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I. EXECUTIVE SUMMARY 
 

1) INTRODUCTION/BACKGROUND 
The Opus Study Area is approximately 580 acres located in the southeastern corner of the City of 
Minnetonka that is general bounded by TH 62 and the City of Eden Prairie to the south, TH 169 
and the City of Edina to the east, Smetana Road and the City of Hopkins to the north, and Shady 
Oak Road (Hennepin County Road 61) and the western edge of Section 36 to the west (Figure 5-
1 to 5-3). 
 
The Opus AUAR includes the review of two development scenarios. Scenario 1 is generally 
consistent with the City’s 2040 Comprehensive Plan and Scenario 2 is reflects land use 
development that is more intense than Scenario 1 and that would be supported by the 
construction of the Opus Station of the Green Line Light Rail Transit (LRT). A description of each 
scenario’s type and intensity of development follows:   
 
Scenario 1 (Figure 6-1) 
Scenario 1 contains developments of medium density residential (i.e. townhomes), high density 
residential (i.e. apartments and condominiums), commercial (i.e. restaurants, retail, daycare, 
etc.), two hotels, industrial (i.e. bulk warehousing and light manufacturing), institutional (i.e. 
schools and cemeteries), offices, and research and development. Scenario 1 also contains the 
Opus Station and right-of-way for the Green Line LRT, park/open spaces, open water, and road 
right-of-way. The land use intensity of Scenario 1 is consistent with the 2040 Comprehensive 
Plan.  
 
This scenario includes the construction of the Opus Transit Station along the Green Line LRT 
which would provide a transit connection with Eden Prairie to the south and west and to the 
Minneapolis Downtown to the north and east. There is one planned new north-south running 
public roadways that would be constructed to the east of the LRT line and west of Green Oak 
Drive within the study area that connects Bren Road West to Bren Road East. Some intersection 
improvements are described within the traffic mitigation section of this AUAR (Section 18.c.).   
 
Medium density residential land is located east of Shady Oak Road and south of Bren Road while 
high density residential is scattered throughout the study area. The commercial uses are planned 
in the southwest corner of the study area nearest the interchange of Shady Oak Road and TH 62. 
The industrial land uses are planned in three general areas of the northwest corner, northeast 
corner, and along Bren Road East/Blue Circle Drive/Red Circle Drive. The office uses are 
generally located in the center of the study area, as well as the eastern and southern edges of the 
study area near the frontages of TH 169 and TH 62. The research and development land uses 
are located north of Bren Road West and east of Feltl Road. Scenario 1 accommodates a future 
population of approximately 3,550 people and about 16,500 jobs. 
 
Scenario 2 (Figure 6-2) 
Scenario 2 contains developments of medium density residential (i.e. townhomes), high density 
residential (i.e. apartments and condominiums), commercial (i.e. restaurants, retail, daycare, 
etc.), two hotels, industrial (i.e. bulk warehousing and light manufacturing), institutional (i.e. 
schools and cemeteries), offices, and research and development. Scenario 2 also contains the 
Opus Station and right-of-way for the Green Line LRT, park/open spaces, open water, and road 
right-of-way.  
 
This scenario includes the roadway improvements and construction of the Opus Transit Station 
along the Green Line LRT just like Scenario 1. Some intersection improvements are described 
within the traffic mitigation section of this AUAR (Section 18.c.).   
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To take advantage of transit orientated designs afford by the construction of the Opus Station, 
Scenario 2 increases the office and high-density residential land uses’ acreages and intensities.  
The additional office and high-density residential land uses increases generally result in 
reductions in the industrial land uses. 
 
The medium density residential land is located east of Shady Oak Road and south of Bren Road, 
the same as in Scenario 1. The high density residential is planned to be scattered throughout the 
study area while there are an additional 12 parcels planned for redevelopment into high density 
residential in the south-central portion of the study area. The commercial uses are planned in the 
southwest corner of the study area nearest the interchange of Shady Oak Road and TH 62, the 
same as in Scenario 1. The industrial land uses are located in two general areas of the northwest 
corner and northeast corner, while one parcel southwest corner of the Bren Road East and 
Yellow Circle Drive remains industrial. The office uses are generally located in the center of the 
study area, as well as the eastern and southern edges of the study area near the frontages of TH 
169 and TH 62. The research and development land uses are located north of Bren Road West 
and east of Feltl Road. Scenario 2 accommodates a future population of approximately 7,350 
people (about 3,800 more people than Scenario 1) and about 22,200 jobs (about 5,700 more jobs 
than Scenario 1). 

 
Areas of traditional suburban growth have emerged over the past 45 years within the study area 
and surrounding areas. The development patterns in these areas are consistent with 
development patterns found in southwestern Hennepin County within the I-494 and I-694 loop.  
Table 9-1 displays the existing mix of uses within the study area. Table 9-2 displays the uses of 
Scenario 1 which closely follows the implementation of the 2040 Comprehensive Plan and is 
described in more detail in Section 6.a. Table 9-3 displays the uses of Scenario 2 which 
intensifies the high-density residential and offices uses as compared to Scenario 1 to maximize 
the investment of the LRT transit line and station within the study area and is described in more 
detail in Section 6.a.  
 
Existing Parks, Trails and Recreational Areas within Opus 
 
Existing Trails 
The existing trails within the Opus project boundary include six miles of shared-used paved trails 
throughout the campus. Most trails are separated from vehicle traffic with a series of road 
underpasses. The existing trail loops through open spaces and ponds are popular with residents 
and employees at the campus. Other existing local trails, including those along Shady Oak Road, 
connect into the Opus property from the surrounding cities of Hopkins, Edina and Eden Prairie. 
Refer to Figure 9.3 for the Existing and Planned Trail Network Map. 
 
Existing Parks 
The only existing public park within the Opus project boundary includes the 8.6-acre Green Circle 
Park, owned and managed by the City of Minnetonka. The park includes a picnic shelter, tables, 
and paved trails around Annie’s Pond with benches for seating. The trail connects to the 
extensive paved trail network within the Opus campus. The City of Minnetonka also owns a 48-
acre open space with wetlands on the north portion of the Opus campus. 
 

2) INFRASTRUCTURE PLANNED TO SERVE THE DEVELOPMENT 
If future development occurs as proposed under Scenarios 1 or 2, new or reconstructed utilities, 
roads and other infrastructure will be needed to serve the AUAR area. The Comprehensive Plan 
and this AUAR identify the infrastructure needed to support the varying levels of development 
identified in the Scenarios. Infrastructure needs are discussed in greater detail under the 
response to AUAR Items: 11.B.i. – Water Resources – Wastewaters, 11.B.ii. – Water Resources 
– Surface Water Runoff, 11.B.iii. – Water Resources – Water Appropriations and 21 – Traffic. 
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3) ANTICIPATED DEVELOPMENT STAGING 
The City is required to update its Comprehensive Plan decennially. The 2050 Comprehensive 
Plan will determine if there will be additional development stages within the study area. The 2050 
Comprehensive Plan is expected to be completed in 2029. 
 
In anticipation of the construction of the LRT transit line and station within the study area, a 
number of high-density residential and mixed-use development have been proposed and/or 
constructed within the study area. Environmental reviews required for those development that 
met the mandatory EQB thresholds. All developments recently completed or under construction 
have been included in the existing conditions analysis. 
 

II. SUMMARY OF MITIGATION MEASURES 
 
Pursuant to Minnesota Rules, mitigation measures have been developed as part of the AUAR. These 
measures would apply to any proposed development that may occur over time within the study area. 
 

1) Compatibility with Land Use Regulations Mitigation Plan 
i. If the Opus study area develops as shown in Scenario 2, an amendment to the City of 

Minnetonka’s Comprehensive Plan will need to be prepared and approved.  
 

2) Contamination/Hazardous Materials/Wastes Mitigation Plan 
i. If contamination is encountered during project grading or development, grading activities will 

be suspended until material can be characterized and then disposed on in conformance with 
state requirements. 

 
ii. The municipal waste hauler company will make residential and commercial recycling 

programs available to the area. General municipal waste will be removed by these waste 
hauler companies. 

 
iii. Hazardous waste spills will be reported immediately to emergency response agencies via 

emergency dispatch service and addressed in conformance with state requirements.  
  
iv. For all gas stations with underground tanks, annual licensing from the MPCA will be needed. 

 
v. Any business or institutional uses that use or store petroleum or other hazardous products 

will be subject to local and state rules regulating such uses. 
 

3) Wastewater Mitigation Plan 
A secondary forcemain and generator should be installed at the Opus lift station to provide 
redundancy and backup power generation at a critical system facility. 
  

4) Stormwater Mitigation Plan 
i. It is anticipated that the constructed and/or modified ponds will continue to be used for 

stormwater management. It is assumed that these BMPs will provide the required rate control 
on parcels that will redevelop with equal or reduced impervious coverage, however, it should 
be noted that volume control will still be required. 
 
The sequencing for proposed volume control BMPs is as follows: 
 

1. Infiltration, including above ground or underground, or stormwater reuse 
2. Filtration, including biofiltration or enhanced sand filters 
3. Restricted site sequencing: 

i. Retention of 0.55 inches of runoff from all onsite impervious surfaces 
ii. Retention of runoff onsite to the maximum extent practicable 
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iii. Off-site retention and treatment elsewhere within Nine Mile Creek Watershed or 
the use of the NMCWD volume-banking program to achieve the required volume 
control and water quality requirements 

 
5) Fish, Wildlife, Plant Communities, and Sensitive Ecological Resources 

i. Implement the Mayor’s Monarch Pledge. 
 

ii. Enforce Section 845.030 including encouraging the use of meadow vegetation and pollinator 
lawns. 
 

iii. Wetlands will need to be delineated in conformance with the Wetland Conservation Act as 
part of the development process. The City of Minnetonka will review and verify the wetland 
delineation. 
 

iv. Wetland impact is anticipated to be minimized to the maximum extent practical and feasible 
throughout the review area. If wetland impacts are proposed, wetland mitigation will be 
required of the project proposer pursuant to current wetland regulations and City 
requirements.  
 

v. Nine Mile Creek Watershed District will require buffers around wetlands at a width dependent 
upon the wetland's management classification, per their rules. 
 

vi. Storm water management features should incorporate native plantings of grasses, pollinator 
species, trees, and shrubs. 
 

vii. The kitten-tail (Besseya bullii), a State-listed endangered species, has been reported near the 
project site. Ideal habitat for this species consists of oak woodlands and dry prairie. 
Approximately 11 percent of the site includes woodlands or grasslands, and many of these 
areas will remain as open space under either scenario.  
 
The project is located within a high-potential zone for the rusty-patched bumble bee (Bombus 
affinis). During development, stormwater management and landscape features should 
incorporate a variety of native pollinator species. 
 

viii. Tree removal within the study area that occurs as part of development will need to meet the 
requirements of the City’s Tree Protection Ordinance. 
 

6) Noise Mitigation Plan 
Development adjacent to land uses that are sensitive (i.e., residential units or parks) to noise will 
have sufficient setbacks and landscaping within and adjacent to each specific project boundary to 
help minimize and mitigate the effects of the anticipated noise generated from the project. 

 
7) Transportation Mitigation Plan 

No mitigation is required for Scenario 1. 
 
For Scenario 2, the following mitigation is required: 

 
i. Add a second right turn lane on southbound TH 169 exit ramp to Bren Road with a minimum 

storage of 300 feet. (Intersection 2) 
 

ii. Add right turn lane on southbound Smetana at Bren Road with a storage of 300 feet and 
convert the existing shared left and right turn lane to left turn only, thus providing two left turn 
only lanes. (Intersection 3) (Currently two lanes and would need to add a lane) 
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iii. Add second left turn lane on Southbound Shady Oak Road at Bren Road with a minimum 
storage of 300 feet. Need protected left turn movements on east/west approaches to this 
intersection. (Intersection 6) 
 

iv. Add an additional left turn lane with a minimum storage of 500 feet on westbound Red Circle 
Drive North at the approach to Shady Oak Road, thus providing this approach with dual lefts 
and a right turn lane. (Intersection 7) 
 

v. Signalize the south intersection of Shady Oak Road and Red Circle Drive South. (Intersection 
8) 
 

vi. At Shady Oak Road and Red Circle Drive South, allow right turns from the outside 
northbound through lane into Red Circle Drive. Extend the existing right turn lane all the way 
to the TH 62 westbound ramps intersection. (Intersection 8) 
 

vii. Reconfigure the Shady Oak Drive northbound approach at the TH 62 westbound ramps 
intersection to allow a third northbound through lane which drops into the right turn lane at 
Red Circle Drive. Shorten the inside left-turn lane so that only four lanes are needed under 
the TH 62 bridge. (Intersection 9) 

 
With the above mitigation, an acceptable level of service can be maintained at the key 
intersections into the site under Scenario 2. The results of the analysis of the intersections with 
the above improvements for the AM and PM peak hours is shown in Tables 18-5 to 18-6. 
   
It may be some time before these improvements are needed and they will depend on the timing 
and location of development. There are three general areas that account for most of the 
increased trip generation between Scenario 1 and Scenario 2. One of the areas is located around 
the Opus LRT Station site in the middle of the study area. Another is located on the south end of 
Blue Circle Drive. The last area is located near Shady Oak Road along Red Circle Drive. The City 
should monitor traffic levels as development occurs within the Opus Study Area and should do 
additional traffic evaluation if development in these areas exceed the Scenario 1 development 
levels identified to determine when the mitigation needs to be implemented. 
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III. OPUS STUDY AREA AUAR 
 

1) PROJECT TITLE 
Opus Study Area 

 
2) PROPOSER 

NA 
 

3) RGU 
City of Minnetonka 
Rob Hanson, Economic Development Coordinator 
14600 Minnetonka Boulevard 
Minnetonka, MN 55345 
rhanson@minnetonkamn.gov 
952-939-8234 
 

4) REASON FOR EAW PREPARATION 
EQB guidance indicates no response is necessary.    
  

5) PROJECT LOCATION 
County:  Hennepin 
City/Township: City of Minnetonka 
Section 36 T117N, R22W 
 
Figures 5-1 to 5-3 show the study area location. 
 

6) DESCRIPTION 
a. Project Summary 

 
The Opus Study Area is approximately 580 acres located in the southeastern corner of the 
City of Minnetonka that is general bounded by TH 62 and the City of Eden Prairie to the 
south, TH 169 and the City of Edina to the east, Smetana Road and the City of Hopkins to 
the north, and Shady Oak Road (Hennepin County Road 61) and the western edge of 
Section 36 to the west (Figure 5-1 to 5-3). 
 
The Opus AUAR includes the review of two development scenarios. Scenario 1 is generally 
consistent with growth planning within the City’s 2040 Comprehensive Plan and Scenario 2 
represents an increased density scenario that could be supported by the construction of the 
Opus Station of the Green Line Light Rail Transit (LRT). A description of each scenario’s type 
and intensity of development follows:   
 
Scenario 1 (Figure 6-1) 
Scenario 1 contains developments of medium density residential (i.e. townhomes), high 
density residential (i.e. apartments and condominiums), commercial (i.e. restaurants, retail, 
daycare, etc.), two hotels, industrial (i.e. bulk warehousing and light manufacturing), 
institutional (i.e. schools and cemeteries), offices, and research and development. Scenario 1 
also contains the Opus Station and right-of-way for the Green Line LRT, park/open spaces, 
open water, and road right-of-way. The land use intensity of Scenario 1 is consistent with the 
2040 Comprehensive Plan.  
 
This scenario includes the construction of the Opus Transit Station along the Green Line LRT 
which would provide a transit connection with Eden Prairie to the south and west and to the 
Minneapolis Downtown to the north and east. There is one planned new north-south running 
public roadways that would be constructed to the east of the LRT line and west of Green Oak 
Drive within the study area that connects Bren Road West to Bren Road East. Some 

mailto:rhanson@minnetonkamn.gov
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intersection improvements are described within the traffic mitigation section of this AUAR 
(Section 18.c.).   
 
Medium density residential land is located east of Shady Oak Road and south of Bren Road 
while high density residential is scattered throughout the study area. The commercial uses 
are planned in the southwest corner of the study area nearest the interchange of Shady Oak 
Road and TH 62. The industrial land uses are planned in three general areas of the 
northwest corner, northeast corner, and along Bren Road East/Blue Circle Drive/Red Circle 
Drive. The office uses are generally located in the center of the study area, as well as the 
eastern and southern edges of the study area near the frontages of TH 169 and TH 62. The 
research and development land uses are located north of Bren Road West and east of Feltl 
Road. Scenario 1 accommodates a future population of approximately 3,550 people and 
about 16,500 jobs. 
 
Table 6-1 summarizes Scenario 1. 
 

Table 6-1: Scenario 1 

LAND USE GROSS 
ACREAGE % NET 

ACREAGE UNITS RESIDENT 
POPULATION 

BUILDING 
SF EMPLOYEES 

MEDIUM DENSITY 
RESIDENTIAL (4-12 DU/AC) 12.6 2.2% 10.1 74 178 N/A N/A 

HIGH DENSITY 
RESIDENTIAL (Above 12 
DU/AC) 

77.0 13.3% 61.6 2,408 3,371 N/A N/A 

COMMERCIAL 7.1 1.2% 5.7 N/A N/A 125,531 279 
GREEN LINE LRT 7.8 1.3% 6.2 N/A N/A N/A N/A 
HOTEL 11.1 1.9% 8.9 511 N/A 278,806 159 
INDUSTRIAL 93.6 16.1% 74.9 N/A N/A 1,532,114 1,393 
INSTITUTIONAL 49.0 8.5% 39.2 N/A N/A 480,282 320 
OFFICE  175.0 30.2% 140.0 N/A N/A 3,937,374 13,125 
RESEARCH & 
DEVELOPMENT 28.8 5.0% 23.0 N/A N/A 455,012 1,300 

OPEN SPACE 59.4 10.2% 59.4 N/A N/A N/A N/A 
OPEN WATER 16.9 2.9% 16.9 N/A N/A N/A N/A 
RIGHT-OF-WAY 
(COLLECTORS AND 
ARTERIALS) 

42.0 7.2% 42.0 N/A N/A N/A N/A 

TOTAL 580.3 100.0% 487.9 2,993 3,549 6,809,119 16,576 

 
Scenario 2 (Figure 6-2) 
Scenario 2 contains developments of medium density residential (i.e. townhomes), high 
density residential (i.e. apartments and condominiums), commercial (i.e. restaurants, retail, 
daycare, etc.), two hotels, industrial (i.e. bulk warehousing and light manufacturing), 
institutional (i.e. schools and cemeteries), offices, and research and development. Scenario 2 
also contains the Opus Station and right-of-way for the Green Line LRT, park/open spaces, 
open water, and road right-of-way.  
 
This scenario includes the roadway improvements and construction of the Opus Transit 
Station along the Green Line LRT, just like Scenario 1. Some intersection improvements are 
described within the traffic mitigation section of this AUAR (Section 18.c.).   
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To take advantage of transit orientated designs afford by the construction of the Opus 
Station, Scenario 2 increases the office and high-density residential land uses’ acreages and 
intensities. The additional office and high-density residential land uses increases generally 
result in reductions in the industrial land uses. 
 
The medium density residential land is located east of Shady Oak Road and south of Bren 
Road, the same as in Scenario 1. The high density residential is planned to be scattered 
throughout the study area while there are an additional 12 parcels planned for redevelopment 
into high density residential in the south-central portion of the study area. The commercial 
uses are planned in the southwest corner of the study area nearest the interchange of Shady 
Oak Road and TH 62, the same as in Scenario 1. The industrial land uses are located in two 
general areas of the northwest corner and northeast corner, while one parcel southwest 
corner of the Bren Road East and Yellow Circle Drive remains industrial. The office uses are 
generally located in the center of the study area, as well as the eastern and southern edges 
of the study area near the frontages of TH 169 and TH 62. The research and development 
land uses are located north of Bren Road West and east of Feltl Road. Scenario 2 
accommodates a future population of approximately 7,350 people (about 3,800 more people 
than Scenario 1) and about 22,200 jobs (about 5,700 more jobs than Scenario 1). 
 
Table 6-2 summarizes Scenario 2. 

 
Table 6-2: Scenario 2 

LAND USE GROSS 
ACREAGE % NET 

ACREAGE UNITS RESIDENT 
POPULATION 

BUILDING 
SF EMPLOYEES 

MEDIUM DENSITY 
RESIDENTIAL (4-12 DU/AC) 12.6 2.2% 10.1 74 178 N/A N/A 

HIGH DENSITY 
RESIDENTIAL (Above 12 
DU/AC)  

116.7 20.1% 93.4 5,113 7,158 N/A N/A 

COMMERCIAL 12.2 2.1% 9.7 N/A N/A 199,628 444 
GREEN LINE LRT 7.8 1.3% 6.2 N/A N/A N/A N/A 
HOTEL 11.1 1.9% 8.9 416 N/A 228,386 131 
INDUSTRIAL 59.4 10.2% 47.5 N/A N/A 667,692 607 
INSTITUTIONAL 39.8 6.9% 31.9 N/A N/A 337,029 225 
OFFICE  173.6 29.9% 138.9 N/A N/A 5,955,905 19,853 
RESEARCH & 
DEVELOPMENT 28.8 5.0% 23.0 N/A N/A 327,506 936 

OPEN SPACE 59.4 10.2% 59.4 N/A N/A N/A N/A 
OPEN WATER 16.9 2.9% 16.9 N/A N/A N/A N/A 
RIGHT-OF-WAY 
(COLLECTORS AND 
ARTERIALS) 

42.0 7.2% 42.0 N/A N/A N/A N/A 

TOTAL 580.3 100.0% 487.9 5,603 7,336 7,716,146 22,195 

 
b. Description of Proposed Project 

 
If future development occurs as proposed under Scenarios 1 or 2, new or reconstructed 
utilities, roads, and other infrastructure will be needed to serve the AUAR area. The City’s 
Comprehensive Plan and this AUAR identify the infrastructure needed to support the varying 
levels of development identified in the Scenarios. Infrastructure needs are discussed in 
greater detail under the response to AUAR Items: 11.b.i. – Water Resources – Wastewaters, 
11.b.ii. – Water Resources – Surface Water Runoff, 11.b.iii. – Water Resources – Water 
Appropriations and 21 – Traffic. 
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c. Project Magnitude 
 

The redevelopment of Opus Study Area is expected to occur over the next 20 years 
depending on market conditions and overall development demand. The timing of 
development will also be influenced by the timing of construction for required infrastructure 
improvements both locally and regionally. The frequency, operation, and maintenance of the 
transit and LRT station within the study area may also influence the timing of the full build-out 
of the Opus Park property. 
 

Table 6-3: AUAR Scenario Intensities 
 Change from Existing to Scenario 1 Change from Scenario 1 to Scenario 2 

LAND USE UNITS RESIDENTS BUILDING 
SF 

EMPLOYEES UNITS RESIDENTS BUILDING 
SF 

EMPLOYEES 

HIGH DENSITY 
RESIDENTIAL 
(Above 12 DU/AC.) 

732 1,025 0 0 3,437 4,812 0 0 

COMMERCIAL 0 0 25,903 58 0 0 100,000 222 
GREEN LINE LRT 0 0 0 0 0 0 0 0 
HOTEL 95 0 50,420 29 0 0 0 0 
INDUSTRIAL 0 0 509,165 463 0 0 -355,257 -323 
INSTITUTIONAL 0 0 46,510 31 0 0 -96,743 -64 
OFFICE  0 0 785,302 2618 0 0 2,803,833 9,346 
RESEARCH & 
DEVELOPMENT 0 0 226,606 647 0 0 99,100 283 

TOTAL 827 1,025 1,643,906 3845 3,437 4,812 2,550,933 9,464 

 
d. Project Purpose 

 
Both development scenarios will provide a greater balance of employment and residential 
uses within the study area creating a higher and better use. The hourly traffic distribution will 
be more balanced than with the existing development and therefore the planned 
infrastructure within the study area will be used more efficiently. Scenario 2 has a greater 
amount of high-density residential units, office, and research and development space than 
Scenario 1 to recognize the potential redevelopment activity that can be supported by the 
LRT transit station within the study area. 
 

e. Future Stages of Development 
 
The AUAR study area comprehends future potential land use. No additional future stages are 
currently planned but would be revisited through the City’s Comprehensive Plan process in 
the future.  
 

f. Subsequent Stages of the Project 
 
In anticipation of the construction of the LRT transit line and station within the study area, a 
number of high-density residential and mixed-use development have been proposed and/or 
constructed within the study area. Environmental reviews required for those development that 
met the mandatory EQB thresholds. All developments recently completed or under 
construction have been included in the existing conditions analysis. 
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7) COVER TYPES 
To assess cover types on the Opus Study Area, data was obtained from the Minnesota Land 
Cover Classification System (MLCCS). The data is based on an aerial photograph review (see 
Figure 7-1).   

 
Table 7-1: Land Cover 

Cover Type Acreage % Coverage 

5-10% Impervious 14.6 2.5 

26-50% Impervious 16.9 2.9 

76-100% Impervious 417.8 71.9 

Forest 56.6 9.7 

Maintained Tall Grass 2.7 0.5 

Short Grasses 8.9 1.5 

Wetland Emergent Vegetation 42.8 7.4 

Wetland Open Water 17.3 3.0 

Wetland Shrubs 3.2 0.6 

TOTAL: 580.8 100 
 

• Wetlands: Based on the National Wetlands Inventory database, the existing site contains 
approximately 63 acres of wetland. Six DNR Public Waters are located within the site. 
Some of the wetlands within the Opus Study Area are located amongst highly developed 
areas, but still may provide some habitat for species accustomed to disturbance. 
Approximately 45 of the 63 acres of wetland are contained within the north-central portion 
of the site. Figure 7-2 shows the National Wetlands Inventory wetlands within the study 
area.   

• Forest and Woodland Communities: Based on the Hennepin County Minnesota Land Cover 
Classification System (MLCCS), approximately 56.6 acres of forest or woodland 
communities exist on the site. Many of these wooded areas are planted and serve as 
landscaping between buildings and surrounding open space around parks and wetlands.  
Lone Lake Park is approximately two miles from the Opus along Shady Oak Road and 
contains a mesic hardwood forest rare plant community. 

• Grassland/Shrubland: Based on the Hennepin County MLCCS, approximately 11.6 acres of 
grassland and mixed shrubland exist within the site.   

• Agricultural Areas: No agricultural areas exist within the site boundaries. 
• Surrounding Resources: The land that borders the site to the north, east, and west is highly 

developed commercial and urban/residential land uses.  
 

The resulting impacts on land cover types are almost identical on both concepts. Open space 
corridors that are integral to the future development pattern have been identified based on natural 
resource data. Accordingly, almost all of the existing wetlands, forest areas, and substantial areas 
of herbaceous cover lie within open space corridors are intended to be preserved. 
 

8) PERMITS AND APPROVALS  
It is anticipated similar permits and approvals will be needed for both scenarios. Development within 
the study area will be funded through developers’ funds. Mitigation will include the need for 
development in the area to obtain the required permits and adhere to permitting stipulations. 
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Table 8-1: List of Permits and Approvals 
Federal Permit/Approval 

US Army Corps of Engineers Section 404 Permit 

State Permit/Approval 

Pollution Control Agency NPDES Storm Water Permit 

Pollution Control Agency Sanitary Sewer Permit 

Pollution Control Agency Section 401 Water Quality Certification Permit, if Section 404 Individual 
Permit is needed 

Pollution Control Agency Approval of remediation and cleanup plans, as applicable 
Department of Natural 
Resources Temporary dewatering for construction (Public Works Permit) 

Department of Health Well sealing / abandonment permit 

Department of Health Well construction 

Department of Health Monitoring well permit 

Department of Health Watermain plan review 

Department of Health Public Water Supply Certification 

Department of Health Asbestos abatement/removal 
State Historic Preservation 
Office Coordination, if federal permits are needed with development 

MnDOT State Aid approval 

MnDOT Work in right-of-way permit, if applicable 

MnDOT Curb-cutting permits 

Regional/ County/ Local Permit/Approval 

City of Minnetonka Comprehensive Plan amendment for Scenario 2  

City of Minnetonka Wetland Conservation Act approval 

City of Minnetonka Preliminary and final plat approvals 

City of Minnetonka Building permits 

City of Minnetonka Rezoning or text amendments for scenarios  

City of Minnetonka Floodplain permitting 
Nine Mile Creek Watershed 
District Floodplain Alteration 

Nine Mile Creek Watershed 
District Erosion and Sediment Control 

Nine Mile Creek Watershed 
District Stormwater Management 

Nine Mile Creek Watershed 
District Wetland Management 

Nine Mile Creek Watershed 
District Appropriation of Public Surface Waters 

Metropolitan Council Comprehensive Plan amendments for Scenario 2  

Metropolitan Council Review of new sanitary sewer plans 
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Hennepin County Approval of county road improvements 

Hennepin County Access permits 

Hennepin County Conformance with County Ordinances, where applicable 
 

9) LAND USE   
a. Existing and Planned Land Uses and Zoning 

 
The Opus Study Area is comprised of 202 parcels. The parcel sizes vary from about 0.04 
acres to 49.07 acres in size with a mean size of 2.67 acres. Developed uses on the parcels 
include the townhomes, apartments, condominiums, restaurants, retail, daycares, hotels, bulk 
warehousing, light manufacturing, research and development, offices, schools, and a 
cemetery. Figures 9.1 and 9.2 shows the existing land use of the parcels and the existing 
building footprints within the study area.  
 
Areas of traditional suburban growth have emerged over the past forty-five years within the 
study area, with developments to the north in the City of Hopkins and the west in the City of 
Edina started developing about five years earlier while development to the south within the 
City of Eden Prairie and to the west within Minnetonka started about five years later. The 
development patterns in these areas are consistent with development patterns found in 
southwestern Hennepin County within the I-494 and I-694 loop.  
 
Table 9-1 displays the existing mix of uses within the study area. Table 9-2 displays that 
uses of Scenario 1 which closely follows the implementation of the 2040 Comprehensive Plan 
and is described in more detail in Section 6.a. Table 9-3 displays the uses of Scenario 2 
which intensifies the high-density residential and offices uses to maximize the investment of 
the LRT transit line and station within the study area and is described in more detail in 
Section 6.a.  

 
Table 9-1: Existing Land Uses 

LAND USE GROSS 
ACREAGE % UNITS 

RESIDENT 
POPULATIO

N 

BUILDING 
SF EMPLOYEES 

MEDIUM DENSITY 
RESIDENTIAL (4-12 
DU/AC.) 

12.6 2.2% 74 178 N/A N/A 

HIGH DENSITY 
RESIDENTIAL (Above 12 
DU/AC.) 

73.8 12.7% 1,676 2,346 N/A N/A 

COMMERCIAL 7.1 1.2% N/A N/A 99,628 221 

GREEN LINE LRT 7.8 1.3% N/A N/A N/A N/A 

HOTEL 11.1 1.9% 416 N/A 228,386 131 

INDUSTRIAL 93.6 16.1% N/A N/A 945,733 860 

INSTITUTIONAL 49.0 8.5% N/A N/A 510,988 341 

OFFICE  178.2 30.7% N/A N/A 3,152,072 10,507 
RESEARCH & 
DEVELOPMENT 28.8 5.0% N/A N/A 228,406 653 

OPEN SPACE 59.4 10.2% N/A N/A N/A N/A 

OPEN WATER 16.9 2.9% N/A N/A N/A N/A 
RIGHT-OF-WAY 
(COLLECTORS AND 
ARTERIALS) 

42.0 7.2% N/A N/A N/A N/A 

TOTAL 580.3 100.0% 2,166 2,524 5,165,213 12,712 
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Table 9-2: Scenario 1 Land Uses 

LAND USE GROSS 
ACREAGE % NET 

ACREAGE UNITS RESIDENT 
POPULATION 

BUILDING 
SF EMPLOYEES 

MEDIUM DENSITY 
RESIDENTIAL (4-12 DU/AC.) 12.6 2.2% 10.1 74 178 N/A N/A 

HIGH DENSITY 
RESIDENTIAL (Above 12 
DU/AC.) 

77.0 13.3% 61.6 2,408 3,371 N/A N/A 

COMMERCIAL 7.1 1.2% 5.7 N/A N/A 125,531 279 
GREEN LINE LRT 7.8 1.3% 6.2 N/A N/A N/A N/A 
HOTEL 11.1 1.9% 8.9 511 N/A 278,806 159 
INDUSTRIAL 93.6 16.1% 74.9 N/A N/A 1,532,114 1,393 
INSTITUTIONAL 49.0 8.5% 39.2 N/A N/A 480,282 320 
OFFICE  175.0 30.2% 140.0 N/A N/A 3,937,374 13,125 
RESEARCH & 
DEVELOPMENT 28.8 5.0% 23.0 N/A N/A 455,012 1,300 

OPEN SPACE 59.4 10.2% 59.4 N/A N/A N/A N/A 
OPEN WATER 16.9 2.9% 16.9 N/A N/A N/A N/A 
RIGHT-OF-WAY 
(COLLECTORS AND 
ARTERIALS) 

42.0 7.2% 42.0 N/A N/A N/A N/A 

TOTAL 580.3 100.0% 487.9 2,993 3,549 6,809,119 16,576 

 
Table 9-3: Scenario 2 Land Uses 

LAND USE GROSS 
ACREAGE % NET 

ACREAGE UNITS RESIDENT 
POPULATION 

BUILDING 
SF EMPLOYEES 

MEDIUM DENSITY 
RESIDENTIAL (4-12 DU/AC.) 12.6 2.2% 10.1 74 178 N/A N/A 

HIGH DENSITY 
RESIDENTIAL (Above 12 
DU/AC.) 

116.7 20.1% 93.4 5,113 7,158 N/A N/A 

COMMERCIAL 12.2 2.1% 9.7 N/A N/A 199,628 444 
GREEN LINE LRT 7.8 1.3% 6.2 N/A N/A N/A N/A 
HOTEL 11.1 1.9% 8.9 416 N/A 228,386 131 
INDUSTRIAL 59.4 10.2% 47.5 N/A N/A 667,692 607 
INSTITUTIONAL 39.8 6.9% 31.9 N/A N/A 337,029 225 
OFFICE  173.6 29.9% 138.9 N/A N/A 5,955,905 19,853 
RESEARCH & 
DEVELOPMENT 28.8 5.0% 23.0 N/A N/A 327,506 936 

OPEN SPACE 59.4 10.2% 59.4 N/A N/A N/A N/A 
OPEN WATER 16.9 2.9% 16.9 N/A N/A N/A N/A 
RIGHT-OF-WAY 
(COLLECTORS AND 
ARTERIALS) 

42.0 7.2% 42.0 N/A N/A N/A N/A 

TOTAL 580.3 100.0% 487.9 5,603 7,336 7,716,146 22,195 
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Existing Parks, Trails, and Recreational Areas within Opus 
 
Existing Trails 
The existing trails within the Opus project boundary include six miles of shared-used paved 
trails throughout the campus. Most trails are separated from vehicle traffic with a series of 
road underpasses. The existing trail loops through open spaces and ponds are popular with 
residents and employees at the campus. Other existing local trails, including those along 
Shady Oak Road, connect into the Opus property from the surrounding cities of Hopkins, 
Edina, and Eden Prairie. Refer to Figure 9.3 for the Existing and Planned Trail Network Map. 
 
Existing Parks 
The only existing public park within the Opus project boundary includes the 8.6-acre Green 
Circle Park, owned and managed by the City of Minnetonka. The park includes a picnic 
shelter, tables, and paved trails around Annie’s Pond with benches for seating. The trail 
connects to the extensive paved trail network within the Opus campus. The City of 
Minnetonka also owns a 48-acre open space with wetlands on the north portion of the Opus 
campus. 
 

b. Compatibility with Plans 
 
Planned Parks and Trails within Opus 
 
The Opus Area Placemaking + Urban Design Implementation Guide (referred to as 
“Implementation Guide”), developed in 2019 for the City of Minnetonka, plans additional park, 
trail, and amenity spaces within the Opus campus property. Refer to Figure 9.4 for the Trail 
Loop Map and Figure 9.5 for the Planned Opus Park Space Map.  
 
The Implementation Guide proposes a 5.6-acre Central Plaza park space, which could be 
constructed after completion of the light rail station. Central Plaza will be a signature new 5.6-
acre community-level park/plaza space strategically located adjacent to the Southwest LRT’s 
Opus Station. This area will be a hub of activity and serve as the front door to the Opus area 
for light rail users. The proposed park is designed to host large events including concerts and 
farmers markets. The design of the park includes an amphitheater with a flexible open lawn, 
a paved plaza, an interactive fountain, wayfinding signage and kiosk, seating areas, multi-
purpose building, and a small fenced dog park separated from other uses.  
 
The Implementation Guide plans for an additional 33 pedestrian and park nodes throughout 
the campus. The nodes range to include landscape elements (gardens, edibles), shade 
features, play areas, seating, drinking fountains, public art and wayfinding signage. The 
nodes are planned in specific locations which highlight entries, trail loop connections, scenic 
overlooks, natural resources or places for gathering within the campus. These nodes will 
need to be constructed and coordinated with private developers and businesses or at time of 
redevelopment. 
 
Planned Trails Nearby 
Planned trail connections nearby the Opus campus include an on-street bicycle facility or 
shared use trail along Rowland Road (west), an eastward extension of the Nine Mile 
Regional Creek Trail through Edina (east) and a cycle track on the east side of Shady Oak 
Road (south). Refer to Figure 9.3 for the Existing and Planned Trail Network Map. These 
trails may be constructed as planned or as redevelopment and roadway reconstruction occur.  
 
Nearby Regional Trails 
Existing regional trails connect to the Opus property from surrounding cities of Hopkins, 
Edina, and Eden Prairie. Refer to Figure 9.6 for the Regional Connections to Parks and 
Trails Map. 
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The Nine Mile Creek Regional Trail crosses TH 169 and enters the Opus campus property 
and heads north along Smetana Drive. The trail connects north towards the popular Cedar 
Lake Regional Trail in Hopkins. This regional trail heads east towards Minneapolis and the 
Grand Rounds trail. Portions of the Cedar Lake Regional Trail are currently closed due to 
construction of the Southwest Light Rail until late 2021/2022.  
 
The paved trail running north (portion of the Nine Mile Creek Regional Trail) also connects to 
the Minnesota River Bluffs LRT Regional Trail in Hopkins. It is a 12-mile aggregate trail 
operated by Three Rivers Park District and connects to Chanhassen and Chaska.  
 
A trail along Shady Oak Road connects the Opus campus property north to the Lake 
Minnetonka LRT Regional Trail. The 15-mile aggregate trail travels from Hopkins west to 
Victoria at Carver Park Reserve and offers scenic views of Lake Minnetonka.  
 
Nearby Parks and Recreation Destinations within Minnetonka and Surrounding 
Communities 
 
There are several municipal and regional parks within one to two miles of the Opus boundary. 
Some of these parks can be accessed via trails from the Opus campus. Refer to Figure 9.7 
for the Nearby Parks and Trails Map and the Regional Connections to Parks and Trails Map.  
 
Within the City of Minnetonka, Bryant Lake Regional Park is located approximately one mile 
from the Opus campus property. Also located in Minnetonka, Lone Lake Park is 
approximately two miles from the Opus Study Area along Shady Oak Road. 
 
Surrounding communities also offer recreational spaces including Shady Oak Beach, located 
approximately 0.5 miles from the Opus Study Area along Shady Oak Road and accessible by 
trail. The beach is owned by the City of Hopkins but operated by the City of Minnetonka. 
Valley Park and the Westbrook Archery Range and are owned and managed by the City of 
Hopkins. Bredesen Park is located approximately 1.5 miles from the Opus Study Area and is 
owned and managed by the City of Edina.   
  
2040 Comprehensive Plan 
 
The 2040 Comprehensive Plan was adopted by the City Council on January 7, 2019.  
Scenario 1 is in conformance with the 2040 Comprehensive Plan. If Scenario 2 is proposed 
as redevelopment in the future, an amendment to the Comprehensive Plan would be needed.  
 

c. Measures to Mitigate Incompatibility 
 
The proposed redevelopment land use is generally compatible with adjacent land uses. 
Additionally, Scenario 1 is in conformance with the Comprehensive Plan. Before any 
cumulative redevelopment occurs that would exceed that described in Scenario 1, the 2040 
Comprehensive Plan as well as any official controls implementing the Comprehensive Plan, 
would need to be amended in accordance with this AUAR. Individual mitigation strategies 
necessary to develop at the intensities described in Scenario 2 are detailed in the Executive 
Summary and the individual AUAR sections. 
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10) GEOLOGY, SOILS, AND TOPOGRAPHY/LAND FORMS 
a. Geology  
 

The study area is within New Ulm Formations and sandy till (Figure 10-1). For bedrock 
geology, the majority of the project is located in Platteville and Glenwood Formations, with a 
small part of the study area in St. Peter Sandstone. The project is surrounded by these same 
bedrock geologies as well (Figure 10-2. The Minnesota DNR Aggregate Resources Web 
Map shows that no gravel pits exist on the site. The site is not listed as a Primary or 
Secondary Source on the Minnesota Geologic Survey (MGS) 7-County Metro Sand and 
Gravel. The Minnesota Karst Lands map indicates the project within is within the Covered 
Karst region, which is an area underlain by carbonate bedrock but with more than 100 feet of 
sediment cover. 
 

b. Soils and Topography 
 

The soils of the Opus Study Area are shown on Figure 10-3 and include:  
 

• Malardi-Hawick complex, 1 to 6 percent slopes (L2B) 
• Malardi-Hawick complex, 6 to 12 percent slopes (L2C) 
• Malardi-Hawick complex, 18 to 35 percent slopes (L2E) 
• Biscay clay loam, 0 to 2 percent slopes (L6A) 
• Canisteo clay loam, 0 to 2 percent slopes (L21A) 
• Lester loam, 6 to 10 percent slopes, moderately eroded (L22C2) 
• Lester loam, 10 to 16 percent slopes, moderately eroded (L22D2) 
• Lester loam, 10 to 22 percent slopes (L22E) 
• Lester loam, morainic, 25 to 35 percent slopes (L22F) 
• Cordova loam, 0 to 2 percent slopes (L23A) 
• Glencoe clay loam, 0 to 1 percent slopes (L24A) 
• Le Sueur loam, 1 to 3 percent slopes (L25A) 
• Hamel overwash-Hamel complex, 0 to 3 percent slopes (L36A) 
• Angus loam, 2 to 6 percent slopes (L37B) 
• Angus-Kilkenny complex, 2 to 6 percent slopes (L40B) 
• Kingsley-Gotham complex, 2 to 6 percent slopes (L42B) 
• Kingsley-Gotham complex, 6 to 12 percent slopes (L42C) 
• Nessel loam, 1 to 3 percent slopes (L44A) 
• Dundas-Cordova complex, 0 to 3 percent slopes (L45A) 
• Klossner soils, depressional, 0 to 1 percent slopes (L49A 
• Muskego and Houghton soils, 0 to 1 percent slopes (L50A) 
• Angus-Moon complex 2 to 5 percent slopes (L60B) 
• Lester-Metea complex, 6 to 12 percent slopes, eroded (L61C2) 
• Lester-Metea complex, 18 to 25 percent slopes (L61E) 
• Lester-Malardi complex, 6 to 12 percent slopes, eroded (L70C2) 
• Hamel-Glencoe complex, 0 to 2 percent slopes (L132A) 
• Urban land-Udorthents wet substratum complex 0 to 2 percent slopes (U1A) 
• Udorthents, wet substratum, 0 to 2 percent slopes (U2A) 
• Urban land-Udorthents (cut and fill land) complex, 0 to 6 percent slopes (U6B) 
• Water, miscellaneous (M-W) 
• Water (W) 

 
The soils are well-drained to somewhat poorly drained. The existing site topography is 
relatively flat with elevations ranging from 970 feet on the southwest side of the project to 874 
on the northeast. 
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Redevelopment projects will require moving soils and balancing the movement of soils in the 
most cost beneficial practice. Soil will need to be evaluated for suitability for foundation 
construction and stormwater management, but suitable soils can normally be used in 
landscape berming or on other areas of the site not requiring specific soil qualities. 
Development within the study area will be designed to conform with applicable state and local 
standards, including National Pollution Discharge Elimination System (NPDES) Construction 
Stormwater General Permit requirements. 
 

11) WATER RESOURCES 
a. Surface Water and Groundwater Features  

i. Surface water  
 

Several wetlands exist on site and are shown on Figure 7-2, five of which are DNR 
Public Water wetlands. The City’s classification system of the wetlands is shown on 
Figure 11-1. No lakes, streams, channels, or ditches exist on the study area.  
 
Several lakes, wetlands, and streams exist within one mile of the project site, as shown 
below: 
 

• Arrowhead Lake (50945) 
• Bryant Lake (51973) 
• Bredeson Lake (65314) 
• Lone Lake (50986 
• Minnetoga Lake (51333) 
• Mirror Lake (50552) 
• Shady Oak Lake (51027, 50759) 
• Several Unnamed Lakes 
• Nine Mile Creek (739) 

 
Two waterbodies, Nine Mile Creek and Bryant Lake are listed as impaired waters within 
the one-mile buffer. Nine Mile Creek is listed as impaired for Fishes Bioassessments. 
Bryant Lake is listed for Aquatic Consumption and Aquatic Life. These impairments are 
construction related parameters and require additional Best Management Practices if a 
project has a discharge point within one mile. The additional BMPs include:  
 

• Immediate stabilization of exposed soil areas and complete stabilization within 
seven calendar days after construction activity in that portion of the project either 
temporarily or permanently ceases.  

• Permittees must also provide a temporary sediment basin for common drainage 
areas that serves an area with five or more acres disturbed at one time.  

• A mandatory Stormwater Pollution Prevention Plan (SWPPP) review is required if 
a project will disturb more than 50 acres and has a discharge point within one 
mile of, and flows to, the impaired water. The SWPPP must be submitted at least 
30 days prior to the construction start date. 
 

ii. Groundwater  
 

The wetlands and open water located within the Opus Study Area indicate that shallow 
groundwater exists but this shallow groundwater is not used as a source of drinking 
water. 
 
The depth of groundwater used for potable water sources within the Opus Study Area is 
250 to 350 feet below the surface in the St. Peter and Prairie Du Chien formations. 
According to the Minnesota Department of Health – Minnesota Well Index, there are two 
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sealed wells and seven active domestic, commercial, or irrigation wells located in the 
Opus Study Area. Those wells are shown in Table 11-1.  
 
Table 11-1: Wells Located Within the Opus AUAR Boundary 

  Well ID Elevation Aquifer Depth 
(FT) Use Status 

1 205167 950 QWTA Quat. Water Table Aquifer 94 Domestic Active 

2 644851 962 QBAA Quat. Buried Artes. Aquifer 174 Domestic Active 

3 205169 967 OPDC Prairie Du Chien Group 346 Commercial Sealed 

4 114493 927 OSTP St. Peter 301 Domestic Active 

5 112224 909 OSPC St. Peter - Prairie Du Chien 325 Other Active 

6 205168 935 OSTP St. Peter 270 Domestic Active 

7 112223 919 OSPC St. Peter - Prairie Du Chien 325 Other Active 

8 441112 925 OSTP St. Peter 260 Domestic Active 

9 762569 902 OSTP St. Peter 260 Irrigation Sealed 

 
The northwest portion of the Opus Study Area, approximately 1/3 of the total area, is 
located within the Drinking Water Supply Management Area (DWSMA) and Wellhead 
Protection Area (WHPA). This area includes wells 205167, 205169 and 644851.  
 
The entire Opus Study Area is served by the Minnetonka municipal water system, which 
is supplied by 18 wells located at eight water treatment plants (WTP) across the system. 
WTP #13 is the closest WTP in proximity to the Opus Study Area and provides a majority 
of the treated water supplied to the AUAR area. Wells 13 (205165) and 13A (132263) 
supply raw water to WTP #13 from the Prairie du Chien and Jordan aquifers. Wells 13 
and 13A are both within the DWSMA and WHPA.  
 

 The entire study area is within the Edina Drinking Water Supply Management Area 
(DWSMA). Areas of Low, Moderate, and High vulnerability exist within the Opus site 
(Figure 11-2). 

 
b. Project Effects on Water Resources and Measures to Minimize or Mitigate the Effects 

i. Wastewater  
 

11. b. i. a) Publicly Owned Wastewater Treatment System 

The entire Opus Study Area is served by the Minnetonka municipal sanitary sewer 
collection system. The system conveys flow via gravity sewer lines and the Opus lift 
station to the Metropolitan Council interceptor system and eventually to the Blue Lake 
Wastewater Treatment Plant (Metropolitan Council: Figure 11-3). Blue Lake provides 
mechanical, biological, and chemical treatment to the wastewater before discharging it 
into the Minnesota River. The plant currently treats an average of 27 million gallons of 
wastewater per day and has a capacity of 32 million gallons per day.  
 
Analysis was conducted to determine the existing wastewater flows generated from the 
Opus Study Area. Existing land use, water use records and sanitary sewer flow 
monitoring data were utilized to determine the existing wastewater flows by land use 
(Table 11.2). The analysis assumed the following conditions: 
 

• Medium Density Residential: 6 dwellings per acre, 2.4 people per dwelling  
• High Density Residential  

a. Existing: 24 dwellings per acre, 1.4 people per dwelling  
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b. Scenario 1: 32 dwellings per acre, 1.4 people per dwelling  
c. Scenario 2: 44 dwellings per acre, 1.4 people per dwelling  

• Commercial: 1 employee per 450 square feet   
• Hotel: 1 employee per 1,750 square feet  
• Industrial: 1 employee per 1,100 square feet   
• Institutional: 1 employee per 1,500 square feet  
• Office: 1 employee per 300 square feet   
• Research and Development: 1 employee per 350 square feet  

 
Table 11-2: Existing Wastewater Flows 

LAND USE 
Usage 

per Unit         
(gpcd) 

Average 
Day           
Flow           
(ADF)       
(gpd) 

Peak 
Hourly 
Factor 

Peak 
Hourly 
Flow 
(PHF)         
(gph) 

MEDIUM DENSITY RESIDENTIAL (4-12 DU/AC.) 50 9,095 4.0 1,516 

HIGH DENSITY RESIDENTIAL (Above 12 DU/AC.) 50 123,983 3.9 20,147 

COMMERCIAL 15 3,321 4.0 553 

GREEN LINE LRT         

HOTEL EMPLOYEES 15 1,958 4.0 326 

HOTEL ROOMS 50 20,800 4.0 3,467 

INDUSTRIAL 120 103,171 4.0 17,195 

INSTITUTIONAL 15 5,110 4.0 852 

OFFICE  10 105,069 4.0 17,512 

RESEARCH & DEVELOPMENT 15 9,789 4.0 1,631 

OPEN SPACE         

OPEN WATER         

RIGHT-OF-WAY (COLLECTORS AND ARTERIALS)         

Total Existing Wastewater Flow (2019)   382,296 3.6 57,344 
 

Based on the wastewater data, the Opus Study Area currently generates an Average 
Daily Flow (ADF) of 382,300 gallons per day (gpd) and a Peak Hourly Flow (PHF) of 
57,350 gallons per hour (gph).  
 
The proposed development for Scenario 1 and Scenario 2 were incorporated into the 
analysis to identify the additional sanitary sewer flows anticipated from the two individual 
development scenarios (Tables 11-3 and 11-4 respectively).   
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Table 11-3: Scenario 1 Wastewater Flows 

LAND USE 
Usage 

per Unit         
(gpcd) 

Average 
Day           
Flow           
(ADF)       
(gpd) 

Peak 
Hourly 
Factor 

Peak 
Hourly 
Flow 
(PHF)         
(gph) 

MEDIUM DENSITY RESIDENTIAL (4-12 DU/AC.) 50 9,095 4.0 1,516 

HIGH DENSITY RESIDENTIAL (Above 12 DU/AC.) 50 172,492 3.9 28,030 

COMMERCIAL 15 4,184 4.0 697 

GREEN LINE LRT         

HOTEL EMPLOYEES 15 2,390 4.0 398 

HOTEL ROOMS 50 25,550 4.0 4,258 

INDUSTRIAL 120 167,140 3.9 27,160 

INSTITUTIONAL 15 4,803 4.0 800 

OFFICE  10 131,246 3.9 21,327 

RESEARCH & DEVELOPMENT 15 19,501 4.0 3,250 

OPEN SPACE         

OPEN WATER         

RIGHT-OF-WAY (COLLECTORS AND ARTERIALS)         

Total Comp Plan Scenario Wastewater Flow   536,400 3.4 75,990 

Comp Plan Scenario Additional Wastewater Flow   154,105   18,646 
 

Scenario 1 increases the ADF by 154,100 gpd and the PHF by 18,650 gph. The 
projected additional ADF equates to approximately 3% of the remaining treatment 
capacity. No land uses are identified that would generate wastewater requiring 
pretreatment. The proposed development scenario is consistent with the City’s planned 
sanitary sewer usage as identified in the 2040 Comp Plan. The existing sanitary sewer 
infrastructure has adequate capacity to accommodate the additional flows. A secondary 
forcemain and generator should be installed at the Opus lift station to provide redundancy 
and backup power generation at a critical system facility.  
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Table 11-4: Scenario 2 Wastewater Flows 

LAND USE 
Usage 

per Unit         
(gpcd) 

Average 
Day           
Flow           
(ADF)       
(gpd) 

Peak 
Hourly 
Factor 

Peak 
Hourly 
Flow 
(PHF)         
(gph) 

MEDIUM DENSITY RESIDENTIAL (4-12 DU/AC.) 50 9,095 4.0 1,516 

HIGH DENSITY RESIDENTIAL (Above 12 DU/AC.) 50 359,582 3.6 53,937 

COMMERCIAL 15 6,654 4.0 1,109 

GREEN LINE LRT         

HOTEL EMPLOYEES 15 1,958 4.0 326 

HOTEL ROOMS 50 20,800 4.0 3,467 

INDUSTRIAL 120 72,839 4.0 12,140 

INSTITUTIONAL 15 3,370 4.0 562 

OFFICE  10 198,530 3.8 31,434 

RESEARCH & DEVELOPMENT 15 14,036 4.0 2,339 

OPEN SPACE         

OPEN WATER         

RIGHT-OF-WAY (COLLECTORS AND ARTERIALS)         

Total Vision Scenario Wastewater Flow   686,864 3.3 94,444 

Vision Scenario Additional Wastewater Flow   304,569   37,100 
 

Scenario 2 increases the ADF by 304,600 gpd and the PHF by 37,100 gph. The 
projected additional ADF equates to approximately 6% of the remaining treatment 
capacity. No land uses are identified that would generate wastewater requiring 
pretreatment. The proposed development scenario is consistent with the City’s planned 
sanitary sewer usage as identified in the 2040 Comprehensive Plan. The existing sanitary 
sewer infrastructure has adequate capacity to accommodate the additional flows. A 
secondary forcemain and generator should be installed at the Opus lift station to provide 
redundancy and backup power generation at a critical system facility.  
 

11. b. i. b) Wastewater Subsurface Sewer Treatment Systems  

Subsurface sewer treatment systems (SSTS) will not be allowed.  
 

11. b. i. c) Wastewater Discharge to Surface Waters   

Wastewater will not be discharged to surface water.  
 

11. b. i. d) Wastewater Mitigation Plan   

A secondary forcemain and generator should be installed at the Opus lift station to 
provide redundancy and backup power generation at a critical system facility.   
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ii. Stormwater   
 
Stormwater Regulations 
To comply with local, state, and federal stormwater policies, the Opus Study Area needs 
to meet the requirements of Nine Mile Creek Watershed District (NMCWD) and the City 
that are in place at the time of redevelopment. The following analysis considers the 
current stormwater requirements (those in place at the time of this report). Considering 
this, the Opus Study Area needs to meet NMCWD requirements, as they are more 
restrictive than those of the City. Figure 11-4 shows the Nine Mile Creek subwatersheds 
and Figure 11-5 shows the FEMA 100-year and 500-year floodplains within the study 
area. 
 
Volume Control: Retain 1.1 inches of runoff from all onsite impervious surfaces. 
  

• If 50% or more of the impervious surface of a site is disturbed or the impervious 
surface of a site is increased by more than 50% as part of a redevelopment 
project, then the regulated impervious surface is all onsite impervious area. The 
following analysis assumes this condition.  

 
Retention via infiltration may not possible on every site due to constraints such 
as high groundwater, shallow bedrock, soils with low infiltration capacity, or 
contamination. In these cases, stormwater reuse or filtration of 1.1 inches of 
runoff from all onsite impervious surfaces will be acceptable to meet the volume 
control requirement. The majority of soils in the Opus Study Area are Hydrologic 
Soil Group (HSG) C and C/D (Figure 11-6). Therefore, it is unlikely that 
infiltration will be suitable in much of the study area. As each parcel develops, 
site specific analysis is required to determine if stormwater retention is feasible. If 
a site is determined to be restricted, and the standard to retain 1.1 inches of 
runoff cannot be met, developers will need to follow NMCWD’s restricted site 
sequencing, summarized below. Additionally, the DWSMA in the northeast 
portion of the study area has high vulnerability. Infiltration practices in this area 
require a higher level of engineering review under the NPDES Construction 
Stormwater General Permit, to prevent adverse impacts to groundwater. If 
filtration is used, the water quality standards described below will also be 
required.  
 

Rate Control: Limit proposed discharge rates for the 2-, 10-, and 100-year 24-hour storm 
events to those of existing conditions at all discharge points. 
 
Water Quality: Provide at least 60% annual removal of total phosphorus (TP) and at least 
90% annual removal of total suspended solids (TSS) from site runoff.  
 

• This analysis assumes that if volume control via infiltration is met for the site, the 
water quality requirements are also satisfied. Note that as each site develops, 
modeling will be required to show that these standards are met. 

 
Erosion Control: Meet the Minnesota Pollution Control Agency (MPCA) National Pollution 
Discharge Elimination System (NPDES) and NMCWD requirements. Measures such as 
silt fence, biorolls, erosion control blanket, and floating silt curtain are expected to be 
required for redevelopment.  
 
Redevelopment Scenarios 
Two redevelopment scenarios were considered. For each scenario, the parcels were 
categorized based on whether or not they will be redeveloped. The parcels that will 
redevelop were further categorized based on their proposed change in maximum 
impervious coverage (see Figures 11-7 and 11-8). The maximum impervious coverages, 
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as shown in Table 11-5, are based on the City’s zoning code and existing impervious 
coverage. For high density residential parcels, the maximum impervious coverage was 
based on similar projects previously constructed in the City. Medium density residential 
and open space are not included because these land uses are not proposed to be 
redeveloped in either scenario. Opus Station and the Green Line LRT (parcels 
designated with MetroTransit land use) are also assumed to maintain equal maximum 
impervious coverages from existing to proposed conditions. 
 
Table 11-5: Land Use and Impervious Coverage 

Land Use 
Maximum 

Impervious 
Coverage* 

Institutional – Other 
(St. Margaret's Cemetery) 10% 

High Density Residential 55% 

Institutional – Educational  
(Spanish Language Academy, Eagle Ridge Academy) 60% 

Institutional – Religious 
(River Valley Church) 70% 

Commercial, Hotel, Industrial, Institutional (West Education Center, 
Lionsgate Academy), Office, Research & Development 85% 

*From zoning code and/or typical impervious coverage for these land uses 
 

There is no regional ponding in the Opus Study Area. Compliance with stormwater 
regulation will need to be met through onsite, private Best Management Practices 
(BMPs). However, if multiple properties desire to provide a joint treatment system as 
redevelopment occurs, consideration can be given to creating a privately owned, regional 
BMP.  
 
Stormwater Analysis 
The requirements to meet the current stormwater regulations are shown in Table 11-8. 
Note that any redevelopment will be required to meet the stormwater regulations in place 
at the time of redevelopment. In Scenario 1, all the parcels that will redevelop have 
reduced or equal maximum impervious coverage based on the planned land uses and 
the City’s zoning code as described in Table 11-5. In Scenario 2, all parcels but three 
have reduced or equal maximum impervious coverage. The three parcels with increased 
maximum impervious coverages (10801 Red Circle Drive, 5959 Shady Oak Drive, and 
the parcel adjacent to the east) do not have existing BMPs.  
 
Water Quantity: There are 87 parcels in Scenario 1 that will have an equal or reduced 
maximum allowable impervious coverage. Volume control will be required on all of these 
parcels as they redevelop.  
 
There are 47 parcels in Scenario 2 that will have an equal or reduced maximum 
allowable impervious coverage. Volume control will be required on all of these parcels as 
they redevelop. Additionally, there are three parcels in Scenario 2 that will have an 
increased maximum allowable impervious coverage. Volume control and rate control will 
be required on these parcels as they redevelop. 
 
Table 11-6 summarizes the volume control required for each redevelopment scenario for 
the Opus site.  
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Table 11-6: Volume Control Summary 

  Redeveloping 
Parcels 

Total 
Impervious 
Area (ac) 

Volume Control 
Required (cf) 

Unit Volume Control 
Required (cf/ac) 

Existing N/A 124 N/A N/A 

Scenario 1 87 276 1,103,400 
3,993 

Scenario 2 50 112 448,400 

 
Water Quality: The water quality analysis was completed using NRCS runoff curve 
number methodology to calculate the runoff for each parcel. The resulting pollutant 
loading was calculated using Event Mean Concentration Values from the MPCA 
Stormwater Manual, based on the planned land uses for the Opus site.  
 
The proposed pollutant load shows the effect of current water quality regulations (60% 
and 90% reductions in TP and TSS respectively) on the parcels that will redevelop. For 
sites where volume control is feasible, pollutant loads could be reduced even further than 
the values given, due to a decrease in total runoff. 
 
Table 11-7 summarizes the annual pollutant loads for each redevelopment scenario for 
the Opus site.  
 
Table 11-7: Pollutant Load Summary 

  
Scenario 1 -  

Redeveloping Parcels only 
Scenario 2 -  

Redeveloping Parcels only 
Existing Proposed Reduction Existing Proposed Reduction 

     TP (lb/year) 487 195 292 228 90.8 137.2 

     TSS (tons/year) 88.1 8.9 79.2 40.9 4.1 36.8 

 
 
Table 11-8: Stormwater Requirements 
Case Current Stormwater Requirements 

Parcels that are Redeveloping1   

If reduced or equal maximum allowable impervious percent: 

all parcels2 Retain 1.1 inches from all onsite impervious;  
Document that rate control is met for 2-, 10-, and 100-year events 

If increased maximum allowable impervious percent: 

and have an existing BMP  
Expand existing BMP and/or construct new BMP to retain 1.1 
inches from all onsite impervious;  
Meet rate control for 2-, 10-, and 100-year events 

and do not have an existing BMP  Construct a BMP to retain 1.1 inches from all onsite impervious;  
Meet rate control for 2-, 10-, and 100-year events 

Parcels that are not Redeveloping No action needed 
1Assumptions: 50% or more of the impervious onsite will be disturbed or the impervious surface will be increased 
by 50% (triggering NMCWD rules); meeting abstraction requirements satisfies water quality requirements. 
2Assumption: Discharge rates will remain equal or decrease from existing to proposed conditions. 
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Stormwater Mitigation 
The existing Best Management Practices (BMP) in the Opus Study Area are shown on 
Figures 11-6 and 11-7. There are four City-owned, protected wetlands, all of which are 
on parcels that will not redevelop in either scenario. There are 19 constructed or modified 
ponds that are regulated as wetlands and one constructed stormwater pond. The City’s 
classification system of wetlands is shown in Figure 11-1. The wetland classifications are 
based on accepted Minnesota Routine Assessment Method results. It is anticipated that 
the constructed and/or modified ponds will continue to be used for stormwater 
management. It is assumed that these BMPs will provide the required rate control on 
parcels that will redevelop with equal or reduced impervious coverage, however, it should 
be noted that compliance with volume control and water quality standards will still be 
required. 
 
The sequencing for proposed volume control BMPs is as follows: 
 

1. Infiltration, including surface or underground, or stormwater reuse 
2. Filtration, including biofiltration or enhanced sand filters 
3. Restricted site sequencing: 

i. Retention of 0.55 inches of runoff from all onsite impervious surfaces 
ii. Retention of runoff onsite to the maximum extent practicable 
iii. Off-site retention and treatment elsewhere within Nine Mile Creek Watershed 

or the use of the NMCWD volume-banking program to achieve the required 
volume control and water quality requirements 

  
As previously stated, if sequencing options 2 or 3 are employed to meet volume control, 
at least 60% annual removal of TP and at least 90% annual removal of TSS from site 
runoff will need to be demonstrated. 
 
Through direct emailing, social media, coordination with the local chamber of commerce, 
and through “Thrive Minnetonka” the cities business newsletter, the city encourages 
businesses and property managers to learn about and participate in smart salting 
training. The larger properties are required to sign a salt management plan as part of our 
development requirements. 

 
iii. Water Appropriation  

 
Construction dewatering will likely be required for development of sites within the Opus 
Study Area. Construction activities associated with dewatering will be required to follow 
all applicable permitting requirements, including Nine Mile Creek Watershed District Rule 
9.0, and should only be necessary during excavation activities (utility installation, building 
footing installation, etc.).   
 
The entire Opus Study Area is served by the Minnetonka municipal water distribution 
system. Water supply is provided by 18 wells located at eight water treatment plants 
(WTP) across the system. WTP #13 is the closest WTP in proximity to the Opus Study 
Area and provides a majority of the treated water supplied to the AUAR area. Wells 13 
and 13A supply raw water to WTP #13 from the Prairie du Chien and Jordan aquifers. All 
of the wells and WTPs supply water to the entire distribution system so actual annual 
production for individual facilities depend on geographic demand and 
maintenance/improvements that require shutting down operations of individual system 
facilities for periods of time. The Minnetonka system is permitted (1979-6207) for an 
annual appropriation of 3,500 MG and had total demand of 1,989 MG in 2019. The water 
system and WTP #13 have daily treatment capacities of 12.8 MGD and 4.3 MGD 
respectively. The average daily demand in 2019 for the water system was 5.45 MGD and 
WTP #13 was 0.767 MGD which represents 42.6% and 17.8% of their respective 
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treatment capacities. Daily demand for WTP 13 and the entire water system has 
generally declined over the last decade (Chart 11.1).  

 
Chart 11-1: Daily Water Demand 

 

Analysis was conducted to determine the existing water demand generated from the 
Opus Study area. Existing land use and water use records were utilized to determine the 
existing water demand by land use (Table 11.9). The analysis assumed the following 
conditions: 
 

• Medium Density Residential: 6 dwellings per acre, 2.4 people per dwelling  
• High Density Residential  

a. Existing: 24 dwellings per acre, 1.4 people per dwelling  
b. Scenario 1: 32 dwellings per acre, 1.4 people per dwelling  
c. Scenario 2: 44 dwellings per acre, 1.4 people per dwelling  

• Commercial: 1 employee per 450 square feet   
• Hotel: 1 employee per 1,750 square feet  
• Industrial: 1 employee per 1,100 square feet   
• Institutional: 1 employee per 1,500 square feet  
• Office: 1 employee per 300 square feet   
• Research and Development: 1 employee per 350 square feet  
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Table 11-9: Existing Water Demand 

LAND USE 
Usage 

per Unit         
(gpcd) 

Average 
Day 

Demand 
(ADD) 
(gpd) 

Peak 
Daily 

Factor 

Peak 
Day 

Demand 
(PDD)     
(gpd) 

MEDIUM DENSITY RESIDENTIAL (4-12 DU/AC.) 80 14,552 2.5 36,381 

HIGH DENSITY RESIDENTIAL (Above 12 DU/AC.) 80 198,373 2.5 495,932 

COMMERCIAL 15 3,321 2.5 8,302 

GREEN LINE LRT         

HOTEL EMPLOYEES 15 1,958 2.5 4,894 

HOTEL ROOMS 50 20,800 2.5 52,000 

INDUSTRIAL 120 103,171 2.5 257,927 

INSTITUTIONAL 15 5,110 2.5 12,775 

OFFICE  15 157,604 2.5 394,009 

RESEARCH & DEVELOPMENT 15 9,789 2.5 24,472 

OPEN SPACE         

OPEN WATER         

RIGHT-OF-WAY (COLLECTORS AND ARTERIALS)         

Total Existing Water Demand (2019)   514,677   1,286,693 
 

Based on the water demand data, the Opus Study Area currently generates an Average 
Daily Demand (ADD) of 514,700 gallons per day (gpd) and a Peak Daily Demand (PDD) 
of 1,287,000 gallons per day (gpd).  
 
The proposed development for Scenario 1 and Scenario 2 were incorporated into the 
analysis to identify the additional water demand anticipated from the two individual 
development scenarios (Tables 11-10 and 11-11 respectively).   
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Table 11-10: Scenario 1 Water Demand 

LAND USE 
Usage 

per Unit         
(gpcd) 

Average 
Day 

Demand 
(ADD) 
(gpd) 

Peak 
Daily 

Factor 

Peak 
Day 

Demand 
(PDD)         
(gpd) 

MEDIUM DENSITY RESIDENTIAL (4-12 DU/AC.) 80 14,552 2.5 36,381 

HIGH DENSITY RESIDENTIAL (Above 12 DU/AC.) 80 275,987 2.5 689,969 

COMMERCIAL 15 4,184 2.5 10,461 

GREEN LINE LRT         

HOTEL EMPLOYEES 15 2,390 2.5 5,974 

HOTEL ROOMS 50 25,550 2.5 63,875 

INDUSTRIAL 120 167,140 2.5 417,849 

INSTITUTIONAL 15 4,803 2.5 12,007 

OFFICE  15 196,869 2.5 492,172 

RESEARCH & DEVELOPMENT 15 19,501 2.5 48,751 

OPEN SPACE         

OPEN WATER         

RIGHT-OF-WAY (COLLECTORS AND ARTERIALS)         

Total Scenario 1 Water Demand   710,976   1,777,440 

Scenario 1 Additional Water Demand   196,299   490,747 
 

Scenario 1 increases the ADD by 196,300 gpd and the PDD by 490,800 gpd. The 
projected additional ADD equates to approximately 5.3% of the remaining WTP #13 
treatment capacity and 2.7% of the remaining system treatment capacity. The existing 
water distribution infrastructure has adequate capacity to accommodate the additional 
demand projected from Scenario 1. 
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Table 11-11: Scenario 2 Water Demand 

LAND USE 
Usage 

per Unit         
(gpcd) 

Average 
Day 

Demand 
(ADD) 
(gpd) 

Peak 
Daily 

Factor 

Peak 
Day 

Demand 
(PDD)         
(gpd) 

MEDIUM DENSITY RESIDENTIAL (4-12 DU/AC.) 80 14,552 2.5 36,381 

HIGH DENSITY RESIDENTIAL (Above 12 DU/AC.) 80 575,331 2.5 1,438,326 

COMMERCIAL 15 6,654 2.5 16,636 

GREEN LINE LRT         

HOTEL EMPLOYEES 15 1,958 2.5 4,894 

HOTEL ROOMS 50 20,800 2.5 52,000 

INDUSTRIAL 120 72,839 2.5 182,098 

INSTITUTIONAL 15 3,370 2.5 8,426 

OFFICE  15 297,795 2.5 744,488 

RESEARCH & DEVELOPMENT 15 14,036 2.5 35,090 

OPEN SPACE         

OPEN WATER         

RIGHT-OF-WAY (COLLECTORS AND ARTERIALS)         

Total Vision Scenario Water Demand   1,007,336   2,518,339 

Vision Scenario Additional Water Demand   492,658   1,231,646 
 

Scenario 2 increases the ADD by 492,700 gpd and the PHD by 1,231,700 gpd. The 
projected additional ADD equates to approximately 13.2% of the remaining WTP #13 
treatment capacity and 6.7% of the remaining system treatment capacity. The existing 
water distribution infrastructure has adequate capacity to accommodate the additional 
demand projected from the Scenario 2.  
 

iv. Surface Waters 
a) Wetlands 
 

A wetland delineation has not been completed for the entire project site. There are 
approximately 63 acres of wetland on site (Figure 7-2). Wetlands occur throughout 
the site, though a largest proportion of the wetlands are within the northcentral 
portion. Wetland impacts may occur as individual developments progress. Wetland 
impacts must be minimized to the greatest extent possible and reviewed through the 
local and federal wetland permitting processes. If wetland impact is proposed that 
cannot be avoided, mitigation per local and federal rules will be required.  
 

b) Other Surface Waters 
 

Six of the wetlands described above are DNR Public Waters. If impacts are proposed 
to these wetlands, approval will be required through the DNR.  
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12) CONTAMINATION/HAZARDOUS MATERIALS/WASTES 
a. Pre-Project Site Conditions 

 
The following online databases were reviewed on April 9, 2020 as part of this desktop 
environmental review: 
 

• Minnesota Pollution Control Agency (MPCA) "What's in My Neighborhood?" website  
• Minnesota Department of Agriculture (MDA) "What's in My Neighborhood?" website  

 
Study area Sites 
Eighty-one sites were identified at the Study area (see Figure 12-1). The sites are associated 
with 113 total database listings. Nine Study area listings indicate a hazardous material spill or 
release (Brownfields and/or Leak Site listings) and are associated with six sites. Brownfields 
are potentially contaminated sites where the MPCA is assisting with environmental 
investigations and/or redevelopment activities. Non-petroleum brownfields are referred to as 
Voluntary Investigation and Cleanup (VIC) sites. Leak sites are locations where a release of 
petroleum products has occurred from a tank system. Site closure of Brownfields and Leak 
Site listings does not mean the site is free of contamination. Confirmed or potential 
contamination is a factor in determining if a site is restricted for stormwater volume retention 
practices. The restricted site sequencing, as stated in section 11.b.ii. is potentially applicable 
to the sites associated with potential contamination. 

 
The following Study area sites are associated with potential contamination: 
 
Site 12 – UnitedHealth Group, 9900 Bren Road East, Minnetonka, MN 55343 

• Leak Site LS0008165: The identified leak was discovered in January 1995, consisted 
of fuel oil #1 and #2, did not impact groundwater, and was issued site closure by the 
MPCA in October 1995.   

• Petroleum Brownfields PB4563: The site was enrolled in the Petroleum Brownfields 
Program from April 2014 to June 2014. The site is listed as inactive. 

 
Site 14 – Minneapolis Mart, 10301 Bren Road West, Minnetonka, MN 55343 

• Leak Site LS0005979: The identified leak was discovered in November 1992, 
consisted of fuel oil #1 and #2, did not impact groundwater, and was issued site 
closure by the MPCA in June 1993.   

 
Site 57 – Johnson and Johnson, 11140 Bren Road West, Minnetonka, MN 55343 

• Brownfields VP3600: The site was enrolled in the Voluntary Investigation and 
Cleanup (VIC) Program from September 1993 to January 1997.  The site is listed as 
inactive. 

 
Site 58 – Former Virtual Radiologic, 5995 Opus Parkway, Minnetonka, MN 55343 

• Leak Site LS0017682: The identified leak was discovered in July 2009, consisted of 
fuel oil #1 and #2, did not impact groundwater, and was issued site closure by the 
MPCA in September 2009.  The release was from an aboveground storage tank 
(AST). 

 
Site 85 – Honeywell Minnetonka, 5400 Opportunity Court, Minnetonka, MN 55343 

• Brownfields VP2150: The site was enrolled in the VIC Program from March 1992 to 
September 1996. The site is listed as inactive. 

• Brownfields VP2151: The site was enrolled in the VIC Program a second time from 
July 1995 to March 1998. The site is listed as inactive. 

• Brownfields VP2152: The site was enrolled in the VIC Program a third time from 
February 1999 to April 2001. The site is listed as inactive. 
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Site 88 – Bren Tech Building, 11140 Bren Road West, Minnetonka, MN 55343 
• Leak Site LS0000823: The identified leak was discovered in November 1988 and 

was issued site closure in March 1993. The release was from an underground 
storage tank (UST). The type of product released is unknown.  

 
An additional one-hundred-four database listings were identified at the Study area that do not 
indicate potential contamination. The listings are associated with 75 sites and include:  
 

• Sixty-five hazardous waste generator listings. Inclusion on the hazardous waste 
generator database indicates the site generates hazardous waste requiring a permit*; 

• Twenty-two stormwater permit listings (15 industrial and 7 construction); 
• Twelve listings were for sites with ASTs and/or USTs but do not necessarily indicate 

a petroleum spill or release;  
• Two wastewater permit listings;  
• Two air quality permit listings; and  
• One toxics reduction / pollution prevention listing.  

 
*Resource Conservation and Recovery Act (RCRA) Remediation listings were cross listed 
with two hazardous waste generator listings. A RCRA Remediation site is a place where a 
business with a hazardous waste license may have released hazardous waste to the 
environment. These sites are investigated by the MPCA to decide if cleanup is warranted. If it 
is determined that little or no exposure potential exists and no further remedial actions are 
necessary, the site is closed and listed as inactive. RCRA Remediation listings do not directly 
indicate the presence of contamination. 

 
Adjacent Sites 
Nineteen sites were identified adjacent to the Study area (see Figure 12-1). The sites are 
associated with 25 total listings. The following adjacent sites are associated with potential 
contamination:  
 
Site 59 – ViroMed Laboratories, 6101 Blue Circle Drive, Minnetonka, MN 55343 

• Leak Site LS0018477: The identified leak was discovered in August 2011, consisted 
of diesel, did not impact groundwater, and was issued site closure by the MPCA in 
November 2011. The release was from a damaged AST.  

 
Site 83 – Children’s Business Campus, 5901 Lincoln Drive, Edina, MN 55435 

• Brownfields BF0000072: The site was enrolled in the VIC Program from February 
2016 to June 2017. The site is listed as inactive. 

 
Site 98 – 9 Mile Creek Hopkins, No Address 

• Brownfields VP26770: The site was enrolled in the VIC Program from January 2010 
to September 2014.  The site is listed as inactive 

• Brownfields VP26771: The site was enrolled in the VIC Program a second time from 
December 2010 August 2014. The site is listed as inactive 

 
An additional twenty-one database listings were identified at adjacent sites that do not 
indicate potential contamination. The listings are associated with 16 sites and include:  
 

• Eleven hazardous waste generator listings. Inclusion on the hazardous waste 
generator database indicates the site generates hazardous waste requiring a permit*; 

• Nine construction stormwater permit listings; and 
• One tank (UST) listing, which does not necessarily indicate a petroleum spill or 

release. 
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*RCRA Remediation and Comprehensive Environmental Response, Compensation, and 
Liability Information System (CERCLIS) listings were cross listed with one hazardous waste 
generator listing. Like RCRA Remediation listings, CERCLIS sites are investigated to 
determine if federal cleanup actions are necessary. If no action is warranted, the site is 
closed and listed as inactive.  
 
Surrounding Area Sites 
Three MPCA sites (Sites 7, 25, 32) were identified in the surrounding area (beyond adjacent) 
within 1,000 feet of the Study area. The surrounding area sites are associated with three 
listings and do not indicate the presence of contamination.   
 
One MPCA site (Site 103) was identified within 1,000 feet south of the Study area (beyond 
adjacent). Site 103 is listed as TruGreen Chemlawn along TH 62. The product type released 
is unknown and the site received closure in July 2007.       

 
b. Project Related Generation/Storage of Solid Wastes  

 
Development within the study area will generate solid waste and construction debris normal 
to construction. Solid waste and construction debris will be disposed of in conformance with 
state standards. This activity will be completed in conformance with state requirements and 
materials will be either recycled or hauled to an appropriate demolition landfill site. 

 
c. Project Related Use/Storage of Hazardous Materials  
 

Small amounts of hazardous materials typical of a construction site (e.g., fuel oil) will be 
stored in approved containers. As required by the NPDES Construction Stormwater Permit, 
the fuel containers will be required to have secondary containment by either being bermed or 
stored in a truck or other facility. Fuel trucks and any other hazardous material are required to 
be locked when not in use to avoid vandalism.  

 
d. Project Related Generation/Storage of Hazardous Wastes  
 

Construction within any of the subject parcels will not involve the generation of significant 
amounts of hazardous wastes.  

 
Once construction is completed, it is anticipated that the waste generated will be of similar 
nature to household wastes and will be disposed of similarly. There are no gas stations 
proposed that would include storing of hazardous materials. 
 

e. Contamination/Hazardous Materials/Wastes Mitigation Plan 
 

• If contamination is encountered during project grading or development, grading 
activities will be suspended until material can be characterized and then disposed on 
in conformance with state requirements. 

• The municipal waste hauler company will make residential and commercial recycling 
programs available to the area. General municipal waste will be removed by these 
waste hauler companies. 

• Hazardous waste spills will be reported immediately to emergency response 
agencies via emergency dispatch service and addressed in conformance with state 
requirements.   

• For all gas stations with underground tanks, annual licensing from the MPCA will be 
needed. 

• Any business or institutional uses that use or store petroleum or other hazardous 
products will be subject to local and state rules regulating such uses. 
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13) FISH, WILDLIFE, PLANT COMMUNITIES, AND SENSITIVE ECOLOGICAL RESOURCES 

(RARE FEATURES) 
a. Fish and Wildlife Resources 

 
Current land cover is over 77% impervious, consisting of mostly buildings and pavement with 
the remaining land cover a mix of forest, wetland emergent vegetation, wetland open-water, 
short grasses, wetland shrubs, and maintained tall grass. With the exception of maintained 
tall grass, the remaining ~22% land cover may provide limited habitat for waterfowl. A portion 
of Nine Mile Creek runs through the northeast corner of the study area, providing fish habitat. 
There are no designated trout streams, Wildlife Management Areas, Waterfowl Production 
Areas, Wildlife Refuges, Reinvest in Minnesota (RIM) easements, wild rice lakes, or 
Outstanding Resource Value Waters (ORVWs) within any of the parcels. The Minnesota 
Land Cover Classification System (MLCCS) land cover data is shown in Figure 7-1. There 
are no Minnesota County Biological Survey (MCBS) or Areas of Ecological Significance 
within the Opus site. Lone Lake Park is approximately two miles from the Opus along Shady 
Oak Road and contains a mesic hardwood forest rare plant community. 
 

b. Rare Features 
 

The DNR reviewed the study area and provided recommendations regarding the project (ERBD 
20200274) correspondence with the DNR is included in Appendix B. Their review indicated that 
the rusty-patched bumble bee has been documented near the site. This species is described 
further below. 
 
The US Fish and Wildlife Service was also consulted regarding federally threatened and 
endangered species via their online Section 7 Consultation process. Based on this consultation, 
two federally listed species occur within Hennepin County. These species are summarized below. 
 

• Northern long-eared bat (Myotis septentrionalis), a federally threatened species, is listed 
within Hennepin County. The Minnesota township map that documents known locations 
of bat roost trees and hibernacula was reviewed and the Opus site was not included.  

• Rusty-patched bumble bee, noted previously as a state-watchlist species, is a federally 
endangered species. The Opus site is located within a high-potential zone for the bumble 
bee. Suitable habitat for the bee includes high quality foraging resources, nesting sites, 
overwintering sites, and protection from pesticides, introduced diseases, and other 
disturbances. 

 
c. Effects on Fish, Wildlife, Plant Communities, Rare Features, and Ecosystems   
 

The study area existing land use is mostly highly developed with some 
park/recreational/preserve areas, open water areas, and undeveloped parcels. The planned 
development will result in the development of a corridor of undeveloped land running north to 
south between Feltl Road and Conservatory Road and an undeveloped parcel between Blue 
Circle Dr and TH 169 in the south eastern portion of the study area. These sites do not 
provide significant habitat to wildlife. Wetland impacts that may occur as a result of 
development will be minimized per requirements of the Wetland Conservation Act and US 
Corps of Engineers and vetted through the regulatory permitting process. Mitigation for 
wetland impacts would occur at a 2:1 ratio. 
 
Invasive Species 
The site may contain some invasive species, although no site-specific information is currently 
available. 
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The US Department of Agriculture’s National Invasive Species Information Center provides 
information regarding Best Management Practices to prevent or mitigate invasive species 
establishment or movement. Guidance for implementation at all parcels can be referenced at 
https://www.invasivespeciesinfo.gov/toolkit/preventionbmp.shtml. Appropriate actions such as 
cleaning equipment, chipping/destroying invasive species, and limiting and securing soil 
disturbances will help prevent the spread of the invasive/noxious species. If necessary, 
herbicide application to pockets of weed growth could be implemented during and after 
construction, especially if soil particles are staged or left for future phases.  
 

d. Measures to Avoid, Minimize, or Mitigate Adverse Effects (to fish, wildlife, plant communities, 
and sensitive ecological resources.) 
 
The plan does not include significant park or open space development. It is expected that 
development will occur on areas that are currently mostly impervious surface; as such, these 
areas are not of significant plant or wildlife resources, or of any sensitive ecological 
resources. Minor impacts that may occur will be minimized per requirements of the Wetland 
Conservation Act and US Corps of Engineers and vetted through the regulatory permitting 
process. Mitigation for wetland impacts would occur at a 2:1 ratio. 
 
Protecting Pollinators  
 
Pollinators are essential to our environment. The ecological service they provide is necessary 
for the reproduction of over 85% of the world’s flowering plants, including more than two-
thirds of the world’s crop species. However, pollinator populations, including Monarch 
butterflies, have fallen significantly over the last few decades, primarily due to habitat loss, 
pesticide use, and climate change.  
 
In urban areas, even small patches of habitat can provide vital habitat for monarchs and other 
pollinators. That is why the city of Minnetonka joined the Mayors’ Monarch Pledge, a national 
program that helps cities educate and empower residents to protect monarchs and other 
beneficial insects, which play key roles in agriculture and the natural environment.  
 
Consider these steps to make the urban landscape more pollinator-friendly: 
 

• Plant milkweed species native to Minnesota. Milkweed is a great plant for 
pollinators. It’s also the only plant that monarch caterpillars can eat. Many nurseries 
carry a variety of milkweeds, and some specialize in these and other native plants. 

• Plant native wildflowers so your garden is continuously in bloom between late 
spring and early autumn, when monarchs and other pollinators are breeding and 
migrating.  

• Plant native trees and shrubs such as black cherry and gray dogwood. Monarchs 
(and many other pollinators) visit these trees for nectar or shelter in their branches. 

• Manage invasive species. Invasive plants, such as garlic mustard and buckthorn, 
spread rapidly and crowd out other plants. Where possible, remove invasives and 
replace with native species. 

• Convert some turf. Some property owners are replacing turf with meadow 
vegetation, which is similar to the prairie that grew in this region before settlement. 
Meadow vegetation takes a few years to become established, but the deep-rooted 
plants capture a lot of water and provide excellent habitat for pollinators and birds. 

• Reduce or eliminate the use of chemicals. Pesticides can inadvertently kill or harm 
beneficial insects as well as pests. Try ecological pest control instead. This approach 
focuses on maintaining a healthy, diverse landscape that is less vulnerable to pests. 
Apply chemical pesticides only when other strategies – such as horticultural oils or 
growth regulators – have failed. Target problem areas rather than broadcasting 
chemicals widely. 

https://www.invasivespeciesinfo.gov/toolkit/preventionbmp.shtml
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On June 22, 2020, the City Council approved a Proclamation declaring July 2020 as Monarch 
and Pollinator Awareness Month which stated the important elements to protecting 
pollinators. 
 
On July 20, 2020, the City Council amended Minnetonka City Code Section 845.030 relating 
to lawn maintenance to: 

1. promote alternative lawn practices that benefit pollinators 
2. reduce barriers to residents adopting these practices 
3. articulate maintenance standards for alternative lawns to protect public health, safety, 

and welfare 
4. advance the city’s commitment to goals outlined in the Mayors’ Monarch Pledge.  

 
Increasing pollinator habitat has the additional benefits of: 
 

• capturing lawn maintenance runoff 
• reducing erosion 
• improving air quality 
• limiting the need for chemical inputs 
• enhancing the community’s overall climate resilience. 

 
e. Fish, Wildlife, and Ecologically Sensitive Resources Mitigation Plan 

 
The following mitigation measures will be employed for Scenarios 1 and 2: 

 
• Implement the Mayor’s Monarch Pledge. 
• Enforce Section 845.030 including encouraging the use of meadow vegetation and 

pollinator lawns. 
• Coordination with the USFWS will be necessary as redevelopment progresses to 

determine the potential for impact to the bee. 
• Wetlands will need to be delineated in conformance with the Wetland Conservation Act 

as part of the redevelopment process. The City of Minnetonka will review and verify the 
wetland delineation. 

• Wetland impact is anticipated to be minimized to the maximum extent practical and 
feasible throughout the review area. If wetland impacts are proposed, wetland 
mitigation will be required of the project proposer pursuant to current wetland 
regulations and City requirements.  

• Nine Mile Creek Watershed District will require buffers around wetlands at a width 
dependent upon the wetland's management classification, per their rules. 

• If tree removal must occur as part of development, it should be completed between 
August – May to avoid impacts to northern long-eared bats. 

• Storm water management and landscape features should incorporate native plantings 
of grasses, pollinator species, trees, and shrubs. 

• Tree removal within the study area that occurs as part of development will need to 
meet the requirements of the City’s Tree Protection Ordinance. 
 

14) HISTORICAL PROPERTIES 
 
The State Historic Preservation Office was contacted regarding historic resources in the area. 
The review concluded that four historic/architectural sites, Bridges 27545 and 27546, a 
farmstead, and a cemetery are located on or near the study area (Appendix B). The bridges are 
located eastbound and westbound on Shady Oak Road over TH 62. The farmstead is located on 
Feltl Road just south of Smetana Road. Saint Margaret’s Cemetery is located on Bred Road E, 
just east of Shady Oak Road. No impacts to these resources are anticipated as a result of 
development in the study area in either Scenario 1 or 2. 
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15) VISUAL 
 
The Opus Study Area is currently a developed area. Redevelopment within the study area will be 
similar in nature to existing development in the area. Therefore, no visual impacts are anticipated. 
No vapor plumes or intense lighting will result from development of the subject parcels. 

 
16) AIR 

a. Stationary Source Emissions  
 
No stationary source emissions exist that would require a Minnesota Pollution Control 
Agency (MPCA) air emissions permit or are proposed as part of the proposed site 
development. The Opus Study Area would not have the potential to emit new source review 
and hazardous air pollutants as defined by the MPCA.  

 
b. Vehicle Emissions 

 
The EPA has identified a group of 93 compounds emitted from mobile sources that are listed 
in their Integrated Risk Information System. In addition, the EPA identified seven compounds 
with significant contributions from mobile sources that are among the national and regional-
scale cancer risk drivers. These are acrolein, benzene, 1,3-butadiene, diesel particulate 
matter, plus diesel exhaust organic gases (diesel PM), formaldehyde, naphthalene, and 
polycyclic organic matter. While Federal Highway Administration (FHWA) considers these the 
priority mobile source air toxics, the list is subject to change and may be adjusted in 
consideration of future EPA rules. EPA rule requires controls that will dramatically decrease 
Mobile Source Air Toxins (MSAT) emissions through cleaner fuels and cleaner engines. 

 
For this AUAR, the amount of MSAT emitted would be proportional to the average daily traffic 
(ADT). The ADT estimated for the proposed site development is higher than that for the no 
build condition, because the project involves redevelopment that produces additional trips. 
This increase in ADT means MSAT under the build scenarios would probably be higher than 
the no build condition in the study area. There could also be localized differences in MSAT 
from indirect effects of the project such as associated access traffic, emissions of evaporative 
MSAT (e.g., benzene) from parked cars, and emissions of diesel particulate matter from 
delivery trucks. Travel to other destinations would be reduced with subsequent decreases in 
emissions at those locations. 
 
Improvements in vehicle technology and in motor fuel regulations continue to result in 
reductions in vehicle emission rates. The EPA MOVES 2010b emissions model estimates 
that emission rates will continue to decline from existing rates through year 2040. 
Consequently, year 2040 vehicle-related CO concentrations in the study area are likely to be 
lower than existing concentrations even considering the increase in development-related and 
background traffic. 
 
The U.S. Environmental Protection Agency has designated all of Hennepin, Ramsey, Anoka, 
and portions of Carver, Scott, Dakota, Washington, and Wright Counties as a maintenance 
area for carbon monoxide. The Opus Study Area is in Hennepin County which is in the 
carbon monoxide maintenance area.   
 
The EPA has approved a screening method to determine which intersections need hot-spot 
analysis. The hot-spot screening method uses a traffic volume threshold of 82,300 entering 
vehicles per day. None of the intersections within the Opus Study Area meet this threshold of 
vehicles per day. Based on the proposed volumes, the proposed development scenarios do 
not exceed thresholds that would require a quantitative MSAT analysis; therefore, the project 
is not expected to adversely affect air quality. 
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Minnetonka continuously reviews the city’s asset management and city infrastructure, 
including fleet operations.  The capital improvements program has designated funding to 
further review and plan for sustainable initiatives for the development, planning and 
implementation of green and sustainable improvements related to major equipment, including 
the addition of electronic charging stations beginning in 2021. 
 
In summary, it is expected there will be slightly higher MSAT emissions in the study area with 
the project relative to the no build condition due to increased ADT. There also could be 
increases in MSAT levels in a few localized areas where ADT increases. However, the EPA's 
vehicle and fuel regulations will bring about significantly lower MSAT levels for the area in the 
future when compared to today. 

 
c. Dust and Odors 

 
During construction, particulate emissions will temporarily increase due to generation of 
fugitive dust. The nearest and most sensitive receptors to the construction activity are the 
residential properties that immediately surround the property. Construction dust control is 
required to be in conformance with City of Minnetonka’s ordinances and the NPDES 
Construction Stormwater permit. The construction and operation of the proposed site 
development is not anticipated to involve processes that would generate odors. 
  

17) NOISE 
 
As stated in the AUAR guidelines, construction noise need not be addressed unless there is 
some unusual reason to do so. No unusual circumstances have been identified that would 
necessitate a detailed noise analysis. The following is a summary of the existing and anticipated 
noise conditions. 
 
The two development scenario’s discussed in the Opus Study Area includes: Scenario 1 
containing development of medium density residential, high density residential, commercial, two 
hotels, industrial, institutional, offices, and research and development, and: Scenario 2 containing 
the same land uses as Scenario 1 with a greater intensity. 
 
Noise levels on and adjacent to the site will vary considerably during construction depending on 
the pieces of construction equipment being operated simultaneously, the percent of time in 
operation, and the distance from the equipment to the receptors. Construction equipment will be 
fitted with mufflers that would be maintained throughout the construction process. Table 17-1 
below summarizes the peak noise levels of common types of roadway construction equipment. 

 
Table 17-1: Typical Roadway Construction Equipment Noise Levels at 50 Feet 

Equipment Type Manufacturers 
Sampled 

Total Number of 
Models in Sample 

Peak Noise Level 
Range Average 

Backhoe 5 6 74-92 83 

Front Loader 5 30 75-96 85 

Dozer 8 41 65-95 85 

Grader 3 15 72-92 84 

Scraper 2 27 76-98 87 

Pile Driver N/A N/A 95-105 101 
Source: United States Environmental Protection Agency and Federal Highway Administration 

The developments within the Opus Study Area will be constructed in accordance with the city’s 
established noise ordinance as outlined in the City Code. It is anticipated that noise levels will 
temporarily increase locally during each project construction but would be expected to return to 
intensities consistent with existing levels and sources following project completion. 
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The State of Minnesota’s noise rules are found in Minnesota Rules Chapter 7030 (Noise Pollution 
Control). Under Minnesota Rules 7030.0030 (Noise Control Requirement), local governments are 
required to take reasonable measures to prevent the approval of land use activities that will 
violate the state noise standards immediately upon the establishment of the land use. 
 
Minnesota Rules 7030.0030 states: 

No person may violate the standards established in part 7030.0040, unless exempted by 
Minnesota Statutes, section 116.07, subdivision 2a. Any municipality having authority to 
regulate land use shall take  all reasonable measures within its jurisdiction to prevent the 
establishment of land use activities listed in noise area classification (NAC) 1, 2, or 3 in 
any location where the standards established in part 7030.0040 will be violated 
immediately upon establishment of the land use. 
 

The nearest potential sensitive noise receptors adjacent to the Opus Study Area include: medium 
and high-density residential north of Smetana Road; single family residential and medium 
residential east of TH 169, medium density residential west of the AUAR area between Pompano 
Drive and Shady Oak Road (CSAH 61), a City park located on Green Circle Drive within the 
AUAR area, and the Nine Mile Creek and Minnesota River Bluffs regional trails north of the AUAR 
area. 
 
In general, a sound increase of 3-dBA is barely noticeable by the human ear, a 5-dBA increase is 
clearly noticeable, and a 10-dBA increase is heard as twice as loud. For example, if the sound 
energy is doubled (i.e., the amount of traffic doubles), there is a 3-dBA increase in noise, which is 
just barely noticeable to most people. On the other hand, if traffic increases by a factor of 10, the 
resulting sound level will increase by about 10-dBA and be heard as twice as loud.  
 
The noise sources in the Opus Study Area consist mainly of traffic on the area freeways and 
roadways. Traffic volumes on the adjacent roadways in the Opus Study Area, at full development, 
are projected to be below the amount that would generate a sound increases that could be 
noticeable. The change in traffic noise levels is not anticipated to be readily perceptible, 
especially since both scenarios are related to redevelopment as opposed to new development. 
The Opus Study Area will be developed such that any land use activities that are sensitive (i.e., 
residential units or parks) to noise will have sufficient setbacks and landscaping within and 
adjacent to each specific project boundary to help minimize and mitigate the effects of the 
anticipated noise generated from the project. These details will be determined as each 
development proceeds. 
 
Noise Mitigation Plan 
 

• Development adjacent to land uses that are sensitive (i.e., residential units or parks) to 
noise will have sufficient setbacks and landscaping within and adjacent to each specific 
project boundary to help minimize and mitigate the effects of the anticipated noise 
generated from the project. 
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18) TRANSPORTATION 
a. Describe Traffic 

 
Existing Traffic Conditions 
The Opus Study Area is bounded by TH 169 on the east, TH 62 on the south, Shady Oak 
Road (Hennepin County Road 61) on the west and Smetana Road on the north, shown on 
Figure 18-1. TH 169 and TH 62 are principal arterial freeways. Shady Oak Road is a four-
lane divided arterial and Smetana Road is a two-lane collector street. The access to the site 
from TH 169 is via the Bren Road Interchange and Shady Oak Road provides access to TH 
62. Bren Road is a primary access route through the study area along with the access to 
Shady Oak Road. The site has access to Shady Oak Road via Smetana Road, and Red 
Circle Drive. The existing AADT’s are shown on Figure 18-1 along with the key intersections 
serving the site. AM and PM peak hour turning movements were collected in February of 
2020 prior to any restrictions associated with the COVID 19 pandemic. These turning 
movements are shown on Figures 18-2 to 18-5. 
  
The study area is relatively developed and currently generates around 75,000 trips per day 
with approximately 4,900 am peak hour trips and 5,200 pm peak hour trips. The current trip 
generation estimate is shown in Table 18-1. A high percentage of the trips are inbound in the 
morning and outbound in the evening due to the office warehouse and industrial uses on the 
site. The peak hour estimate was verified by comparing the estimate with the turning 
movements at the major site access points. The peak hour estimates are slightly higher than 
the counts. A traffic operations analysis was completed for the key intersections and the 
results are shown in Table 18-2 and Table 18-3. All of the intersections currently operated at 
level of service “C” or better in the am and pm peak hours, although some movements at the 
intersections have lower levels of service. Turning movements with a level of service of “D” 
are highlighted in yellow and level of service of “E” are highlighted in orange. 

 
Table 18-1: Existing 2020 Trip Generation 
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Table 18-2: Measures of Effectiveness for Existing 2020 AM Peak Hour 
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Table 18-3: Measures of Effectiveness for Existing 2020 PM Peak Hour 

 

The Southwest LRT line is currently being constructed and will bisect the site in a north/south 
direction with a station located between Bren Road West and Bren Road East (as shown in 
Figure 18-6). The City expects significant development in the area of the LRT station. As part 
of the LRT construction, the City of Minnetonka is proposing to reverse the direction of travel 
on Red Circle Drive east of the Red Circle Drive cross-over east of Shady Oak Road. This 
will eliminate the weave between inbound traffic and outbound traffic and will improve flow 
where Red Circle crosses the LRT line. The City of Minnetonka will also reverse the direction 
of travel on Green Oak Drive to provide better circulation around the future development near 
the Opus LRT Station. 
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Future Traffic Conditions with Development 
Traffic forecasts were developed for the two development scenarios considered in this AUAR 
for the year 2040. The Trip Generation estimate for the proposed development scenarios are 
shown in Tables 18-4 and 18-5. Based on data from the LRT studies for this corridor it was 
estimated that 5% of the site generated trips would use the LRT. Other reductions of peak 
hour trip generation were estimated consistent with the estimates for the existing conditions.  
It was estimated that the Scenario 1 would generate approximately 6,200 am peak hour trips 
and 6,800 pm peak hour trips at the site access intersections. This represents about 1,300 
more am peak hour trips and about 1,600 more pm peak hour trips than are currently 
generated in the study area. The site will still have a heavy inbound percentage of the am 
peak hour and in the outbound percentage of the pm peak hour. In Scenario 2, the site is 
estimated to generate approximately 8,200 am peak hour trips and 9,500 pm peak hour trips 
at the site access points. This is an increase of 3,300 am trips and 4,300 pm peak hour trips.  

 
Table 18-4: Scenario 1 2040 Trip Generation 

 
Table 18-5: Scenario 2 2040 Trip Generation 

 
The AADT forecasts for the two development scenarios are shown on Figure 18-1. The peak 
hour turning movement forecasts for the two development scenarios are shown on Figures 
18-2 to 18-5. The 2040 forecasts in both development scenarios assume growth in 
background traffic related to development in Eden Prairie and Edina. The site development 
traffic forecasts follow the typical trip generation, trip distribution and traffic assignment 
process. The estimated approach direction trip distribution is shown on Figure 18-7. This 
analysis was completed using TransModeler software.   

 
b. Effects on Traffic Congestion 

 
An analysis was completed for the key intersections based on the forecast traffic volumes for 
each development scenario and the existing geometry. The results of that analysis for 
Scenario 1 are presented in Tables 18-6 and 18-7 for Scenario 2 are presented in Tables 
18-8 thru 18-11. Turning movements with a level of service of “D” are highlighted in yellow, 
level of service of “E” are highlighted in orange, and level of service “F” are highlighted in red. 
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Table 18-6: Measures of Effectiveness for Scenario 1 2040 AM Peak Hour 
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Table 18-7: Measures of Effectiveness for Scenario 1 2040 PM Peak Hour 
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Table 18-8: Measures of Effectiveness for Scenario 2 2040 AM Peak Hour – No Mitigation 
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Table 18-9: Measures of Effectiveness for Scenario 2 2040 PM Peak Hour – No Mitigation 

 

 



 

   
 
City of Minnetonka 
Final Alternative Urban Areawide Review 
December 2020  Page 51 

Table 18-10: Measures of Effectiveness for Scenario 2 2040 AM Peak Hour with Mitigation 

 

 



 

   
 
City of Minnetonka 
Final Alternative Urban Areawide Review 
December 2020  Page 52 

Table 18-11: Measures of Effectiveness for Scenario 2 2040 PM Peak Hour with Mitigation 

 

In Scenario 1, all of the key intersections are expected to still operate at an acceptable level 
of service in the am and pm peak hours. The Shady Oak Road and TH 62 EB ramp 
intersection is expected to fall from a level of service “C” to level of service “D” in this 
scenario. In the pm peak hour, all of the intersections are expected to operate at level of 
service “C” or better. 
 
In Scenario 2, the following intersections are expected to have unacceptable levels of service 
in either the AM or PM peak hours. 
 

• SB TH 169 Ramp intersection with Bren Road (AM peak hour) 
• Smetana Lane and Bren Road (AM peak hour) 
• Red Circle Drive N and Shady Oak Road (PM peak hour) 
• Red Circle Drive S and Shady Oak Road (AM peak hour) 
• TH 62 EB Ramp and Shady Oak Road (AM peak hour)  
 

c. Identify measures that will be taken to minimize or mitigate project related transportation 
effects.  
 
No mitigation is required for Scenario 1. 
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For Scenario 2, the following mitigation is required: 
 
1. Add a second right turn lane on southbound TH 169 exit ramp to Bren Road with a 

minimum storage of 300 feet. (Intersection 2) 
2. Add right turn lane on southbound Smetana at Bren Road with a storage of 300 feet and 

convert the existing shared left and right turn lane to left turn only, thus providing two left 
turn only lanes. (Intersection 3) (Currently two lanes and would need to add a lane) 

3. Add second left turn lane on Southbound Shady Oak Road at Bren Road with a minimum 
storage of 300 feet. Need protected left turn movements on east/west approaches to this 
intersection. (Intersection 6) 

4. Add an additional left turn lane with a minimum storage of 500 feet on westbound Red 
Circle Drive North at the approach to Shady Oak Road, thus providing this approach with 
dual lefts and a right turn lane. (Intersection 7) 

5. Signalize the south intersection of Shady Oak Road and Red Circle Drive South. 
(Intersection 8) 

6. At Shady Oak Road and Red Circle Drive South, allow right turns from the outside 
northbound through lane into Red Circle Drive. Extend the existing right turn lane all the 
way to the TH 62 westbound ramps intersection. (Intersection 8) 

7. Reconfigure the Shady Oak Drive northbound approach at the TH 62 westbound ramps 
intersection to allow a third northbound through lane which drops into the right turn lane 
at Red Circle Drive. Shorten the inside left-turn lane so that only four lanes are needed 
under the TH 62 bridge. (Intersection 9) 
 

With the above mitigation, an acceptable level of service can be maintained at the key 
intersections into the site under Scenario 2. The results of the analysis of the intersections 
with the above improvements for the AM and PM peak hours is shown in Tables 18-5 to 18-
6. 
   
It may be some time before these improvements are needed and they will depend on the 
timing and location of development. There are three general areas that account for most of 
the increased trip generation between Scenario 1 and Scenario 2. One of the areas is located 
around the Opus LRT Station site in the middle of the study area. Another is located on the 
south end of Blue Circle Drive. The last area is located near Shady Oak Road along Red 
Circle Drive. The City should monitor traffic levels as development occurs within the Opus 
Study Area and should do additional traffic evaluation if development in these areas exceed 
the Scenario 1 development levels identified to determine when the mitigation needs to be 
implemented. 

 
19) CUMULATIVE POTENTIAL EFFECTS  

The AUAR itself analyzed cumulative impacts of development in this area and identified impact to 
infrastructure. Guidance for the AUAR states that because an AUAR by its nature is intended to 
deal with cumulative potential effects from future development within the AUAR, the AUAR should 
focus on influence of the development by past, present, or reasonably foreseeable future projects 
outside of the study area. There are no cumulative impacts other than those addressed 
throughout the AUAR.  
 

20) OTHER POTENTIAL ENVIRONMENTAL EFFECTS   
If the project may cause any additional environmental effects not addressed by items 1 to 19, 
describe the effects here, discuss the how the environment will be affected, and identify 
measures that will be taken to minimize and mitigate these effects. 
 
No additional environmental effects have been identified. 
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Figure 9.3 - Existing and Planned Trail Network
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Map 4: Existing and Planned Trail Network

Bicycle Infrastructure
Bicycle infrastructure consists of a network of shared-use trails 
that covers about three quarters of Opus, excluding the north-west 
corner. Several additional trail connections are planned (See Map 
4). Bicycle mobility is constrained by the lack of a bike-friendly road 
network. Due to speed limits of 30-40 mph, sight lines obscured by 
the roads’ curves, and a lack of bike lanes, biking on roads in the 
district is unsafe. Trails provide alternative routes separated from 
vehicular traffic although access points are generally unmarked and 
portions of the paved trail surface and edges are deteriorating, and 
poor drainage is evident along sections of the trail. 
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6 Opus Area Placemaking + Urban Design

Branding Strategy
The site elements designed and 
selected within this document 
build upon the existing 
character, helping to create a 
sense of place within the Opus 
area.

Color plays an important role 
in the identity of the area. The 
looping roadway networks were 
named by color, for example 
‘Blue Circle Drive’. These loops 
were meant to represent the 
colors of the Olympic rings: 
green, yellow, blue and red 
(excluding black). Proposed 
signage and special pavements 
within the area use this color 
scheme to strengthen this 
unique aspect of the area’s 
character while also reinforcing 
the wayfinding strategy.

Proposed signage incorporates 
the mid-century font used on 
existing monument signs and 
on printed materials when the 
site was initially developed 
in the 1970’s. Signage and 
site furnishings use natural 
materials such as wood to 
reinforce the natural, rustic 
character of the area. 

These guidelines also suggest 
the removal of ‘2’ from the Opus 
2 name. The 2 suggests there 
is a series of places branded 
as Opus. The removal of the 2 
creates a cleaner, more simple 
branding and identity for the 
area. At right is an example 
of an improved monument 
sign, two of which exist along 
Shady Oak Road. Monument 
signs are defined further under 
the wayfinding section of this 
chapter.
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Map 1: Branded Trail Loops
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Map 4: Existing and Planned Trail Network
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4). Bicycle mobility is constrained by the lack of a bike-friendly road 
network. Due to speed limits of 30-40 mph, sight lines obscured by 
the roads’ curves, and a lack of bike lanes, biking on roads in the 
district is unsafe. Trails provide alternative routes separated from 
vehicular traffic although access points are generally unmarked and 
portions of the paved trail surface and edges are deteriorating, and 
poor drainage is evident along sections of the trail. 
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Figure 9.5 - Planned Opus Park Space Map

Proposed Opus Node / Park Space
Source: Opus Area Placemaking + Urban Design Implementation Guide, 
Asakura Robinson / WSB, 2019 17 

Programming Overview
There are four different node 
types within the Opus District 
based on level of programming 
and activity, with Opus Station 
representing its own node at 
the heart of the district. The 
Opus Node will be the center 
of activity for the district, 
providing the launching point 
for all train commuter trips 
to and from Opus as well as 
connecting directly to five of 
the six district branded trail 
loops. The three other node 
types, primary, secondary, 
and tertiary, have minimum 
programming requirements, 
which are described below.  All 
nodes should incorporate a 
trash receptacle and a drinking 
fountain regardless of node 
type. 

Primary Nodes must include 
four Passive Pedestrian 
Amenities and four other 
program elements. 

Secondary Nodes must 
include two Passive Pedestrian 
Amenities and two other 
program elements.

Tertiary Nodes must include 
one Passive Pedestrian 
Amenity and two other program 
elements. 

Within the Opus District, there 
are four primary nodes, 13 
secondary nodes, and 16 
tertiary nodes. As mentioned 
above, the Opus Node is 
located at the heart of the 
district and includes a central 
plaza. The central plaza 
concept is described in detail 
later in this chapter.
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Map 4: Existing and Planned Trail Network

Bicycle Infrastructure
Bicycle infrastructure consists of a network of shared-use trails 
that covers about three quarters of Opus, excluding the north-west 
corner. Several additional trail connections are planned (See Map 
4). Bicycle mobility is constrained by the lack of a bike-friendly road 
network. Due to speed limits of 30-40 mph, sight lines obscured by 
the roads’ curves, and a lack of bike lanes, biking on roads in the 
district is unsafe. Trails provide alternative routes separated from 
vehicular traffic although access points are generally unmarked and 
portions of the paved trail surface and edges are deteriorating, and 
poor drainage is evident along sections of the trail. 
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Figure 9.6 -  Regional Connections 
  to Parks & Trails
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Map 4: Existing and Planned Trail Network

Bicycle Infrastructure
Bicycle infrastructure consists of a network of shared-use trails 
that covers about three quarters of Opus, excluding the north-west 
corner. Several additional trail connections are planned (See Map 
4). Bicycle mobility is constrained by the lack of a bike-friendly road 
network. Due to speed limits of 30-40 mph, sight lines obscured by 
the roads’ curves, and a lack of bike lanes, biking on roads in the 
district is unsafe. Trails provide alternative routes separated from 
vehicular traffic although access points are generally unmarked and 
portions of the paved trail surface and edges are deteriorating, and 
poor drainage is evident along sections of the trail. 
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Map 4: Regional ConnectionsConnecting to Opus
Presently, there are existing 
regional and local trails that 
connect the Opus District to 
the surrounding municipalities 
of Hopkins, Edina, and 
Eden Prairie yet there are 
still many opportunities to 
strengthen active transportation 
connections to the area. 
Approaching the district from 
the west, an on-street bicycle 
facility or shared use trail is 
recommended along Rowland 
Road. Approaching the 
district from the north, safer 
trail crossings of Smetana 
Road at Shady Oak Road 
and at 11th Avenue South are 
recommended. An eastward 
extension of the Nine Mile 
Regional Creek Trail through 
Edina is recommended with on-
street bicycle facilities providing 
additional connections along 
7th Street South and Lincoln 
Drive as it becomes Vernon 
Avenue South. Approaching 
from the south, a cycletrack is 
recommended on the east side 
of Shady Oak Road.

Key Destinations
Recreationally, there are 
several municipal and regional 
parks within one to two miles 
of the Opus boundary. Some 
of these parks include Bryant 
Lake Regional Park, Lone 
Lake Park, Shady Oak Beach, 
and the Westbrook Archery 
Range. Each of these parks 
offers a range of amenities from 
traditional elements such as 
benches and picnic tables to 
more modern elements such 
as pickleball courts and off-
leash dog areas; most may be 
reached via trail from origin 
points within Opus. 
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For employers and workers, 
there are several business 
and residential destinations 
within the Opus District. Two of 
Minnetonka’s top 10 employers, 
which are Boston Scientific 
and UnitedHealth Group, are 
located within the Opus area, 
which hosts nearly 15,000 jobs. 

Living in the District
More than 2,000 people 
live in the Opus District in a 
mix of housing types, from 
townhome developments to 
condominiums. However, this 
population could more than 
double in the coming years with 
up to 1,830 new units proposed, 
planned, or in development, 
bringing an additional 3,100 
new residents into the district. 
With younger generations 
moving into the district, trends 
suggest that there will also be 
increased demand for canine 
related amenities with up to 
1,500 new dogs brought in by 
their owners. 
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extension of the Nine Mile 
Regional Creek Trail through 
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additional connections along 
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Drive as it becomes Vernon 
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from the south, a cycletrack is 
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several municipal and regional 
parks within one to two miles 
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of these parks include Bryant 
Lake Regional Park, Lone 
Lake Park, Shady Oak Beach, 
and the Westbrook Archery 
Range. Each of these parks 
offers a range of amenities from 
traditional elements such as 
benches and picnic tables to 
more modern elements such 
as pickleball courts and off-
leash dog areas; most may be 
reached via trail from origin 
points within Opus. 
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More than 2,000 people 
live in the Opus District in a 
mix of housing types, from 
townhome developments to 
condominiums. However, this 
population could more than 
double in the coming years with 
up to 1,830 new units proposed, 
planned, or in development, 
bringing an additional 3,100 
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With younger generations 
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suggest that there will also be 
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related amenities with up to 
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Eden Prairie yet there are 
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Drive as it becomes Vernon 
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Range. Each of these parks 
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reached via trail from origin 
points within Opus. 
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Figure 9.7 - Nearby Parks and Trails Map
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Map 4: Existing and Planned Trail Network

Bicycle Infrastructure
Bicycle infrastructure consists of a network of shared-use trails 
that covers about three quarters of Opus, excluding the north-west 
corner. Several additional trail connections are planned (See Map 
4). Bicycle mobility is constrained by the lack of a bike-friendly road 
network. Due to speed limits of 30-40 mph, sight lines obscured by 
the roads’ curves, and a lack of bike lanes, biking on roads in the 
district is unsafe. Trails provide alternative routes separated from 
vehicular traffic although access points are generally unmarked and 
portions of the paved trail surface and edges are deteriorating, and 
poor drainage is evident along sections of the trail. 
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Figure 10.3 - Highly Erodible
Soils Map





D
ocum

ent P
ath: K

:\015490-000\G
IS
\M
aps\A

U
A
R
\A
U
A
R
_P

roject\D
w
sm

aM
ap D

ate S
aved: 10/5/2020 2:59 P

M

¯ 1 inch = 5,400 feet

0 5,400
FeetOpus AUAR

Minnetonka, MN

Project Location

City Boundary

DWSMA

)y

)y

?ÞA@

Figure 11.2 - Edina Drinking
Water Supply Management Area

?úA@

?úA@

?ÞA@

%&f(

%&f(

%&e( %&e(





B
LU

E
C
IR
C
L
E
D
R

FERNDALEDR

BREN RD W

N
O
L
A
N
 D
R

S
M
E
TA

N
A
 D
R

BREN RD E DATA PARK

A
B
B
O
T
T
 C
T

BR
EN
 R
D

A
B
B
O
TT

P
L

LONDONDERRYDR

S
H
A
D
Y
O
A
K
R
D

G
R
E
E
N
C
IR
C
LE

DR

G
R
E
E
N
 O
A
K
 D
R

YELL
O
W

C

IRCLEDR

ABBOTTLN

SMETANA CT

CONSERVATORY

REDCIRCLEDR

SM
E
TA

N
A
R
D

O
P
P
O
R
T
U
N
IT
Y
C
T

HIGHWAY62

F
E
LT

L
 L
N

H
IG
H
W
A
Y
 1
69

O
PU

S
P
K
W
Y

FELTLRD

D
ocum

ent P
ath: K

:\015490-000\G
IS
\M
aps\A

U
A
R
\A
U
A
R
_P

roject\S
ubw

atershedM
ap D

ate S
aved: 10/5/2020 4:17 P

M

¯ 1 inch = 750 feet

0 750
FeetOpus AUAR

Minnetonka, MN

Figure 11.4 Subwatershed  Map

Project Location

City Boundary

Subwatershed Districts

Ninemile Creek

South Fork Ninemile Creek

)y

)y

?ÞA@



B
LU

E
C
IR
C
L
E
D
R

FERNDALEDR

BREN RD W

N
O
L
A
N
 D
R

S
M
E
TA

N
A
 D
R

BREN RD E DATA PARK

A
B
B
O
T
T
 C
T

BR
EN
 R
D

A
B
B
O
TT

P
L

LONDONDERRYDR

S
H
A
D
Y
O
A
K
R
D

G
R
E
E
N
C
IR
C
LE

DR

G
R
E
E
N
 O
A
K
 D
R

YELL
O
W

C

IRCLEDR

ABBOTTLN

SMETANA CT

CONSERVATORY

REDCIRCLEDR

SM
E
TA

N
A
R
D

O
P
P
O
R
T
U
N
IT
Y
C
T

HIGHWAY62

F
E
LT

L
 L
N

H
IG
H
W
A
Y
 1
69

O
PU

S
P
K
W
Y

FELTLRD

D
ocum

ent P
ath: K

:\015490-000\G
IS
\M
aps\A

U
A
R
\A
U
A
R
_P

roject\F
E
M
A
M
ap D

ate S
aved: 12/17/2020 12:30 P

M

¯ 1 inch = 750 feet

0 750
FeetOpus AUAR

Minnetonka, MN

Figure 11.5 - FEMA Map

Project Location

City Boundary

100 Year Flood Zone

500 Year Flood Zone

)y

)y

?ÞA@



B
LU

E
C
IR
C
L
E
D
R

FERNDALEDR

BREN RD W

N
O
L
A
N
 D
R

S
M
E
TA

N
A
 D
R

BREN RD E DATA PARK

BR
EN
 R
D

A
B
B
O
T
T
 C
T

A
B
B
O
TT

P
L

S
H
A
D
Y
O
A
K
R
D

LONDONDERRYDR

G
R
E
E
N
C
IR
C
LE

DR

G
R
E
E
N
 O
A
K
 D
R

YELL
O
W

C

IRCLEDR

ABBOTTLN

SMETANA CT

CONSERVATORY

REDCIRCLEDR

SM
E
TA

N
A
R
D

O
P
P
O
R
T
U
N
IT
Y
C
T

HIGHWAY62

F
E
LT

L
 L
N

H
IG
H
W
A
Y
 1
69

O
PU

S
P
K
W
Y

FELTLRD

D
ocum

ent P
ath: K

:\015490-000\G
IS
\M
aps\A

U
A
R
\A
U
A
R
_P

roject\H
ydrologic S

oils D
ate S

aved: 12/11/2020 11:58 A
M

¯ 1 inch = 750 feet

0 750
FeetOpus AUAR

Minnetonka, MN

Figure 11.6 - Hydrologic Soil Groups

Hydrologic Soil Groups

A

B

B/D

C

C/D

Project Location

City Boundary

)y

)y

?ÞA@



B
LU

E
C
IR
C
L
E
D
R

FERNDALEDR

BREN RD W

N
O
L
A
N
 D
R

S
M
E
TA

N
A
 D
R

BREN RD E DATA PARK

A
B
B
O
T
T
 C
T

BR
EN
 R
D

A
B
B
O
TT

P
L

LONDONDERRYDR

S
H
A
D
Y
O
A
K
R
D

G
R
E
E
N
C
IR
C
LE

DR

G
R
E
E
N
 O
A
K
 D
R

YELL
O
W

C

IRCLEDR

ABBOTTLN

SMETANA CT

CONSERVATORY

REDCIRCLEDR

SM
E
TA

N
A
R
D

O
P
P
O
R
T
U
N
IT
Y
C
T

HIGHWAY62

F
E
LT

L
 L
N

H
IG
H
W
A
Y
 1
69

O
PU

S
P
K
W
Y

FELTLRD

D
ocum

ent P
ath: K

:\015490-000\G
IS
\M
aps\R

etired\A
U
A
R
 S
torm

w
ater\S

cenario1 D
ate S

aved: 12/11/2020 12:20 P
M

¯ 1 inch = 750 feet

0 750
FeetOpus AUAR

Minnetonka, MN

Figure 11.7 - Scenario 1

Constructed Stormwater Pond

Constructed/Modified Pond, Regulated as Wetland

Protected Wetland, City-owned

City Boundary

Redevelopment, Equal Max. Impervious

Redevelopment, Reduced Max. Impervious

No Redevelopment

Project Location

)y

)y

?ÞA@



B
LU

E
C
IR
C
L
E
D
R

FERNDALEDR

BREN RD W

N
O
L
A
N
 D
R

S
M
E
TA

N
A
 D
R

BREN RD E DATA PARK

BR
EN
 R
D

A
B
B
O
T
T
 C
T

A
B
B
O
TT

P
L

LONDONDERRYDR

S
H
A
D
Y
O
A
K
R
D

G
R
E
E
N
C
IR
C
LE

DR

G
R
E
E
N
 O
A
K
 D
R

YELL
O
W

C

IRCLEDR

ABBOTTLN

SMETANA CT

CONSERVATORY

REDCIRCLEDR

SM
E
TA

N
A
R
D

O
P
P
O
R
T
U
N
IT
Y
C
T

HIGHWAY62

F
E
LT

L
 L
N

H
IG
H
W
A
Y
 1
69

O
PU

S
P
K
W
Y

FELTLRD

D
ocum

ent P
ath: K

:\015490-000\G
IS
\M
aps\R

etired\A
U
A
R
 S
torm

w
ater\S

cenario2 D
ate S

aved: 12/11/2020 12:20 P
M

¯ 1 inch = 750 feet

0 750
FeetOpus AUAR

Minnetonka, MN
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APPENDIX B 
Comments and Responses to Comments 



COUNTY CITYTWP PROPNAME
Hennepin

Minnetonka
Feltl Farmstead
Bridge 27545
Bridge 27546
St. Margarets Cemetery



ADDRESS TOWNRANGESECQUARTERSUSGS REPORTNUMNRHCE

5435 Feltl Rd. 117 22 36 NW-NW-NW Hopkins
Shady Oak Road over TH 62 WB 117 22 36 SW-SW Hokpins
Shady Oak Road over TH 62 EB 117 22 36 SW-SW Hokpins
Bren Rd E, east of Shady Oak Rd 117 22 36 NW-SW Hopkins HE-2010-20H



DOEINVENTNUM

HE-MKC-014
HE-MKC-081
HE-MKC-082
HE-MKC-189







1 
 

Comment  Response 

 

1) Thank you for your acknowledgement of the 
receipt of the AUAR. 

1 



2 
 

Comment Response 

 

1) Table 7-1 is the existing land cover. The table 
says that there are 63.3 acres of existing 
wetlands. The paragraph under Table 7-1 states 
that the majority of the wetlands are and will be 
preserved within open space corridors. 
 
2) All wetland impacts will be address through the 
appropriate permitting process.  
 
3) Comment noted. Redevelopment projects will 
be required to meet local, state, and federal 
permit requirements.  
 
4) Comment noted. Reuse is one of the options 
for volume reduction, as stated in the updated 
sequencing description (see Section 11.b.ii.). 
However, please note that the City has looked 
into this in the past, and at Ridgedale specifically, 
the salinity of the stormwater was too high to be 
used for irrigation. It is anticipated that this could 
be the case throughout the study area. 
Additionally, in Scenario 2 there is a proposed 
reduction of impervious area from existing 
conditions. 
 
5) Figure 11-8 has been added to illustrate 
sanitary sewer infrastructure. 
 
 

2 

4 

3 

1 

5 



3 
 

Comment Response 

 

  



4 
 

Comment Response 

 

1) Thank you for the comment acknowledgement 
that there are no listed historic or archeological 
sites within the AUAR. 

 

1 



5 
 

Comment Response 

 

1) Thank you for your comment. The City is 
aware of their responsibility in regulating State 
and Federal noise requirements. The text in the 
AUAR  provides the following reference; “The 
developments within the Opus Study Area will be 
constructed in accordance with the City’s 
established noise ordinance as outlined in the 
City Code” and, noise mitigation plan; 
“Development adjacent to land uses that are 
sensitive (i.e., residential units or parks) to noise 
will have sufficient setbacks and landscaping 
within and adjacent to each specific project 
boundary to help minimize and mitigate the 
effects of the anticipated noise generated from 
the project” 
 

1 



6 
 

Comment Response 

 

2) Thank you for the positive comment on the 
non-motorized network plans. 
 
3) Thank you for your comments pertaining to the 
signal design and signal operations for Scenario 
2.  We recognize that more discussions will be 
needed regarding the proposed mitigations 
proposed with this scenario. The City of 
Minnetonka will monitor development as it occurs 
and determine when mitigation will be needed. If 
enough development is proposed to trigger 
mitigation, the City will work with the appropriate 
agencies to develop a designed that is 
appropriate for the location and traffic levels 
expected. 
 
4) Comment noted. 
 

2 

3 

4 



7 
 

Comment Response 

 

 



8 
 

Comment Response 

 

1) The City and NMCWD have a strong 
relationship and the City will continue to look for 
opportunities to provide regional treatment as 
developments are proposed and were it is 
possible. As mentioned, the City and NMCWD 
have experience with successfully implementing 
a regional stormwater basin as part of the Shady 
Oak Road South area as part of the SWLRT 
project. 

1 



9 
 

Comment Response 

 

2) Updates have been made to Table 11-6 to 
include existing impervious area. Rather than 
including the equations behind the pollutant 
loading calculations in the AUAR, we’ve included 
them here for your reference.  
 
To calculate runoff: 
𝑄𝑄 =  (𝑃𝑃−𝐼𝐼𝑎𝑎)2

(𝑃𝑃−𝐼𝐼𝑎𝑎)+𝑆𝑆
 𝑆𝑆 =  1000

𝐶𝐶𝐶𝐶
− 10  𝐼𝐼𝑎𝑎 = 0.2𝑆𝑆   

 
where 𝑄𝑄 = 𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎 𝑟𝑟𝑎𝑎𝑎𝑎𝑟𝑟𝑟𝑟𝑟𝑟 (𝑖𝑖𝑎𝑎) 

𝑃𝑃 = 𝑎𝑎𝑎𝑎𝑎𝑎𝑟𝑟𝑎𝑎𝑎𝑎𝑎𝑎 𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎 𝑟𝑟𝑎𝑎𝑖𝑖𝑎𝑎𝑟𝑟𝑎𝑎𝑎𝑎𝑎𝑎 (𝑖𝑖𝑎𝑎) 
𝑆𝑆 = 𝑝𝑝𝑟𝑟𝑝𝑝𝑎𝑎𝑎𝑎𝑝𝑝𝑖𝑖𝑎𝑎𝑎𝑎 𝑚𝑚𝑎𝑎𝑚𝑚𝑖𝑖𝑚𝑚𝑎𝑎𝑚𝑚 𝑟𝑟𝑎𝑎𝑝𝑝𝑎𝑎𝑎𝑎𝑝𝑝𝑖𝑖𝑟𝑟𝑎𝑎 

𝐼𝐼𝑎𝑎 = 𝑖𝑖𝑎𝑎𝑖𝑖𝑝𝑝𝑖𝑖𝑎𝑎𝑎𝑎 𝑎𝑎𝑎𝑎𝑎𝑎𝑝𝑝𝑟𝑟𝑎𝑎𝑎𝑎𝑝𝑝𝑖𝑖𝑟𝑟𝑎𝑎 
𝐶𝐶𝐶𝐶 = 𝑎𝑎𝑎𝑎𝑟𝑟𝑎𝑎𝑎𝑎 𝑎𝑎𝑎𝑎𝑚𝑚𝑎𝑎𝑎𝑎𝑟𝑟 

 
To calculate pollutant load: 

𝐶𝐶𝑇𝑇𝑃𝑃 =  𝑄𝑄 ∗ 𝐸𝐸𝐸𝐸𝐶𝐶𝑇𝑇𝑃𝑃 ∗ 2.72 
𝐶𝐶𝑇𝑇𝑇𝑇𝑇𝑇 =  𝑄𝑄 ∗ 𝐸𝐸𝐸𝐸𝐶𝐶𝑇𝑇𝑆𝑆𝑆𝑆 ∗ 2.72 ∗ 2000 

𝐶𝐶𝐼𝐼𝑇𝑇𝑃𝑃 =  𝐶𝐶𝑇𝑇𝑃𝑃 ∗ (1 − 0.6) 
𝐶𝐶𝐼𝐼𝑇𝑇𝑆𝑆𝑆𝑆 =  𝐶𝐶𝑇𝑇𝑆𝑆𝑆𝑆 ∗ (1 − 0.9) 

 
where 𝐶𝐶 =
𝑎𝑎𝑚𝑚𝑖𝑖𝑎𝑎𝑝𝑝𝑖𝑖𝑎𝑎𝑎𝑎 𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎 𝑇𝑇𝑃𝑃

𝑇𝑇𝑆𝑆𝑆𝑆
𝑎𝑎𝑟𝑟𝑎𝑎𝑙𝑙 (𝑎𝑎𝑎𝑎 𝑝𝑝𝑟𝑟𝑎𝑎⁄ 𝑟𝑟𝑎𝑎𝑎𝑎𝑝𝑝𝑎𝑎𝑎𝑎𝑝𝑝𝑖𝑖𝑎𝑎𝑎𝑎𝑎𝑎𝑟𝑟) 

𝑄𝑄 = 𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎 𝑟𝑟𝑎𝑎𝑎𝑎𝑟𝑟𝑟𝑟𝑟𝑟 (𝑎𝑎𝑎𝑎 − 𝑟𝑟𝑝𝑝) 
𝐸𝐸𝐸𝐸𝐶𝐶 = 𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑝𝑝 𝑚𝑚𝑎𝑎𝑎𝑎𝑎𝑎 𝑎𝑎𝑟𝑟𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑝𝑝𝑟𝑟𝑎𝑎𝑝𝑝𝑖𝑖𝑟𝑟𝑎𝑎 (𝑚𝑚𝑎𝑎 𝐿𝐿⁄ ) 

𝐶𝐶𝐼𝐼 = 𝑝𝑝𝑟𝑟𝑟𝑟𝑝𝑝𝑟𝑟𝑎𝑎𝑎𝑎𝑙𝑙 𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎𝑎 𝑇𝑇𝑃𝑃 𝑇𝑇𝑆𝑆𝑆𝑆⁄ 𝑎𝑎𝑟𝑟𝑎𝑎𝑙𝑙 𝑤𝑤𝑖𝑖𝑝𝑝ℎ 𝑤𝑤𝑎𝑎𝑝𝑝𝑎𝑎𝑟𝑟 
𝑞𝑞𝑎𝑎𝑎𝑎𝑎𝑎𝑖𝑖𝑝𝑝𝑟𝑟 𝑖𝑖𝑚𝑚𝑝𝑝𝑟𝑟𝑟𝑟𝑎𝑎𝑎𝑎𝑚𝑚𝑎𝑎𝑎𝑎𝑝𝑝𝑎𝑎 (𝑎𝑎𝑎𝑎 𝑝𝑝𝑟𝑟𝑎𝑎⁄  𝑟𝑟𝑎𝑎𝑎𝑎𝑝𝑝𝑎𝑎𝑎𝑎𝑝𝑝𝑖𝑖𝑎𝑎𝑎𝑎𝑎𝑎𝑟𝑟) 

 
Comment noted regarding the open water and 
wetlands being combined in some tables. 
 
3) Comment noted. 
 
4) Comment noted. 
 
5) Comment noted. Updates have been made to 
section 11.b.ii to clarify. 
 
6) The document has been corrected. 
 
7) Updates have been made to section 11.b.ii. to 
provide additional information and clarifications. 
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Comment Response 

 

8) Updates have been made to Table 8-1. 
 
9) Updates have been made to section 11.b.ii. to 
provide additional information and clarifications.  
 
10) Updates have been made to section 11.b.ii. to 
provide additional information and clarifications. 
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Comment Response 

 

11) Appropriations of Public Surface Waters 
permitting has been added to Table 8-1 and Rule 
9.0 was added to Section 11.b.i.d)ii.  
 
12) Comment noted and AUAR text revised 
accordingly.  
 
13) Comment noted and text revised in section 
12.a. accordingly. 
 
14) The reference to Figures 7-3 and 7-4 have 
been removed. Scenario 1 is illustrated on Figure 
6-1 and Scenario 2 is illustrated on Figure 6-2. 

11 
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1) Stormwater reuse (most commonly used for 
irrigation), is included as one of the options for 
volume control BMPs in Section 11.b.i.d)ii. Please 
note that the city has looked into this in the past, 
but at Ridgedale specifically, the salinity of the 
stormwater was too high to be used for irrigation. 
It is anticipated that this could be the case 
throughout the study area. 
 
2) Comment noted. 
 
3) Comment noted and AUAR has been revised 
to include this permit.  
 
4) Information is added to Section 11.a.ii. that 
shallow groundwater exists but is not used for a 
source of drinking water. 
 
5) Comment noted.  
 
6) Comment noted and Table 8-1 includes this 
permit. 
 
7) Information regarding the city’s stormwater 
reuse strategies has been added to Section 
11.b.i.d)ii. 
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8) Comment noted. 
 
9) Comment noted. The Fish, Wildlife, Plant 
Communities, and Sensitive Ecological 
Resources Mitigation Plan will be implemented 
during development. 
 
10) Comment noted.  

10 
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Comment Response 

 

 
1) Thank you for your comment. The AUAR 
acknowledges in Table 8-1 and Section 9.b. that 
a Comprehensive Plan amendment will be 
required for the development of Scenario 2. Any 
Comprehensive Plan amendment will be 
submitted to the Metropolitan Council and 
discussion will occur then. 
 
2) The City acknowledges the potential need for a 
future comprehensive plan amendment if 
development in this area becomes more intense 
than Scenario 1. The City will contact Council 
staff if a more intense Scenario is likely. 
 
 
3) Minnetonka Resolution 2020-096 continues the 
City’s participation in the Local Housing Account 
Program under the Metropolitan Livable 
Communities Act calendar years 2021 through 
2030. 
 
 

3 
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Comment Response 

 

4) Figure 5.2 has been updated. 
 
5) Additional information regarding Minnetonka’s 
fleet operations, capital improvements program, 
and electronic charging stations have been added 
to Section 16)b. 

4 
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Comment Response 

 

1) The City of Minnetonka acknowledges the 
need to consider all types of mitigation to 
maintain an acceptable level of service of D on 
the County Road system. 
 
2) The City of Minnetonka recognizes the need 
for planning to ensure funding is available if 
mitigation is needed as identified for Scenario 2 
and that Hennepin County approval of design is 
needed before implementation. 
 
3) Thank you for the acknowledgement that no 
mitigation would be required for Scenario 1. 
 
4) Thank you for your comments pertaining to the 
mitigation necessary for Scenario 2. We 
recognize that more discussions will be needed 
regarding the proposed mitigation during planning 
and design of the mitigation measures if they are 
needed. The City of Minnetonka will monitor 
development as it occurs and determine if and/or 
when mitigation may be needed based on level of 
service “D”. If mitigation is needed the City will 
work with the appropriate agencies to develop a 
design that is appropriate for the location and 
traffic levels expected. 
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Comment Response 

 

5) Thank you for your comments pertaining to the 
mitigation necessary for Scenario 2. We 
recognize that more discussions will be needed 
regarding the proposed mitigation during planning 
and design of the mitigation measures if they are 
needed. The City of Minnetonka will monitor 
development as it occurs and determine if and/or 
when mitigation may be needed based on level of 
service “D”. If mitigation is needed the City will 
work with the appropriate agencies to develop a 
design that is appropriate for the location and 
traffic levels expected. 
 
6) Thank you for your comments pertaining to the 
mitigation necessary for Scenario 2.  We 
recognize that more discussions will be needed 
regarding the proposed mitigation during planning 
and design of the mitigation measures if they are 
needed. The City of Minnetonka will monitor 
development as it occurs and determine if and/or 
when mitigation may be needed based on level of 
service “D”. If mitigation is needed the City will 
work with the appropriate agencies to develop a 
design that is appropriate for the location and 
traffic levels expected. 
 
7) Thank you for your comments pertaining to the 
mitigation necessary for Scenario 2. We 
recognize that more discussions will be needed 
regarding the proposed mitigation during planning 
and design of the mitigation measures if they are 
needed. The City of Minnetonka will monitor 
development as it occurs and determine if and/or 
when mitigation may be needed based on level of 
service “D”. If mitigation is needed the City will 
work with the appropriate agencies to develop a 
design that is appropriate for the location and 
traffic levels expected. 
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Comment Response 

 

8) Thank you for your comments pertaining to the 
mitigation necessary for Scenario 2. We 
recognize that more discussions will be needed 
regarding the proposed mitigation during planning 
and design of the mitigation measures if they are 
needed. The City of Minnetonka will monitor 
development as it occurs and determine if and/or 
when mitigation may be needed based on level of 
service “D”. If mitigation is needed the City will 
work with the appropriate agencies to develop a 
design that is appropriate for the location and 
traffic levels expected. 
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