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The Adelmann Family Property is located along County State Aid Highway 2 (260t Street East) and I-35, east of EIko New Market
in Scott County. The property is comprised of six parcels totaling 242.5 acres which define the AUAR Study Area. Proposed future
land uses within the AUAR Study Area include business/limited industrial park (104.7 acres), commercial (93.7 acres), medium
density residential (19.3 acres), and public road right-of-way (24.8 acres).

One development scenario, comprised of the following land uses, is proposed:

Business district (10.81 acres)

Business/limited industrial park (57.72 acres)

Highway (gateway) business/commercial district (82.29 acres)

Medium density residential for six townhouses and eight four-plex (7.20 acres)

Non-developed acreage will remain as wetlands, wooded/forested, and brush/grassland.

Phased development is proposed to occur over several years, beginning with portions of the property located adjacent to the CSAH
2 (260t Street East) corridor. Infrastructure associated with a projected full build-out of the AUAR Study Area will include:

e Sanitary sewer and water service
e Stormwater management

e Public roads and trails

e Access improvements to CSAH 2 (260th Street East)

The initial draft mitigation plan contained in this AUAR specifies measures or procedures that will be used to avoid or minimize
the potential impacts of development within the AUAR Study Area. There were no impacts identified in AUAR Items 10, 14, 15,
16,17, 19, 20, or 21, therefore, these areas require no mitigation and are not included in the initial draft Mitigation Plan.

Regulatory requirements and/or mitigation measures have been identified for the remaining AUAR items (8, 9, 11, 12, 13, and
18) to reduce the level of potential impact within the AUAR Study Area.

ﬁ Architecture + Engineering + Environmental + Planning Page iii
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This Alternative Urban Areawide Review (AUAR) follows the format of an Environmental Assessment Worksheet (EAW, July 2013
version). Where the AUAR guidance (Recommended Content and Format Alternative Urban Areawide Review Documents,
September 2008) provided by the Minnesota Environmental Quality Board (EQB) indicates that an AUAR response should differ
notably from what is required for an EAW, the guidance is noted in italics and underlined.

1. Project Title:
Adelmann Family Property

2. Proposer: 3. RGU:
Adelmann Farms New Market, LLC City of Elko New Market
Contact person: Dave Adelmann Contact person: Renee Christianson
Title: Owner Title: Community Development Specialist
Address: 8640 Harriet Avenue Address: 601 Main Street
City, State, ZIP: Bloomington, MN 55420 City, State,ZIP: Elko New Market, MN 55054
Phone: 612.919.1379 Phone: 952.461.2777
Fax: N/A Fax: N/A
Email: dave@richfieldplumbing.com Email; rchristianson@cienm.mn.us

4. Reason for EAW Preparation: (check one)

Required: Discretionary:
[TEIS Scoping [7 Citizen petition
[7Mandatory EAW L7RGU discretion

L7 Proposer initiated
AUAR Guidance: Not applicable to an AUAR

If EAW or EIS is mandatory give EQB rule category subpart number(s) and name(s)
AUAR Guidance: Not applicable to an AUAR

5. Project Location:
County: Scott
City/Township: New Market Township
PLS Location (Section, Township, Range): S ¥z of Sec. 23 and NE ¥4 of Sec. 26, T113N, R21W
Watershed (81 major watershed scale): Mississippi River-Lake Pepin major watershed (38)
Tax Parcel Number: 139.89230090, 89230081, 89230040, 89260071, 89260050 & 89260030
GPS Coordinates: Long 44.5757, Long -93.3038
Mailing address: 10675, 10680, 10880, and 10881 - 260t Street East, Elko New Market Township, MN 55020

AUAR Guidance: Location and maps. a. The county map is not needed for an AUAR. b. The USGS map should be included.
c. Instead of a site plan. include: (1) a map clearly depicting the boundaries of the AUAR and any subdistricts used in the
AUAR analysis; (2) land use and planning and zoning maps as required in conjunction with items 9 and 27; and (3) a cover
map as required for item 10. Additional maps may be included throughout the document wherever maps are useful for
displaying relevant information.

At a minimum attach each of the following to the EAW:

e County map showing the general location of the project. Appendix A — Figure 1.

e U.S. Geological Survey 7.5 minute, 1:24,000 scale map indicating project boundaries (photocopy acceptable); USGS
maps at this scale is unreadable due to the linear features and large project area. Appendix A — Figure 2.

e Site plans showing all significant project and natural features. Pre-construction site plan and post-construction site plan.
Appendix C — Figures 7, and 8 and Exhibit A.
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ADELMANN FAMILY AUAR + DRAFT MITIGATION PLAN
6. Project Description:

AUAR Guidance: Instead of the information called for on the form. the description section of an AUAR should include the
following elements for each major development scenario included:
e Anticipated types and intensity (density) of residential and commercial/warehouse/light industrial development
throughout the AUAR area;
e [Infrastructure planned to serve development (roads, sewers, water, stormwater system, etc.). Roadways intended
primarily to serve as adjoining land uses within an AUAR area are normally expected to be reviewed as part of an
AUAR. More “arterial” types of roadways that would cross an AUAR area are on optional inclusion in the AUAR
analysis; if they are included, a more intensive level of review. generally including an analysis of alternative routes,

is necessary;
e [nformation about the anticipated staging of various developments, to the extent known, and of the infrastructure,

and how the infrastructure staging will influence the development schedule.

The 242.5-acre Adelmann Family Property is located along CSAH 2 (260t Street East) and I-35 near Elko New Market in Scott
County. Appendix B — Figure 5 illustrates the proposed future land uses for the property which include

Business/limited industrial park (104.7 acres)
Commercial (93.7 acres)

Medium density residential (19.3 acres)
Public road right-of-way (24.8 acres)

All proposed future land uses are consistent with the guidance provided by the City of Elko New Market 2040 Land Use
Plan.

As shown by Exhibit A, one development scenario is proposed which encompasses the following land uses:
e Business district (10.81 acres)

Business/limited industrial park (57.72 acres)

Highway (gateway) business/commercial district (82.29 acres)

Medium density residential for six townhouses and eight four-plex (7.20 acres)

Non-developed acreage will remain as wetlands, wooded/forested, and brush/grassland.

Phased development is proposed to occur over several years, beginning with portions of the property located adjacent to
the CSAH 2 corridor. Municipal sanitary sewer service is located within the north right-of-way of CSAH 2; therefore,
development north and south of CSAH 2 may occur independently or concurrently. As shown in Appendix D — Figure 12,
it is anticipated that subsequent development within the AUAR Study Area will expand north and south of CSAH 2.
Additional infrastructure associated with full build-out of the AUAR Study Area will include the following:

Sanitary Sewer: Adjacent to the subject property, the Metropolitan Council has provided two connection points to the
Metropolitan Council Environmental Services (MCES) Interceptor located along CSAH 2. One connection point will serve
the entire portion of the AUAR Study Area located south of CSAH 2, and the second connection point will serve the
southeast portion of the AUAR study area located north of CSAH 2. (Appendix D — Figure 13). The remaining portion of
the AUAR Study Area located north of CSAH 2 will be serviced by the addition of a new trunk sanitary sewer located along
the abandoned railroad grade, which will flow northeast into the MCES interceptor located along I-35. Full build-out of the
AUAR Study Area will yield approximately 400,000 gallons per day into the existing MCES interceptor. Wastewater flows
from the AUAR Study Area will not temporarily disrupt or negatively impact the efficiency or capacity of the MCES collection
and treatment system (Empire plant in Empire Township, Dakota County). Sanitary sewer lines in the AUAR Study Area
will range from 8 to 27 inches in diameter to service the users within the AUAR Study Area. Additional information
regarding sanitary sewer infrastructure improvements can be found in Question No. 11.

Water Service: Potable water is currently located approximately one mile to the west of the Study Area, along CSAH 2.
The existing 16-inch watermain will be extended to service the AUAR Study Area (Appendix D — Figure 13). Interior
watermains will range from 12 to 16 inches in diameter with private service line connections. The water demand projected
at full build-out is estimated at 402,620 gallons per day. Additional information on potable water infrastructure
improvements can be found in Question No. 11.
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Surface Water: A total of fourteen sub-watersheds are proposed for the AUAR Study Area. All proposed stormwater
detention areas will be constructed in upland areas with a minimum of 10.0 acres of total designated land use. Appendix
D — Figure 15 provides additional details. Based on the full build-out scenario, 5.85 acres of cumulative wetland impacts
are anticipated in multiple locations within the AUAR Study Area. Future projects which propose wetland impacts will be
required to submit a formal sequencing analysis and wetland replacement plan for each lot or parcel. Additional
information for surface water and stormwater control can be found in Question No. 11.

Transportation: By 2031, improvements to the overpass bridge and intersections 5 and 6 (southbound and northbound
interchange ramps) will be necessary regardless of the associated development status at the AUAR Study Area. Additional
recommended improvements include upgrades to the intersection of CSAH 2 and Xerxes Avenue, CSAH 2 and the eastern
access to the CSAH 2 Frontage Road, CSAH 2 and Irving Avenue, and CSAH 2 and the 1-35 ramps. The AUAR Study Area
transportation corridors should be monitored and reevaluated on a regular basis as development occurs and as
projections change. Additional information for transportation infrastructure improvements can be found in Question No.
18 and Exhibit G (Traffic Impact Study).

The summary of the magnitude of the development scenario is provided in Table 6-1.

Table 6-1. Project Size and Type

Magnitude of Development Scenario

Total Project Acreage 2425
Linear project length Not Applicable
Number and type of residential units 6 townhouses, 8 four-plexes
38 Units Total (7.20 Acres)
Commercial building area (in acres) 93.10
Industrial building area (in acres) 57.72
Institutional building area (in square feet) Not Applicable
Other Uses Not Applicable
Structure height(s) 35 foot maximum per city ordinance

a. Explain the project purpose; if the project will be carried out by a governmental unit, explain the need for the project
and identify its beneficiaries.

The purpose of the project is to provide for a variety of land uses as currently described in this AUAR document which are
not currently available within the City of Elko New Market or the surrounding area. The location of the AUAR Study Area,
along CSAH 2 and I-35, is a high visibility area for motorists entering and exiting Elko New Market. Based on its high
visibility along these major transportation corridors, the subject property is considered highly desirable for commercial
uses such as convenience gas, grocery, restaurants, as well as limited industrial type uses and medium density
residential. The project will also provide an eastern gateway into the community.

This project is not being executed by a governmental unit, and approval of this project will be determined by the City of
Elko New Market as the Responsible Government Unit (RGU) for this AUAR.

Beneficiaries of the project include the project proposer, the City, the local economy, area residents, potential businesses,
and future service providers locating in the AUAR Study Area. The local economy will benefit from additional temporary
jobs during the phased construction, and full/part time jobs during operations of the various businesses and industries
locating to the AUAR Study Area.

b. Are future stages of this development including development on any other property planned or likely to happen?
[Nes ©MNo
If yes, briefly describe future stages, relationship to present project, timeline and plans for environmental review.

All planned and future phases of the development concept for the AUAR Study Area are included in this AUAR.

c. Isthis project a subsequent stage of an earlier project? /es ¥INo
If yes, briefly describe the past development, timeline and any past environmental review.
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Pursuant to the “3-year look-back rule” (MN Rules 4410.4300 Subp. 1), surrounding development/projects that were
previously constructed are not defined as an earlier project. These projects do not meet the criteria listed for ‘timing’
which include
e The existing project began after April 21, 1997.
e The construction of the existing project commenced less than three years before the date the application was
submitted for the proposed project (“3-year look back).
e The existing project was not reviewed under a former environmental review.

7. Cover Types: Estimate the acreage of the site with each of the following cover types before and after development:

AUAR Guidance: The following information should be provided:
a. Cover type map, at least at the scale of USGS topographic map, depicting:
i, Wetlands — identified by type (Circular 39)
ii. Watercourses — rivers, streams. creeks, ditches
iii. Lakes — identify public waters status and shoreland management classification
iv. Woodlands — breakdown by classes were possible
V. Grassland — identify native and old field

Vi. Cropland
vii. Current development

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. Separate maps for each major
development scenario should generally be provided.

Figures 7-1 and 8-1 show existing and proposed land cover types within the AUAR Study Area.

Table 7-1. Land Cover Types (Existing vs. Proposed Acres)

Before After

Land Cover Type

Percentage Acres Percentage

Wetlands 42.5 18% 36.6* 15%
Deep Water/Streams*>* 0 0% 0 0%
Wooded/Forest 57.5 24% 244 10%
Brush/Grassland 715 29% 14.7 6%
Cropland 48.8 20% 0 0%
Lawn/Landscaping 9.9 4% 54.1%** 23%
Impervious Surface 11.8 5% 102.7 42%
Stormwater Ponds 0.50 <1% 10.0 4%
Other (describe) 0 0% 0 0%
TOTAL 2425 100% 242.5 100%

*Estimated wetland impacts (temporary and permanent) will be determined during design of each phase of development,
individual parcel, lot, block, and phase of infrastructure. After acreages assumes permanent wetland impact conversion to
Impervious Surface and/or Lawn/Landscape. Refer to Question 11.b.iv.1 for additional information.

**Assumes streams that are two meters or more in depth during low flow conditions (per EQB’s EAW Guidelines, October
2013). The project does not propose any temporary or permanent deep water or stream impacts.

***Assumes a portion of this acreage will be seeded to native grass species in areas that will not be regularly mowed or
maintained (areas to be determined).
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8. Permits and Approvals Required: List all known local, state and federal permits, approvals, certifications, and financial
assistance for the project. Include modifications of any existing permits, governmental review of plans, and all direct and
indirect forms of public financial assistance including bond guarantees, Tax Increment Financing and infrastructure. All of
these final decisions are prohibited until all appropriate environmental review has been completed. See Minnesota Rules,
Chapter 4410.3100.

AUAR Guidance: A listing of major approvals (including any comprehensive plan amendments and zoning amendments) and
public financial assistance and infrastructure likely to be required by the anticipated types of development projects should be
given for each major development scenario. This list will help orient reviewers to framework that will protect environmental
resources. The list can also serve as a starting point for the development of the implementation aspects of the mitigation plan
to be developed as part of the AUAR.

Table 8-1. Financial Assistance

Fiscal
Amount/Structure

$103,334 (2017) 2018 Distributed 2018
$77,500 (2018) Pending

Status

Funding Source

Scott County Economic Development Agency-
Economic Development Incentive Program
(Corridor Readiness Grant)

All required permits and approvals will be obtained prior to construction. Any necessary permits or approvals not listed in Table
8-2 have not intentionally been omitted.

Table 8-2. Permits and Approvals

Unit of Government Type of Application Status

U.S. Army Corps of . .
Engineers (USACE) Section 401/404 of the Clean Water Act To Be Obtained

NPDES Construction Stormwater Permit To Be Obtained

To Be Obtained

NPDES Industrial Stormwater Permit - )
(if applicable)

Minnesota Pollution . . .
Control Agency (MPCA) Sanitary Sewer Extension To Be Obtained

To Be Obtained

Air Emissions Permit (if applicable)

Hazardous Waste Generator License To Be Obtained
(Small to Minimal) (if needed)

Minnesota Department

of Natural Resources | Water Appropriations For Construction Dewatering o B2 iz

(MDNR) (if needed)
Watermain Extension To Be Obtained
Minnesota Department
of Health (MDH)
Well Abandonment To Be Submitted

Vermillion River
Watershed Joint Project Review
Powers Organization

To Be Submitted
(if applicable)
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Scott County

Final Plat

To Be Submitted

Work in Right of Way

To Be Submitted

Access Permit

To Be Submitted
(if applicable)

Utility Accommodation Permit

To Be Obtained

AUAR Approval

In Process

Approval of Draft 2040 Comprehensive Plan

In Process

Developers Agreement

To Be Submitted

Preliminary and Final Plat

To Be Submitted

Filling/Grading Permits To Be Obtained
Stormwater Management Plan To Be Obtained
) Building, Plumbing, Electrical, and HVAC Permitting .
City of Elko New and Inspection T B OlaliEme?
Market
Wetland Replacement Plan To Be Obtained

(pursuant to Wetland Conservation Act)

Annexation

To Be Submitted

Property Rezoning

To Be Submitted

Site Plan Review

To Be Submitted

Conditional Use Permit (per site)

To Be Obtained

Site Permit

To Be Obtained

Vacation of Right-of-Way or Easement
(if applicable)

To Be Submitted
(if applicable)

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.

Existing land use within the AUAR Study Area is composed of a single farmstead with a barn and outbuildings, a
flea market venue, grassland/pasture, wetlands, agricultural fields, forested upland, and a light commercial (trailer
sales) business. Based on historical aerial photographs, the land has been farmed since at least 1937, and the
light commercial business has been in operation since the 1970s.

Land use east of the AUAR Study Area encompasses the I-35 corridor. Forested areas surrounding the Vermillion
River are located north of the AUAR Study Area. The area to the south is comprised of agricultural fields, and to the
west is a mixture of rural residential properties farmsteads, agricultural fields, pastureland, upland and wetland
forest, and light industrial businesses. There is also a small, rural industrial park located directly west of the AUAR
Study Area on the south side of CSAH 2.

The project is not located within or near a local, State, or Federal Park, or other public recreational facility. An
existing multiuse trail is currently located on the northern side of CSAH 2, currently ending at the CSAH 2/1-35
interchange. No vulnerable populations (nursing homes, daycares, schools, etc.) are located within or adjacent to
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the AUAR Study Area. Portions of the AUAR Study Area includes farmlands of statewide importance. Please refer
to question 10.b for additional soils information.

Plans. 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.

AUAR Guidance: Water-related land use management districts should be delineated on appropriate maps and the
land use restrictions applicable in those districts should be described. If any variances or deviations from these
restrictions within the AUAR area are envisioned, this should be discussed.

City of Elko New Market 2030 Comprehensive Plan (February 25, 2010)

The proposed development scenario was reviewed for conformance to the current City of Elko New Market’s 2030
Comprehensive Plan by reviewing the applicable chapters of Land Use, Natural Resources, and Public Facilities,
as well as Appendices A, B, C, D, and E. For the purposes of this AUAR, the City of Elko New Market’s 2030
Comprehensive Plan was used to determine general conformity. Based on conversations with the City at the time
of AUAR preparation, it is expected that the proposed land uses within the AUAR Study Area will also remain in
conformance with the uses proposed in the 2040 Future Land Use Plan which is the City is currently in the process
of preparing. These uses include Business/Limited Industrial, Commercial, and Medium Density Residential.
Further discussion of specific conformities are discussed in the following sections.

Chapter 4: Land Use
The 2030 Comprehensive Plan guides the vast majority of the AUAR Study Area (approximately 200 acres) to a

“Gateway/Transportation Oriented Commercial” land use, with a small portion being guided to “General
Commercial” and “Residential Mixed Use”. The commercial uses guided by the 2030 Comprehensive Plan are
characterized by a wide range of commerce, recreation, and entertainment uses whose trade area is the
community and the region. Typical uses might include regional retail centers, service uses, sale of marine craft
and automobiles, building supplies, lawn and garden, hotels, motels, restaurants, and gas stations.

Between 2017 and 2019, the City of Elko New Market Planning Commission and City Council re-envisioned the
land uses adopted in the 2030 Comprehensive Plan. As a result of the changing demand for retail land and the
introduction of e-commerce since the 2030 Comprehensive Plan was adopted, the draft 2040 Comprehensive
Plan shows a re-guidance of a portion of the commercial area to include ‘business park” type uses.

The development scenario proposed in this AUAR is not entirely consistent with the 2030 Comprehensive Plan but
is consistent with the draft 2040 Comprehensive Plan which is currently in the approval process. The land uses
proposed in the AUAR Study Area include commercial, business/limited industrial, and medium-density residential
which are all consistent with the draft 2040 Plan. The business/limited industrial portion of the AUAR Study Area
would only be allowable upon adoption of the 2040 Comprehensive Plan. The remaining areas are considered
consistent with both the 2030 and draft 2040 Comprehensive Plans.

Chapter 7: Natural Resources

Portions of the AUAR Study Area are located in or adjacent to an identified concentration of natural resources
surrounding the Vermillion River including grassland, shrubland, and woodland. Additional design considerations
will be reviewed on a per development lot or parcel basis to ensure protection of adjacent natural resources,
including but not limited to, erosion control measures, wetland preservation or enhancement, and open space
designation.

Chapter 9: Public Facilities

The development scenario does not conflict with this chapter’s goals, existing or proposed facilities, infrastructure
improvements or expansion, or existing and proposed public utilities. The proposed sanitary system and watermain
facilities within the AUAR Study Area will provide adequate capacity to accommodate the proposed development
scenario. Additionally, the City’s existing and proposed trunk watermain and sanitary sewer system can
accommodate the anticipated flows, treatment capacities, and demands from the full-buildout development
scenario. There are no public facilities currently planned in the AUAR Study Area, such as police stations, fire
stations, libraries, or city halls.

Appendix A: Transportation Plan
The City’s 2030 Transportation Plan, as well as subsequent studies, have identified the need for future capacity
improvements at the I-35/CSAH 2 interchange and associated ramps (both northbound and southbound). In 2016,
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state and local jurisdictions memorialized a long term plan for the overall interchange by adopting resolutions of
support for an ultimate Diverging Diamond Interchange Design. Local roadways proposed within the AUAR Study
Area are consistent with MnDOT’s Level 1 Layout for the Diverging Diamond, the adopted 2030 Transportation
Plan, and the Draft 2040 Transportation Plan.

Appendix B: Park and Trail Plan

The AUAR Study Area is currently outside the service area of the existing parks in the Elko New Market community.
The City’s adopted 2030 Park and Trail Plan proposes trail enhancements to the existing trail located along the
north side of CSAH 2 and an additional trail running along the south side of CSAH 2 within the AUAR Study Area.
The trail system along CSAH 2 is also identified as a desired trail corridor in Scott County’s Park and Trail Plan, as
well as the Metropolitan Council’s Regional Park System Statement. The City and County Plans also identify a
diagonal trail corridor through the subject property which connects the Vermillion River area to CSAH 2, running
approximately along the former railroad right-of-way. Additional trails and sidewalks are planned throughout the
AUAR Study Area as required by City Ordinances. Proposed trail and green space development within the AUAR
Study Area are complimentary to the Park and Trail Appendix “B” to the City of Elko New Market 2030
Comprehensive Plan.

Appendix C: Water Plan

The AUAR Study Area will connect to the proposed watermain extension along the south side of CSAH 2. The City’s
adopted 2030 Water Plan also indicates the extension of trunk watermains (12” and 16”) within the AUAR Study
Area. Water system improvements proposed within the AUAR Study Area are consistent with the Water Plan
Appendix “C” to the 2030 Comprehensive Plan and support the proposed uses and development at the AUAR Study
Area.

Appendix D: Sanitary Sewer Plan

Sanitary sewer from a portion of the AUAR Study Area will flow to the existing MCES Interceptor located along CSAH
2 through the extension of trunk sanitary sewer lines to the north and south of CSAH 2. The most northerly portion
of the AUAR Study Area will require construction of a trunk sanitary sewer line that will connect to the MCES
Interceptor located along I-35. The sanitary sewer improvements planned within the AUAR Study Area are
consistent with the Sanitary Sewer Appendix “D” to the 2030 Comprehensive Plan and support the proposed uses
and scale of development.

Appendix E: Stormwater Management Plan
Stormwater management practices proposed within the AUAR Study Area are compatible with the water quantity
and quality and erosion control goals and policies as identified in Appendix “E” to the 2030 Comprehensive Plan.

City of Elko New Market 2040 Comprehensive Plan (Drafted and in approval process)

The proposed development scenario was reviewed for conformance to the City’s Draft 2040 Comprehensive Plan.
Specifically reviewed were land use, parks and trails, transportation, and all utility components of the draft Plan.
The development, as proposed within the AUAR Study Area, is consistent with the draft 2040 Comprehensive Plan.

Scott County 2040 Comprehensive Plan (Adopted June 18, 2019)

The Scott County 2040 Comprehensive Plan was reviewed for conformance to the proposed development scenario.
The development scenario conforms to the goals and objectives cited in the following Land Use and Parks and
Trails chapters of the Scott County 2040 Comprehensive Plan:

Chapter 5: Land Use
The Scott County 2040 Comprehensive Plan designates land use in the AUAR Study Area as Commercial and Urban

Business Reserve. The majority of the land within the study area has a land use designation of Urban Business
Reserve, which is intended to reserve land for future commercial and/or industrial development with urban
services. Until such time as the land is annexed into a City and provided with urban services, there is limited
residential development permitted (1 dwelling per 40 acres). A small portion of the property (19 acres), where the
existing trailer sales business is located, is guided by the County Comprehensive Plan to a Commercial land use
designation. This designation does permit commercial development in the unincorporated areas of the County.
Development of the property within the AUAR Study Area is planned to occur once the property has been annexed
into the City of Elko New Market. There are no conflicts between the proposed development and the Scott County
2040 Land Use Plan.
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Chapter 7: Parks and Trails

The AUAR Study Area is identified in Chapter 7 of the Scott County 2040 Comprehensive Plan. The trail system
proposed along CSAH 2 is identified as a desired trail corridor in Scott County’s Park and Trail Plan, identified as
the “Elko New Market-Blakeley-Doyle Kennefick Regional Trail Search Corridor”. In addition, the AUAR Study Area
is included in a “Future Study Area” which is identified in Scott County’s Park and Trail Plan. The Future Study Area
appears to focus along the Vermillion River and surrounding area which has been identified as a Natural Area
Corridor in the County Plan. The City of Elko New Market will confer with Scott County officials during development
of the property in regard to the identified “Future Study Area”. The proposed CSAH 2 trail within the AUAR Study
Area is consistent with Scott County’s Park and Trail Plan.

Scott County Local Water Management Plan (2018-2028)
The project does not conflict with the identified water resources or objectives of the plan.

Vermillion River Watershed Joint Powers Organization Rules (2016 Management Plan Update)

Development within the AUAR Study Area may be subject to the current applicable standards and rules of the
VRWJPO; including Wetland Alteration (Section 6.00), Buffer (Section 7.00), Erosion and Sediment Control (Section
8.00), Stormwater Management (Section 9.00), and Drainage Alteration (Section 10.00). The authority and scope
of the VRWJPO rules (per Section 1.00) will apply to each individual lot or parcel within the AUAR Study Area if
found nonconforming to the City of Elko New Market’s Stormwater Management Plan as found in Appendix E of
the 2030 Comprehensive Plan.

Additionally, according to Appendix B of the 2016 Management Plan Update, the VRWJPO has the authority to
review and comment on development plans at project sites larger than 40 acres as well as projects that impact or
are located near watercourses or unique natural resources. The project proposed for the AUAR Study Area is larger
than 40 acres in size and may impact or be near watercourses or unique natural resources, giving the VRWJPO
authority to review proposed development.

MPCA Impaired Waters List

The Vermillion River (a listed MPCA Section 303d Impaired Water for Escherichia coli and Mercury in fish tissue) is
located 0.16 miles north of the AUAR Study Area (Appendix C — Figure 10). There are no other special waters within
a 1-mile radius of the Project site.

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

The AUAR Study Area is currently under Scott County planning and zoning jurisdiction, with the portion of the AUAR
Study Area north of County Road 2 zoned as Urban Business Reserve (UBR) and the portion of the AUAR Study
Area south of County Road 2 zoned as both UBR and General Commercial (C-1) where the existing light commercial
use is located. The Urban Business Reserve (UBR) district desighates land for eventual urban and commercial uses
once served it is by public utilities. The zoning designation may be amended once the land is annexed into an
adjoining city or the site is developed and served by public utilities. The portion of the site zoned as C-1 allows for
general retail and commercial uses. The intent is for the AUAR Study Area to eventually be annexed into the City of
Elko New Market, at which time it would be zoned in the Urban Reserve (UR) district, the assumed base zoning
designation at the time of annexation.

Based on the proposed variety of uses at the AUAR Study Area, portions of the site will need to be rezoned to the
following Elko New Market zoning classifications:

Business Warehousing District (B-6)

The purpose of the B-6 Business Warehousing District is to provide for the establishment of wholesale and retalil
trade of large volume or bulk commercial items, storage and warehousing. The overall character of the B6 district
is intended to be transitional in nature, thus industrial uses allowed within this district shall be limited to those
which can compatibly exist adjacent to commercial and lower intensity activities. As outlined in the proposed
development concept, a portion of the AUAR Study Area is expected to be rezoned to B-6.

Business Campus District (B-7)
As outlined in the development concept, approximately 16.95 acres of the AUAR Study Area will need to be rezoned
to allow for the uses defined in the B-7 district including business offices and wholesale showrooms. Development
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is intended for these uses with a high level of landscaping (minimum 30% area), amenities, pedestrian circulation,
and architectural standards.

Highway (Gateway) Business District (B-4)

As outlined in the development concept, approximately 103.97 acres of the AUAR Study Area will need to be
rezoned to allow for the uses defined in the B-4 district including service-oriented and commercial uses.
Development is intended with a high regard for architectural appearance and site design to create an aesthetically
appealing gateway to the larger Elko New Market community. The B-4 district requires a minimum 30% area to be
landscaped.

Medium Density Residential District (R-3)

As outlined in the development concept, approximately 22.48 acres of the AUAR Study Area will need to be rezoned
to allow for the uses defined in the R-3 district including a variety of housing options such as two-family dwellings,
three-plexes, four-plexes, townhomes, and condominiums. The R-3 district requires a minimum 50% area to be
landscaped.

The AUAR Study Area is not located in a shoreland district, floodplain, wild and scenic river segment, critical area,
agricultural preserve, or airport safety zone. The portion of the property located north of CSAH 2 is enrolled in the
Green Acres Program.

b. Discuss the project’s compatibility with nearby land uses, zoning, and plans listed in Item 9a above, concentrating on
implications for environmental effects.

AUAR Guidance: Designated parks, recreation areas, or trails. If development of the AUAR will interfere or change the
use of any existing such resource, this should be described in the AUAR. The RGU may also want to discuss under this
item any proposed parks, recreation areas, or trails to be developed in conjunction with development of the AUAR area.

The AUAR must include a statement of certification from the RGU that its comprehensive plan complies with the
requirements set out at 4410.3610, subpart 1. The AUAR document should discuss the proposed AUAR area
development in the context of the comprehensive plan. If this has not been done as part of the responses to items 6. 9,
18, 21, and others, it must be addressed here; a brief synopsis should be presented here if the material has been
presented in detail under other items. Necessary amendments to comprehensive plan elements to allow for any of the
development scenarios should be noted. If there are any management plans of any other local, state, or federal agencies
applicable to the AUAR area, the document must discuss the compatibility of the plan with the various development
scenarios studied, with emphasis on any incompatible elements.

The proposed project is considered to be compatible with adjacent land uses as described in Section 9.a.i. of this AUAR
and consistent with planned land uses identified in the City’s draft 2040 Comprehensive Plan. As described in detail in
Section 9.a.ii. of this report, development of the northern portion of the property located north of CSAH 2 will require an
amendment to the City’s 2030 Comprehensive Plan. The City’s Draft 2040 Comprehensive Plan has this portion of the
property re-guided to a land use that is consistent with the proposed development plan.

Designated Parks, Recreation Areas, or Trails.

There is an existing bituminous path located along the north side of CSAH 2 within the AUAR Study Area. This bituminous
path was constructed by the Metropolitan Council at the time the MCES Interceptor was constructed to serve the Elko
New Market community and was constructed as a maintenance access road for the interceptor line. Although it was not
constructed as a multi-use path, the community has utilized the access road as a community trail, with no objection from
the Metropolitan Council. The existing maintenance road does not meet design requirements of a multi-use trail, both in
terms of proximity to the CSAH 2 roadway (minimum setbacks) and width of the trail. Relocation and redesign of the trail
is anticipated during the development process and/or reconstruction of the interchange. There are no other existing park
or recreation facilities within the AUAR Study Area that will be affected by the proposed development. A number of
sidewalks, pedestrian trails, and amenities are planned within the AUAR Study Area as depicted on Exhibit A which are
consistent with local and regional comprehensive plans for the area. City, County, and Regional park and trail facilities
are discussed in more detail in Section 9.a.ii. of this report.

There are no identified environmental conflicts or incompatibilities between the proposed project and nearby land uses,
zoning, or other local or regional plans. Please refer to the information provided in item 9a. Trail enhancements to the
existing multiuse trail to the north of CSAH 2 are planned as a component of the pedestrian circulation concept intended
for the AUAR Study Area.
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Identify measures incorporated into the proposed project to mitigate any potential incompatibility as discussed in Item
9b above.

There are no identified environmental conflicts/incompatibilities between the proposed project and nearby land uses,
zoning, or other local or regional plans. Please refer to the information provided in item 9a.

Design considerations included to protect and enhance natural resources surrounding the Vermillion River include on-
site stormwater detention, wetland buffers and replacement, undeveloped open spaces and natural areas, and tree
protection. The proposed 9.5 acres of stormwater detention is assumed based on the amount of impervious surface at
the full buildout scenario. Additional stormwater control measures will be designed and constructed as individual parcels
and lots develop within the AUAR Study Area. Each individual lot or project will be required to meet the stormwater
management standards set forth in the current city code, ordinances, and NPDES Construction Stormwater Permit at the
time of application.

Wetlands on site may be replaced in the northern portion of the AUAR Study Area to create a natural area and a buffer
between the development scenario and Vermillion River, if feasible. Trees will be also be preserved in the northern portion
of the site to enhance the natural area and buffer.

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.

AUAR Guidance: A map should be included to show any groundwater hazards identified.

The Minnesota Geological Survey (http://www.mngs.umn.edu/service.htm) indicates one type of bedrock (St. Croix Horst
Sandstones) within the AUAR Study Area. Bedrock within the region varies from approximately 204 to 260 feet. The site
is located on sandstone, siltstone, and conglomerate of the Hinckley, Fond du Lac, and Solar Church Terrain.

There are no known or mapped sinkholes, shallow limestone, shallow aquifers, or karst features identified within or near
the AUAR Study Area, and the geotechnical report also did not identify any sinkholes, shallow limestone, shallow aquifers,
or karst features within the AUAR Study Area. The Minnesota Geospatial Commons-Karst Features Inventory Points were
also reviewed for these features, which yielded no known mapped occurrences within or near the AUAR Study Area.
(ftp://ftp.gisdata.mn.gov/pub/gdrs/data/pub/us_mn_state_dnr/geos_karst_feature_inventory pts/metadata/preview

/ipg)

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.

AUAR Guidance: The number of acres to be graded and number of cubic yards of soil to be moved need not be given;
instead. a general discussion of the likely earthmoving needs for development of the area should be given, with an
emphasis on unusual or problem areas. In discussing mitigation measures, both the standard requirements of the local
ordinances and any special measures that would be added for AUAR purposes should be included. A standard soils map
for the area should be included.

The NRCS Web Soil Survey (September 12, 2018) was reviewed for mapped soil unit characteristics within the AUAR
Study Area. Mapped soils consist of 15 soil types, of which the predominant soil type is Hayden Loam soils, 2-6% slopes
(30 percent of the AUAR Study Area). Soil characteristics and attributes are provided in the following Table 10-1 and
illustrated on Figure 9 in Appendix C.
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Table 10-1. Soil Characteristics within AUAR Study Area

Soil A Hydrologic . . Farmland
Symbol Soil Unit Name Acres HEL ’ Group* Hydric Rating Classification
Blue Earth mucky silt loam, . Prime
Be 0-1% slopes NHEL Hydric (if drained)
Estherville-Burnsville Predom. .
el complex, 12-50% slopes 19 RIES g Non-Hydric N P
Estherville-Burnsville Predom. .
LbC complex, 6-12% slopes 08 PHEL A Non-Hydric Not Prime
Glencoe silty clay loam, O- . Prime
Ga 1% slopes 44 NHEL C/D Hydric (if drained)
- 0,
HaD Hayden loam, 10-22% 4 HEL C Predom._ Not Prime
slopes Non-Hydric
Hayden loam, moderately Predom. .
Hab2 eroded, 10-22% slopes > | HE ¢ Non-Hydric Not Prime
- 0,
HaE2 Hayden loam, 18-25% 023 | HEL B Non-Hydric Not Prime
slopes
Predom. .
-9
HaB Hayden loam, 2-6% slopes 73 NHEL C Non-Hydric Prime
HaC Hayden loam, 6-10% slopes 8 PHEL C Predom.- Statewide
Non-Hydric Importance
Hayden loam, moderately Predom. Statewide
e eroded, 6-10% slopes & FalS © Non-Hydric Importance
Hayden soils, severely . .
HcD3 eroded, 12-18% slopes 2 HEL B Non-Hydric Not Prime
Hayden soils, severely _ . Statewide
e eroded, 6-12% slopes 2 FalS g e e ire Importance
-19,
PbA Houghton muck, 0-1% 9 | NHEL | A/D Hydric Not Prime
slopes
PaA Klossner muck, 0-1% slopes 0.20 NHEL C/D Hydric SIETEED
Importance
Wb Webster-Glencoe silty clay 38 NHEL B/D Hydric _ Prlme
loams (if drained)
Legend:
Highly Erodible Land *Infiltration Rate Hydric Rating

HEL.: Highly Erodible Land
PHEL.: Potentially Highly Erodible Land

A: >0.30 inches/hour
B: 0.15-0.30 inches/hour

Hydric: 100%

Predominately Hydric: >67% and
<100%
Partially Hydric: >33% and <67%

Predominately Non-Hydric:
<1% and <33%
Not Hydric: 0% hydric

NHEL: Not Highly Erodible Land C: 0.05-0.15 inches/hour

D: <0.05 inches/hour

A majority of the AUAR Study Area is mapped as Prime Farmland or Prime Farmland if Drained (65 percent of the AUAR
Study Area). The remaining soils are mapped as either Farmland of Statewide Importance or Not Prime Farmland.
Approximately 13 acres located in the northeast portion of the study area has been identified by the MN DNR as an area
of possible aggregate resources through the Aggregate Resource Mapping Program.

Topography of the AUAR Study Area is generalized as rolling from 1,058 to 1,134 msl, with higher elevations located in
the southern half of the AUAR Study Area, and sloping north towards the abandoned railroad tracks and further north to
the Vermillion River (Figures 2 and 3 in Appendix A). Steep slopes (12% or greater) can be found in the northeast and
southern portions of the AUAR Study Area.

The geotechnical evaluation report was completed for several locations within the AUAR Study Area on November 20,
2017 (Exhibit B). Eighteen (18) soil borings were taken throughout the site from depths of 15 to 25 feet. Clay topsoil was
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present in most of the borings from 2 to 12 feet deep. General underlying soils consisted of lean clay or sandy lean clay
and sands with varying amounts of silt, clay, and gravel. Glacial till was present in most of the borings below the topsoil
and Alluvial deposits, at a depth of 7.5 to 25 feet.

Site conditions are consistent with the anticipated soil and hydrological conditions, requiring typical grading and
excavation of unsuitable soils before development. Erosion capabilities of the soils are moderately susceptible as
described by the NRCS Soil Erodibility (Kw) Factor rating which ranges from 0.24 and 0.37. Earthwork within the AUAR
Study Area will be phased, starting with the excavation and embankment for infrastructure improvements, followed by
the site grading for the development of individual sites.

Construction activities will temporarily expose soils to an increased risk of erosion from wind and precipitation.
Appropriate erosion and sediment control best management practices (BMPs) will be selected and defined by each
individual lot’s Stormwater Pollution Prevention Plan (SWPPP). BMP selections will be based on the potential risk of
erosion, current site conditions, and maintenance through the duration of each construction phase to reduce the potential
of sedimentation occurring to surface water resources or migrating offsite. Temporary BMPs will be inspected and
maintained (per the NPDES Construction Stormwater Permit) until permanent vegetation and stabilization has occurred.
Permanent BMPs will be incorporated into each individual project design and Stormwater Pollution Prevention Plan
(SWPPP) to minimize post-construction erosion and sedimentation.

11. Water Resources:

AUAR Guidance: Physical impacts on water resources. 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. 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 MDNR Public Waters Inventory
number(s), if any.

There are no lakes, designated wildlife lakes, migratory waterfowl feeding/resting areas, trout streams/lakes, MPCA
or MDNR listed calcareous fens, and county or jurisdictional ditches within one mile of the AUAR Study Area.

One unnamed USGS stream is located in the northwest corner of the AUAR Study Area. The unnamed watercourse is
a tributary of the Vermillion River, which is located approximately 0.16 miles north of the AUAR Study Area (Appendix
C —Figure 10). The Vermillion River continues to flow northeast and east before discharging into the Mississippi River
36 miles east of the AUAR Study Area.

The MDNR Public Waters Inventory identifies the Vermillion River and three unnamed wetlands (#70000500,
70029600, 70032500) within one mile of the AUAR Study Area (Appendix C — Figure 10). The unnamed USGS stream
segment which is a tributary of the Vermillion River within the AUAR Study Area (AUID 07040001-516) is designated
as a Section 303d listed 2018 impaired water for Escherichia coli and mercury in fish tissue. Both impairments have
an EPA-approved Total Maximum Daily Load (TMDL) and TMDL Implementation Plan.

Twenty-two (22) wetlands totaling 42.45 acres were delineated in the AUAR Study Area (Appendix C — Figure 7). The
wetland boundaries and types were approved by the Local Government Unit (City of EIko New Market, application
#ELNM3-18) of the Minnesota Wetland Conservation Act and U.S. Army Corps of Engineers (File No. 2018-03159-
JTB). The delineated wetlands were Type 2-Fresh (wet) Meadow/Sedge Meadow, Type 3-Shallow Marsh, Type 4-Deep
Marsh, Type 5-Shallow, Open Water, Type 6-Shrub-carr, and Type 7-Hardwood swamp wetlands. Please refer to
Exhibits C and D as well as EAW item 11.b.iv. for additional detailed information.

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
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available. If there are no wells known onsite or nearby, explain the methodology used to determine this.

1)

The Minnesota Department of Natural Resources Cooperative Groundwater Monitoring Website maintains data
on groundwater levels. The closest observation well to the project location is MDNR Well #19097, which is
located approximately 4 miles southeast of the AUAR Study Area. Water levels in the most recent data record
(October 7, 2015) were measured at 1,004.42 ft. MSL.

The geotechnical report (Exhibit B) encountered shallow groundwater at 2-5 feet below the ground surface in
five borings (located at B2, B6, B8, B17, and B18). A majority of the remaining borings encountered groundwater
from 7-15 feet, with three boring locations not encountering any groundwater. The report expects groundwater
to be encountered in the range of 1,069 to 1,111 feet MSL; however, this may vary depending on relation to
surface water or drainage ways.

The AUAR Study Area is not located within the City of Elko New Market Wellhead Protection Area (Elko-New
Market) or the Drinking Water Supply Management Area.

According to the Minnesota Department of Health — Minnesota Well Index Online, there are five identified wells
located within the AUAR Study Area (Appendix D — Figure 12).

Table 11-1. MDH Minnesota Well Index

234025 Hole A Test Well Unknown
509171 N.D.S. Domestic Active
234026 Hole B Test Well Unknown
249593 Trader’s Market 1 LN Active
234027 Hole C Test Well Unknown

The previous and current landowners are not aware of any onsite or adjacent aquifers, springs, seeps, or wells, such
as old farm wells or artesian wells that are not registered by the Minnesota Department of Health’s Minnesota Well
Index.

No permanent wells are proposed within the AUAR Study Area once construction has concluded.

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.

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.

AUAR Guidance: Observe the following points of guidance in an AUAR:

e Only domestic wastewater should be considered in an AUAR — industrial wastewater would be coming
from industrial uses that are excluded from review through the AUAR process;

e Wastewater flows should be estimated by land use subareas of the AUAR area; the basis of flow
estimates should be explained:;

e The major sewer system features should be shown on a map and expected flows should be identified:;

e |f not explained under item 6. the expected staging of the sewer system construction should be
described;

e The relationship of the sewer system extension to the RGU’s comprehensive sewer plan and (for metro
area AUARS) to Metropolitan Council regional system plans, including MUSA expansions, should be
discussed. For non-metro area AUARS, the AUAR must discuss the capacity of the RGU’s wastewater
treatment system compared to the flows from the AUAR area; any necessary improvements should be
described;
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1)

e |f on-site systems will serve part of the AUAR the guidance in EAW Guidelines on page 16 regarding
item 18b under Residential development should be followed.

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 flows are expected to be typical of the flows and characteristics of residential, commercial, and
light industrial land uses. No pre-treatment of waste flows is expected based on the proposed land uses.
Wastewater volumes of up to 400,000 gallons per day are anticipated from the AUAR Study Area after full
build out-occurs. Proposed sanitary sewer pipe diameters will be 8 to 27 inches.

The existing 42-inch sanitary sewer Metropolitan Council Environmental Services (MCES) interceptor flows
west to east along the north side of CSAH 2. An 18-inch and a 27-inch sanitary sewer stub are located at the
intersection of the eastern access Frontage Road with CSAH 2. Appendix D — Figure 13 illustrates a boundary
that indicates the approximate area which could be served immediately with the MCES interceptor.
Connection to the MCES interceptor will provide service to portions of the AUAR Study Area south of CSAH 2
and the approximate southeast quarter of the AUAR Study Area north of CSAH 2. The remaining north half
and southwest portions of the AUAR Study Area would be serviced by a new trunk sanitary sewer along the
abandoned railroad grade, which flows northeast into the MCES interceptor (yellow line on Appendix D —
Figure 13,). Construction staging of the proposed sanitary sewer system would begin at the eastern access
of the Frontage Road with CSAH 2.

The City of EIko New Market’s wastewater treatment system was decommissioned in 2011. All waste flows
from the City currently discharge directly into the MCES interceptor with a capacity of 2.9 million gallons per
day. The MCES interceptor flows east to the Empire plant (Empire Township, Dakota County). Wastewater
flows from the AUAR Study Area would not temporarily disrupt or negatively affect the operational efficiency
of the MCES collection and treatment system.

The proposed sanitary sewer system layout, flows, and connections to MCES interceptor are consistent with
planned improvements and projected sanitary sewer system capacity detailed in the City of Elko New Market
2030 Comprehensive Plan and the DRAFT 2040 Comprehensive Plan.

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.

There are no wastewater discharges proposed to any subsurface sewage treatment systems (SSTS).

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.

There are no wastewater discharges proposed to any surface water or groundwater resources.

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.

AUAR Guidance: For an AUAR the following additional guidance should be followed in addition to that in EAW

Guidelines:

e |tis expected that an AUAR will have a detailed analysis of stormwater issues;

e A map of the proposed stormwater management system and of the water bodies that will receive
stormwater should be provided;

e The description of the stormwater systems would identify on-site and “regional” detention ponding and
also indicate whether the various ponds will be new water bodies or converted existing ponds or
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wetlands. Where on-site ponds will be used but have not yet been designed, the discussion should
indicate the design standards that will be followed.
e |If present in or adjoining the AUAR area. the following types of water bodies must be given special
analyses:
o Lakes: within the Twin Cities metro area a nutrient budget analysis must be prepared for any
“priority lake” identified by the Metropolitan Council. Outside of the metro area, lakes needing
a nutrient budget analysis must be determined by consultation with MPCA and MDNR staff;
o Trout streams: if stormwater discharges will enter or affect a trout stream an elevation of the
impacts on the chemical composition and temperature regime of the stream and the
consequent impacts on the trout population (and other species of concern) must be included.

The northern portion of the AUAR Study Area generally drains north toward the Vermillion River, while areas south
of CSAH 2 (260t Street East) drain east under 1-35 to a tributary of the Vermillion River (Appendix D — Figure
14). The composition of existing stormwater runoff is primarily high in total suspended solids, phosphorus, and
nitrates from the dominant agricultural use within the AUAR Study Area.

Temporary erosion and sediment control best management practices (BMPs) will be installed,
maintained/repaired, and amended throughout construction as required to remain compliant with the current
NPDES Construction Stormwater Permit requirements at the time of permit coverage. SWPPP development and
NPDES Construction Stormwater Permit coverage will occur per phase of plat, per buildable lot, in phases of
multiple lots, or by individual parcels as development progresses throughout the AUAR Study Area.

Temporary BMPs may include (but are not limited to) silt fence, bio-rolls/filter logs, rock construction entrances,
mulch/hydro mulch, and permanent native seeding or turf seeding in appropriate areas.

The project’s co-permittees (primary contractor and owner) will be jointly responsible for all SWPPP components.
The primary contractor will be responsible for all SWPPP components during active construction which includes
amending the SWPPP as necessary, installation, maintenance, and repair of all temporary erosion and sediment
control BMPs.

The quality of post-construction stormwater runoff from the project will be typical of an urban land use with
impervious surfaces and lawn/landscaping generating higher concentrations of total suspended solids and total
phosphorus. Stormwater runoff is proposed to be conveyed into three major drainage areas (two north and one
south of CSAH 2/260t Street East). Three subwatersheds are proposed in the northeast major drainage area,
seven subwatersheds in the northwest major drainage area, and four subwatersheds within the south major
drainage area (Appendix D — Figure 15).

Proposed subwatersheds provide dedicated land use for one or two proposed stormwater detention areas, in
addition to the existing stormwater detention areas located north and adjacent to CSAH 2 (260t Street East)
and south of the Featherlite Trailer Sales site (Appendix D — Figure 14). All proposed stormwater detention will
be constructed in upland areas with 9.5 acres of total designated land use.

All proposed stormwater detention areas assume a one-inch water quality volume over the net new impervious
surfaces within the proposed subwatershed. The composite proposed impervious surface area is seventy-two
percent (72%) of the total AUAR Study Area (Appendix C — Figure 8). The proposed business/limited industrial
park (72% impervious), commercial (85% impervious), and medium density residential (65% impervious) land
uses were used to calculate the composite area (Appendix B — Figure 5).

Conceptual detention locations and footprints (size) are placed in the most suitable locations of each proposed
subwatershed based on the existing topography (Appendix D — Figure 15) and development scenario. The
geotechnical report results show low-permeability soils (clay and lean clay sand) that are not adequate or
functional for infiltration systems; therefore, volume reduction techniques will be customized to each individual
detention design and/or building site. Additional stormwater management areas may be required on lots and
parcels to meet volume control requirements.

Final detention design and permanent stormwater treatment will adhere to the current NPDES Construction
Stormwater permit requirements, City of Elko New Market Environmental Protection Ordinances, and applicable
Vermillion River Watershed Joint Powers Organization (VRWJPO) standards.
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Currently, according to Appendix B of the VRWJPO’s 2016 Management Plan Update, the VRWJPO has the
authority to review and comment on development plans at project sites larger than 40 acres as well as projects
that impact or are located near watercourses or unique natural resources. The AUAR Study Area is larger than
40 acres in size and may be located or impact watercourses or unique natural resources, giving the VRWJPO
authority to review all future proposed developments in this area.

Stormwater runoff from the AUAR Study Area will not discharge to a “priority lake” as identified by the
Metropolitan Council. Stormwater runoff is not anticipated to negatively affect the quality or quantity of adjacent
wetlands or streams on or near the AUAR Study Area.

Water appropriation — 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 MDNR 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.

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.

Short-term temporary construction dewatering of surface or groundwaters may be required at the time of
construction (depending on current field conditions) to facilitate construction activities for the placement of
structural footings and utility lines. If dewatering is anticipated to exceed 10,000 gallons per day or 1,000,000
gallons per year, the contractor will be required to obtain a Water Appropriations Permit from the Minnesota
Department of Natural Resources (MDNR) Division of Waters prior to initiating such activities. Measures to avoid,
minimize, or mitigate the environmental effects from construction related to dewatering are unknown at this
time, and therefore will be determined when developing the dewatering plans as required by a Stormwater
Pollution Prevention Plan amendment of the NPDES Construction Stormwater Permit.

The five (5) registered active wells will be sealed according to MDH standards by a licensed well contractor. If
unidentified wells are discovered during construction they will be reported to the Minnesota Department of
Health and then sealed by a licensed well contractor according to MDH standards.

Potable water service will be provided by the City of Elko New Market’s existing municipal wells and associated
treatment, storage, and distribution system. The City currently draws water from three of four working wells (Elko
#2, Elko #3, and Elko New Market #4) New Market #2 is only equipped for observing water levels in the aquifer
and New Market #3 is normally off-line since there is no raw water line connecting it to the treatment facility.
New Market well #3 can be manually placed on-line in case of an extreme emergency. (New Market #1 has been
sealed and abandoned).

A review of available fire flows to sites just east of I-35 from the study area indicate the system could deliver
4,450 gallons per minute for 1.7 hours under the following conditions:

e With the largest well out of service

e With only treated water being supplied

e With all reservoirs full at the beginning of the demand period

The city currently has storage capacity based on common methods of calculating to meet firefighting and
pressure demands for growth; however, elevated storage is planned in the vicinity of the study area when
population/demand warrants it. Opportunities for land acquisition and distribution system improvements that
support future storage on high ground south of Newton Circle will be sought as development occurs. Adding 1
million gallons of elevated storage in this area would boost fire flows to 7,500 gpm or greater for 2 hours.

Potable public water service is located to the west of the AUAR Study Area, along the south side of CSAH (260t
Street East) at France Avenue. The intent is to connect the entire AUAR Study Area to the City of Elko New
Market’s existing 16-inch watermain by way of a 16-inch line extension. Watermain within the AUAR Study Area
will be 12 to 16 inches in diameter with private service line connections.
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Water demand for the full build-out scenario is estimated at 402,620 gallons per day based on proposed future
land use acreages (Exhibit A). The individual future land use demands are shown in the following Table 11-2.

Table 11-2. Estimated Potable Water Demand

Gallons Per Lamg Use Estimated Water Demand

Day/Acre Acres (Gallons Per Day)

Future Land Use Type

Busmess_/lelted 3,500 57.7 202,020
Industrial Park
CommerC|aI/I.3us'|ness 2,000 93.1 186,200
Campus District
Medium Density 2.000* 7.2 14,400
Residential

*Assumed 100 gallons per day/person at 2.5 people/unit with 8 units/acre

The City’s water treatment system can currently supply 2.419 million gallons per day (MGD) of potable water to
its distribution system. Under existing conditions and based on historical data, the City’s peak day demand is
expected to be 1.303 MGD which allows 1.116 MGD of availability for new demand.

The City maintains two elevated water storage tanks which provide a combined total capacity of 400,000 gallons.
Along with other system storage, the City currently has approximately 318,000 gallons of “excess” finished water
storage capacity which allows for new development. While growth in other areas would also reduce this reserve
capacity, the treatment plant and other components of the system are expandable as may be needed to
accommodate growth in all areas of the city.

Static water pressure in the vicinity ranges from approximately 52 psi to 74 psi dependent upon the water
elevation within the elevated water storage tanks. As previously noted, assuming high service pumps were
contributing and all reservoirs were full at the time of a large fire demand, the City estimates the system could
deliver 4,450 gallons per minute for at least 1.7 hours. This also assumes the distribution and delivery system
at the affected site will have adequate capacity to accommodate the maximum flow.

iv. Surface Waters

1) 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.

Road layouts avoid most of the delineated wetlands while providing functional traffic flows throughout the
AUAR Study Area. For the purposes of this AUAR evaluation, assumptions on the placement of impervious
surfaces, buildable lots/parcel boundaries, and individual building locations were overlaid onto delineated
wetlands to estimate up to 5.85 acres of cumulative wetland impacts at multiple locations as a result of the
full build-out scenario (Exhibit A).

Project proposers that intend to propose wetland impacts will be required to submit a formal sequencing
analysis with a wetland replacement plan upon finalization of the construction plans for each lot or parcel.
The wetland replacement plan will specify compensatory mitigation for all unavoidable permanent wetland
impacts. The wetland impact areas will be mitigated on-site and/or through the purchase of offsite wetland
bank credits from an approved wetland bank.

Exact locations of suitable on-site replacement sites or mitigation banks are speculative for this evaluation
and are subject to change. As development within the AUAR Study Area progresses and grading plans are
completed, potential on-site wetland mitigation areas will be evaluated by the City of Elko New Market (Local
Government Unit for the Wetland Conservation Act) and U.S. Army Corps of Engineers. Potential on-site
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mitigation locations may include areas north of the abandoned railroad grade and/or adjacent to proposed
stormwater management detention areas (if feasible).

The purchase of wetland mitigation bank credits is entirely dependent on available bank credits in Bank
Service Area No. 8 at the time of the replacement plan application. The wetland replacement plan will comply
with the Minnesota Wetland Conservation Act (MN Rules 8420) and Section 404 of the Federal Clean Water
Act.

2) 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 in-water
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: This item need only be addressed if the AUAR area would include or adjoin recreational
water bodies.

One new road crossing is proposed over the Unnamed USGS stream located in the northwest portion of the
AUAR Study Area. The purpose of the major collector road is to connect with a future road to provide an east-
west travel corridor from Xerxes Avenue (County Road 19) to the AUAR Study Area and future developments
west of the AUAR Study Area (Appendix D — Figure 17). The crossing is assumed to be designed with a box
culvert, a natural stream bottom, and structural features to not impede fish passage or habitat. Stormwater
runoff from the road sections will be treated in accordance with applicable permit and regulatory
requirements. Development within the AUAR Study Area will not change the number or type of watercraft on
any water body.

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.

Minnesota Pollution Control Agency (MPCA) records indicate 27 potentially hazardous or contaminated sites within a one-
mile radius of the AUAR Study Area, including one site within the AUAR Study Area. The MPCA’s Master Entity System
(MES) dataset of known sites within one mile of the AUAR Study Area is illustrated by Appendix B — Figure 6. There are
eight documented spills or leaks from above or below ground storage tanks or hazardous waste storage/generators/sites
within one mile of the AUAR Study Area.

APPRO Development authorized ISG to conduct a Phase | Environmental Site Assessment of the AUAR Study Area (Report
dated September 14, 2018; Exhibit D). The purpose of the Phase | was to evaluate the potential for any hazardous
substances or materials present on the site. Several visual indicators of hazardous materials, containers, distressed
vegetation, soil mounds, odors, or suspicious land use activities were observed during the site visit in 2018. City and
County officials were also interviewed and both were aware of multiple historical contaminations on the site.

ISG did identify one Historical Recognized Environmental Condition (HREC) and two Recognized Environmental Conditions
(REC) associated with the AUAR Study Area. The HREC is associated with the release of gasoline from the former
Registered Leaking Storage Tanks (LUAST), which was remediated to the satisfaction of the regulatory agencies and the
site was issued a regulatory site closure. The two RECs, as described in Exhibit G, were based on environmental hazards
observed from several areas of solid waste, hazardous materials, 55 gallon drums, and unregistered above ground/below
ground storage tanks and other hazardous liquid containers.

Depending on the specific activities or land disturbing activities that are planned, further investigation and testing may
be warranted in order to document the presence or absence of contamination at the subject property. Additional
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investigation and testing may also be warranted to determine whether contamination levels may be above thresholds
that might require reporting to applicable agencies or regulated handling and/or disposal.

If potentially contaminated materials (or other environmental hazards) are discovered during construction activities, the
project proposer/contractor will immediately cease activities in the area, then take appropriate and reasonable actions
to contain and reduce the human health and/or environmental risk prior to contacting the State of Minnesota Duty Officer,
Scott County, and project proposer’s representative. The development of a Contingency Plan or Response Action Plan will
be initiated if analytical results characterize the discovered materials as a regulated contaminated waste.

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.

AUAR Guidance: For B, generally only the estimated total guantity of municipal solid waste generated and information
about any recycling or source separation programs of the RGU need to be included,

Solid and liquid wastes generated from construction materials and equipment are expected in minimal amounts during
periods of active construction. Wastes may include scrap wood, packaging, excess building materials, and sediment laden
construction dewatering. The contractor will be required to immediately haul offsite and/or temporarily store and dispose
of (or recycle) all waste in accordance with MPCA regulations and the NPDES Construction Stormwater Permit.
Construction products will be kept in their manufactured containers and secured prior to the end of each work day.

Operational non-hazardous waste will be temporarily stored onsite (via residential and commercial dumpsters) and
disposed offsite by a waste hauler. Waste reduction and recycling will be implemented in accordance with facility
operational plans (if applicable) and available waste hauler programs.

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.

AUAR Guidance: For C, Potential locations of storage tanks associated with commercial uses in the AUAR should be
identified (e.qg. gasoline tanks at service stations.

Hazardous materials (portable fuel tanks and lubricants) may be used for equipment operations and temporarily placed
onsite in sealed containers (at all times) and under secured restricted access during non-working hours. These materials
will only be used during active construction for refueling and maintenance of construction equipment. To ensure that fuel
spills do not contaminate surface and ground waters, construction and maintenance activities should occur at reasonable
distances from surface waters and steep sloped areas. The contractor will be required to abide by the Pollution Prevention
Management Measures of the NPDES Construction Stormwater Permit. All hazardous materials will be removed from the
site upon completion of construction.

Small quantities of hazardous materials may be stored and used within commercial and industrial buildings for general
equipment maintenance, repair, or general cleaning use during normal operations (i.e. lubricants for mechanical
processing equipment, cleaning solutions, etc.). These materials should be stored in their original portable containers
from the manufacturer or vendor and housed indoors at all times. All hazardous materials will be inventoried and included
in a Spill Prevention Control and Countermeasure Plan (if applicable per the facility), Hazardous Communications Plan,
and Facility Plan. The types and quantities of chemicals are not expected to trigger the Superfund Amendments and
Reauthorization Act (SARA) thresholds and/or tier Il reporting. The potential for environmental impacts from accidental
spills is minimal considering all storage, disposal, and hazardous material uses will take place indoors.

Itis expected that convenience gas stations will locate in the AUAR Study Area. Exterior above/below underground storage
tanks containing petroleum products or hazardous waste may be constructed by future owners, tenants, and operators
of individual parcels or lots. Potential storage tanks may include gasoline, diesel, or other hazardous liquid and gas
substances for light industrial processes. Individual business owners, tenants, and operators will be required to

@ Architecture + Engineering + Environmental + Planning Page 20 of 36



ADELMANN FAMILY AUAR + DRAFT MITIGATION PLAN

incorporate the necessary site design parameters and required secondary containment with other preventative best
management practices for the safe handling and storage of the specific hazardous substances.

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.

Hazardous waste generation and storage is expected to be minimal based on the proposed future land uses. Individual
businesses may be required to obtain a Minnesota Pollution Control Agency Hazardous Waste Generator License (Small
to Minimal). Future businesses located within the AUAR Study Area who generate hazardous waste are also required to
be licensed and inspected by Scott County. Hazardous wastes created from routine construction activities are not
expected. If unusual construction activities generate hazardous wastes, the project proposer and construction
administrator will follow applicable local and state safe handling and disposal procedures.

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.

AUAR Guidance: The description of the wildlife and fish resources should be related to the habitat types depicted on the
cover types maps (of item 7). Any differences in impacts between development scenarios should be highlighted in the
discussion.

The AUAR Study Area is currently active agricultural land, pasture for cattle (portions of brush/grassland), forested, and
wetland. According to Table 13-1, the majority cover type (49%) is cropland and brush/grassland. One unnamed USGS
stream is located in the northwest corner of the AUAR Study Area. The unnamed watercourse is a tributary of the
Vermillion River, which is located approximately 0.16 miles north of the AUAR Study Area (Appendix C — Figure 10). Areas
surrounding the AUAR Study Area have similar fish and wildlife resources and consist of rolling hills of agricultural row
crops, wetlands, and wooded areas. Several wildlife species are assumed to occupy the surrounding habitats of the site,
which are further described in EAW Question No. 13.b.

Table 13-1. Existing Land Cover Types

Wetlands 425 18%
Deep Water/Streams>* 0 0%
Wooded/Forest 57.5 24%
Brush/Grassland 71.5 29%
Cropland 48.8 20%
Lawn/Landscaping 9.9 4%
Impervious Surface 11.8 5%
Stormwater Ponds 0.50 <1%
Other (describe) 0 0%
TOTAL 2425 100%

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 20180074) 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.
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AUAR Guidance: For an AUAR, prior consultation with the MDNR Division of Ecological Resources for information about
reports of rare plant and animal species in the vicinity is required. Include the reference numbers called for on the EAW
form in the AUAR and include the MDNR’s response letter. If such consultation indicates the need, an on-site habitat
survey for rare species in the appropriate portions of the AUAR area is required. Areas of on-site surveys should be
depicted on a map, as should any “protection zones” established as a result.

The MDNR Natural Heritage Information System (NHIS) search was completed for the entire proposed AUAR Study Area
(refer to Exhibit E). The AUAR Study Area is not located within a Minnesota Biological Survey (MBS) site of biodiversity
significance, nor are any state-listed species or native plant communities known to exist within or adjacent to the AUAR
Study Area. Search results identified one documented rare feature within a one-mile radius of the AUAR Study Area that
may be adversely affected by the proposed project. The western half of the north AUAR Study Area (north of CSAH 2/260t"
Street East) is within a Central Region Regionally Significant Ecological Area (RSEA) that is ranked High (refer to Exhibit C
— Figure 11). The MDNR Central Region (in partnership with the Metropolitan Council for the 7-county metro area)
identified these ecologically significant terrestrial and wetland areas by conducting a landscape-scale assessment based
on the size and shape of the ecological area, land cover within the ecological area, adjacent land cover/use, and
connectivity to other ecological areas. The purpose of the data is to inform regional scale land use decisions for local
communities, especially as it relates to balancing development and natural resource protection. The designation provides
no restrictive land use or development provisions. No specific habitat or species survey work has been conducted within
the AUAR Study Area, however, a majority of the RSEA within the AUAR Study Area is comprised of agricultural land use.

The site may currently be utilized by migratory birds in the spring and fall. These species would typically include common
waterfowl species and Mourning Doves. Other common wildlife species may utilize the AUAR Study Area for food and/or
cover throughout the year. These species may include (but are not limited to) Whitetail Deer, Ring-Neck Pheasant, Cotton-
Tail Rabbit, Raccoon, Red Fox, Coyote, Opossum, Striped Skunk, Red-Tailed Hawk, American Kestrel, American Crow,
Wild Turkey, and Red-Wing Blackbird.

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.

Approximately half of the AUAR Study Area provides temporary and low quality habitat cover value to the local wildlife
populations during the growing season when row-crop agriculture and grazing cattle are present. Agricultural food sources
also provide temporary value to the local and migratory waterfowl that may utilize the site during short-term migration
periods of the year. The remaining natural habitats (wooded/forested and wetlands) will be impacted by up to 17% of
their pre-project areas.

Wildlife may be temporarily displaced during construction activities. However, common wildlife is expected to occasionally
visit or re-establish residence on the site and adjacent sites following construction. There are no anticipated effects to
threatened and endangered species as a result of the proposed project.

Where current or future infestations of invasive plant species are identified (e.g. Phalaris arundinacea, also known as
reed canary grass), appropriate control methods will be applied during construction and operations to limit the spread
and impact of invasive species. During construction all disturbed lands will be permanently seeded to prevent the
establishment and spread of invasive plant species.

One new road crossing is proposed over the Unnamed USGS for the purpose of providing a major collector road to connect
with a future road to provide an east-west travel corridor from Xerxes Avenue (County Road 19) to the AUAR Study Area
and future developments west of the AUAR Study Area (Appendix D — Figure 17). The crossing is assumed to be designed
with a box culvert, natural stream bottom, and structural features that do not impede fish passage or habitat. Stormwater
runoff from the road sections will be treated in accordance with applicable permit and regulatory requirements.

A majority of the surrounding area is currently utilized for agricultural purposes; therefore, removal of the existing habitat
within the AUAR Study Area will have a minimal effect on the quantity of available food and cover to the local wildlife
populations.

d. ldentify measures that will be taken to avoid, minimize, or mitigate adverse effects to fish, wildlife, plant communities,
and sensitive ecological resources.
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14.

15.

The layout of the proposed development (Exhibit A) has been designed to avoid and minimize impacts to the natural
habitats in the following locations:

e Unavoidable wetland impacts will be minimized to the greatest extent feasible, considering the site constraints and
the distribution of wetlands within the AUAR Study Area (such as special considerations per MN Rules 8420.0515).

e Tree removals will be limited to the extent possible within each lot or parcel. A majority of the forested area is located
in the northern portion of the site, where development will be limited. Additionally, trees and shrubs will be planted
as part of the landscaping plan for the associated development.

e Native prairie seeding may be incorporated in some non-mowed areas such as buffers along the perimeters of
proposed stormwater detention areas.

e The USGS stream crossing is assumed to be designed with a box culvert, natural stream bottom, and structural
features that do not impede fish passage or habitat. Stormwater runoff from the road sections will be treated in
accordance with applicable permit and regulatory requirements prior to discharging into the stream.

e Measures to prevent the spread of invasive species during construction include working in non-infested areas first
before moving to infested areas, thoroughly cleaning equipment after working in infested areas and before mobilizing
to a different portion of the AUAR Study Area or a different off-site project, and revegetating disturbed areas as soon
as possible after construction is completed in an area.

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.

AUAR Guidance: For an AUAR, contact with the State Historic Preservation Office and State Archeologist is required to
determine whether there are areas of potential impacts to these resources. If any exist, an appropriate site survey of high
probability areas is needed to address the issue in more detail. The mitigation plan must include mitigation for any impacts
identified.

Information was requested and received from the Minnesota Historical Society State Historic Preservation Office (SHPO) on
October 17, 2018 (Exhibit F). Upon SHPO conducting a search of the Minnesota Archaeological Inventory and Historic
Structures Inventory, no previously known archaeological sites were identified within the same sections as the proposed
project.

There are two historic structures listed in the vicinity of the project: The Mendota-Big Sioux River Road and Dodd Road. Section
SC-NMT-007 is listed in Sections 24 and 25 of Township 113 North, Range 21 West, and east of I-35. The proposed project
will have no direct or indirect adverse impacts to the surrounding historical structures.

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.

AUAR Guidance: Any impacts on such resources present in the AUAR should be addressed. This would include both direct
physical impacts and impacts on visual quality or integrity.

If any non-routine visual impacts would occur from the anticipated development, this should be discussed here along with
appropriate mitigation.

There are no scenic views or vistas on or in the vicinity of the project site. Views are primarily of pasture or active agricultural
land, the community of Elko New Market to the southwest of the AUAR Study Area, and |-35 along the eastern project limits.

From the surrounding area, primarily CSAH 2 and [-35, current views of the property are agricultural, pasture, grassland,
wetlands, and woodlands. Following the proposed development of the property, views of the property would be municipal
development containing streets, trails, landscaping, parking lots, and commercial type buildings. Under the proposed
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development scenario, exterior building materials may consist of steel, metal, concrete, wood or other building materials as
approved by the Minnesota State Building Code and City of Elko New Market zoning codes. Building heights are variable;
however, most heights will be 35 feet or less, or as permitted by the City’s zoning codes. Perimeter landscaping and exterior
lighting will be determined during the final design of each individual lot, as required by the applicable City of Elko New Market
Development Ordinances. During the construction process there will be some temporary, minor disturbances to views due to
construction machinery and temporary lighting. No visual nuisances, such as intense glare or significant light plumes are
anticipated following development.

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 to 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.

AUAR Guidance: This item is not applicable to an AUAR. Any stationary air emissions source large enough to merit
environmental review requires individual review.

Portable air emission sources such as generators, concrete plants, etc. may be used during certain phases of
construction. Each piece of construction equipment will be used on-site, and therefore would be a previously permitted
air emission source.

Boilers for water heating, HVAC systems, and emergency backup generators are stationary source emissions that may be
used to heat and cool the buildings during normal operations. The fuel source is expected to be natural gas; therefore,
negligible amounts of hazardous, criteria pollutants, or greenhouse gases may be emitted. Equipment selections (if
applicable) have not been finalized as they will be dependent upon the final development plan and the future tenants’
needs. The pollutants, pollution control equipment (if needed), and regulatory requirements are unknown at this time;
however, they are expected to be below state and federal regulatory thresholds. Each future tenant will evaluate expected
emissions, limits, and monitoring requirements as it relates to the current MPCA Air Emission Permit regulations.

There are no existing permitted air facilities or sensitive receptors within the vicinity of the AUAR Study Area.

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.

AUAR Guidance: Although the Pollution Control Agency no longer issues Indirect Source Permits, traffic-related air quality
may still be an issue if the traffic analysis indicates that development would cause or worsen traffic congestion. The
general guidance for item 22 in EAW Guidelines should still be followed. Questions about the details of air quality analysis
should be directed to the MPCA staff.

The development scenario will increase truck and vehicle trips per day; however, total trips per day are not anticipated to
significantly increase traffic congestion or decrease capacity of the local roadway system. Please refer to Item 18.b. for
additional information. The project will not result in a significant decrease in air quality as congestion or diesel idling is
not anticipated as a result of full build-out of the development scenario.

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.

AUAR Guidance: Dust, odors. and construction noise need not be addressed in an AUAR, unless there is some unusual
reason to do so. The RGU might want to discuss as part of the mitigation plan, however, any dust control ordinances in
effect.

Dust common to construction and earth moving activities is expected (in the form of fugitive dust) during periods of dry
weather. Dust will be visually monitored and recorded in conjunction with the NPDES Construction Stormwater Permit
and City of Elko New Market inspections. Appropriate dust control best management practices (such as soil wetting,
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misting/water vapor, and hydraulic additives) may be implemented (upon inspection or public complaint) by the
contractor as necessary to control dust from leaving each construction site during all phases of construction. Specific
dust control best management practices will be determined and implemented (as necessary) based on severity, weather
conditions (i.e. wind speed), and current site conditions.

Dust and odors caused from vehicles in the parking lots and loading docks will vary depending on the number and types
of vehicles actively moving in one area and current weather conditions. Pollutants generated from vehicle exhausts may
concentrate and linger (possibly where vehicles congregate) which may cause a short-term odor that eventually
dissipates.

Odors during normal operations are not anticipated to occur following development. Planned land use includes
Business/Limited Industrial, Commercial, and Residential. Nuisance odors are not anticipated to occur at the project
property boundaries or to off-site receptors.

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.

AUAR Guidance: Construction noise need not be addressed in an AUAR, unless there is some unusual reason to do so. The
RGU might want to discuss as part of the mitigation plan, however, any construction noise ordinances in effect.

If the area will include or adjoin major noise sources a noise analysis is needed to determine if any noise levels in excess of
standards would occur, and if so, to identify appropriate mitigation measures. With respect to traffic-generated noise, the
noise analysis should be based on the traffic analysis of item 18.

As stated in the AUAR guidance, construction noise need not be addressed unless there is some unusual reason to do so. No
unusual circumstances have been identified that would exceed State standards or necessitate a detailed noise analysis. City
code restricts the hours for construction activity involving electric, diesel, or gas powered equipment to between the hours of
7:00 a.m. to 10:00 p.m. on weekdays, and 9:00 a.m. to 9:00 p.m. on weekends.

Existing and proposed ambient noise sources include vehicle traffic (local roads, County Road 2, and Interstate-35) and
potential light industrial operations generated from portions of the AUAR Study Area slated for limited industrial development.
Temporary exterior noise is expected while construction is taking place on-site which may range from 65-95 dBA, with
construction taking place during the hours stipulated in Elko New Market City Code Chapter 5, Section 5.2.

Post-construction exterior noise is anticipated to be generated from intermittent truck traffic, loading/unloading activities,
vehicle traffic on local roads, and stationary facility equipment (heating/cooling systems, ventilation fans, etc.). All exterior
noise is expected to be less than the State of Minnesota noise rules in an industrial land use setting (<75 dBA) and
commercial land use setting (<65 dBA) for the areas with limited industrial uses and commercial uses, respectively.

Normal operational and exterior noises for the commercial and industrial uses at the AUAR Study Area will not exceed the
State of Minnesota statutory limits for residential receptors (NAC 1) for the portion of the AUAR Study Area planned for mixed-
used residential uses (Minnesota Rules 7030.0040). There are no known sensitive noise receptors adjacent to the AUAR
Study Area.

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.

Heavy traffic will likely occur during the construction phases of the project with truck traffic, concrete and precast delivery,
HVAC, electrical, utilities, etc. The total average daily traffic generated during construction will likely vary, ranging from
minimal traffic on holidays and weekends to multi-crew operations on weekdays with favorable weather. The number of
vehicles will also vary depending on the general contractor selected for construction, the contractor’s means and
methods, and the amount of active construction simultaneously occurring within AUAR Study Area. The overall project
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will be constructed in multiple phases so the anticipated construction traffic is likely to occur in multiple phases over
multiple years.

Once fully built as proposed (Exhibit A), the AUAR Study Area will offer an estimated 3,519 parking stalls and 120 large
vehicle parking stalls. Estimated total average daily traffic generated is expected to be approximately 34,000 vehicles
per day for the full build-out scenario as shown in the Traffic Impact Study (Exhibit G). However, many of these trips are
internally captured within the development or are pulled from the existing highway traffic stream. After adjusting for
internal captured and “pass-by” trips, the total average daily traffic new to the adjacent road network is 22,000 vehicles
per day.

The land uses that make up this plan, as shown in the Traffic Impact Study prepared for this development, include the
following:

General Light Industrial (ITE Code 110)

Manufacturing (ITE Code 140)

Mini-Warehouse (ITE Code 151)

Residential Condominium/Townhouse (ITE Code 230)

Hotel (ITE Code 310)

Single Tenant Office Building (ITE Code 715)

Medical-Dental Office Building (ITE Code 720)

Tractor Supply Store (ITE Code 810)

Furniture Store (ITE Code 890)

Shopping Center (ITE Code 820)

Specialty Retail Center (ITE Code 826)

Automobile Parts Sales (ITE Code 834)

Automobile Sales (ITE Code 841)

Recreational Vehicle Sales (ITE Code 842)

Supermarket (ITE Code 850)

Furniture Store (ITE Code 890)

High Turnover (Sit-Down) Restaurant (ITE Code 932)

Fast-Food Restaurants with Drive-Through Windows (ITE Code 934)
Coffee/Donut Shop with Drive-Through Window (ITE Code 937)
Gasoline/Service Station with Convenience Market (ITE Code 945)

The types and sizes of businesses that move into the development will ultimately determine the total daily traffic for the
development. The individual land uses above may each generate their peak traffic at different times during the day.
However, these differences will likely balance out and the maximum peak hour traffic is expected to occur during or near
the adjacent highway’s peak hours of traffic;: weekdays from 7:00 AM to 8:00 AM and weekdays from 4:00 PM to 5:00
PM. By the time the development is fully developed, peak hour traffic is expected to be about 3,000 vehicles per day in
the morning and 3,700 vehicles per day in the afternoon. Again, many of these trips are internally captured within the
development or are pulled from the adjacent highway traffic. After adjusting for internal capture and “pass-by” trips, about
1,900 vehicles would be added to the road network during the morning peak hour and 2,400 vehicles during the evening
peak hour. These trip generation numbers were determined using the ITE Trip Generation Manual 9t Edition and the ITE
Trip Generation Handbook 2nd Edition.

Neither the City of EIko New Market nor Scott County offer formal public transportation to the AUAR Study Area. However,
a land use goal as stated in the 2030 Elko New Market Comprehensive Plan is to “Encourage an integrated approach to
land use, transportation and natural resources, including development review for a sufficient level of supportive services
and infrastructure, compatibility of land use and natural features, support of pedestrian and transit oriented development
of land use, and economic stability of the land use.” While no mass transit plans for this area have been identified at this
time, public transportation would benefit the development area by reducing the amount of vehicular traffic entering,
exiting, and circulating within the AUAR Study Area.

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.
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AUAR Guideline: For AUAR reviews a detailed traffic analysis will be needed, conforming to the MnDOT guidance as
listed on the EAW form. The results of the traffic analysis must be used in the response to vehicle related air emissions
(16.b) and in the noise aspect of item 17.

Per the Minnesota DOT Access Management Manual, a Traffic Impact Study is needed to identify capacity deficiencies at
intersections affected by the planned development and to help identify feasible solutions to the deficiencies. A technical
analysis was prepared (Exhibit G), analyzing the area’s existing conditions, future year conditions without the proposed
development, and future year conditions with the proposed development. Areas requiring mitigation were identified, and
recommendations were developed to address the deficiencies. Outputs of modeling calculations were prepared and
placed in the report’s appendices. Summaries of these modeling calculations were also provided within the report body.
A comprehensive Traffic Impact Study was prepared (Exhibit G), and can be referred to for additional detail on background
traffic growth, trip generation, trip distribution, trip assignment, internal capture, and pass-by trip calculations.

This development’s traffic impacts on CSAH 2 were analyzed using Synchro and SimTraffic software. By 2031, eastbound
and westbound directions of CSAH 2 are expected to operate at an acceptable level of service (LOS A and B) during the
studied peak. However, the adjacent minor streets including Xerxes Avenue, Newton Circle, Irving Avenue, and the
northbound and southbound [-35 ramps are expected to operate at varying levels of service ranging from acceptable to
unacceptable (LOS A to LOS F). In 2038 or at full development, levels of service for eastbound and westbound CSAH 2
are expected to decrease, and the side street levels of service will generally be unacceptable.

By 2031, improvements to the interstate overpass bridge and CSAH 2 intersections at both the northbound and
southbound interchange ramps will be needed regardless of proposed development construction. Interim and long term
options for 1-35 interchange improvements have been detailed in the 2010 “CH 2 / I-35 Interchange Area Management
Plan” (IAMP), which is available from the Minnesota Department of Transportation. Subsequent studies have also
identified the need for future capacity improvements at the -35/CSAH 2 interchange and associated ramps (both
northbound and southbound). In 2016, state and local jurisdictions memorialized a long term plan for the overall
interchange by adopting resolutions of support for an ultimate Diverging Diamond Interchange Design.

To accommodate development anticipated to occur by 2031, improvements to the studied intersections are needed. As
the development progresses to full build-out, additional improvements will be needed. As businesses move into the
development, traffic impact studies should be conducted as needed in order to track interim improvement needs.
Additionally, the Study Area should be re-evaluated if growth projections, as described in the traffic impact study, change.

Based on the modeled 2031 conditions described in the Traffic Impact Study, to accommodate both major and minor
street traffic, improvements are recommended at CSAH 2 intersections with Xerxes Avenue, the east access of the
Frontage Road, Irving Avenue, the I-35 ramps, and some road links. The following are minimum recommendations:

e Implement roundabouts or traffic signal control at CSAH 2 intersections with Xerxes Avenue, the east access of
the Frontage Road, and both I-35 ramps.

Two travel lanes should be maintained both eastbound and westbound through the studied area.

Close access to Irving Avenue and route to new access road to the west, as shown in the development plan.

At the I-35 overpass, widen the bridge to accommodate four (4) travel lanes.

Proposed business driveways should be placed in locations as to avoid impacts to future intersection turn lanes.

Assuming improvements to accommodate initial (2031) development are implemented as recommended, the following
are minimum recommendations for the 2038 / full development build-out scenario described in the Traffic Impact Study
(Exhibit G):

e Implement roundabouts or traffic signal control at the CSAH 2’ intersection with the west access of the CSAH 2
Frontage Road, if warranted according to future traffic impact studies.

e Add turn lanes at the CSAH 2 intersection with the east access of the Frontage Road and the southbound I-35
ramp.

e Proposed business driveways should be placed in locations as to avoid impacts to future intersection turn lanes.

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

Temporary traffic disruptions are not anticipated or planned for this project once construction is complete. If disruptions
to local public roads are needed, proper traffic control measures will be implemented as specified in the Minnesota
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Manual of Uniform Traffic Control Devices (MMUTCD). There are no identified long-term traffic minimization plans
associated with facility operations.

The types of business that move into the development and the development rate will largely determine when changes in
permanent intersection control are needed. Once traffic impact studies conclude that traffic signals or roundabouts are
warranted, further study will be required to design the new intersection control. Recommended intersection
improvements will require agreement and cooperation from Scott County, MnDOT, and the City of Elko New Market.
Intersection improvements should consider Scott County’s “Appendix A3 — Minimum Access Spacing Guidelines”, as
provided in the County’s 2040 Comprehensive Plan. Once the recommended improvements are implemented, the area
should be monitored as regular drivers adjust to the new traffic patterns. The AUAR Study Area corridors should be
reevaluated on a regular basis as the area develops or as growth projections change.

19. Impact on Infrastructure and Public Services:

AUAR Guidance: This item should first of all summarize information on physical infrastructure presented under items (such
6.17.18 and 21). Other major infrastructure or public services not covered under other items should be discussed as well
— this includes major social services such as schools, police, fire, etc. The RGU must be careful to include project-associated
infrastructure as an explicit part of the AUAR review if it is to exempt from project-specific review in the future.

Fire and Police Protection Services

The Scott County Sherriff currently provides police protection for the AUAR Study Area. Once annexed into the City of Elko New
Market, police protection will be the responsibility of the Elko New Market Police Department. Both the Scott County Sherriff
and the Elko New Market Police Department have the capacity to respond and provide services to the AUAR Study Area.
Additionally, the EIlko New Market Fire Department protects 48 square miles, including New Market Township where the AUAR
Study Area is currently located. Fire service can be provided to the AUAR Study Area in a timely manner. Hydrants will be
located at all public road intersections and intermittently spaced within the AUAR Study Area to allow for adequate fire
protection of all proposed buildings and structures.

Schools

The AUAR Study Area is served by the Lakeville School District. The district is able to accommodate any additional students
that may accompany the multi-unit residential portion of the development concept. Proposed residential units include six
townhouses and eight four-plex units.

Future Road Infrastructure Needs

According to the modeling done for the traffic study included in Exhibit G, by 2031 improvements to the interstate overpass
bridge and the CSAH 2/1-35 intersection will be needed regardless of construction relating to the proposed development in
the AUAR Study Area. Improvements needed as a result of the proposed development, including the addition of traffic signals,
may be needed to accommodate development associated with Phase 1 of the development concept. Further improvements,
including the installation of additional traffic signals, may be needed to accommodate development associated with Phase 2
of the development concept. Additional detail on specific recommended improvements can be found in Section 18.

City Maintenance

As the development of the AUAR Study Area progresses following the development concept, municipal streets will be added
to serve individual sites as needed. With the addition of these new streets, additional maintenance will be necessary to keep
the streets safe and convenient for continued public use. The City will maintain the public right-of-way in the AUAR Study Area
as it is developed and assume maintenance responsibilities accordingly.

Refuse Collection

Solid waste collection will be contracted through the individual property owners and be handled by a licensed solid waste
hauler through the City of Elko New Market. Property owners will be encouraged to compost and recycle. Any industrial waste
generated from the industrial uses will adhere to additional industrial waste management guidelines.

Municipal Water
Potable public water service is located approximately one mile to the west of the AUAR Study Area, along the south side of

CSAH 2 (260t Street East). The intent is to connect the entire AUAR Study Area to the existing 16-inch watermain by extending
a 16-inch line to the study area. Watermain within the AUAR Study Area will be 12 to 16 inches in diameter with private service
line connections.
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20.

Sanitary Sewer
The existing Metropolitan Council Environmental Services (MCES) sanitary interceptor runs parallel with, and along the north

side of CSAH 2. It then turns north and runs along the west side of I-35. Service will be provided to the majority of the AUAR
Study Area with 18-inch and 27-inch stubs located at the eastern CSAH 2 access into the site. The northern portion of the
property will require installation of a trunk sewer line that will gravity flow to the east, into the interceptor located along the
west side of I-35.

Stormwater Management

The northern portion of the AUAR Study Area drains north toward the Vermillion River. The southern section of the AUAR Study
Area flows east under I-35 and eventually drains into a tributary of the Vermillion River. The majority of stormwater will be
managed on site through a number of treatment basins located throughout the proposed development. Additional detail is
available in Section 11.

Cumulative Potential Effects: (Preparers can leave this item blank if cumulative potential effects are addressed under the
applicable EAW Items)

AUAR Guidance: Because the AUAR process by its nature is intended to deal with cumulative potential effects from all
future developments within the AUAR area, it is presumed that the responses to all items on the EAW form automatically
encompass the impacts from all anticipated developments within the AUAR area.

However, the total impact on the environment with respect to any of the items on the EAW form may also be influenced by
past, present, and reasonably foreseeable future projects outside of the AUAR area. The cumulative potential effect
descriptions may be provided as part of the responses to other appropriate EAW items, or in response to this item.

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 geographical scales of the individual projects occurring in the proposed AUAR Study Area are limited to each project
site, surrounding project sites within the AUAR Study Area, and natural resources adjacent to the AUAR Study Area.
Environmental impacts (air, land, and water) will be required to meet Local, State, and Federal regulations through
obtaining the applicable permits and providing engineering controls and/or mitigation (as required). Therefore, any
potential project impacts that may result are not anticipated to combine with other environmental effects to result in a
cumulative potential effect. Construction within the AUAR Study Area is expected to begin in 2020; however, timelines
for construction of additional phases within the AUAR Study Area have not yet been proposed at this time.

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.

Other than detailed in this AUAR, there are no planned or foreseeable interim or future projects by the project proposer
within the AUAR Study Area or near vicinity. It is expected that private development projects by other project proposers
(outside of the AUAR Study Area) will occur on other properties located within or near the City of Elko New Market. A
concept plan for an industrial development (Park |-35), located east of the CSAH 2/I-35 interchange, has been presented
to the City of Elko New Market. There are no immediate plans to construct the Park I-35 industrial development. The
timing of this potential development is unknown and will likely depend on market conditions and demand for large-scale
industrial space. Traffic generated from the potential Park 1-35 development would likely have a cumulative effect on the
area transportation system, particularly the CSAH 2/1-35 interchanges. Other than Park I-35, the type, size, and scale of
other future private projects are unknown; therefore, the cumulative potential effects from other future private projects
on nearby resources cannot be determined at this time.

By 2031, improvements to the CSAH 2/1-35 interstate overpass bridge will be needed regardless of proposed
development construction. State and local jurisdictions have agreed upon an ultimate Diverging Diamond Interchange
Design. Although specific time frames for the interchange improvements are unknown, it is possible that this future
project may coincide with the development time frames of the AUAR Study Area.

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.

Environmental impacts to habitat, air, and water resources resulting from the proposed development or other potential
developments in the project vicinity will be mitigated or minimized through implemented engineering controls as required
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by current and applicable regulatory programs (refer to Table 8-2 Permits and Approvals). The long-term operations of
the businesses and residential units may contribute to a minimal increase in the cumulative potential effects (past and
present) on the surrounding surface water resources (wetlands, ditches, etc.) and air emissions from increased traffic.
The proposed project is not anticipated to contribute to any significant environmental effects.

In addition to the potential environmental impacts addressed by items 1 to 18, the economic, employment, and
sociological impacts of the project were considered. The economic and social impacts of the project on the local
community are anticipated to be beneficial by bringing additional employment opportunities during construction and
operations of the businesses, as well as convenient access to goods and services.

21. 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.

AUAR Guidance: If applicable, this item should be answered as requested by the EAW form.

There are no other known or potential environmental effects that were not discussed in items 1 to 20.
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This initial Draft Mitigation Plan is submitted as part of the Draft AUAR to provide reviewers and regulators with an
understanding of the actions that are advisable, recommended, or necessary to protect the environment and minimize
potential impacts of the proposed development scenario. This initial Draft Mitigation Plan can be revised and updated based
on comments received during the Draft AUAR comment period.

This Mitigation Plan is intended to satisfy the AUAR rules that require the preparation of a mitigation plan that specifies
measures or procedures that will be used to avoid, minimize, or mitigate the potential impacts of development within the
AUAR Study Area. Although mitigation strategies are discussed throughout the AUAR document, this plan will be formally
adopted by the RGU as their action plan to prevent potentially significant environmental impacts.

The primary mechanism for mitigation of environmental impacts is the effective use of ordinances, rules, and regulations.
The plan does not modify the regulatory agencies’ responsibilities for implementing their respective regulatory programs nor
create additional regulatory requirements. The plan specifies the legal and institutional arrangements that will assure that
the adopted mitigation measures are implemented.

There were no impacts identified in Items 10, 14, 15, 16, 17, 19, 20, or 21, therefore, these areas require no mitigation and
are not included in this Mitigation Plan. The remaining AUAR items (8, 9, 11, 12, 13, and 18) have identified regulatory
requirements and/or mitigation measures that reduce the level of potential impact of development within the AUAR Study
Area. The Mitigation Plan is formatted consistently with the sections of the AUAR for ease of reference.

8. Permits and Approvals Required:

All required permits and approvals will be obtained prior to construction. Any necessary permits or approvals not listed in Table
8-2 have not intentionally been omitted.

Table 8-2. Permits and Approvals

Unit of Government Type of Application Status

U.S. Army Corps of . .

Engineers (USACE) Section 401/404 of the Clean Water Act To Be Obtained
NPDES Construction Stormwater Permit To Be Obtained

To Be Obtained

NPDES Industrial Stormwater Permit - )
(if applicable)

Minnesota Pollution . , .
Control Agency (MPCA) Sanitary Sewer Extension To Be Obtained
To Be Obtained

(if applicable)

Air Emissions Permit

Hazardous Waste Generator License To Be Obtained

(Small to Minimal) (if needed)
Minnesota Department To Be Obtained

of Natural Resources Water Appropriations For Construction Dewatering ;
(if needed)
(MDNR)

Minnesota Department Watermain Extension To Be Obtained
of Health (MDH) Well Abandonment To Be Submitted
Vermillion River To Be Submitted

Watershed Joint Project Review

Powers Organization (if applicable)
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Final Plat To Be Submitted
Work in Right of Way To Be Submitted
Scott County . To Be Submitted
Access Permit . :
(if applicable)
Utility Accommodation Permit To Be Obtained
AUAR Approval In Process
Approval of Draft 2040 Comprehensive Plan In Process
Developer’s Agreement To Be Submitted
Preliminary and Final Plat To Be Submitted
Filling/Grading Permits To Be Obtained
Stormwater Management Plan To Be Obtained
City of Elko New Building, Plumbing, Electrical, and HVAC Permitting and Inspection To Be Obtained
Market Wetland Replacement Plan .
(pursuant to Wetland Conservation Act) 19 2 Ol
Annexation To Be Submitted
Property Rezoning To Be Submitted
Site Plan Review To Be Submitted
Conditional Use Permit (per site) To Be Obtained
Site Permit To Be Obtained
Vacation of Right-of-Way or Easement To Be Submitted
(if applicable) (if applicable)
9. Land Use

Potential Impacts
e The Natural Resources Chapter (Chapter 7) of the City of Elko New Market 2030 Comprehensive Plan indicates portions

of the AUAR Study Area are located in or adjacent to an identified concentration of natural resources surrounding the
Vermillion River including grassland, shrubland, and woodland.

Mitigation Strategies
e Additional design considerations will be reviewed on a per development, lot, or parcel basis to ensure protection of
adjacent natural resources, including but not limited to, erosion control measures, wetland preservation or enhancement,
conservation easement dedication, and open space designation.

How Mitigation will be Applied and Assured
e Prior to development approval, natural resources within the project area will be reviewed for potential impacts and
appropriate avoidance and minimization measures will be integrated into the site design layout.

Involvement by Other Agencies
e During the entitlement process, developers seeking approval of individual projects will coordinate with City of EIlko New
Market, Scott County, and MDNR to determine the natural resources impacted and specific mitigation strategies
warranted.

E Architecture + Engineering + Environmental + Planning Page 32 of 36



ADELMANN FAMILY AUAR + DRAFT MITIGATION PLAN

11. Water Resources

Potential Impacts

One new road crossing is proposed over the Unnamed USGS stream located in the northwest portion of the AUAR Study
Area.

Up to 5.85 acres of the 42.45 acres of delineated wetlands may be impacted as a result of the full build-out scenario
assumptions based on the placement of impervious surfaces, buildable lots/parcel boundaries, and individual building
locations.

Shallow groundwater was encountered (2-15 feet below ground surface; 1,069 to 1,111 MSL) in several soil borings.
Temporary dewatering excavations and operations may be required during project construction.

The quality of post-construction stormwater runoff from the full build-out scenario will be typical of an urban land use with
impervious surfaces and lawn/landscaping generating higher concentrations of total suspended solids and total
phosphorus.

Mitigation Strategies

The unnamed USGS stream crossing is assumed to be designed with a box culvert, natural stream bottom, and structural
features that will not impede fish, amphibian, or reptile passage or habitat. In-stream construction would require
temporary bypass and/or dewatering best management practices and seasonal restrictions. Stormwater runoff from the
road sections will be treated in accordance with applicable permit and regulatory requirements.

Project proposers that intend to propose wetland impacts will be required to submit a formal sequencing analysis with a
wetland replacement plan upon finalization of the construction plans for each lot or parcel.

Temporary dewatering operations will be phased as best as feasible to minimize short-term direct and indirect impacts
to in-stream habitat and surrounding water resources.

The quantity and discharge rate of stormwater runoff in post-development conditions will be designed to meet a no net
increase of stormwater runoff from existing conditions.

Stormwater runoff is proposed to be conveyed into three major drainage areas with multiple subwatersheds within each
drainage area. Each subwatershed provides dedicated land use for one or two proposed stormwater detention areas, in
addition to the existing stormwater detention areas. Additional stormwater management areas may be required on lots
and parcels to meet the no net increase of stormwater runoff from existing conditions. Infrastructure will be constructed
throughout the AUAR study area to convey stormwater runoff into each subwatershed area to help achieve water quantity
requirements.

How Mitigation will be Applied and Assured

Given the site constraints, it is anticipated that a portion of the wetland impacts may be replaced on-site and the
remainder would be replaced by purchasing bank credits from a state wetland bank.

Temporary construction dewatering will require a Temporary Water Appropriations General Permit 1997-0005 if less than
50 million gallons per year are anticipated for less than one year in duration.

All proposed stormwater ponding areas will be constructed in upland areas with 9.5 acres of total designated land use.
Stormwater detention designs assume a one-inch water quality volume over the net new impervious surfaces within the
proposed subwatershed. The geotechnical report results show undesirable low permeable soils (clay and lean clay sand)
that are not adequate or functional for infiltration systems. Therefore, volume reduction techniques will be customized to
each individual detention design.

Final detention design and permanent stormwater treatment requirements will adhere to the current NPDES Construction
Stormwater permit, City of EIko New Market Stormwater Management Plan, and applicable Vermillion River Watershed
Joint Powers Organization (VRWJPO) standards.

Maintenance of the stormwater management areas will be performed by either the City of Elko New Market or the private
developers to ensure long term effectiveness of the facilities.
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Involvement by Other Agencies (if applicable)
e The proposed development(s) within the AUAR Study Area will require compliance with the MDNR, Vermillion River
Watershed Joint Powers Organization, and the City of Elko New Market for water appropriations, water quality, volume
control, runoff control, and erosion control.

e Wetland replacement plans and potential wetland mitigation areas would be evaluated by both the City of Elko New
Market as the Wetland Conservation Act (WCA) Local Government Unit (LGU) and the U.S. Army Corps of Engineers
(USACE).

12. Contamination/Hazardous Materials/Wastes
Potential Impacts

e The Phase | Environmental Site Assessment identified one Historical Recognized Environmental Condition (HREC) and
two Recognized Environmental Conditions (REC) associated with the AUAR Study Area.

e Construction generated waste materials such as scrap wood, packaging, excess building materials, and other wastes are
anticipated during project construction.

e Toxic or hazardous substances may be used during project construction.

¢ Small quantities of hazardous materials and wastes may be stored and used within commercial and industrial buildings
for general equipment maintenance, repair, or general cleaning use during normal operations (i.e. lubricants for
mechanical processing equipment, cleaning solutions, etc.).

Mitigation Strategies
e Further investigation and testing may be warranted in order to document the presence or absence of contamination at
the subject property and/or whether contamination levels could be above thresholds that might require reporting to the
applicable agencies or regulated handling and/or disposal.

e Contractors will be required to immediately haul off-site and/or temporarily store and dispose of (or recycle) all waste in
accordance with MPCA regulations and the NPDES Construction Stormwater Permit.

e Construction products will be kept in their manufactured containers and secured prior to the end of each work day.

e Operational non-hazardous waste will be temporarily stored onsite (residential and commercial dumpsters) and disposed
of off-site by a waste hauler. Waste reduction and recycling will be implemented in accordance with facility operational
plans (if applicable) and available waste hauler programs.

¢ Individual business owners, tenants, and operators will be required to incorporate the necessary site design parameters
and required secondary containment with other preventative best management practices for the safe handling and
storage of specific hazardous materials and wastes.

How Mitigation will be Applied and Assured
o If potentially contaminated materials, other environmental hazards, or solid waste are discovered during construction
activities, the project proposer/contractor will immediately cease activities in the area, and take appropriate and
reasonable actions to contain and reduce the human health/environmental risk. The development of a Contingency Plan
or Response Action Plan will be initiated if analytical results characterize the discovered materials as a regulated
contaminated waste.

e Contractors will be required to abide by the Pollution Prevention Management Measures of the NPDES Construction
Stormwater Permit and applicable MPCA regulations. All hazardous materials will be removed from the site upon
completion of construction.

o All hazardous materials will be inventoried and included in a Spill Prevention Control and Countermeasure Plan (if
applicable per the facility), Hazardous Communications Plan, and Facility Plan.
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Involvement by Other Agencies (if applicable)

e The developer(s)/project representative will contact and coordinate remediation efforts with the State of Minnesota Duty
Officer and MPCA.

e Individual businesses may be required to obtain a Minnesota Pollution Control Agency Hazardous Waste Generator
License (Small to Minimal).

13. Fish, Wildlife, Plant Communities, and Sensitive Ecological Resources (Rare Features)
Potential Impacts

e One new road crossing is proposed over the Unnamed USGS stream located in the northwest portion of the AUAR Study
Area.

e Approximately half of the AUAR Study Area provides temporary and low quality habitat cover value to the local wildlife
populations during the growing season when row-crop agriculture and grazing cattle are present. The remaining natural
habitats (wooded/forested and wetlands) will be impacted by up to 17% of their pre-project areas.

e Up to 5.85 acres of the 42.45 acres of delineated wetland may be impacted as a result of the full build-out scenario
assumptions relevant to the placement of impervious surfaces, buildable lots/parcel boundaries, and individual building
locations.

Mitigation Strategies

e The unnamed USGS stream crossing is assumed to be designed with a box culvert, natural stream bottom, and structural
features which do not impede fish, amphibian, or reptile passage or habitat.

e Tree removals will be limited to the extent possible within each lot or property parcel. Development will be minimized in
the northern portion of the site where significant tree stands exist.

¢ Native prairie seeding may be incorporated in some non-mowed areas such as buffers along the upland perimeters of
proposed stormwater detention areas.

e Alternative site design layouts will be considered to avoid or minimize temporary and permanent impacts to wetland
areas.

How Mitigation will be Applied and Assured
e Native seeding, trees, and shrubs will be incorporated into the landscaping plans for the associated developments.

e Avoidance and minimization must be demonstrated for each proposed wetland impact and meet the criteria of Minnesota
Rules 8420 and Section 404 of the Federal Clean Water Act.

Involvement by Other Agencies (if applicable)
e During the entitlement process, developers seeking approval of individual projects will coordinate with City of Elko New
Market, Scott County, and MDNR to determine the natural resources impacted and specific mitigation strategies.

e Wetland replacement plans and potential wetland mitigation areas will be evaluated by both the City of Elko New Market
as the Wetland Conservation Act (WCA) Local Government Unit (LGU) and USACE.

18. Transportation

Potential Impacts
e Parking suitable for traffic counts and vehicle types based on anticipated land uses are needed.

e Peak hour traffic is expected to be approximately 3,000 vehicles per day in the morning and 3,700 vehicles per day in
the afternoon from trips internally captured and pulled from adjacent highway traffic. After adjusting for internal capture
and “pass-by” trips, about 1,900 vehicles would be added to the road network during the morning peak hour (7:00 Am
to 8:00 AM) and 2,400 vehicles during the evening peak hour (4:00 PM to 5:00 PM).
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The proposed development will have an impact on the surrounding transportation system and intersections located along
CSAH 2 near the project vicinity. The development will accelerate failing levels of service at multiple intersections, causing
the need for intersection control at various intersections.

The types of business that move into the development and the development rate will largely determine when changes in
permanent intersection control are needed.

Mitigation Strategies

Provide adequate number of parking spaces and configurations per individual lot or parcel.

Close existing access from Irving Avenue to CSAH 2, and route existing Irving Avenue users to a new roadway within the
internal AUAR Study Area.

Place proposed business driveways within AUAR Study Area in appropriate locations to avoid impacts to turn lanes of
future CSAH 2 and internal AUAR Study Area intersections.

At the discretion of the City of Elko New Market and/or Scott County officials, the AUAR Study Area corridors will be
reevaluated on a regular basis as the area develops or as growth projections change.

Implement roundabouts or traffic signal control at CSAH 2 intersections with Xerxes Avenue, the east access of the
Frontage Road, and both I-35 ramps.

How Mitigation will be Applied and Assured

Once the proposed full build-out is complete, the AUAR Study Area will offer 3,519 parking stalls and 120 large vehicle
parking stalls.

Close the Irving Avenue access to CSAH 2 when new internal connecting road is constructed.
Regulate the placement of proposed business driveways during City of Elko New Market’s driveway permit review process.

The City will work with the developer, Scott County, and MnDOT during the development process to formulate plans for
timing and funding of recommended intersection controls along the CSAH 2 corridor.

Once traffic impact studies conclude that traffic signals or roundabouts are warranted at intersections along the CSAH 2
corridor, further study will be required to design the new intersection control. Intersection improvements should consider
Scott County’s “Appendix A3 — Minimum Access Spacing Guidelines”, as provided in the County’s 2040 Comprehensive
Plan.

Once the recommended improvements are implemented, the area will be monitored as regular drivers adjust to the new
traffic patterns.

Involvement by Other Agencies (if applicable)

Lay out internal AUAR Study Area roadway/intersection network with the City of Elko New Market officials.

Developer(s) will coordinate with the City of Elko New Market, Scott County, and MnDOT as needed to implement the off-
site roadway improvements.
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Appendix A: Project Location Maps

Figure 1. Project Location Map
Figure 2. USGS Topographic Map

Figure 3. AUAR Boundary and LIDAR Map
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Appendix B: Land Use Features

Figure 4. Current Zoning Map
Figure 5. Future Land Use Map
Figure 6. MPCA Permitted Features
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Appendix C: Natural Resources

Figure 7. Existing Land Cover Type
Figure 8. Proposed Land Cover Type
Figure 9. NRCS Soll Survey

Figure 10. Surface Hydrology Features

Figure 11. Ecological Features
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Appendix D: Public Infrastructure

Figure 12. Current Infrastructure Facilities

Figure 13. Proposed Infrastructure Improvements

Figure 14. Existing Stormwater Facilities and Drainage Areas
Figure 15. Proposed Stormwater Facilities and Drainage Areas
Figure 16. Existing Road Classification

Figure 17. Proposed Road Classification

Figure 18. Sidewalks and Trails Map
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Exhibit A:

Overall Site Plan
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Exhibit B:;

Preliminary Geotechnical Report
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Exhibit C:

Minnesota Wetland Conservation Act and
U.S. Army Corps of Engineers Approvals
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http://www.bwsr.state.mn.us/aboutbwsr/workareas/WCA_areas.pdf
http://www.bwsr.state.mn.us/wetlands/wca/DNR_TEP_contacts.pdf
http://files.dnr.state.mn.us/aboutdnr/dnr_regions.pdf
http://www.mvp.usace.army.mil/regulatory/default.asp?pageid=687


































Exhibit D:

Adelmann Phase | Environmental Site Assessment Report
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Exhibit E;

Minnesota Department of Natural Resources
NHIS Letter and Correspondence
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Exhibit F:

State Historic Preservation Office Correspondence
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Exhibit G:

Traffic Study
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Appendix D: Future Land Use Map

17-20548 Traffic Impact Study - Adelmann Development
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Appendix E: Intersection Diagram

17-20548 Traffic Impact Study - Adelmann Development



DRAWN BY CVW.

PLOT DATE _5/2/2018

(X) STUDY INTERSECTION oAl 43 ;- L
FT ey : -y i . L scalen®

INTERSECTION DIAGRAM

THIS DOCUMENT IS THE | HEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR REPORT WAS IHEREBY CERTIFY THAT THIS PLAN, SPECIFICATION OR REPORT WAS
PREPARED BY ME OR UNDER MY DIRECT SUPERVISION AND THAT | AM A PREPARED BY ME OR UNDER MY DIRECT SUPERVISION AND THAT | AM A
DULY LICENSED PROFESSIONAL ENGINEER UNDER THE LAWS OF THE DULY LICENSED ARCHITECT UNDER THE LAWS OF THE STATE OF A P P R O
STATE OF MINNESOTA. MINNESOTA.

CAD FILE NAME 20548 TIS LOCATION MAP

DUPLICATED WITHOUT

PRORRITTEN CONSENT. ADELMANN DEVELOPMENT

ELKO NEW MARKET MINNESOTA

PROJECT NO. 20456




Appendix F: Existing Traffic Counts
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Queuing and Blocking Report

Existing AM 03/22/2018
Intersection: 1: Xerxes Ave & CSAH 2

Movement WB NB NB SB

Directions Served L LT R LTR

Maximum Queue (ft) 31 36 105 21

Average Queue (ft) 6 15 49 5

95th Queue (ft) 26 37 88 19

Link Distance (ft) 1864 700

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 300 200

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 2: Frontage Rd/Future Entrance 1 & CSAH 2
Movement NB

Directions Served LTR

Maximum Queue (ft) 16

Average Queue (ft) 1

95th Queue (ft) 1

Link Distance (ft) 650

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 3: Frontage Rd/Proposed Entrance & CSAH 2
Movement EB WB NB

Directions Served T L LTR

Maximum Queue (ft) 3 29 24

Average Queue (ft) 0 7 6

95th Queue (ft) 4 26 23

Link Distance (ft) 1519 12

Upstream Blk Time (%) 1

Queuing Penalty (veh) 0

Storage Bay Dist (ft) 300

Storage Blk Time (%)

Queuing Penalty (veh)

Adelmann Development TIS SimTraffic Report

ISG

Page 1



Queuing and Blocking Report

Existing AM 03/22/2018
Intersection: 4: CSAH 2

Movement WB NB

Directions Served LT LR

Maximum Queue (ft) 5 28

Average Queue (ft) 0 9

95th Queue (ft) 6 29

Link Distance (ft) 267 450

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 5: SB IH 35 On Ramp/SB IH 35 Off Ramp & CSAH 2
Movement EB WB SB

Directions Served R LT LT

Maximum Queue (ft) 7 68 55

Average Queue (ft) 1 30 23

95th Queue (ft) 7 65 55

Link Distance (ft) 267 710

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 300

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: NB IH 35 Off Ramp/NB IH 35 On Ramp & CSAH 2
Movement EB WB NB

Directions Served LT TR LTR

Maximum Queue (ft) 306 27 97

Average Queue (ft) 124 3 38

95th Queue (ft) 257 16 87

Link Distance (ft) 710 3512 744

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Adelmann Development TIS SimTraffic Report

ISG

Page 2



Queuing and Blocking Report

Existing AM

03/22/2018

Intersection: 7: Newton Cir & Frontage Rd

Movement

NB

Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)

Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 8: Driveway & Frontage Rd

LR
30
12
36

650

Movement

EB

Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)

Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 9: Xerxes Ave & Future Entrance 2

LR
30

8
29

572

Movement

Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)

Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Adelmann Development TIS
ISG

SimTraffic Report
Page 3



Queuing and Blocking Report

Existing AM

03/22/2018

Intersection: 10: Xerxes Ave & Future Entrance 3

Movement

Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)

Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary

Network wide Queuing Penalty: 0

Adelmann Development TIS
ISG

SimTraffic Report
Page 4



HCM 2010 TWSC

1: Xerxes Ave & CSAH 2 03/20/2018

Intersection

Int Delay, s/veh 3.6

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations Y 44 F N # F 4 s

Traffic Vol, veh/h 5 566 4 19 140 0 25 2 210 3 2 3

Future Vol, veh/h 5 566 4 19 140 0 25 2 210 3 2 3

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - None - - None - - None - - None

Storage Length 300 300 300 - 300 - 200 - -

Veh in Median Storage, # - 0 - - 0 - 1 - - 1 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 8 8 8 8 8 8 8 87 8 8 87 87

Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2

Mvmt Flow 6 651 5 22 161 0 29 2 24 3 2 3

Major/Minor Maijor1 Major2 Minor1 Minor2

Conflicting Flow All 161 0 0 651 0 0 787 867 325 543 867 80
Stage 1 - - - - - 662 662 205 205 -
Stage 2 - - 125 205 338 662 -

Critical Hdwy 414 - 414 - 754 654 694 754 654 6.94

Critical Hdwy Stg 1 - - 6.54 5.54 - 654 554 -

Critical Hdwy Stg 2 - - - - 6.54 554 - 654 554 -

Follow-up Hdwy 2.22 2.22 352 402 332 352 402 332

Pot Cap-1 Maneuver 1416 - 93 - 282 289 671 423 289 964
Stage 1 - - 417 457 - 7718 T3 -
Stage 2 - - - 866 731 650 457 -

Platoon blocked, %

Mov Cap-1 Maneuver 1416 - 93 - 274 281 671 264 281 964

Mov Cap-2 Maneuver - - 353 369 - 333 3%9 -
Stage 1 - - - 415 455 775 714 -
Stage 2 - 840 714 412 455

Approach EB WB NB SB

HCM Control Delay, s 0.1 1.1 13.6 13.1

HCM LOS B B

Minor Lane/Major Mvmt NBLn1NBLn2 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 354 671 1416 - 931 - 452

HCM Lane V/C Ratio 0.088 0.36 0.004 - 0.023 0.02

HCM Control Delay (s) 161 133 76 - - 9 - 13.1

HCM Lane LOS C B A A B

HCM 95th %tile Q(veh) 03 16 0 - 0.1 - 0.1

Adelmann Development TIS 7:00 am 03/20/2018 Existing AM Synchro 9 Report
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HCM 2010 TWSC

2. Frontage Rd/Future Entrance 1 & CSAH 2 03/20/2018

Intersection

Int Delay, s/veh 0

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations Y 44 F N # F & s

Traffic Vol, veh/h 0 867 8 0 173 0 2 0 0 0 0 0

Future Vol, veh/h 0 867 8 0 173 0 2 0 0 0 0 0

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 300 - 300 300 - 300 - - - -

Veh in Median Storage, # - 0 - - 0 - 1 - 1 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 8 8 8 8 8 8 8 87 8 8 87 87

Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2

Mvmt Flow 0 997 9 0 199 0 2 0 0 0 0 0

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 199 0 0 997 0 0 1096 1196 498 697 1196 99
Stage 1 - - - - 997 997 199 199 -
Stage 2 - - - - 99 199 498 997 -

Critical Hdwy 414 - - 414 - 754 654 694 754 654 6.94

Critical Hdwy Stg 1 - - - - - 6.54 5.54 - 654 554 -

Critical Hdwy Stg 2 - - - - 6.54 554 - 654 554 -

Follow-up Hdwy 2.22 - 2.22 - 352 402 332 352 402 332

Pot Cap-1 Maneuver 1371 - - 690 - 168 185 518 328 185 937
Stage 1 - - - - - 262 320 - 784 735 -
Stage 2 - - - - - 896 735 523 320 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1371 - - 690 - 168 185 518 328 185 937

Mov Cap-2 Maneuver - - - - - 229 268 - 424 268 -
Stage 1 - - - - - 262 320 784 735 -
Stage 2 - - - - - 896 735 523 320

Approach EB WB NB SB

HCM Control Delay, s 0 0 20.9 0

HCM LOS C A

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 229 1371 - - 690 - - -

HCM Lane V/C Ratio 0.01 - - - - -

HCM Control Delay (s) 20.9 0 - 0 - 0

HCM Lane LOS C A A A

HCM 95th %tile Q(veh) 0 0 - 0 - -

Adelmann Development TIS 7:00 am 03/20/2018 Existing AM Synchro 9 Report
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HCM 2010 TWSC

3: Frontage Rd/Proposed Entrance & CSAH 2 03/20/2018
Intersection
Int Delay, s/veh 0.2
Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations Y 44 F N # F & s
Traffic Vol, veh/h 0 853 0 10 170 0 0 0 6 0 0 0
Future Vol, veh/h 0 853 0 10 170 0 0 0 6 0 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 300 - 300 300 - 300 - - - -
Veh in Median Storage, # - 0 - - 0 - - 1 - - 1 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 8 8 8 8 8 8 8 87 8 8 87 87
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 980 0 11 19% 0 0 0 7 0 0 0
Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 195 0 0 980 0 0 1101 1198 490 708 1198 98
Stage 1 - - - - - - 980 980 - 218 218 -
Stage 2 - - - - - - 121 218 - 490 980 -
Critical Hdwy 414 - - 414 - - 754 654 694 754 654 6.94
Critical Hdwy Stg 1 - - - - - - 654 554 - 654 554 -
Critical Hdwy Stg 2 - - - - - - 654 554 - 654 554 -
Follow-up Hdwy 2.22 - 2.22 - - 352 402 332 352 402 332
Pot Cap-1 Maneuver 1375 - - 700 - - 166 184 524 322 184 939
Stage 1 - - - - - - 268 326 - 764 T2 -
Stage 2 - - - - - - 870 721 - 529 326 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1375 - - 700 - - 164 181 524 314 181 939
Mov Cap-2 Maneuver - - - - - - 232 269 - 412 263 -
Stage 1 - - - - - - 268 326 - 764 710 -
Stage 2 - - - - - - 8% 710 - 522 326 -
Approach EB WB NB SB
HCM Control Delay, s 0 0.6 12 0
HCM LOS B A

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLnf1

Capacity (veh/h) 524 1375 - - 700 - -

HCM Lane V/C Ratio 0.013 - - - 0.016 - - -

HCM Control Delay (s) 12 0 - - 102 - - 0

HCM Lane LOS B A - B - - A

HCM 95th %tile Q(veh) 0 0 - 041 - - -

Adelmann Development TIS 7:00 am 03/20/2018 Existing AM Synchro 9 Report
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HCM 2010 TWSC

4: CSAH 2 03/20/2018
Intersection
Int Delay, s/veh 0.2
Movement EBT EBR WBL WBT NBL NBR
Lane Configurations S g+ W
Traffic Vol, veh/h 947 2 2 1% 1 9
Future Vol, veh/h 947 2 2 19 1 9
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - 0
Veh in Median Storage, # 0 : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 88 88 88 8 88 88
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 1076 2 2 223 1 10
Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 1078 0 1193 1077
Stage 1 - - - 1077 -
Stage 2 - 116 -
Critical Hdwy - 413 6.63 6.23
Critical Hdwy Stg 1 - 5.43 -
Critical Hdwy Stg 2 - - - 5.83 -
Follow-up Hdwy - 2219 - 3.519 3.319
Pot Cap-1 Maneuver - 645 - 193 265
Stage 1 - - 326 -
Stage 2 - - 897
Platoon blocked, % -

Mov Cap-1 Maneuver - 645 192 265
Mov Cap-2 Maneuver - - 192 -
Stage 1 - - 326
Stage 2 - 893

Approach EB WB NB

HCM Control Delay, s 0 0.1 19.8

HCM LOS C

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 255 - 645

HCM Lane V/C Ratio 0.045 - 0.004 -

HCM Control Delay (s) 19.8 - 10.6 0

HCM Lane LOS C B A

HCM 95th %tile Q(veh) 0.1 - 0 -
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HCM 2010 TWSC

5: SB IH 35 On Ramp/SB IH 35 Off Ramp & CSAH 2 03/20/2018

Intersection

Int Delay, s/veh 1.5

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations 4 ) 4 F

Traffic Vol, veh/h 0 83 54 53 87 0 0 0 0 36 1 100

Future Vol, veh/h 0 83 54 53 87 0 0 0 0 36 1100

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - Free

Storage Length - 0 - - - 300 - 0

Veh in Median Storage, # - 0 - 0 : : 0 :

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 88 88 88 83 88 83 88 88 83 88 88 88

Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2

Mvmt Flow 0 %44 61 60 99 0 0 0 0 4 1 114

Major/Minor Maijor1 Major2 Minor2

Conflicting Flow All 0 0 944 0 0 1163 1163 -
Stage 1 - - - - 219 219 -
Stage 2 - - - 944 944

Critical Hdwy - - 412 - 6.42 6.52 -

Critical Hdwy Stg 1 - - 542 5.52

Critical Hdwy Stg 2 - - - - 542 5.52 -

Follow-up Hdwy - 2.218 - 3.518 4.018 -

Pot Cap-1 Maneuver 0 - 727 - 0 215 195 0
Stage 1 0 - - 0 817 722 0
Stage 2 0 - - 0 378 341 0

Platoon blocked, % -

Mov Cap-1 Maneuver - - 127 - 196 0 -

Mov Cap-2 Maneuver - - 196 0
Stage 1 - - - 746 0 -
Stage 2 - 378 0

Approach EB WB SB

HCM Control Delay, s 0 3.9 28.3

HCM LOS D

Minor Lane/Major Mvmt EBT EBR WBL WBT SBLn1 SBLn2

Capacity (veh/h) - 727 - 196 -

HCM Lane V/C Ratio - 0.083 - 0.215 -

HCM Control Delay (s) - 104 0 283 0

HCM Lane LOS - B A D A

HCM 95th %tile Q(veh) - 03 - 08 -

Adelmann Development TIS 7:00 am 03/20/2018 Existing AM Synchro 9 Report
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HCM 2010 TWSC

6: NB IH 35 Off Ramp/NB IH 35 On Ramp & CSAH 2 03/20/2018
Intersection
Int Delay, s/veh 12.9
Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations ) T &
Traffic Vol, veh/h 662 227 0 0 98 114 15 0 48 0 0 0
Future Vol, veh/h 662 227 0 0 98 114 15 0 48 0 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - - -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 88 88 88 83 88 83 88 88 83 88 88 88
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 752 258 0 0 1M1 130 17 0 %5 0 0 0
Major/Minor Maijor1 Major2 Minor1
Conflicting Flow All 241 0 - - 0 1939 2004 258

Stage 1 - - - - - - 1763 1763 -

Stage 2 - - - - - - 176 241 -
Critical Hdwy 412 - - - - - 642 652 6.22
Critical Hdwy Stg 1 - - - - - - 542 552 -
Critical Hdwy Stg 2 - - - - - - 542 552 -
Follow-up Hdwy 2.218 - - - - - 3.518 4.018 3.318
Pot Cap-1 Maneuver 1326 - 0 0 - - 72 60 781

Stage 1 - - 0 0 151 137 -

Stage 2 - - 0 0 - - 855 706
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1326 - - - - - 24 0 781
Mov Cap-2 Maneuver - - - - - - 24 0 -

Stage 1 - - - - - - 51 0

Stage 2 - - - - - - 855 0
Approach EB WB NB
HCM Control Delay, s 8.3 0 1215
HCM LOS F
Minor Lane/Major Mvmt NBLn1 EBL EBT WBT WBR
Capacity (veh/h) 92 1326 - - -
HCM Lane V/C Ratio 0.778 0.567 - -
HCM Control Delay (s) 1215 11.2 0 -
HCM Lane LOS F B A -
HCM 95th %tile Q(veh) 41 37 - -
Adelmann Development TIS 7:00 am 03/20/2018 Existing AM Synchro 9 Report
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Queuing and Blocking Report

Opening PM 03/22/2018
Intersection: 1: Xerxes Ave & CSAH 2

Movement EB WB NB NB

Directions Served L L LT R

Maximum Queue (ft) 10 74 28 46

Average Queue (ft) 1 32 10 19

95th Queue (ft) 8 66 30 38

Link Distance (ft) 1864

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 300 300 200
Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 2: Frontage Rd/Future Entrance 1 & CSAH 2
Movement NB

Directions Served LTR

Maximum Queue (ft) 29

Average Queue (ft) 12

95th Queue (ft) 32

Link Distance (ft) 650

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 3: Frontage Rd/Proposed Entrance & CSAH 2
Movement WB NB

Directions Served L LTR

Maximum Queue (ft) 28 24

Average Queue (ft) 3 9

95th Queue (ft) 18 28

Link Distance (ft) 12

Upstream Blk Time (%) 1

Queuing Penalty (veh) 0

Storage Bay Dist (ft) 300

Storage Blk Time (%)

Queuing Penalty (veh)

Adelmann Development TIS SimTraffic Report
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Queuing and Blocking Report

Opening PM 03/22/2018
Intersection: 4: CSAH 2

Movement WB NB

Directions Served LT LR

Maximum Queue (ft) 30 28

Average Queue (ft) 3 6

95th Queue (ft) 17 25

Link Distance (ft) 267 450

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 5: SB IH 35 On Ramp/SB IH 35 Off Ramp & CSAH 2
Movement WB SB SB

Directions Served LT LT R

Maximum Queue (ft) 67 86 192

Average Queue (ft) 19 41 76

95th Queue (ft) 57 74 169

Link Distance (ft) 710 1051

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft) 300

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 6: NB IH 35 Off Ramp/NB IH 35 On Ramp & CSAH 2
Movement EB WB NB

Directions Served LT TR LTR

Maximum Queue (ft) 72 3 59

Average Queue (ft) 41 0 32

95th Queue (ft) 74 4 54

Link Distance (ft) 710 3512 744

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Adelmann Development TIS SimTraffic Report
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HCM 2010 TWSC

1: Xerxes Ave & CSAH 2 03/20/2018

Intersection

Int Delay, s/veh 2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations Y 44 F N # F 4 s

Traffic Vol, veh/h 2 315 20 185 709 3 16 1 59 1 0 0

Future Vol, veh/h 2 315 20 185 709 3 16 1 59 1 0 0

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 300 300 300 - 300 - 200 - -

Veh in Median Storage, # - 0 - - 0 - 1 - - 1 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 9

Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2

Mvmt Flow 2 342 22 2010 M 3 17 1 64 1 0 0

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 771 0 0 342 0 0 1135 1520 171 1349 1520 385
Stage 1 - - - - - 347 347 - 1173 1173 -
Stage 2 - - - - 788 1173 - 176 347 -

Critical Hdwy 414 - - 414 - 754 654 694 754 654 6.94

Critical Hdwy Stg 1 - - - 6.54 5.54 - 654 554 -

Critical Hdwy Stg 2 - - - - 6.54 554 - 654 554 -

Follow-up Hdwy 2.22 - 2.22 352 402 332 352 402 332

Pot Cap-1 Maneuver 840 - - 1214 - 157 118 843 109 118 613
Stage 1 - - - - 642 633 - 204 264 -
Stage 2 - - - - 350 264 809 633 -

Platoon blocked, % - -

Mov Cap-1 Maneuver 840 - - 1214 - 137 98 843 8 98 613

Mov Cap-2 Maneuver - - - - 232 179 - 164 171 -
Stage 1 - - - - 640 631 204 220 -
Stage 2 - - - 292 220 744 631 -

Approach EB WB NB SB

HCM Control Delay, s 0.1 1.8 12.4 27.1

HCM LOS B D

Minor Lane/Major Mvmt NBLn1NBLn2 EBL EBT EBR WBL WBT WBR SBLn1

Capacity (veh/h) 228 843 840 - 1214 - 164

HCM Lane V/C Ratio 0.081 0.076 0.003 - 0.166 - 0.007

HCM Control Delay (s) 222 96 93 - 8.6 - 271

HCM Lane LOS C A A A D

HCM 95th %tile Q(veh) 03 02 0 - 0.6 - 0

Adelmann Development TIS 3:00 pm 03/20/2018 Opening PM Synchro 9 Report
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HCM 2010 TWSC

2. Frontage Rd/Future Entrance 1 & CSAH 2 03/20/2018

Intersection

Int Delay, s/veh 0.2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations Y 44 F N # F & s

Traffic Vol, veh/h 0 338 14 1 830 0o 1 0 2 0 0 0

Future Vol, veh/h 0 338 14 1 830 0o 1 0 2 0 0 0

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 300 300 300 - 300 - - - -

Veh in Median Storage, # - 0 - - 0 - 1 - 1 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 9

Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2

Mvmt Flow 0 37 15 1 902 0 12 0 2 0 0 0

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 902 0 0 367 0 0 820 1271 184 1088 1271 451
Stage 1 - - - - - 367 367 904 904 -
Stage 2 - - 453 904 184 367 -

Critical Hdwy 414 - 414 - 754 654 694 754 654 6.94

Critical Hdwy Stg 1 - 6.54 5.54 - 654 554 -

Critical Hdwy Stg 2 - - - - 6.54 554 - 654 554 -

Follow-up Hdwy 2.22 - 222 352 402 332 352 402 332

Pot Cap-1 Maneuver 749 - 1188 - 267 167 827 170 167 556
Stage 1 - - 625 621 - 298 354 -
Stage 2 - - - 556 354 800 621 -

Platoon blocked, % -

Mov Cap-1 Maneuver 749 - 1188 - 267 167 827 169 167 556

Mov Cap-2 Maneuver - - 390 273 - 252 273 -
Stage 1 - - - 625 621 298 354 -
Stage 2 - 556 354 798 621

Approach EB WB NB SB

HCM Control Delay, s 0 0 13.8 0

HCM LOS B A

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLnf1

Capacity (veh/h) 425 749 - 1188 -

HCM Lane V/C Ratio 0.033 - - 0.001 -

HCM Control Delay (s) 13.8 0 - 8 - 0

HCM Lane LOS B A - A A

HCM 95th %tile Q(veh) 0.1 0 - 0 - -

Adelmann Development TIS 3:00 pm 03/20/2018 Opening PM Synchro 9 Report
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HCM 2010 TWSC

3: Frontage Rd/Proposed Entrance & CSAH 2 03/20/2018

Intersection

Int Delay, s/veh 0.2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations Y 44 F N # F & s

Traffic Vol, veh/h 0 340 0 9 840 0 0 0o 17 0 0 0

Future Vol, veh/h 0 340 0 9 840 0 0 0o 17 0 0 0

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - - None

Storage Length 300 - 300 300 - 300 - - - -

Veh in Median Storage, # - 0 - - 0 - - 1 - - 1 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 9

Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2

Mvmt Flow 0 370 0 10 913 0 0 0 18 0 0 0

Major/Minor Major1 Major2 Minor1 Minor2

Conflicting Flow All 913 0 0 370 0 0 846 1303 185 1118 1303 457
Stage 1 - - - - - - 370 370 - 933 933 -
Stage 2 - - - - - - 476 933 - 185 370 -

Critical Hdwy 414 - - 414 - - 754 654 694 754 654 6.94

Critical Hdwy Stg 1 - - - - - - 654 554 - 654 554 -

Critical Hdwy Stg 2 - - - - - - 654 554 - 654 554 -

Follow-up Hdwy 2.22 - - 222 - - 352 402 332 352 402 332

Pot Cap-1 Maneuver 742 - - 1185 - - 25 159 826 162 159 551
Stage 1 - - - - - - 622 619 - 286 343 -
Stage 2 - - - - - - 539 343 - 799 619 -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 742 - - 1185 - - 254 158 826 157 158 551

Mov Cap-2 Maneuver - - - - - - 377 263 - 241 263 -
Stage 1 - - - - - - 622 619 - 286 340 -
Stage 2 - - - - - - 534 340 - 781 619 -

Approach EB WB NB SB

HCM Control Delay, s 0 0.1 9.5 0

HCM LOS A A

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLnf1

Capacity (veh/h) 826 742 - - 1185 - - -

HCM Lane V/C Ratio 0.022 - - - 0.008 - - -

HCM Control Delay (s) 9.5 0 - - 841 - - 0

HCM Lane LOS A A - A - - A

HCM 95th %tile Q(veh) 0.1 0 - 0 - - -

Adelmann Development TIS 3:00 pm 03/20/2018 Opening PM Synchro 9 Report
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HCM 2010 TWSC

4: CSAH 2 03/20/2018
Intersection
Int Delay, s/veh 0.2
Movement EBT EBR WBL WBT NBL NBR
Lane Configurations S g+ W
Traffic Vol, veh/h 360 3 1 879 4 5
Future Vol, veh/h 360 3 1 879 4 5
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - 0
Veh in Median Storage, # 0 : 0 0
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 9
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 391 3 12 955 4 5
Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 395 0 895 393
Stage 1 - - - 393 -
Stage 2 - 502 -
Critical Hdwy - 413 6.63 6.23
Critical Hdwy Stg 1 - 5.43 -
Critical Hdwy Stg 2 - - - 5.83 -
Follow-up Hdwy - 2219 - 3.519 3.319
Pot Cap-1 Maneuver - 1162 - 295 655
Stage 1 - - 681 -
Stage 2 - - 574
Platoon blocked, % -
Mov Cap-1 Maneuver - 1162 289 655
Mov Cap-2 Maneuver - - 289 -
Stage 1 - - 681
Stage 2 - 561
Approach EB WB NB
HCM Control Delay, s 0 0.2 13.8
HCM LOS B
Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT
Capacity (veh/h) 419 - 1162
HCM Lane V/C Ratio 0.023 0.01 -
HCM Control Delay (s) 13.8 - 81 041
HCM Lane LOS B A A
HCM 95th %tile Q(veh) 0.1 - 0 -
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HCM 2010 TWSC

5: SB IH 35 On Ramp/SB IH 35 Off Ramp & CSAH 2 03/20/2018

Intersection

Int Delay, s/veh 3.7

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations 4 ) 4 F

Traffic Vol, veh/h 0 286 39 67 251 0 0 0 0 112 0 571

Future Vol, veh/h 0 286 39 67 251 0 0 0 0 112 0 57

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop

RT Channelized - - None - - None - - None - Free

Storage Length - - 0 - - - - - 300 - 0

Veh in Median Storage, # - 0 - - 0 - - - - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 9

Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2

Mvmt Flow 0 311 42 73 273 0 0 0 0 122 0 621

Major/Minor Maijor1 Major2 Minor2

Conflicting Flow All - 0 0 311 0 0 729 729 -
Stage 1 - - - - - - 418 418 -
Stage 2 - - - - - - 311 311 -

Critical Hdwy - - - 412 - 6.42 6.52 -

Critical Hdwy Stg 1 - - - - - 542 5.52 -

Critical Hdwy Stg 2 - - - - - - 542 5.52 -

Follow-up Hdwy - - 2.218 - - 3.518 4.018 -

Pot Cap-1 Maneuver 0 - 1249 - 0 390 350 0
Stage 1 0 - - - - 0 664 591 0
Stage 2 0 - - - - 0 743 658 0

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - - 1249 - 363 0 -

Mov Cap-2 Maneuver - - - - 363 0
Stage 1 - - - - - 618 0 -
Stage 2 - - - - 743 0

Approach EB WB SB

HCM Control Delay, s 0 1.7 19.8

HCM LOS C

Minor Lane/Major Mvmt EBT EBR WBL WBT SBLn1 SBLn2

Capacity (veh/h) - 1249 - 363 -

HCM Lane V/C Ratio - 0.058 - 0.335 -

HCM Control Delay (s) - 841 0 198 0

HCM Lane LOS - A A C A

HCM 95th %tile Q(veh) - 02 - 14 -

Adelmann Development TIS 3:00 pm 03/20/2018 Opening PM

ISG

Synchro 9 Report



HCM 2010 TWSC

6: NB IH 35 Off Ramp/NB IH 35 On Ramp & CSAH 2 03/20/2018
Intersection
Int Delay, s/veh 49
Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations ) T &
Traffic Vol, veh/h 224 179 0 0 263 56 49 2 38 0 0 0
Future Vol, veh/h 224 179 0 0 263 56 49 2 38 0 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - - -
Grade, % - 0 - - 0 - - - - 0 -
Peak Hour Factor 91 91 91 91 91 91 91 91 91 91 91 91
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2
Mvmt Flow 246 197 0 0 289 62 54 2 42 0 0 0
Major/Minor Maijor1 Major2 Minor1
Conflicting Flow All 351 0 - - 0 1009 1040 197

Stage 1 - - - - - - 689 689 -

Stage 2 - - - - - - 320 351 -
Critical Hdwy 412 - - - - - 642 652 6.22
Critical Hdwy Stg 1 - - - - - - 542 552 -
Critical Hdwy Stg 2 - - - - - - 542 552 -
Follow-up Hdwy 2.218 - - - - - 3.518 4.018 3.318
Pot Cap-1 Maneuver 1208 - 0 0 - - 266 230 844

Stage 1 - - 0 0 - - 498 446 -

Stage 2 - - 0 0 - - 736 632
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1208 - - - - - 205 0 844
Mov Cap-2 Maneuver - - - - - - 205 0 -

Stage 1 - - - - - - 384 0

Stage 2 - - - - - - 736 0
Approach EB WB NB
HCM Control Delay, s 4.9 0 222
HCM LOS C
Minor Lane/Major Mvmt NBLn1 EBL EBT WBT WBR
Capacity (veh/h) 306 1208 - - -
HCM Lane V/C Ratio 0.32 0.204 - -
HCM Control Delay (s) 222 87 0 -
HCM Lane LOS C A A -
HCM 95th %tile Q(veh) 1.3 08 - -
Adelmann Development TIS 3:00 pm 03/20/2018 Opening PM Synchro 9 Report

ISG Page 6



Appendix H: Trip Distribution
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Appendix I: Baseline (2031) Traffic Counts — Diagram

17-20548 Traffic Impact Study - Adelmann Development
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Appendix J: Phase 1 (2031) Traffic Counts — Diagram
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Appendix K: Baseline (2038) Traffic Counts — Diagram
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Appendix L: Phase 2 (2038) Traffic Counts — Diagram
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Appendix M: Synchro Reports — Baseline (2031)
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Queuing and Blocking Report

Y13 Baseline AM

05/01/2018

Intersection: 1: Xerxes Ave & CSAH 2

Movement EB

WB

NB

NB

SB

Directions Served
Maximum Queue (ft)
Average Queue (ft)
95th Queue (ft)

Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 300
Storage Blk Time (%)

Queuing Penalty (veh)

o O o

Intersection: 2: Frontage Rd/Future Entrance 1 & CSAH 2

L
28
11
32

300

LT
57
23
49
1864

99
54
90

200

LTR
21

21
700

Movement NB

Directions Served LTR
Maximum Queue (ft) 10
Average Queue (ft) 2
95th Queue (ft) 13
Link Distance (ft) 650
Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

Intersection: 3: Frontage Rd/Proposed Entrance & CSAH 2

Movement EB

WB

NB

Directions Served T
Maximum Queue (ft) 3
Average Queue (ft) 0
95th Queue (ft) 5
Link Distance (ft) 1519
Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (ft)

Storage Blk Time (%)

Queuing Penalty (veh)

L
33
9
33

300

LTR
24
8
26
12

1

0

Adelmann Development TIS
ISG

SimTraffic Report
Page 1
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