the peak hour traffic generated exceeds 250 vehicles or the total daily trips exceeds
2,500, a traffic impact study must be prepared as part of the EAW. Use the format and
procedures described in the Minnesota Department of Transportation’s Access
Management Manual, Chapter 5 (available at:
http://www.dot.state.mn.us/accessmanagement/resources.html) or a similar local
guidance,
Year 2040 No Build Conditions
A year 2040 no build intersection capacity analysis was completed using Synchro/SimTraffic software
(V9.0) to establish a baseline condition to which build operations could be compared. Results of the
year 2040 no build intersection capacity analysis shown in Table 6 indicate that all study intersections
are expected to operate at an acceptable overall LOS D or better during the a.m. and p.m. peak hours
with the optimized traffic controls and existing geometry. It is important to note that these operations
assume the previously identified regional transportation improvements have been implemented,
which impacts area travel patterns as noted.
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Table 1.

Year 2040 No Build Intersection Capacity Analysis

Intersection

Level of Service (Delay)
A.M. Peak Hour

P.M. Peak Hour

Maple Grove Parkway/I-94 West Ramp (1)

C (29 sec.)

C (27 sec.)

Maple Grove Parkway/I-94 East Ramp (1)

C (27 sec.)

C (29 sec.)

Maple Grove Parkway and Upland Lane (1)

B (16 sec.)

B (16 sec.)

Maple Grove Parkway and Hospital Drive (1)

B (19 sec.)

C (20 sec.)

Maple Grove Parkway and Grove Circle North (1)

B (17 sec.)

C (23 sec.)

Maple Grove Parkway/TH 610 South Ramp (1)

A (7 sec.)

A (4 sec.)

Maple Grove Parkway/TH 610 North Ramp (1)

B (13 sec.)

B (14 sec.)

Maple Grove Parkway/CSAH 81 (1)

B (16 sec.)

C (23 sec.)

Grove Circle North and Aldi Access (2)

A/A (5 sec.)

A/A (7 sec.)

A (5 sec.)

A (6 sec.)

Grove Circle North and Grove Shopping Center Middle Access (2)

A/A (6 sec.)

A/A (5 sec.)

Grove Circle North and Grove Shopping Center East Access (2)

A/A (7 sec.)

A/B (12 sec.)

Hospital Drive and Maple Grove Hospital North Access (2)

A/A (7 sec.)

A/A (7 sec.)

Hospital Drive and Maple Grove Hospital South Access (2)

A/A (9 sec.)

A/A (8 sec.)

Grove Circle North and Hospital Drive (3)

(1)

Indicates a signalized intersection, where the overall LOS is shown.

(2)

Indicates an unsignalized intersection with side-street stop control, where the overall LOS is shown followed by the worst approach LOS. The
delay shown represents the worst side-street approach delay.

(3)

Indicates an unsignalized intersection with all-way stop control, where the overall LOS is shown.

Year 2040 Preferred Development Plan Conditions
Year 2040 conditions were reviewed to understand how the transportation system within the study
area would be expected to operate based on the Preferred Development Plan AUAR scenario. As
previously stated and similar to the 2040 no build analysis, the build analysis assumes the regional
transportation improvements have been completed.
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Preferred Development Plan Conditions Intersection Capacity Analysis
Results of the year 2040 Preferred Development Plan intersection capacity analysis, shown below,
indicate that all of the study intersections are anticipated to operate at LOS D or better during
weekday a.m. and p.m. peak hours based on the assumption identified.
Based on the results of the Preferred Development Plan, no mitigation measures were identified.
However, the Grove Circle North/Grove Shopping Center East Access intersection should be
monitored as development occurs to determine if/when operations begin to deteriorate.
Year 2040 Preferred Development Plan Intersection Capacity Analysis
Intersection

Level of Service (Delay)
A.M. Peak Hour

P.M. Peak Hour

Maple Grove Parkway/I-94 West Ramp (1)

C (33 sec.)

D (47 sec.)

Maple Grove Parkway/I-94 East Ramp (1)

D (38 sec.)

D (39 sec.)

Maple Grove Parkway and Upland Lane (1)

B (15 sec.)

B (15 sec.)

Maple Grove Parkway and Hospital Drive (1)

B (19 sec.)

C (22 sec.)

Maple Grove Parkway and Grove Circle North (1)

B (19 sec.)

C (32 sec.)

Maple Grove Parkway/TH 610 South Ramp (1)

A (8 sec.)

A (6 sec.)

Maple Grove Parkway/TH 610 North Ramp (1)

B (16 sec.)

B (16 sec.)

Maple Grove Parkway/CSAH 81 (1)

B (18 sec.)

C (25 sec.)

A/C (18 sec.)

A/C (23 sec.)

A (6 sec.)

A (8 sec.)

Grove Circle North and Grove Shopping Center Middle Access (2)

A/A (7 sec.)

A/A (8 sec.)

Grove Circle North and Grove Shopping Center East Access (2)

A/A (9 sec.)

D/F (>100 sec.)

Hospital Drive and Maple Grove Hospital North Access (2)

A/A (7 sec.)

A/A (7 sec.)

Hospital Drive and Maple Grove Hospital South Access (2)

A/A (9 sec.)

A/A (8 sec.)

Grove Circle North Northern Internal Roundabout (3)

A (7 sec.)

A (7 sec.)

Grove Circle North Southern Internal Roundabout (3)

A (7 sec.)

A (7 sec.)

Grove Circle North and Aldi Access (2)
Grove Circle North and Hospital Drive (3)

(1)

Indicates a signalized intersection, where the overall LOS is shown

(2)

Indicates an unsignalized intersection with side-street stop control, where the overall LOS is shown followed by the worst approach LOS. The
delay shown represents the worst side-street approach delay.

(3)

Indicates an unsignalized intersection with all-way stop control or roundabout control, where the overall LOS is shown
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Max Build Scenario Intersection Capacity Analysis
Year 2040 conditions were reviewed to understand how the transportation system within the study
area would be expected to operate based on the max build AUAR scenario. As previously stated and
similar to the 2040 no build analysis, the build analysis assumes the regional transportation
improvements have been completed.
Max Build Scenario Intersection Capacity Analysis
Results of the year 2040 max build scenario intersection capacity analysis, shown below, indicate that
four study intersections are expected to operate at an unacceptable overall LOS E or worse during
the weekday a.m. and p.m. peak hours based on the assumptions identified.
Year 2040 Max Build Scenario Intersection Capacity Analysis
Intersection

Level of Service (Delay)
A.M. Peak Hour

P.M. Peak Hour

Maple Grove Parkway/I-94 West Ramp (1)

D (48 sec.)

E (66 sec.)

Maple Grove Parkway/I-94 East Ramp (1)

E (73 sec.)

E (67 sec.)

Maple Grove Parkway and Upland Lane (1)

B (15 sec.)

C (24 sec.)

Maple Grove Parkway and Hospital Drive (1)

B (17 sec.)

C (24 sec.)

Maple Grove Parkway and Grove Circle North (1)

B (19 sec.)

E (54 sec.)

Maple Grove Parkway/TH 610 South Ramp (1)

A (9 sec.)

A (8 sec.)

Maple Grove Parkway/TH 610 North Ramp (1)

C (21 sec.)

B (18 sec.)

Maple Grove Parkway/CSAH 81 (1)

B (19 sec.)

C (29 sec.)

A/D (32 sec.)

F/F (>3 min.)

A (7 sec.)

B (12 sec.)

Grove Circle North and Grove Shopping Center Middle Access (2)

A/B (11 sec.)

A/C (13 sec.)

Grove Circle North and Grove Shopping Center East Access (2)

A/B (14 sec.)

F/F (>3 min.)

Hospital Drive and Maple Grove Hospital North Access (2)

A/A (7 sec.)

A/A (7 sec.)

Hospital Drive and Maple Grove Hospital South Access (2)

A/A (9 sec.)

A/B (11 sec.)

Grove Circle North Northern Internal Roundabout (3)

B (11 sec.)

B (10 sec.)

Grove Circle North Southern Internal Roundabout (3)

B (12 sec.)

C (15 sec.)

Grove Circle North and Aldi Access (2)
Grove Circle North and Hospital Drive (3)

(1)

Indicates a signalized intersection, where the overall LOS is shown

(2)

Indicates an unsignalized intersection with side-street stop control, where the overall LOS is shown followed by the worst approach LOS. The
delay shown represents the worst side-street approach delay.

(3)

Indicates an unsignalized intersection with all-way stop control and roundabout control, where the overall LOS is shown
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Based on the results of the max build scenario intersection capacity analysis, the following
suggested mitigation within the study area was identified:
•

Maple Grove Parkway/I-94 East Ramp
o

Construct an additional lane and right turn lane to a shared through right lane. This
improvement should be considered when the trips generated by the Project 100 site begin
to exceed approximately 50 percent of the anticipated trips under the max build scenario, or
approximately the full build-out of the Preferred Development Plan, or when operations begin
to deteriorate.

•

Maple Grove Parkway/Grove Circle North
o

Construct an additional left-turn lane on the eastbound approach (i.e. Grove Circle), to provide
dual left-turn lanes. This improvement should be considered when trips generated by the
Project 100 site begin to exceed approximately 50 percent of the anticipated trips under the
max build scenario, or approximately the full build-out of the Preferred Development Plan, or
when operations begin to deteriorate.

•

Maple Grove Parkway/I-94 West Ramp
o

Restripe the existing southbound right turn lane to a shared through right lane. This
improvement should be considered when the trips generated by the Project 100 site begin
to exceed approximately 50 percent of the anticipated trips under the max build scenario, or
approximately the full build-out of the Preferred Development Plan, or when operations begin
to deteriorate.

•

Grove Circle North between Hospital Drive and Maple Grove Parkway
o

Access modifications should be considered at the existing access locations when trips
generated by the Project 100 site begin to exceed approximately 50 percent of the anticipated
trips under the max build scenario, or approximately the full build-out of the Preferred
Development Plan, or when conditions begin to deteriorate.

o

The recommended mitigation is to convert this access to a three-quarter intersection, although
alternative access configurations (e.g. right-in/right-out) would also provide acceptable
intersection operations. This mitigation strategy should be re-evaluated when the above
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conditions are met to ensure it is still proper mitigation and communication with area
stakeholders should occur to minimize potential impacts.
•

Grove Circle North/Aldi Access
o

Access modifications should be considered at the existing access locations when trips
generated by the Project 100 site begin to exceed approximately 50 percent of the anticipated
trips under the max build scenario, or approximately the full build-out of the Preferred
Development Plan, or when conditions begin to deteriorate.

o

The recommended mitigation is to convert this access to a three-quarter intersection, although
alternative access configurations (e.g. right-in/right-out) would also provide acceptable
intersection operations. This mitigation strategy should be re-evaluated when the above
conditions are met to ensure it is still the proper mitigation and communication with area
stakeholders should occur to minimize potential impacts.

Based on the identified mitigation, the max build scenario intersection capacity analysis was updated.
The results of the mitigation analysis are summarized below, which indicates the suggested
improvements are anticipated to improve the operations as compared to the unmitigated results.
Year 2040 Max Build Scenario Intersection Capacity Analysis – with Mitigation
Level of Service (Delay)
A.M. Peak Hour

Intersection

Maple Grove Parkway/I-94 West
Ramp
Maple Grove Parkway/I-94 East Ramp
Maple Grove Parkway/Grove Circle
North
Grove Circle North/Grove Shopping
Center East Access
Grove Circle North/Aldi Access

P.M. Peak Hour

Base

With
Mitigation

Base

With
Mitigation

D (48 sec.)

D (51 sec.)

E (66 sec.)

D (49 sec.)

E (73 sec.)

D (40 sec.)

E (67 sec.)

D (46 sec.)

B (19 sec.)

B (19 sec.)

D (54 sec.)

C (32 sec.)

A/B (14 sec.)

A/A (6 sec.)

F/F (>3 min.)

A/B (14 sec.)

A/D (32 sec.)

A/A (8 sec.)

F/F (>3 min.)

A/D (28 sec.)

c. Identify measures that will be taken to minimize or mitigate project related
transportation effects.
i.

Mitigation measures will be tested and summarized in the traffic technical report.
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Results of the existing capacity analysis indicate that all study intersections currently operate at an
acceptable overall LOS D or better during the weekday a.m. and p.m. peak hours, with the existing
traffic control, geometric layout, and signal timing.
An intersection capacity analysis was conducted under year 2019 (year or opening) and year 2040
no build and build conditions. To provide acceptable levels of service, the following planned
transportation improvements and mitigation were identified and are offered for consideration:
Planned Regional Transportation Improvements:
•

Construction of the Dayton Parkway/I-94 Interchange

•

Construction of the TH 610 Extension

There is no identified mitigation needed under year 2040 no build conditions.
The following mitigation was identified to accommodate year 2040 max build conditions:
•

Restripe the existing southbound right-turn lane to a shared through/right-turn lane at the
Maple Grove Parkway-1/94 West Ramp intersection

•

Construct an additional northbound through lane and right-turn lane at the Maple Grove
Parkway/I-94 East Ramp intersection

•

Add a southbound right-turn overlap phase with the eastbound left-turn phase at the Maple
Grove Parkway/I-94 East Ramp intersection

•

Construct an additional eastbound left-turn lane at the Maple Grove Parkway/Grove Circle
North intersection

•

Convert the Grove Circle North/Grove Shopping Center East Access intersection to a 3/4
intersection

•

Convert the Grove Circle North/Aldi Access intersection to a 3/4 intersection

All of the above mitigations are needed under year 2040 max build conditions. However, all
locations should be monitored when traffic volumes from the site reach approximately 50 percent
of the anticipated total max build of the site, or approximately the full build-out of the preferred
development plan. Once this threshold is met, each location should be monitored to determine
if/when the mitigation is needed.
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In addition to the outlined roadway improvements. As congestion begins to build within the project
area due to site development additional alternatives should be explored to help limit the number
of trips generated by the site. One travel demand management strategy that could be
implemented includes operating a transit circulator bus for the site connecting to local Maple
Grove Transit park and ride locations. This circulator could help with off peak trips to and from the
site as well as reverse peak period trips. Future tenants on site could also provide information on
local bicycle and pedestrian routes/connections to adjacent uses as part of the ongoing travel
demand management for the site. As development occurs it is suggested that tenant develop a
travel demand management plan to help lower the trips generated by the site.
19.

Cumulative potential effects: (Preparers can leave this item blank if cumulative potential

effects are addressed under the applicable EAW Items)

a. Describe the geographic scales and timeframes of the project related environmental
effects that could combine with other environmental effects resulting in cumulative
potential effects.
The area surrounding the project area has just been analyzed as part of the 2040 Comprehensive
Plan Update. There are no cumulative impacts beyond those analyzed in the 2040 Plan.

b. Describe any reasonably foreseeable future projects (for which a basis of expectation
has been laid) that may interact with environmental effects of the proposed project
within the geographic scales and timeframes identified above.
The city is currently under-going master plan studies for the lands north and west of TH 610 and I94 surrounding Project 100. The 105th Avenue Area Master Planning Study is located to the north.
The Master Plan Concept plans show a Mixed-Use development that may include; technology
parks, retail/office, business park and residential uses. The proposed uses adjacent Project 100
shows a Technology Park and Village Retail/Office. The NW 610 Master Plan is located to the west.
Concept drawings for this area includes commercial, office/light industrial, school and residential
(low, medium and high density). The city has not determined a time frame for development within
the two study areas.
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Appendix A:
Figure 11 – 105th Ave. North Growth Area Master Plan
Figure 12 – NW-610 Master Plan

c. Discuss the nature of the cumulative potential effects and summarize any other
available information relevant to determining whether there is potential for
significant environmental effects due to these cumulative effects.
The build-out of the two master plan study areas will generate added traffic and intense land uses
to the regional systems. The two study areas have been reviewed in great detail by the city and
their consultants thus minimizing any cumulative effects. Future road connections or roadway
improvements may be needed to distribute traffic flow within the three development areas.
Information on the 105th Avenue Area Master Planning study and the NW 610 Master Plan can be
found on the city website. Public meetings have been held for both studies.
20.

Other potential environmental effects: If the project may cause any additional

environmental effects not addressed by items 1 to 19, describe the effects here, discuss the how
the environment will be affected, and identify measures that will be taken to minimize and mitigate
these effects.
NA
Appendix I:
Mitigation Plan
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