196

Estimate of Probable Cost

$ 5,600,000

Construction
Phase I
Bid Proposal Items
Contingency (~1O%)
Construction Total
Phase 2
Bid Proposal Items
Contingency (~15%)
Construction Total
Phase 3
Bid Proposal Items
Contingency (~15%)
Construction Total

$ 1,149,148.75
$ 175,851.25
$ 1,325,000.00
$ 3,382,163.00
$ 517,837.00
$ 3,900,000.00
$ 324,190.00
$ 50,810.00
$ 590,000.00

Consulta nt (Design/Construction, Study &
Report, Additional Services, Permitting)

$ 880,900.30

Land Acquisition
Hookup Fees
Wetland Mitigation Credits
Legal & Administration
Bonding/Interest
Total Estimated Cost

$ 0.00
$ 215,099 .70
$ 50,000.00
$ 280,000.00
$ 224,000.00
$ 7,250,000.00

Source of Funds

Special Assessments

$ 7,250,000
$0

City Funds
Total

$ 7,250,000

Attachments

A.

Consultant's feasibility study including itemized cost estimate and reference maps

The proposed improvements are cost effective and will adhere to city policies as well as applicable state
and/or federal regulations.
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City of West Fargo, North Dakota
Improvement District No. 1337
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This document was originally issued and sealed by Anthony Sommerfeld Registration No.
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INTRODUCTION
The purpose of this report is to determine how the City of West Fargo (“City”) will service the proposed
plat The Wilds 21th Addition (“Property”) with City infrastructure (“Improvements”) as petitioned by
Westport Investments, LLC (“Developer”) and approved by the Commission on February 1, 2021. For
related information, see the following exhibits in Appendix A: preliminary “The Wilds 21 st Addition” plat,
The Wilds Addition Plat exhibit, and Developer’s “Request for Improvements”. The proposed preliminary
plat will complete the ‘The Wilds’ residential development south of 52 nd Avenue West and is assumed to
consist of 270 single family lots; two multiple dwelling lots; one West Fargo Park District lot and one City
pond lot.
The purpose of the Feasibility Study is to establish the general nature, purpose and feasibility of the
proposed Improvements as well as to estimate the probable costs of the Improvements. Additionally,
this report will discuss the existing City infrastructure and condition of the Property, the need for the
Improvements, Improvement alternatives considered, preliminary opinions of costs and
recommendations for City Improvements associated with the Property.

1. EXISTING FACILITIES
1.1. Land Use
The Property is currently vacant and utilized for agricultural use. The existing 9 th Street right-of-way
adjacent to the plat is partially complete with the remaining portion of the 9 th Street West in the City
under construction by adjacent City Improvement District 1331 The Wilds 20 th Addition.
The Property abuts the City of Horace (south), Southeast Cass Water Resource District (“SECWRD”)
(west), a large unplatted farmstead (northwest) and previous phases of the Wilds Development
(north/northeast). The east side of the Property is 9 th Street West right-of-way.
There is an existing field swale on the west side of the Property located primarily on SECWRD
property along the interior toe of the Horace Diversion levee. This swale flows north and is
intercepted at a culvert where it gravity discharges to the Horace Diversion. When the Horace
Diversion water elevations are high, a flap gate on that culvert does not allow water through the
levee and water flowing in the swale is stopped and backs up until water elevations in the Horace
Diversion fall below the flap gate.
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1.2. City Infrastructure
City right-of-ways adjacent to the Property on the north and east sides provide the ability for
sanitary sewer, water main, storm sewer and street connections into the existing system. The
following is further information relating to the existing infrastructure in this area and maps showing
existing infrastructure can be found in Appendix A.

1.2.1. Sanitary Sewer System
The sanitary sewer in The Wilds development south of 52nd Avenue West is serviced by an existing
regional sanitary sewer lift station (SA 46) located along 9th Street West north of the Property. An
existing 10-inch sanitary sewer transmission line approximately 20’-25’ deep within the 9th Street
corridor and an 8-inch sanitary sewer line approximately 15’-20’ deep within the 11 th Street
corridor to service the Property.
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1.2.2. Water Main System
All existing water infrastructure in The Wilds development south of 52nd Avenue West was
installed per City specifications, but is owned and operated by Cass Rural Water District Users
(CRW). CRW purchases water from the City and is controlled by two existing water meters located
on the south side of 52nd Avenue West at 9th Street West and 10th Street West.
Water mains extend from the meters and continue throughout the development. There is a 12-inch
water main on 9th Street West and 8-inch water main on 11 th Street West which were designed to
service this Property.
An existing Cass Rural Water line runs along the Horace Diversion and assumed to be east of the
Property Line between SECWRD and Wilds 21st Plat boundary. Records of this water main can be
found in Appendix A.

1.2.3. Storm Sewer System
Based on the Storm Water Modeling that occurred during Dist. 1321 and 1331, the Property was
planned to drain storm water to the final regional storm water retention pond with an approximate
footprint similar to the existing pond in Dakota Park along 9 th Street West. The storm sewer system
feeds into the regional retention pond system at 60th Avenue West and conveys storm water flows
to the northwest through the four existing retention ponds to a regional storm water lift station
(SM 73) in the northwest corner of Wilds Development. This lift discharges storm water into the
adjacent Horace Diversion.
Additionally, the storm sewer system at 9th Street West, 11th Street West and regional storm water
ponds were designed to accommodate additional flow from the City of Horace. A memorandum of
understanding (MOU) was drafted during the Wilds 9 th Addition development with anticipated
stormwater flows which was the basis for the design flows to accommodate this additional
capacity. The MOU was not officially adopted, but is anticipated to be eventually so it is prudent
that we accommodate these anticipated flows in our design.

1.2.4. Streets & Sidewalks
City streets and approaches were provided on previous phases of the Wilds development with the
intent to service this Property from both the 9 th Street West and 11th Street West right-of-ways.
6
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The 9th Street West right-of-way is 100’ wide, serves as collector roadway for the Wilds
development and consists of a concrete roadway with divided median, 10-foot wide multi-use path
and 6-foot wide sidewalks. From the collector roadway, three approaches exist to service the
Property at Deb Drive West, 60th Avenue West and 61st Avenue West. The three approaches are
local streets with 62’ right-of-ways consisting of an asphalt roadway, parking on one-side and 4’
sidewalks.
The 11th Street West right-of-way is 70’ wide and services as north-south semi-collector roadway
for the Wilds Development. The corridor consists of a 34’ wide asphalt roadway, parking on bothsides and 4’ sidewalks. 11th Street West is proposed to extend to the southern limits of The Wilds
11th Addition with two approaches coming in on the west side the roadway. The two approaches
are local streets with 62’ right-of-ways consisting of an asphalt roadway, parking on one-side and 4’
sidewalks.
A traffic study was recently completed in the area to analyze the impacts to the streets from the
existing and proposed development of The Wilds Development. Preliminary results have indicated
that the 9th Street West and 52nd Avenue West intersection is not operating efficiently and
improvements are necessary to accommodate the existing residents and additional build out of the
remaining Wilds Additions.

2. NEED FOR PROJECT
The Developers have expressed that their market analysis demonstrates the need for additional
residential properties in this area to meet current demands and inventory. Therefore, the Developer has
petitioned the City for Improvements that are necessary to service the Property.

3. WILDS 21ST MASTER PLAN
The existing infrastructure in this area is setup to service the Property, and the sanitary sewer, water
main, storm sewer and street systems will be continued within the Property as seen in the proposed
conditions exhibits in Appendix A. It is the intent that all Improvements will be installed per City
standards and specifications. The following is further information relating to unique scenarios within
the Property.
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3.1. Sanitary Sewer System
The Property was master planned to utilize SA-46 along 9th Street West with sanitary sewer being
provided from deeper mainlines on 9th Street West and 11th Street West. A master plan for the
sanitary sewer system can be found in Appendix A

3.2. Storm Water System
The Property needs to provide additional retention as part of the Improvements based on the storm
water modeling completed when master planning previous infrastructure. The regional retention
ponds have allowed for smaller storm sewer pipes while using the retention ponds for conveyance.
The proposed storm water retention pond will be connected to the existing storm sewer system by a
new pipe adjacent to 9th Street West and connecting to a storm pipe that was designated for this
pond connection at 60th Avenue West. From this point, water travels east along 60 th Avenue West to
the next storm water pond before making its way northwest to the Storm Sewer Lift Station.
Storm sewer is planned to be provided to the Horace Diversion Levee interior toe with additional
grading improvements to improve drainage and public health for this Property. Due to infrastructure
needed for the levee toe in the far southwest corner of the Property, storm sewer is planned to be
installed along the rear property lines instead of utilizing right-of-way and side yards to
accommodate future modifications if needed. The proposed Storm Sewer Master Plan can be found
in Appendix A.
By filling in the Horace Diversion Levee toe, this will eliminate the need for the existing field
drainage pipe that currently connects the drainage to the Horace Diversion. It is intended with
these improvements that after permitting has taken place, the pipe will be removed from the levee
which will create a safer environment to all of the Wilds development from a flood protection
aspect. The SECWRD has also expressed this to be a desirable improvement and supports these
efforts.

3.3. Water System
Water main infrastructure is anticipated to be designed and installed on City Improvement Projects
as areas of the Plat are petitioned.
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3.4. Streets & Sidewalks
The 11th Street West right-of-way serves as the second north-south roadway to the development
and was planned to allow for parking on both sides of the street. The street in this right-of-way will
be asphalt pavement with 4-foot concrete sidewalks. The remaining street within the Property are
planned to be local residential streets which will consist of urban asphalt streets with 4’ sidewalks.
A Master Drainage plan was created to evaluate approximate street and rear yard elevations for the
Property. These elevations will be used for storm sewer and sanitary sewer design for minimum
bury depth. Additionally, this information will assist in understanding the balance of earthwork for
the Property.
The multi-use path network is planned to be extended west from 9 th Street West along the south
side of the proposed regional retention pond, through a park property and terminating at the
Horace Diversion. With no path planned to be extended north-south on 11 th Street West right-ofway, the installation of this proposed multi-use path will complete the planned path network as
shown in Appendix A.

3.5. City Limits & City of Horace Connections
The City has been working with the City of Horace on a Memorandum of Understanding accepting
limited storm sewer flows from the City of Horace when 9 th Street West and 11th Street West are
improved. Storm sewer will be sized and provided at depths accordingly to meet the agreed upon
flows. The sanitary sewer system will also have depth and capacity if it is needed to be extend to
City of Horace in the event that a future agreement is made. Cass Rural Water is assumed to want
water mains brought to City Limits on future phases of the Property.

4. PROPOSED IMPROVEMENTS – PHASE 1
The existing infrastructure along 11th Street West was designed to service Phase 1 of the Property.
Proposed Infrastructure can be found in Appendix A. It is the intent that all Improvements will be
installed per City standards and specifications. The following is further information relating to unique
scenarios within Phase 1.
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4.1. Storm Sewer System
The proposed Phase 1 area does not need to provide additional retention as part of the
improvements with existing infrastructure planned to accommodate the storm water runoff via two
storm sewer stubs at 11th Street West.
Storm sewer along the Horace Diversion is assumed to stop approximately 10’ from the property
line and be plugged to avoid needing any permits to complete the project. The storm sewer would
be extended by Phase 3 Improvements to install the remaining 10’ of pipe, drainage structures and
necessary grading. Additionally, it is anticipated an existing culvert through the Horace Diversion will
be removed by Phase 3 Improvements. Phase 1 will provide storm sewer to the property line as
mentioned above, to be extended as needed to drain the existing discharge location after the
removal of the culvert.

4.2. Street & Sidewalks
The proposed local streets will consist of urban asphalt streets with offset crown to accommodate
parking on one side. Sidewalks are to be installed on the side yards of corner properties with all
frontage sidewalks being installed privately by home builders.

4.3. Existing Homestead
The existing farmstead property is being surrounded by the Wilds Development with the
construction of these Improvements. In previous projects, an access was provided on the east side
of their property and with these Improvements, a right-of-way is proposed to be extended to service
the property from the south with utilities and public roadway access if future development occurs
within that area. City infrastructure will be designed with these Improvements to accommodate any
future development within this area.

5. PROPOSED IMPROVEMENTS – PHASE 2
The existing infrastructure at 9th Street West and 11th Street West was designed to service Phase 2 of the
Property. Proposed infrastructure can be found in in Appendix A. It is the intent that all Improvements
will be installed per City standards and specifications. The following is further information relating to
unique scenarios within Phase 2.
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5.1. Sanitary Sewer System
The Sanitary Sewer System is proposed to be extended down 11 th Street West to service the
frontage homes along with areas of the Property to the west of 11 th Street West for future
development.
The proposed sanitary sewer through the local portion of Phase 2 while used for local sewerage, will
also have capacity and depth to be extended west of 11 th Street West to service future
development.

5.2. Storm Sewer System
The proposed Phase 2 area was planned to provide additional retention as part of the
improvements based on the Storm Water Modeling completed on previous phases of development.
The majority of the Property was planned to drain to the proposed storm water retention pond
before discharging at the planned 60th Avenue West connection.
Storm sewer is planned to be provided at each intersection along 11 th Street West to service future
development. Additionally, these 11th Street West service stubs will include a drainage structure to
accommodate future drainage swales planned on Phase 3 Improvements.

5.3. Street & Sidewalks
The proposed local streets will consist of urban asphalt streets with an offset crown to
accommodate parking on one side. The proposed 11th Street West will consist of an urban asphalt
street with centerline crown to accommodate parking on both sides of the street.
The proposed multi-use path along the storm water retention pond is planned to be an extension of
the multi-use path network in the development. The proposed path will stop at 11 th Street West
with a continuation planned in a future phase on the West Fargo Park District property. The 11 th
Street West multi-use path crossing is planned to consist of a concrete speed table to create a safer
pedestrian crossing in addition to calming traffic.
Local sidewalks proposed on the project consist of ADA Ramps for sidewalk crossing locations and
for side yards of corner properties with all frontage sidewalks being installed privately by home
builders. The west side of 11th Street West is planned to have 4’ sidewalks installed based on the
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current plat showing these areas as future side yards. The east side of 11 th Street West will have
sidewalks installed along the City storm water retention pond lot and multi-family lot.
The proposed 11th Street West right-of-way extends to the southern limit of the Wilds 21st
Plat. Unlike 9th Street West, the Improvements proposed include constructing 11th Street south to
the midpoint of Block 6 and 7 which also is the location of southern border of the Phase 2
improvements on the east side of 11th. 9th Street West, currently under construction, did have a
cul-de-sac at the end of it due to the fact that that roadway is a larger collector and 11th Street
West being a semi-collector. The purpose of ending the 11th Street roadway at the location shown
due to the following reasons:


It completes all construction on what will be a side yard of a new house on Lot 1, Block 7 so
in the future, construction will not need to take place adjacent to this lot.



The roadway extension south of 60th Avenue West will act as a “hammer handle” turn
around for emergency vehicles, negating the need for a cul-de-sac style turn around.



It allows a gap between the completed roadway and the southern border of the plat for
hauling material from the existing stockpile to be used as fill for the Phase 3 improvements
so that loaded trucks or off road vehicles do not have to pass over a completed roadway.

The 10th Street West right-of-way’s southern termination point is 61st Avenue West for the same
reasons. Lot 8 of Block 10 is intended to not be developed until a future phase of the Wilds is
constructed due to the street terminating roughly mid lot.
There is platted right-of-way south of The Wilds 21st Addition in Horace for the future continuation
of 11th Street. It is recommended that within the Developers Agreement for The Wilds 21st
Addition that if and when development occurs within the City of Horace the future extension of 11th
Street with will be completed to the southern border of the plat to avoid a situation where a gap
would exist in the constructed 11th Street West roadway.

6. PROPOSED IMPROVEMENTS – PHASE 3
The proposed improvements for Phase 3 of the Property include filling the Horace Diversion levee toe,
storm sewer improvements and creating temporary drainage swales. Proposed Infrastructure can be
found in Appendix A. It is the intent that all Improvements will be installed per City and United States
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Army Corps of Engineers standards and specifications. The following is further information relating to
unique scenarios within Phase 3.

6.1. Levee Culvert Removal
An existing culvert with a flap gate currently serves as the discharge point to the levee toe swale and
prevents backwater from entering the City storm sewer system during periods of high flow. Due to
the flap gate being the only physical protection for the Wilds development from high water
elevations during times of high flow in the Horace Diversion, it is proposed with these
Improvements to remove this culvert and have all runoff from this Development be captured by the
City storm sewer system which utilizes the lift station to pump water into the Horace Diversion. The
proposed Improvements will require removing the existing culvert and providing new storm sewer
infrastructure. These storm sewer improvements would drain south into Phase 1 storm sewer
improvements.

6.2. Drainage
The proposed ditch embankment along the Horace Diversion is planned for the entire ditch along
the Property. The proposed grading will be final grading taking water to low points where drainage
structures and storm sewer piping will be installed in future phases. Drainage structures will be
installed adjacent to Phase 1 Improvements with the Phase 3 Improvements.
Between the Phase 3 construction and the future phase improvement, temporary swales will be
installed to direct runoff east and in to the storm sewer proposed to be installed with the Phase 2
Improvements. The field swales would be planned to be located on side yards of properties and City
right-of-way and will cease to exist when roadways and storm sewer is eventually installed.

6.3. Storm Sewer
In addition to the storm sewer provided for the culvert removal and future drainage along the levee,
storm sewer is planned to be extended on the southern limits of the Property to drain any
remaining ditch flows that are south of the proposed ditch fill. No drainage structures will be
installed to service future areas along the southern border of the Property at this time with existing
drainage planned to work as it does today. In the future, drainage structures would be installed on
the rear property line.
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7. ALTERNATIVES CONSIDERED
7.1. Phase 3
As previously mentioned, the Phase 3 project consists of filling in the Horace Diversion levee toe.
When evaluating that project, the following alternates were considered:

7.1.1. Alternate 1 – Do Nothing
An option was evaluated of servicing the development without impacting the Horace Diversion
levee toe and areas identified as wetlands. This alternative does not address any of the safety
concerns in relation to the ponding water that would still exist in the ditches and continue to
encourage mosquito habitat. Mosquitoes are a public health concern especially considering the
increasing cases of mosquito borne diseases in North Dakota (i.e. West Nile Virus). This option
would also not address removal of the existing culvert crossing. The existing culvert is corrugated
steel, which USACE levee design guidelines would prohibit from use near developed areas under
current standards. The culvert, which is approaching 30 years in age, represents a risk of failure that
would impact hundreds of existing residences within the protected area of the Horace to West
Fargo Diversion. Over time, these items will also be a maintenance concern which will need to be
addressed and will likely have impacts to the identified wetlands as well.

7.1.2.

Alternate 2 – Add Storm Sewer Inlets (Not Completely Filling Ditch)

An option was evaluated to add additional storm sewer inlets and providing less fill to the ditch
area. However, in order to eliminate the pooling water concerns, a significant number of inlets
would need to be provided, or a significant amount of grading would need to be done. This option
would remove the existing culvert which would trigger various USACE Permits.

7.1.3.

Alternate 3 – Proposed Project

The Project as proposed and described above will address all of the major concerns identified
including removal of ponding water areas that will be difficult to access and control mosquitos, and
address the future maintenance concerns.

8. EVALUATION OF ALTERNATIVES
After evaluating the three alternates for Phase 3, Alternate 3 was selected due to the cost effectiveness
and project outcome. Additionally, it has been common practice along the Horace Diversion to fill this
14
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toe ditch in on the project which was a major factor for eliminating Alternate 1. Alternate 2 would have
similar or higher costs as Alternate 3 and would not address all maintenance issues.

9. RIGHT-OF-WAY
A preliminary plat was utilized in preparation of this Feasibility Study. All improvements are assumed to
be located in City right-of-way or City easements and should be verified prior to plat approval.
Additionally, Dist. 1331; The Wilds 20th Addition is currently under construction and assumed that rightof-way in Wilds 21st Addition plat will accommodate infrastructure under construction. The following is
information relating to unique scenarios identified within the preliminary plat.

9.1. Storm Water Pond Discharge Pipe
The proposed discharge pipe for the pond will be approximately 15’ deep and located on side yards
of Block 8 Lot 23 and Block 9 Lots 1 and 21. Easement widths and side yard setback for home
construction should be evaluated further to verify no issues arise during construction or future
maintenance/replacement of storm sewer infrastructure.

9.2. 9th Street West Turn-Around
The turn-around on 9th Street West while under construction may have impacts to Block 11 Lot 19.
Necessary easements or side yard setback should be evaluated future to verify constructability of
homes in the future.

9.3.

Side Yard Storm Sewer Easements

Limited design and assumptions have been made relating to local drainage within the property, but
it is assumed rear yard catch basins will be needed within each Block. This storm sewer will require
easements that could impact the plat and should be evaluated further.

9.4.

Drainage Easement

Drainage along the existing farmstead and southern border the property will need to accommodate
drainage from existing private property. It is recommended that a drainage easement be considered
along this border to allow for drainage improvements by the City as needed in the future.
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10. ENVIRONMENTAL REVIEW
Environmental Understanding: The Wilds 21 st Addition is a subdivision development to be constructed
in three distinct phases that can standalone as separate projects. Phases 1 and 2 will be the construction
of residential lots and public infrastructure. Phase 3 will address drainage along the base of the Horace
Diversion (Diversion) and replace the existing stormwater outfall through the Diversion levee
embankment on the north side of the property as described in previous sections. The project site is
located within a developing area of West Fargo and will be constructed on agricultural land that is
currently used for cultivated crops.
Aquatic resources office delineations were completed for the entire project area. Western Plains
Consulting, Inc. completed the delineation report for all of The Wilds 21 st Addition which contains
Phases 1 and 2 of the project, approximately 80 acres. The report findings indicate no wetlands or other
waters of the US are present within the Wilds 21st Addition plat area, and therefore, a field delineation is
not required. The delineation report was submitted to the US Army Corps of Engineers (USACE) on
March 23, 2021 for an approved jurisdictional determination. An office delineation was prepared for the
Phase 3 project area by Carlson McCain, which indicated there are aquatic resources along the toe of
the Diversion slope site that warrant a field delineation. A field delineation will be conducted in the
Spring of 2021 and a subsequent delineation report will be submitted to the USACE for an approved
jurisdictional determination.
The Diversion is a USACE civil works project, which means a Section 408 permission is required for
another party to alter a civil works project. Section 408 permission reviews whether or not the proposed
project will be injurious to the public interest or impair the usefulness of the civil works project. Section
408 permission for the proposed project will be coordinated with the USACE St. Paul District office.
Initial coordination with the USACE was conducted to determine if the project phases would be
considered standalone projects or as one large project for the purposes of USACE approval.
Correspondence with the USACE on March 15, 2021 indicated they would consider “the Wilds 21
Addition project as three separate phases, as long as Omaha Regulatory is in agreement.” The USACE
Omaha District is responsible for compliance of Section 404 of the Clean Water Act, which regulates
aquatic resources (i.e., wetlands and other waters of the United States) in the state of North Dakota.
The Section 408 permission and Section 404 permitting processes occur in coordination with each other
for Phase 3 of the project, since that is the phase that triggers Section 408. Phases 1 and 2 do not
16
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involve the Diversion, and therefore do not trigger Section 408. Phases 1 and 2 also do not appear to
have jurisdictional wetlands, and therefore do not trigger Section 404, which needs to be confirmed by
an approved USACE jurisdictional determination indicating no Section 404 permitting is required.
Initial consultation with the USACE Bismarck office (Omaha District) regarding Section 404 indicated a
field delineation will be required for Phase 3, which will clarify whether the Diversion toe area (i.e.,
ditch) is wetland or an ephemeral stream. The type of aquatic resource will influence the type of permit
and potential mitigation. Regardless of the ditch, a Section 404 permit will be required for replacement
of the outfall structure at the Diversion. The USACE Bismarck office has indicated the Section 404
process will review the project consistent with how Section 408 (USACE St. Paul) reviews the project,
meaning Phase 3 will be reviewed as a standalone project. This means Phases 1 and 2 of the proposed
project can move forward while Phase 3 is under USACE review and approval.
Project construction has the potential to cause soil erosion and sediment loss. Best management
practices (BMPs), such as silt fences and seeding to revegetate exposed areas will be used to minimize
the potential for erosion and sedimentation. Stormwater runoff may also occur which could carry soil
and other pollutants to nearby drainages. Constructed stormwater facilities will be included in the
project development for stormwater management. Construction BMPs will help minimize potential
impacts from stormwater. Additionally, projects disturbing one acre or more require a stormwater
permit from the NDDEQ.
The project occurs in an urbanized and developing area, and therefore, minimal if any suitable wildlife
habitat exists near the project. The US Fish and Wildlife Service Information, Planning, and Consultation
(IPaC) System was reviewed for the project area. The results of the IPaC identified the northern longeared bat (NLEB) (threatened) and whooping crane (endangered) as species potentially affected by the
project, which is located outside of the primary whooping crane migratory corridor. Project construction
does not include any tree removal or utility modifications, and therefore, impacts to the NLEB and
whooping crane are not anticipated. There is no designated critical habitat in the project area. There are
several migratory birds identified for the project area, but due to the lack of habitat, impacts to birds is
not anticipated.
Based on initial USACE consultation, IPaC and preliminary environmental review, project construction
will not result in adverse environmental impacts. Section 408 review may provide additional
environmental and regulatory considerations for Phase 3 of the project.
17
214

11. PERMITS
With the preliminary environmental impacts being evaluated, it has been identified various permits will
be required for the different phases of work.
Entity

Permit Type

Permit Purpose

Potential Mitigation

NDDEQ

Stormwater
Permit
Section 404
Nationwide
Permit for Phase 3
Section 408
permission

Disturbance of one acre or
more
Potential jurisdictional
wetland impacts

Implementation of BMPs

USACE
USACE

Permission to alter the
Diversion by replacing the
stormwater outfall and
grading and filing the toe of
the levee

Ducks Unlimited (DU) In
Lieu Fee for wetland
mitigation bank credits
See requirements for
Section 404

12. IMROVEMENT COSTS & FUNDING
The Improvements will include regional improvements such as the construction of a storm water
retention pond and multi-use paths. Additionally, the Improvements will include local improvements for
the Property consisting of sanitary sewer mains and services, water mains and services, storm sewer,
street lights, sidewalk and other miscellaneous installations. A map showing the proposed benefitting
areas can be seen in Appendix A “Improvement District Benefit Map”.
The total preliminary estimated cost for the proposed improvements is estimated to be $7,250,000.00
and includes Alternate 3 for Phase 3 Improvements. The water improvements for the project are
estimated to be $890,000.00 and assumed to be paid for by Cass Rural Water Users. The remaining
$6,360,000.00 is assumed to be financed via special assessments utilizing both local and regional
assessments. The Project Summary of estimated costs and detailed Preliminary Engineer’s Opinion of
Probable Cost can be found in Appendix B.
Additional special assessment information is available on the preliminary improvement district benefit
map found in Appendix B. This additional information includes ranges of proposed special assessments
for local and regional assessments.
The costs reflect historical bidding climate, however it should be made known that contractors and
suppliers have expressed concerns with rising bid prices for certain items such as pvc, steel, electrical
18
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and oils due to the recent events in Texas and the ongoing pandemic. Due to this information, we have
increased PCV bid items by approximately 25% based on average costs of recently bid projects.

13. CONCLUSIONS AND RECOMMENDATIONS
The proposed Improvements are necessary to service the Property and are intended to be in accordance
with the City of West Fargo design standards for public improvements. Additionally, the Improvements
generally fall in line with previous design assumptions as well as the overall master plan to service the
development and Property.
Based on the information contained within this report, we recommend approval of the Improvements as
presented in the Feasibility Report for the areas petitioned by the Developer for starting construction in
2021.
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APPENDIX A
Maps & Exhibits
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