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CITY OF ARDEN HILLS, MINNESOTA 
PLANNING COMMISSION 

WEDNESDAY, APRIL 6, 2016 
6:30 P.M. - ARDEN HILLS CITY HALL 

 
 
CALL TO ORDER/ROLL CALL 
 
Pursuant to due call and notice thereof, Chair Roberta Thompson called to order the regular 
Planning Commission meeting at 6:30 p.m. 
 
ROLL CALL 

 
Present were: Chair Roberta Thompson, Commissioners Brent Bartel, Nick Gehrig (Alternate), 
Steven Jones, James Lambeth, Phillip Neururer, and Clayton Zimmerman. 

 
Absent:  Commissioner Angela Hames (excused).  
  

Also present were:  City Planner Ryan Streff; Senior Planner Matthew Bachler; and Council 
Liaison David Grant. 
 
APPROVAL OF AGENDA – APRIL 6, 2016 
  
Chair Thompson stated the agenda will stand as published. 
 
APPROVAL OF MINUTES 

 
March 9, 2016 – Planning Commission Regular Meeting 
 
Commissioner Zimmerman moved, seconded by Commissioner Jones, to approve the 
March 9, 2016, Planning Commission Regular Meeting minutes as presented.  The motion 
carried unanimously (7-0). 
 
APPOINTMENTS 

 
A.   Planning Commission Appointment – Nick Gehrig 
 
City Planner Streff explained that Nick Gehrig submitted an application to be considered for 
appointment on the Planning Commission as an alternate member. Consistent with the City’s 
policy on commission and committee appointments, Mr. Gehrig was interviewed by the City.   
During the Regular City Council meeting on March 28, 2016, the Council unanimously approved 

julie.hanson
Draft
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the recommendation of the Planning Commission Liaison to appoint Mr. Gehrig as an alternate 
member of the Planning Commission. Mr. Gehrig’s term expires on December 31, 2018. 
 
Chair Thompson administered the Oath of Office to Commissioner Gehrig and welcomed him 
to the Planning Commission. 

 
B.    Planning Commission Reappointments 
 
City Planner Streff indicated that Brent Bartel and Clayton Zimmerman are currently serving on 
the Planning Commission as Commissioners. Their terms expired December 31, 2015, and both 
have requested reappointment.  During the Regular City Council meeting on January 11, 2016, 
the Council unanimously approved Resolution 2016-002 to reappoint Brent Bartel and Clayton 
Zimmerman to the Planning Commission. 
  
Chair Thompson administered the Oath of Office to Commissioner Bartel and Commissioner 
Zimmerman. 
 
PLANNING CASES 
 
A. Planning Case 16-006; Sign Standard Adjustment – Scherer Brothers Lumber 

Company –No Public Hearing Required 
 

City Planner Streff stated that Scherer Brothers Lumber Company operates a full service 
lumberyard that offers a wide variety of construction products and services at their Arden Hills 
location. The products and services offered include windows, cabinets, wall panels, engineered 
trusses, custom millwork, and specialty wood products. As stated within the project narrative the 
Vice President of the company has expressed their commitment to effectively maintain and 
improve their property in Arden Hills. In order to fulfill this commitment the applicant is 
requesting to replace the ageing wall signage along the western façade/Interstate 35W side of the 
accessory building at the northwest corner of the property. 
 
City Planner Streff explained that in this case, a Sign Standard Adjustment is being requested 
by Scherer Brothers Lumber Company for the replacement of the wall sign along the western 
façade of the accessory building. This property is located in the I-2 General Industrial District 
and generally located north of Highway 96, south of County Road H, east of Interstate 35W, and 
west of US Highway 10. 
 
City Planner Streff indicated that the proposed request includes the replacement of the existing 
180 square foot “Scherer Bros. Lumber Company” sign with a new 165 square foot Scherer 
Brothers logo and letter set. As proposed, the new non-illuminated sign would be approximately 
15 square feet smaller than the existing signage and would be positioned in the same general area 
along the western façade of accessory building. The property owner has indicated that the 
updated signage would provide a uniform look to complement the other signage on the property, 
create better visibility for the business and the products and services they provide to the 
community, and enhance the visual aesthetic to the traveling public. 
 



ARDEN HILLS PLANNING COMMISSION – April 6, 2016 3 
 

Site Data 
Land Use Plan:  MB – Mixed Business 
Existing Land Use:  COM – Commercial 
Zoning:  I-2 – General Industrial District 
Current Lot Sizes:  5.74 Acres 
Topography:  Fairly Flat 
 
City Planner Streff reviewed the surrounding area, the Sign Evaluation and the Plan Evaluation. 
 
City Planner Streff explained that the Planning Commission must make a finding as to whether 
or not the proposed Sign Standard Adjustment at 4797 Highway 10 meets the criteria in the Sign 
Code to deviate from the sign regulations, and if the proposed increase in wall signage would 
adversely affect the surrounding neighborhood and the community as a whole. Staff offers the 
following nine (9) findings for consideration: 
 
1.  That the property located at 4797 Highway 10 is located in the I-2 General Industrial 

District. 
2.  That the subject property is located in Sign District 7. 
3.  That Sign District 7 permits wall signage with a maximum sign copy area of forty-five 

(45) square feet. 
4.  The applicant is proposing to remove the existing 180 square foot wall sign along the 

frontage of Interstate 35W and replace it with an updated 165 square foot wall sign along 
the same frontage. 

5.  That the total wall signage on the property will be reduced from 205 square feet to 190 
square feet. 

6.  That Section 1260.01 of the Sign Code permits deviations from the Sign Code with an 
approved Site Plan Review and Sign Standard Adjustment. 

7.  That the Sign Standard Adjustments will not result in a sign that is inconsistent with the 
purpose or intent of the I-2 General Industrial District. 

8.  That increasing the amount of wall signage would not have a negative impact on adjacent 
properties or the City as a whole. 

9.  That site conditions require a sign adjustment for the proposed sign to be reasonably 
visible from the interstate highway adjacent to the site. 

 
City Planner Streff stated that based on the submitted plans and findings of fact, staff 
recommends approval of Planning Case 16-006 for a Site Plan Review and Sign Standard 
Adjustment. Staff recommends the following four (4) conditions be included with the approval: 
 
1.  That the project shall be completed in accordance with the plans submitted as amended 

by the conditions of approval. Any significant changes to these plans, as determined by 
the City Planner, shall require review and approval by the Planning Commission and City 
Council. 

2.  That the total wall signage on the building shall not exceed 190 square feet. 
3.  That the existing 180 square foot wall sign along Interstate 35W shall be removed. 
4.  That the applicant shall apply for a sign permit prior to the installation of the new sign. 
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City Planner Streff reviewed the options available to the Planning Commission on this matter: 
 
1.   Recommend Approval with Conditions 
2.  Recommend Approval as Submitted. 
3.  Recommend Denial 
4.  Table 
 
Chair Thompson opened the floor to Commissioner comments. 

 
Chair Thompson asked if the current sign could have been renovated without needing to receive 
a variance.   
 
City Planner Streff explained that the applicant could have repaired the existing sign but has 
chosen to upgrade the sign. 
 
Commissioner Lambeth understood the new sign would have more information, while also 
reducing the sign area.  
 
City Planner Streff believed this to be the case. 
 
Commissioner Bartel questioned what materials the sign would be built out of and asked how 
long the sign would last. 
 
Mark Rasch, Sign Images, explained the new sign would be made out of aluminum and would 
be affixed to the building by non-corrosive fasteners.  He estimated the sign would last seven to 
ten years. 
 
Commissioner Zimmerman moved and Commissioner Bartel seconded a motion to 
recommend approval of Planning Case 16-006 for a Site Plan Review and Sign Standard 
Adjustment at 4797 Highway 10, based on the findings of fact and the submitted plans as 
amended by the four (4) conditions in the April 6, 2016, Report to the Planning 
Commission.  The motion carried unanimously (7-0). 
 
B. Planning Case 16-008; Variance – 1865 County Road D West – No Public Hearing 

Required  
 

City Planner Streff explained that the applicant owns the property located at 1865 County Road 
D West. The property is zoned R-2 Single & Two Family Residential District and is generally 
positioned north of County Road D West, south of Glen Paul Avenue, east of Prior Avenue 
North and west of Lake Johanna Boulevard. 
 
City Planner Streff stated that the applicant is proposing to construct a new twenty six (26) foot 
by twenty-eight (28) foot or 728 square foot detached accessory structure. As proposed, the new 
structure would replace the deteriorating existing structure that is 400 square feet or twenty (20) 
feet by twenty (20) feet in size. The proposed accessory structure would be placed in the rear yard 
and in the same general location as the existing structure along the east property line. As defined 
by the City Code the existing detached structure is considered to be non-conforming as the 
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structure encroaches five (5) feet into the ten (10) foot accessory structure setback along the east 
property line. 
 
City Planner Streff commented that in this case, the property owner is requesting a variance in 
order to construct a larger accessory structure that would maintain the current five (5) foot 
setback similar to that of the existing structure on the site today. If a variance is approved for this 
project, the applicant would be permitted to encroach five (5) feet into the ten (10) foot side yard 
setback. The applicant has indicated that the façade and roofing materials to be used on the new 
detached accessory structure would match the materials on the existing home. 
 
Site Data 
Land Use Plan:  Low Density Residential 
Existing Land Use:  Single Family Detached Residential 
Zoning:  R-2: Single & Two Family Residential 
Current Lot Sizes:  .2790 Acres (12,155 Square Feet) 
Topography:  Flat 
 
City Planner Streff reviewed the surrounding area, the Plan Evaluation and the Variance 
Evaluation Criteria. 
 
City Planner Streff provided the Findings of Fact for review: 
 
General Findings 
1.  That the property is in the R-2 Single & Two Family Residential Zoning District. 
2.  That the lot is 12,155 square feet in size with approximate dimensions of 65 feet in width 

by 187 feet in depth. 
3.  That the total square footage of the lot meets the requirements in the R-2 Zoning District; 

however, the actual dimensions of the lot do not meet the minimum size requirements. 
4.  That the existing accessory structure is non-conforming because the structure encroaches 

five (5) feet into the required ten (10) foot setback along the east property line. 
5.  That the existing accessory structure on the property would be removed. 
6.  That a variance is required to encroach into the ten (10) foot accessory structure setback. 
7.  That the proposed detached accessory structure/garage would maintain the five (5) foot 

encroachment into the setback along the east property line. All other setbacks for the 
accessory structure meet Code requirements. 

8.  The proposed structure and landscape coverage on the property would be in conformance 
with the lot coverage requirements of the R-2 Zoning District. 

9.  That the proposed accessory structure would not exceed the 15 foot height limit. 
10.  That detached accessory structures are permitted within the R-2 Zoning District. 
11.  That the proposed detached accessory structure is outside of the 100-year flood plain, 

wetlands, and easements. 
 
Variance Findings: 
12.  The proposal is in harmony with the purpose and intent of the Zoning Ordinance as the 

Ordinance generally allows flexibility for unique parcels and situations when impacts to 
surrounding properties are minimized. 

13.  The proposal is consistent with the Arden Hills Comprehensive Plan as it allows the 
reasonable use of residential property. 
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14.  That a detached accessory structure is a permitted accessory use and is reasonable within 
the R-2 Single Family Residential Zoning District. 

15.  The lot is unique in the fact that the lot’s width does not meet the City Code 
requirements. 

16.  The proposed accessory structure would be visible from neighboring properties; however, 
the placement would not be inconsistent in terms of setbacks and lot coverage 
requirements for typical lots in the surrounding neighborhood. The property owner would 
match the materials used for siding and roofing to the single family dwelling, which 
should minimize the impacts on surrounding property owners. 

17.  The proposed accessory structure is unlikely to have negative impacts to the property or 
to the neighborhood as a whole as many properties within the area have accessory 
structures that encroach in the setback requirements. 

18.  The proposed plans and variance request for the construction of a new accessory structure 
does not appear to be based on economic considerations alone. 

 
City Planner Streff stated that the findings of fact for this variance request support a 
recommendation for approval. However, if the Planning Commission chooses to make a 
recommendation for denial, the Findings of Fact would need to be amended to reflect the reasons 
for the denial.  If the Planning Commission recommends approval of this variance, Staff 
recommends the following five (5) conditions: 
 
1.  That the project shall be completed in accordance with the plans submitted as amended 

by the conditions of approval. Any significant changes to these plans, as determined by 
the City Planner, shall require review and approval by the Planning Commission and City 
Council. 

2.  That the accessory structure shall be permitted to encroach five (5) feet into the side yard 
setback along the east property line. 

3.  That the accessory structure shall not exceed fifteen (15) feet in height. 
4.  That a permit for the construction of the accessory structure/garage and a permit for the 

construction of the driveway shall be required. That the structure shall conform to all 
other regulations in the City Code. 

5.  That the exterior façade of the new accessory structure shall match the color and materials 
on the existing single family dwelling on property. The final façade shall be approved by 
the City Planner. 

 
City Planner Streff reviewed the options available to the Planning Commission on this matter: 
 
1.   Recommend Approval with Conditions 
2.  Recommend Approval as Submitted. 
3.  Recommend Denial 
4.  Table 
 
Chair Thompson opened the floor to Commissioner comments. 

 
Commissioner Zimmerman asked if the property met the City’s setbacks when constructed. 
 
City Planner Streff stated it was possible the garage was in conformance when constructed in 
the 1940’s.  However, under the current standards, the garage was a non-conforming structure. 
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Commissioner Zimmerman supported the garage due to the fact it was going to be put back in 
the same place. 
 
Commissioner Bartel questioned if the existing garage would be demolished and removed. 
 
City Planner Streff reported this was the case. 
 
Commissioner Bartel inquired if the garage could be moved five feet further from the property 
line in order to meet the City’s current setback standards. 
 
City Planner Streff explained there was room to move the garage over five feet.  He indicated 
this would impact the lot and would not be as fitting as the current location.  
 
Commissioner Lambeth asked if the exterior color of the garage would match the house. 
 
City Planner Streff stated the finish of the garage would have to match the house. 
 
Commissioner Lambeth believed that the new garage would not alter the streetscape in any way 
given the proposed location of the new garage. 
 
City Planner Streff did not believe the new design would impact the curb appeal of the property 
from the street, but rather would enhance the property. 
 
Brian McCormick, 1865 County Road D West, explained his garage would be the same color as 
the house.   
 
Chair Thompson questioned if he had received any comments or concerns from his neighbors.  
 
Mr. McCormick stated he got along great with his neighbors and he has not received any 
comments or concerns regarding his plans for his garage. 
 
Commissioner Bartel supported the new garage design in the proposed location. 
  
Commissioner Bartel moved and Commissioner Zimmerman seconded a motion to 
recommend approval of Planning Case 16-008 for a variance at 1865 County Road D West 
to permit the accessory structure to encroach five (5) feet into the side yard setback along 
the east property line, based on the findings of fact, the submitted plans, and the five (5) 
conditions in the April 6, 2016, Report to the Planning Commission.  The motion carried 
unanimously (7-0). 
 

C. Planning Case 16-003; Master and Final PUD – 1160 County Road E West – Public 
Hearing  
 

Senior Planner Bachler stated that the property at 1160 County Road E was first developed as a 
seasonal ski and golf shop in the early 1970s. A Site Plan Review was approved in 1992 for the 
Commers Company for building and site modifications to accommodate a new bank user. These 
plans included the removal of a portion of the west side of the building to put in five drive-up 
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lanes under the existing building roof. Today, the 4,500 square foot space that was occupied by 
TCF Bank is vacant and the roof over the drive-up lanes has been removed. American Red Cross 
is the only tenant in the building and occupies approximately 5,000 square feet of space.  
 
Senior Planner Bachler commented that the proposed site modifications are part of a broader 
reinvestment in the property being undertaken by Arden Square in an effort to attract a new 
tenant to the building. In conjunction with the County Road E improvement project completed in 
2015, the property owner agreed to close off two driveways that were replaced with one, 24-foot 
wide driveway. Arden Square also recently completed renovations to the front façade of the 
building. These improvements included the removal the mansard and gable roof on the west side 
of the building, increasing window and brick masonry coverage, and adding awnings and 
decorative lighting. 
 
Senior Planner Bachler explained that the proposed site improvements would modify the 
property’s drive lanes and parking stalls for a more efficient use of space. The existing parking 
area on the north side of the building would be rearranged to include two one-way drive aisles 
and angled parking stalls. One drive-up lane on the west side of the building would be retained 
while the remaining lanes would be removed and replaced with parking stalls. As a result of the 
project, the overall parking lot area would expand by 2,182 square feet and 21 additional parking 
stalls would be constructed. Other site modifications would include a new monument sign, a 
trash enclosure constructed with decorative rock face concrete block, bicycle racks, and updated 
pavement and sidewalk surfaces. Landscaping on the property would be enhanced as well with 
additional tree and perennial plantings at the County Road E entrance driveway and new parking 
lot landscape islands.  
 
Senior Planner Bachler indicated that the project includes an upgrade to the property’s 
stormwater management system. The Rice Creek Watershed District requires properties to 
manage runoff for different types of rainfall events and to provide on-site infiltration and water 
quality treatment. This would be accomplished through a new subsurface infiltration basin. On-
site stormwater management would also be improved with the connection of building roof drains 
to the catch basin at the southeast corner of the property. 
 
Senior Planner Bachler stated that the Special Requirements for the B-2 General Business 
District in Section 1320.085 of the Zoning Code state that Site Plans approved for properties 
before November 24, 2008 will remain in effect, but that the PUD process will be used for any 
future site amendments. In this case, a Master and Final PUD are required for the proposed site 
modifications.  
 
Senior Planner Bachler reported that the PUD process is a tool that provides additional 
flexibility for development that an underlying zoning district would not otherwise allow. For 
example, a PUD may make exceptions to setbacks, lot coverage, parking requirements, signage, 
building materials, or landscaping requirements. It is intended to overcome the limitations of 
zoning regulations and improve the overall design of a project. While the PUD process allows 
the City to negotiate certain aspects of the development, any conditions imposed on the PUD 
must have a rational basis related to the expected impact of the development.  
 
Senior Planner Bachler noted that Arden Square has requested flexibility in two areas through 
the PUD process. First, flexibility would be needed for the proposed landscape lot coverage of 
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14.6 percent where the zoning regulations require a minimum of 20 percent coverage. Secondly, 
the proposed County Road E monument sign would exceed the maximum height and sign copy 
area permitted in Sign District 4.  
  
Site Data 
Land Use Plan:  Community Mixed Use 
Existing Land Use:  Commercial 
Zoning:  B-2: General Business District  
Current Lot Sizes:  48,000 square feet 
Topography:  Relative flat 
 
Senior Planner Bachler reviewed the surrounding area and the Plan Evaluation. 
 
Senior Planner Bachler provided the Findings of Fact for review: 
 
1.  The property at 1160 County Road E West is located in the B-2 - General Business 

Zoning District and in Sign District 4.  
2.  Section 1320.085 of the Zoning Code states that Site Plans approved for properties in the 

B-2 District before November 24, 2008 will remain in effect, but that the PUD process 
will be used for any future site amendments.  

3.  Arden Square, LLC has requested a Master and Final PUD at 1160 County Road E West 
to amend the Site Plan approved for the property in Planning Case 92-016.  

4.  The proposed Master and Final PUD includes expanding and rearranging the property’s 
drive lanes and parking spaces, and installing a new monument sign, trash enclosure, 
bicycle racks, and stormwater management system on the property.  

5.  The City has adopted the Guiding Plan for the B-2 District that outlines future 
development principals for the area.  

6.  The City has adopted Design Standards for the B-2 District within the Zoning Code.  
7.  The proposed Master and Final PUD is in substantial conformance with the requirements 

of the City’s Zoning Code. The applicant has requested flexibility for landscape lot 
coverage of 14.6 percent where the zoning regulations require a minimum of 20 percent 
coverage.  

8.  The proposed Master and Final PUD is in conformance with the Guiding Plan for the B-2 
District.  

9.  The proposed Master and Final PUD is in substantial conformance with the requirements 
of the City’s Sign Code. The applicant has requested flexibility to install a monument 
sign that exceeds the height, sign copy area, and total sign area requirements for Sign 
District 4.  

10.  The proposed Master and Final PUD is in conformance with the City’s Comprehensive 
Plan.  

11.  The PUD process allows for flexibility within the City’s regulations through a negotiated 
process with a developer. Where the plan is not in conformance with the City’s Zoning or 
Sign Code, flexibility has been requested by the applicant and/or conditions have been 
placed on an approval that would mitigate the nonconformity.  

12.  The proposed Master and Final PUD is not anticipated to create a negative impact on the 
immediate area or the community as a whole.  
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Senior Planner Bachler indicated that staff is supportive of the request for flexibility to reduce 
landscape coverage on the property. The applicant has noted that providing additional parking 
stalls on the site will help with marketing the vacant space in the building. Moreover, based on 
the staff analysis, Arden Square is proposing only two additional parking stalls than what would 
be required by the Zoning Code if the tenant space were to be leased to a retail use and American 
Red Cross continues to operate in the building. The increase in impervious coverage would be 
mitigated by the new tree and perennial plantings in and around the parking lot and the upgraded 
stormwater management system, which will improve upon existing conditions.  
 
Senior Planner Bachler explained that staff is not supportive of the proposed monument sign on 
County Road E. There are no site conditions that would necessitate a larger sign for visibility 
reasons and the building includes only two tenants that would need advertising space on the sign. 
Additionally, the City recently adopted new standards for freestanding signs in Sign District 4 
and in order to maintain consistency of signage along the County Road E corridor staff believes 
flexibility should be granted only in unusual circumstances. As a condition of approval, staff is 
recommending that the County Road E monument sign conform to the Sign Code standards. 
 
Senior Planner Bachler stated that based on the submitted plans and findings of fact, staff 
recommends approval of Planning Case 16-003 for a Master and Final PUD at 1160 County 
Road E West. If the Planning Commission votes to recommend approval of Planning Case 15-
016, staff is recommending the following ten (10) conditions of approval:  
 
1.  The project shall be completed in accordance with the submitted plans as amended by the 

conditions of approval. Any significant changes to these plans, as determined by the City 
Planner, shall require review and approval by the Planning Commission and the City 
Council. 

2.  The Developer shall obtain the required development permits within one year of the 
approval date or the approval shall expire, unless extended by the City Council prior to 
the approval’s expiration date. Extension requests must be submitted in writing to the 
City at least 45 days prior to the expiration date.  

3.  A PUD Agreement shall be prepared by the City Attorney and subject to City Council 
approval. The Agreement shall be executed prior to the issuance of any development 
permits.  

4.  The Developer shall submit a financial surety in the amount of 125 percent of the 
estimated costs of landscaping prior to the issuance of any development permits. The 
financial surety shall be in the form of a letter of credit issued by a FDIC-insured 
Minnesota bank. The purpose of the letter of credit is to ensure that landscaping is 
completed in the event that the developer defaults on the Development Agreement. The 
City will hold the letter of credit for two years after the installation of landscaping. The 
letter of credit should not expire during the two-year period.  

5.  The Developer shall provide the City with a copy of the Rice Creek Watershed District 
permit for the project prior to the issuance of any development permits.  

6.  Final grading, drainage, utility, and site plans shall be subject to approval by the City 
Engineer, Building Official, City Planner, and Fire Marshall prior to the issuance of a 
Grading and Erosion Control Permit or other development permits.  

7.  The Developer shall maintain a minimum drive aisle width of twenty (20) feet along the 
west side of the building between the drive-up lane and parking stalls at all times.  
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8.  No certificate of occupancy will be issued or remain in effect for tenant or business space 
using the existing drive-up window on the west side of the building for a fast food 
restaurant use. In the event that the Developer or subsequent owner sells or leases 
building space or otherwise proposes to use the drive-up window on the west side of the 
building for a fast food restaurant use, the Developer or subsequent owner shall submit a 
PUD Amendment application proposing modifications to the Site Plan that provides the 
minimum vehicle stacking spaces required as specified by the City Code, conform to the 
additional minimum requirements included in Section 1325.04 of the City Code, and 
satisfies any conditions of approval imposed by the Council.  

9.  The proposed monument sign on County Road E shall be redesigned so that it conforms 
to the freestanding sign standards for Sign District 4, as defined in Section 1240.02 of the 
City Code.  

10.  A Sign Permit shall be required for the monument sign on County Road E.  
 
Senior Planner Bachler reviewed the options available to the Planning Commission on this 
matter: 
 
1.   Recommend Approval with Conditions 
2.  Recommend Approval without Conditions 
3.  Recommend Denial 
4.  Table 
 
Chair Thompson opened the floor to Commissioner comments. 

 
Commissioner Jones requested further information on the adjustments that were being made to 
the stormwater management system for the site. 
 
Senior Planner Bachler discussed the existing and proposed stormwater management system 
for the site.  It was noted that the new system would better manage stormwater runoff for the 
property.     
 
Commissioner Lambeth commented on the demolition plan for the site.  He recommended the 
grade of the site be watched closely in order for the water to drain properly from the south side of 
the building. 
 
Senior Planner Bachler noted that a separate grading and erosion control permit would be 
required from the City.  This permit would be reviewed and approved by the City Engineer. 
 
Commissioner Lambeth respected staff’s recommendation regarding the monument sign.  
However, he questioned if the location of the monument sign was proper.  He proposed the sign 
be located at the northwest corner of the site. 
 
Senior Planner Bachler recommended that the applicant address the proposed location of the 
monument sign. He noted that the proposed location did conform to the Sign Code requirements 
for monument sign setbacks from the front and side property lines.  
 
Commissioner Jones agreed it would be safer for vehicular traffic to have the sign more 
centrally located. 
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Commissioner Zimmerman expressed concern with the reduction in landscape coverage.  He 
feared the B-2 District vision was not being followed for this property.   
 
Senior Planner Bachler reviewed the landscaping plan in further detail and believed the new 
stormwater management system would be more effective.  He understood the pervious area was 
being reduced, however this was being mitigated by the new trees and perennial plantings 
proposed for the site.   He explained the applicant was requesting flexibility on this point within 
the PUD and staff found the improved stormwater management system to be a positive for the 
property.   
 
Commissioner Gehrig discussed the drive-thru window and asked if the City had specific 
definitions for fast food establishments.  He questioned if this included coffee shops. 
 
Senior Planner Bachler responded that the Zoning Code includes a definition for fast food 
restaurants and that most coffee shops would be classified as a fast food establishment.  
 
Commissioner Jones questioned where the drive-thru would be located. 
 
Senior Planner Bachler reviewed the location of the proposed drive-thru window.  He provided 
further comment on how vehicles would stack at this location.  It was noted the proposed site 
plan could not accommodate the required number of vehicle stacking spaces for a fast food 
restaurant drive-thru.  He added that staff recommended a condition of approval that an 
amendment to the PUD be required if Arden Square leases or sells the space to a fast food 
restaurant establishment that would use the drive-thru.  
 
Chair Thompson requested the applicant come forward to address questions from the Planning 
Commission. 
 
Andrew Commers, Commers Company, introduced himself to the Commission noting that his 
father owned the building. 
 
Kathy Anderson, President of Architectural Consortium, explained she was the architect for the 
project. 
 
Chair Thompson requested further information from the applicants regarding the proposed 
stormwater system. 
 
Ms. Anderson explained that the stormwater runoff was currently running through the parking 
lot without treatment.  She indicated the new plan for the site would be to have the runoff treated 
underground before it is released into the City’s system.  She provided further comment on how 
the underground chamber treatment system would work.  She discussed how traffic would 
circulate through the site.  She commented that the improvements being made to the site were 
being done to attract high quality tenants.  Ms. Anderson believed the monument sign should be 
located on the east end of the property at the requested height in order to properly meet the needs 
of the future tenants and to have visibility from Lexington Avenue.  
 
Commissioner Lambeth asked if the sign would be illuminated. 
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Ms. Anderson stated this was the case.  
 
Chair Thompson opened the public hearing at 7:48 p.m. 

 
Chair Thompson invited anyone for or against the application to come forward and make 
comment. 

 
There being no additional comment Chair Thompson closed the public hearing at 7:49 p.m. 
 
Commissioner Bartel questioned how much water would be held in the underground retention 
system. 
 
Senior Planner Bachler was uncertain as to the specific size of the system.  He understood that 
the Rice Creek Watershed District would require the property to put in place a system that will 
allow for the proper treatment of water runoff for a range of rain events.  The City Engineer did 
not have any concerns with the design of the system.   
 
Commissioner Jones stated he was not comfortable with the size of the sign or the proposed 
location. 
 
Commissioner Neururer agreed. 
 
Chair Thompson appreciated the explanation from the applicant as to why the sign was located 
on the eastern corner.  However, she agreed the proposed location was confusing. 
 
Senior Planner Bachler suggested that the Planning Commission could direct staff to work with 
the applicant on the monument sign location prior to the item being reviewed by the City 
Council. 
 
Chair Thompson explained her concern with the sign placement was due to the traffic patterns 
along County Road E.    
 
Ms. Anderson indicated she has been working in retail architecture for the past 28 years.  She 
commented that pylon or monument signs have not been used as entry or directional signs, but 
rather are used for advertising purposes.   
 
Commissioner Lambeth discussed how the proposed monument sign location would be 
confusing to passing traffic.   
 
Ms. Anderson stated the feedback she has received from the market was that there was more 
value in being visible from the intersection at Lexington Avenue than placing the monument sign 
at the property entrance. 
 
Commissioner Neururer explained that he drove this thoroughfare daily.  He expressed concern 
with how traffic entering and exiting the site would impede traffic.   
 
Chair Thompson recommended staff work with the applicant on the monument sign placement 
prior to this item being reviewed by the City Council. 
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Senior Planner Bachler reported that the Sign Code does allow for a smaller non-commercial 
auxiliary sign to be placed at the entrance to the site.  He reviewed the location on the site plan 
where this auxiliary sign could be placed. 
 
Commissioner Bartel questioned if the Planning Commission had jurisdiction over sign 
placement. 
 
Senior Planner Bachler stated that sign placement and setback requirements were included in 
the Sign Code. However, because the applicant has requested a PUD for the property the City is 
able to negotiate certain aspects of the development as long as there is a rational basis for the 
imposed conditions.  
 
Commissioner Zimmerman indicated he would not be supporting this Planning Case due to the 
reduction in landscape coverage.  He did not consider the upgraded stormwater management 
system to be a fair trade for the reduction in landscaping. 
 
Chair Thompson appreciated this comment.  However, she stated there was no place for the 
water to be treated and explained the underground treatment system was the best option for the 
site.  She understood there were challenges when updating these commercial properties in order 
to meet the City’s parking and water runoff requirements.  She supported the proposed traffic 
flow through the site and believed the property was balanced.  She recommended a more detailed 
letter from the City Engineer or the Rice Creek Watershed District regarding the stormwater 
plans be included for the City Council.   
 
Commissioner Bartel supported this suggestion.  He understood Commissioner Zimmerman’s 
concerns but wanted to see the site improved to manage the water runoff from its current 
situation.   
 
Commissioner Jones did not want to give up grass and trees either, but knew the proposed 
system was the best option for the property.  His biggest concern for the site was the location of 
the monument sign. 
 
Commissioner Neururer asked if the sign setbacks took into account the larger size of the sign.   
 
Senior Planner Bachler commented that the setback requirements applied to all free standing 
signs and do not take into account the size of the sign.  
 
Commissioner Neururer supported the underground treatment and management of the water 
runoff for this property. 
 
Mayor Grant discussed the stormwater management system being used at Cub Foods.  He 
requested the Planning Commission be clear about their concerns regarding the monument sign 
due to the fact this was a PUD.   
 
Commissioner Bartel recommended the City Council evaluate the monument sign location 
given the fact the City was willing to be lenient on the sign size. 
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Chair Thompson reviewed the proposed conditions from staff in detail with the Commission.  
She noted Condition 5 required the applicant to have the correct permits from the Rice Creek 
Watershed District.  She noted that Condition 9 addresses the monument sign.  She suggested 
this condition be amended to require the sign to meet the permitted requirements and that the 
sign placement be worked on by staff. 
 
Commissioner Lambeth moved and Commissioner Bartel seconded a motion to recommend 
approval of Planning Case 16-003 for a Master and Final PUD at 1160 County Road E 
West, based on the findings of fact and submitted plans, as amended by the ten (10) 
conditions in the April 6, 2016, Report to the Planning Commission. 
 
Commissioner Bartel questioned if the Commission should add Condition 11 regarding the sign 
placement or reword Condition 9. 
 
Senior Planner Bachler recommended Condition 9 be restated versus Condition 11 being 
added.  He understood staff was to work with the applicant to look at the proposed monument 
sign and evaluate other locations for the sign.  He indicated the Planning Commission would 
consider supporting a larger sign if the proper location for the sign was found. 
 
Commissioner Lambeth accepted this friendly amendment to his motion. 
 
Commissioner Bartel also accepted this friendly amendment to the motion. 
 
Chair Thompson appreciated all of the work that has been done by the applicant on this 
building. 
 
Commissioner Bartel agreed and looked forward to having this building improved.   
 
The motion carried 6-1 (Zimmerman opposed). 
 

D. Planning Case 16-009; Zoning Code Amendment – Mixed Business and Mixed 
Residential Districts – Public Hearing  
 

Senior Planner Bachler reported that in June of 2010, the City approved the creation of two 
new zoning districts for the 427-acre TCAAP property: Mixed Residential District and Mixed 
Business District. The purpose of the new regulations was to define a process for creating a 
master plan for the Mixed Residential and Mixed Business Districts on TCAAP, establish 
minimum design standards for future development, and ensure consistency between the Zoning 
Code and the 2030 Comprehensive Plan. Additionally, these regulations were meant to inform 
potential developers of the City’s vision for the TCAAP site.  
 
Senior Planner Bachler stated that the City adopted the TCAAP Master Plan in July of 2015. 
The approval of the Master Plan included the adoption of the TCAAP Redevelopment Code 
(TRC) as Section 1380 of the Zoning Code and the rezoning of the TCAAP property based on 
the zoning designations in the TRC Regulating Plan. This action replaced the previous zoning of 
the site as Mixed Residential and Mixed Business. 
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Senior Planner Bachler explained that the purpose of the proposed amendments is to remove all 
references in the Zoning Code related to the Mixed Residential and Mixed Business Districts. 
These zoning districts were created as a “placeholder” for the TCAAP property until a master 
redevelopment plan was approved by the City. No other properties in the City are currently zoned 
Mixed Residential or Mixed Business.  
 
Senior Planner Bachler provided an outline of the proposed amendments:  
 
Section 1320.02 – Designation of Zoning Districts  
This section includes a list of the zoning districts the City is divided into for the purpose of the 
City Code. The proposed amendment would remove Mixed Residential and Mixed Business 
Districts from the zoning district list.  
 
Section 1320.04 – Purpose of Districts  
All zoning districts include a purpose statement that provides the rationale for creating the 
district. Subdivision 16 (Mixed Residential District) and Subdivision 17 (Mixed Business 
District) would be removed in their entirety from this section.  
 
Section 1320.05 – Land Use Chart  
The land use chart lists the permitted and conditional uses in all zoning districts. The proposed 
amendment would remove Mixed Residential and Mixed Business Districts from the chart. 
 
Section 1320.06 – District Requirements Chart  
The district requirement chart lists the basic requirements for the development of a lot, such as 
minimum lot area, setbacks, and lot coverage. The proposed amendment would remove Mixed 
Residential and Mixed Business Districts from the chart.  
 
Section 1320.135 – Special Requirements of the Mixed Residential and Mixed Business Districts  
Some zoning districts have additional special requirements for development that need to be met. 
Section 1320.135 includes the required Planned Unit Development (PUD) process and master 
plan components for the Mixed Residential and Mixed Business Districts. This section will be 
removed in its entirety. 
 
Senior Planner Bachler provided the Findings of Fact for review: 
 
1.  The City Council approved the TCAAP Master Plan on July 13, 2015, which included the 

adoption of the TCAAP Redevelopment Code (TRC) as Section 1380 of the Zoning Code 
and the rezoning of the 427-acre TCAAP property based on the zoning designations in 
the TRC Regulating Plan. 

2.  The adoption of the TRC and the rezoning of the TCAAP property based on the TRC 
Regulating Plan replaced the previous zoning of the 427-acre site as Mixed Business 
District and Mixed Residential District.  

3.  The proposed Zoning Code amendments would remove all references in the Zoning Code 
to the Mixed Residential and Mixed Business Districts as these districts were created as a 
“placeholder” for the TCAAP property until a Master Plan was approved by the City.  

4.  The proposed Zoning Code amendments would not have an effect on any properties in the 
City as there are currently no properties zoned Mixed Residential or Mixed Business.  
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5.  The proposed Zoning Code amendments are in conformance with the 2030 
Comprehensive Plan.  

6.  The proposed amendments will create greater consistency between the Zoning Code and 
the 2030 Comprehensive Plan.  

 
Senior Planner Bachler stated that staff recommends approval of Planning Case 16-009 to 
amend Sections 1320.02, 1320.04, 1320.05, 1320.06, and 1320.135 of the Zoning Code in order 
to remove references to the previous classification of the 427-acre TCAAP property as Mixed 
Residential District and Mixed Business District, as presented in the April 6, 2016, Report to the 
Planning Commission 
 
Senior Planner Bachler reviewed the options available to the Planning Commission on this 
matter: 
 
1.   Recommend Approval as Submitted. 
2.  Recommend Approval with Changes. 
3.  Recommend Denial 
4.  Table 
 
Chair Thompson opened the floor to Commissioner comments. 

 
Commissioner Lambeth understood that the Comprehensive Plan was in conformance with the 
Met Council. 
 
Senior Planner Bachler reported this was the case, noting the 2030 Comprehensive Plan was 
approved in 2009.  
 
Commissioner Lambeth questioned why the City was proposing to make this zoning 
amendment at this time. 
 
Senior Planner Bachler discussed the approval of the TCAAP Master Plan and 2030 
Comprehensive Plan Amendment.  He noted that the amendment was being proposed because 
the TCAAP property had been rezoned based on the TRC Regulating Plan.  He explained the 
Mixed Business and Mixed Residential zoning districts no longer apply to TCAAP.  
 
Commissioner Lambeth inquired how the proposed zoning change would impact the proposals 
received from the four master developers. 
 
Senior Planner Bachler commented that the proposed amendment would have no effect on the 
master developer selection process. 
 
Chair Thompson opened the public hearing at 8:32 p.m. 

 
Chair Thompson invited anyone for or against the application to come forward and make 
comment. 

 
There being no additional comment Chair Thompson closed the public hearing at 8:33 p.m. 
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Commissioner Bartel moved and Commissioner Zimmerman seconded a motion to 
recommend approval of Planning Case 16-009 to amend Sections 1320.02, 1320.04, 1320.05, 
1320.06, and 1320.135 of the Zoning Code, as presented in the April 6, 2016, Report to the 
Planning Commission.  The motion carried unanimously (7-0). 
  
UNFINISHED AND NEW BUSINESS 
 
None. 
 
REPORTS 
 
A. Report from the City Council 
 
Mayor Grant updated the Planning Commission on City Council activities from the March 21, 
2016, City Council Work Session stating the City Council discussed the process for pursuing 
organized collection of solid waste on the TCAAP property with the City Attorney. This item is 
included on the Planning Commission’s 2016 Work Plan. The City Council directed staff to 
collect information on the expected staff time required to proceed with organized collection on 
TCAAP and report back at a future City Council Work Session.  
 
Mayor Grant stated that at the March 28, 2016, City Council Regular Meeting the City Council 
approved Planning Case 15-021 to amend Section 1305.04 and Section 1325.02 of the Zoning 
Code pertaining to new regulations on outdoor display and sales for commercial properties. The 
City Council also approved Planning Case 16-001 to rezone portions of the Arden Hills Army 
Training Site (AHATS) property as Conservation District, Parks and Open Space District, and 
Civic Center District. Both of these cases were reviewed by the Planning Commission at their 
regular meeting on March 9, 2016, and received unanimous recommendations for approval.   
 
Mayor Grant reported that the City Council approved a PUD Amendment for the Red Fox 
Business Center at 1235 Red Fox Road for changes to the façade on Building 1. During the 
construction of the building a section of windows and façade enhancements were omitted to 
accommodate electric and gas utility meters on the outside of the building. Roberts Management 
Group will mitigate the façade changes by providing additional landscaping to screen the affected 
area.  
 
Mayor Grant indicated that the City Council approved Planning Case 16-005 for a variance at 
3382 Lake Johanna Boulevard. Approval of the variance will allow the property owners to 
construct an entryway between the garage and house and a second floor addition above the 
garage. This case was reviewed by the Planning Commission at their regular meeting on March 
9, 2016, and received a unanimous recommendation for approval. 
 
B. TCAAP Update 
 
Mayor Grant reported that responses to the Solicitation for Master Developer were received on 
Wednesday, March 9, 2016. Four proposals were received representing partnerships as follows:  
 

• Alatus, LLC  
• Kraus-Anderson and Elion Partners  
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• Opus Development Company, LLC and Pulte Homes  
• Ryan Companies and Lennar Corporation  

 
Mayor Grant indicated that the JDA is scheduled to choose a master developer at its regular 
meeting on May 2, 2016. Staff is working to schedule special JDA meetings in late April for 
developer interviews and deliberation. Once scheduled, special meeting dates and agenda 
information will be posted on the City website. 
 
Chair Thompson asked if the interviews would be public or private. 
 
Mayor Grant anticipated these interviews would be private.  He noted that the JDA meeting on 
Monday, May 2nd would be public. 
 
C. Planning Commission Comments and Requests 
 
Commissioner Zimmerman went on record stating he supported organized collection 
throughout all of Arden Hills.   
 
Chair Thompson encouraged the public to participate in the Friends of the Park tree sale going 
on now through Friday, April 22.   
 
D.   Staff Comments 
 
City Planner Streff encouraged the Planning Commissioners to contact staff if they were going 
to be unable to attend a future meeting.   
 
ADJOURN 
 
Commissioner Jones moved, seconded by Commissioner Zimmerman to adjourn the April 
6, 2016, Planning Commission Meeting at 8:37 p.m.  The motion carried unanimously (7-0). 
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MEMORANDUM 

 

DATE: June 8, 2016                                        PC Agenda Item   3.A 
                                
TO: Planning Commission 
 
FROM: Matthew Bachler, Senior Planner 
 
SUBJECT: Planning Case #16-015 – No Public Hearing Required 
 Applicant:  Steve and Jennifer Jytyla 
 Property Location: 1494 Keithson Drive 
 Request: Variance  

 
 
Requested Action 
 
The applicants have requested a rear yard setback variance in order to construct a three-season 
porch addition that would encroach 3 feet – 6 inches into the required 30-foot rear setback.  
 
 
Background 
 
The property 1494 Keithson Drive was developed by Pulte Homes as part of the Fox Ridge 
subdivision approved by the City in 2011. The lot area measures 32,736 square feet, however, a 
wetland area covers a large portion of the lot and limits the area that can be developed. As part of 
the Fox Ridge subdivision approval, Pulte was required to dedicate a drainage and utility 
easement that covers the wetland and a five-foot buffer along the wetland’s edge. The City Code 
restricts the placement of any structures within a drainage and utility easement. The property also 
includes a public walking path that traverses the lot on the south side of the existing house 
connecting Keithson Drive to the north-south City trail that runs between the Fox Ridge 
subdivision and the townhomes to the east. A trail easement across the walking path was 
dedicated on the Fox Ridge plat.   
 
Due to the environmental constraints on the property, the existing house was placed in the far 
northeastern corner of the lot close to the 30-foot rear yard and 10-foot north side yard setback 
lines. The dwelling also required a setback of approximately 73 feet from the front property line 
to avoid the drainage and utility easement and conform to structure setback requirements. In 
comparison, most of the homes in the Fox Ridge subdivision as well as those on Keithson Drive 
to the north of the subject property are setback approximately 40 feet from the front property 
line.  
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1. Overview of Request 
 
The applicants have requested a rear yard setback variance in order to construct a 216 square foot 
three-season porch and a 211 square foot deck addition to their house. Both the porch and deck 
would be constructed on the rear side of the house with the deck being accessed through the new 
porch addition. In this case, a variance is only needed for the porch addition as the deck 
encroachment in the rear yard setback is allowed under the permitted encroachment provisions in 
Section 1325.03, Subd. 2 of the Zoning Code. The porch addition would encroach 3 feet – 6 
inches into the required 30-foot rear yard setback, creating a setback of 26 feet – 6 inches from 
the rear property line. No other variances from the Zoning Code are needed for this project and 
the property would otherwise be incompliance with all aspects of the Zoning Code.  
 
The applicants have submitted a letter addressing the variance criteria along with photographs of 
the site (Attachment A). A site plan of the property and construction plans for the proposed 
addition have also been provided (Attachments C and D).  
 
2. Site Data 

Future Land Use Plan: Very Low Density Residential 
Existing Land Use: Single Family Detached Residential 
Zoning: R-1: Single Family Residential 
Lot Size: .75 Acres  (32,736 square feet) 
Topography: Relatively flat 

 
3. Surrounding Area 

Direction Future Land Use Plan Zoning Existing Land Use 

North Low Density Residential R-1: Single Family Residential Single Family Detached Residential 

South Very Low Density 
Residential R-1: Single Family Residential Single Family Detached Residential 

East Medium Density 
Residential 

R-3: Townhouse & Low Density 
Multiple Dwelling District Single Family Attached Residential 

West Very Low Density 
Residential R-1: Single Family Residential Single Family Detached Residential 

 
 
Plan Evaluation 
 
1. R-1 Regulations, Existing Conditions, and Proposed Addition 
 
A. Lot Size & Dimensions – Conforming  

 
The survey indicates that the lot is 32,736 square feet in size. The width of the lot is 
approximately 140 feet and the depth is approximately 178 feet. 
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B. Structure Setback – Variance Required 
 
The existing dwelling is in conformance with 
the R-1 District setback requirements. A 
variance is needed in this case to allow for the 
proposed three-season porch to encroach 3 feet 
– 6inches into the required 30-foot rear yard 
setback, creating a setback of 26 feet – 6 inches. 
The porch would extend 12 feet from the rear 
side of the house and measure 18 feet in width 
for a total area of 216 square feet. The porch 
includes a gas fireplace on the east side of the 
structure and the cantilevered area for the 
fireplace would extend 6 inches closer to the 
rear property line.  
 
The proposed project would include a deck that 
would wrap around the southern side of the 
house and be accessed through the new porch 
addition. The deck would measure approximately 10 feet by 20 feet with a total area of 211 
square feet. While the deck would be constructed in line with the eastern side of the porch, a rear 
yard setback variance would not be required for the deck portion of the project. Section 1325.03, 
Subd. 2 (A) of the Zoning Code allows for certain parts of principal structures, including decks, 
to extend into required setback areas. In the R-1 District, decks may extend six feet into the rear 
yard setback but cannot be less than six feet from the lot line. The applicants would be allowed 
to construct a deck up to 24 feet from the rear property line. As proposed, the deck would be 
setback 27 feet from this lot line.   
 
C. Structure Height – Conforming  
 
The existing dwelling is 35 feet in height, which is the maximum height permitted in the R-1 
District. The proposed porch addition would be elevated above grade and constructed at the main 
level of the dwelling. The height of the porch addition would be less than the height of the 
existing house.  
 
D. Lot Coverage – Conforming 
 
The property is currently in conformance with the structure and landscape coverage requirements 
for the R-1 District. The proposed addition would increase structure coverage by a total of 427 
square feet to 7.69 percent of the lot area. Landscape coverage would be reduced to 87.58 
percent. Properties in the R-1 District are permitted up to 25 percent structure coverage and must 
maintain a minimum landscape lot area of 65 percent.  
 
 

Applicable R-1 Lot Requirements 
1.  Minimum Lot Area (sf.) 14,000 

2. Minimum Lot Size (ft., width/depth) 95/130 
3. Height (ft.) 35 
4.  Floor Area Ratio (FAR) 0.3 
5. Lot Covered by Structure 25% 
6. Minimum Landscape Lot Area 65% 

7. Minimum Building Setbacks (ft)  
Front Yard 40 
Rear Yard (Principle) 30 
Rear Yard (Accessory) 10 
Side Yard Interior - Principal 
(Minimum/total both yards on lot) 10/25 
Side Yard Interior - Accessory 10 
Side Yard Corner 40 
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Lot Coverage Existing Proposed 
R-1 Regulations 

  Square Feet Percent Square Feet Percent 

Dwelling 1,365.5 4.17% 1,581.5 4.83%   

Garage 725.5 2.22% 725.5 2.22%  
Decks - - 211 0.64%  

Total Structure 2,091 6.39% 2,518 7.69% Maximum of 25% 

Driveway 1,500 4.58% 1,500 4.58%   

Walkways 50 0.15% 50 0.15%  

Total Impervious 
Coverage 3,641 11.12% 4,068 12.42% Maximum of 35% 

Landscape Area 29,095 88.88% 28,668 87.58% Minimum of 65% 
Lot Size 32,736   32,736   14,000 s.f. 

 
E. Floor Area Ratio – Conforming 
 
The floor area ratio (FAR) is calculated by dividing the gross square footage of the dwelling by 
the lot area. In the R-1 District, the maximum FAR permitted is 0.3. The existing dwelling has a 
total floor area of 4,250.4 square feet for an FAR of 0.13. The proposed porch addition would 
increase total floor area by 216 square feet for a new FAR of 0.14. Decks are not counted 
towards the gross square footage of a dwelling.   
 
F. Tree Preservation  
 
The proposed project is not expected to impact any significant trees on the property. If any 
significant trees are removed as a result of the project, mitigation may be required.  

 
 
2. Flood Plain, Wetlands, and Easements 
 
The proposed addition is outside of any flood plains, wetlands, or easements. 

 
 

3. Additional Review 
 
Building Official  
The Building Official has reviewed the plans and has no additional comments at this time. A 
building permit will be required prior to any construction taking place. 
 
City Engineer  
The City Engineer has reviewed the plans and has no additional comments at this time.  
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Rice Creek Watershed District  
The Rice Creek Watershed District has reviewed the plans and determined that a permit is not 
required for the project.   
 
 
Variance Evaluation Criteria 

 
On May 5, 2011, the Governor signed into law new variance legislation that changed the review 
criteria cities must use when evaluating variance requests. The new law renames the municipal 
variance standard from “undue hardship” to “practical difficulties,” but otherwise retains the 
familiar three-factor test of (1) reasonableness, (2) uniqueness, and (3) essential character. Also 
included is a sentence new to city variance authority that was already in the county statutes: 
“Variances shall only be permitted when they are in harmony with the general purposes and 
intent of the ordinance and when the terms of the variance are consistent with the comprehensive 
plan.” 
 
Therefore, in evaluating variance requests under the new law, in order to find a practical 
difficulty, cities should adopt findings addressing the following questions: 

• Is the variance in harmony with the purposes and intent of the ordinance? 
• Is the variance consistent with the comprehensive plan? 
• Does the proposal put property to use in a reasonable manner? 
• Are there unique circumstances to the property not created by the landowner? 
• Will the variance, if granted, alter the essential character of the locality? 

 
As was the case before the new legislation took effect, economic considerations alone cannot 
constitute a practical difficulty. Furthermore, the new law clarifies that conditions may be 
imposed on granting of variances if those conditions are directly related to and bear a rough 
proportionality to the impact created by the variance. 
 
 
Findings of Fact 

 
Staff offers the following findings of fact for review: 
 
General Findings: 

1. The property at 1494 Keithson Drive is located in the R-1 Single Family Residential 
Zoning District.  

2. The lot is in conformance with the minimum lot size and dimensions for the R-1 District.  
3. The existing conditions on the property are in conformance with the setback and structure 

and lot coverage requirements for properties in the R-1 District.  
4. The proposed porch addition would encroach 3 feet – 6 inches into the rear yard setback 

creating a setback of 26 feet – 6inches from the rear property line. The minimum rear 
yard setback in the R-1 District is 30 feet. The proposed porch addition would meet all 
other setback requirements for the R-1 District.  
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5. The proposed deck is in conformance with the Zoning Code as Section 1325.03, Subd. 2 
(A) permits decks to extend six feet into the rear yard setback as long as the 
encroachment is not closer than six feet from the rear lot line. The proposed deck would 
be setback 26 feet – 6 inches from the rear property line.  

6. All other aspects of the proposed porch and deck addition are in conformance with the 
Zoning Code requirements for the R-1 District. 

7. The proposed addition would not encroach on any flood plains, wetlands, or easements.  
8. The proposed addition is not expected to impact any significant trees on the property.  

 
Variance Findings: 

9. The variance would be in harmony with the purpose and intent of the City’s Code 
because the impact of the addition on adjacent properties would be mitigated by the 
location of the addition at the rear of the house, the elevation change between the subject 
property and the adjacent property to the east, and the presence of several large trees 
along the rear property line that provide screening.  

10. The variance would be consistent with the City’s Comprehensive Plan because it meets 
the City’s housing goal of encouraging property investment that complements and 
enhances the character of the City’s established neighborhoods.  

11. The proposed porch addition is a reasonable use of the property that would not be 
allowed under the rules of the Zoning Code without the requested variance.  

12. The property is unique because of the wetland area that covers a large portion of the site. 
A drainage and utility easement covers the wetland area and a 5-foot buffer along the 
wetland’s edge, limiting where additions to the home can be constructed. The unique 
characteristics of the property were not created by the property owners.  

13. The proposed addition would not alter the essential character of the neighborhood 
because it would result in a structure that is consistent and compatible with other 
construction in the area. 

14. The requested variance does not appear to be based on economic considerations alone. 
 
 
Recommendation 
 
The findings of fact for this variance request support a recommendation for approval. If the 
Planning Commission chooses to make a recommendation for denial, the Findings of Fact would 
need to be amended to reflect the reasons for the denial. If the Planning Commission 
recommends approval of this variance, staff recommends the following five conditions: 
  

1. The project shall be completed in accordance with the plans submitted as amended by 
the conditions of approval. Any significant changes to these plans, as determined by 
the City Planner, shall require review and approval by the Planning Commission and 
City Council. 

2. A building permit shall be required prior to commencement of construction.  
3. The porch addition shall match the color and architectural style of the rest of the 

principal structure.  
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4. An encroachment of 3 feet – 6 inches shall be permitted for the porch addition into 
the 30-foot rear setback requirement. This will result in a setback of 26 feet – 6 inches 
from the rear property line.  

5. The structure shall conform to all other regulations in the City Code.  
 
 
Proposed Motion Language 
 
1. Recommend Approval with Conditions:  Motion to recommend approval of Planning Case 

16-015 for a rear yard setback variance at 1494 Keithson Drive, based on the findings of fact 
and submitted plans, as amended by the five conditions in the June 8, 2016, Report to the 
Planning Commission. 

   
2. Recommend Approval as Submitted:  Motion to recommend approval of Planning Case 16-

015 for a rear yard setback variance at 1494 Keithson Drive, based on the findings of fact and 
submitted plans in the June 8, 2016, Report to the Planning Commission. 
 

3. Recommend Denial:  Motion to recommend denial of Planning Case 16-015 for a rear yard 
setback variance at 1494 Keithson Drive based on the following findings of fact: findings to 
deny should specifically reference the reasons for denial and why those reasons cannot be 
mitigated. 

 
4. Table:  Motion to table Planning Case 16-015 for a rear yard setback variance at 1494 

Keithson Drive: a specific reason and/or information request should be included with a 
motion to table.  

 
 
Notice 
 
Although a variance does not require a public hearing, a public meeting notice was prepared by 
the City and mailed to properties within 350 feet of the subject property. 
 
 
Public Comments 
 
The City received a phone call from the resident at 1474 Arden View Drive who stated their 
opposition to the variance request. The resident expressed concerns about the setback distance of 
the proposed addition from the adjacent townhomes and from the public walking path on the 
applicant’s property.  
 
The City received an email from the residents at 1477 Arden View Drive stating their opposition 
to the variance request. A copy of the email is provided in Attachment F. 
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Deadline for Agency Actions 
 
The City of Arden Hills received the completed application for this request on May 26, 2016.  
Pursuant to Minnesota State Statute, the City must act on this request by July 25, 2016 (60 days), 
unless the City provides the petitioner with written reasons for an additional 60-day review 
period.  The City may extend the review period beyond the 120 days, with the applicant’s 
permission. 
 
 
Attachments 
 

A. Land Use Application, Variance Request Letter, and Site Photographs  
B. Location and Aerial Maps  
C. Property Survey 
D. Proposed Site Plan  
E. Proposed Building Plans and Elevations  
F. Public Comments 
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From: pjlenke@comcast.net
To: Matthew Bachler
Subject: PC 16-015
Date: Wednesday, June 01, 2016 6:07:02 PM

Re: Variance
       1494 Keithson Drive
       Arden Hills, MN 55112

We reside at 1477 Arden View Drive and have lived at this address for 33 years. We strongly oppose the granting of
 the above-described variance. We have watched the encroachment, the deterioration of the wetlands, the intrusion
 of "gardens" into the wetlands, loss of trees, blocking of views due to the recent building of homes and believe
 allowing further encroachment by building porches, decks, swimming pools, or any other additions to the existing
 homes should be denied. Folks that build large homes on small lots need to be respectful of their existing neighbors.

John and Peggy Lenke
1477 Arden View Drive
Arden Hills, MN 55112

Sent from my iPad

mailto:pjlenke@comcast.net
mailto:MBachler@cityofardenhills.org
matthew.bachler
Rectangle

matthew.bachler
Text Box
Attachment F
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MEMORANDUM 

 

DATE: June 8, 2016               PC Agenda Item     3.B 
                                
TO: Planning Commission 
 
FROM: Ryan Streff, City Planner 
   
SUBJECT: Planning Case # 16-013 – Public Hearing Required 
 Applicant: Mounds View High School 
 Property Address: 1900 Lake Valentine Road 
 Request: Conditional Use Permit (CUP) Amendment and Variance 
 
 
 
Requested Action 
 
The applicant has requested a Conditional Use Permit (CUP) Amendment and Variance in order 
to install a new scoreboard, press box, and storage building on the Mounds View High School 
Athletic Field complex located at 1900 Lake Valentine Road.  The Variance in this case, is being 
requested to allow the scoreboard and press box to exceed fifteen (15) feet in height.  
 
 
Background 
 
Mounds View High School currently operates under a Conditional Use Permit (CUP) that was 
approved in 1978.  Any modification to the original CUP requires that a CUP amendment be 
processed.  The original CUP has been amended from time-to-time as the school and campus 
have expanded over the past years.  In this case, the School District is requesting an amendment 
to the existing CUP in order to replace the existing scoreboard and press box at the football 
stadium and to construct a new storage building adjacent to the baseball field.  A variance is also 
required in this planning case in order for the scoreboard and press box to exceed fifteen (15) 
feet in height.  The site plan that depicts the proposed improvement to the athletic field can be 
reviewed in Attachment B.   
 
Mounds View High School is located in the R-1 Single Family Residential Zoning District, 
which permits schools as a conditional use, however, any additions to the campus, or 
amendments to the original CUP must still meet the requirements of the underlying zoning 
district.   
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The applicant has submitted a project narrative (Attachment A), site plan (Attachment B), 
community notice letter (Attachment C), scoreboard plans (Attachments D, E & F), press box 
plans (Attachment G), and accessory building plans (Attachment H). 
 
 
1. Overview of Request: 
 

The Mounds View School District is proposing Conditional Use Permit (CUP) Amendment 
and Variance in order make the following improvement to the athletic field complex at their 
property located at 1900 Lake Valentine Road. 
  
1) Scoreboard – Replace the existing scoreboard that was installed in the 1980s with a new 

scoreboard from Daktronics.  The existing scoreboard is approximately 11-feet in height 
by 25-feet in width, or 275 square feet in size.  The proposed scoreboard to be installed is 
12-feet 11-inches in height by 23-feet 11-inches in width, or approximately 309 square 
feet in size.  Both the existing scoreboard and the proposed scoreboard are elevated on 
posts that are 10-feet above grade.  The new scoreboard would be positioned in the same 
location as the existing scoreboard. 
 
Accessory structures are permitted to be up to fifteen (15) feet in height in the R-1 
Zoning District.  In this case, the scoreboard is considered an accessory structure and the 
new scoreboard is being proposed at a total height above grade at 22-feet 11-inches.  In 
order for the new scoreboard to be constructed a Variance along with the CUP is 
required.     
 

 Height Width Total 
Square 

Feet 

Distance 
Above Grade 

Total Height 

Existing Scoreboard 11’ 25’ 275 10’ 21’ 
Proposed Scoreboard 12’ 11” 23’ 11” 309 10’ 22’ 11” 

   
 

2) Press Box – Replace the existing press box located on the “home side” of the football 
stadium and positioned above the bleachers.  The new press box would be 9-feet by 54-
feet, or 486 square feet in size.  The existing press pox is approximately 9-feet by 30-feet, 
or 270 square feet in size.   

 
Accessory structures are permitted to be up to fifteen (15) feet in height in the R-1 
Zoning District.  The press box is considered an accessory structure and is being 
proposed at a total height of 19- feet 4-inches above the grade from the back of the 
bleachers or 33-feet 4-inches above the grade of the playing field. 

 
 Height Length Width Total Total Height Total 
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Square 
Feet 

Behind 
Bleachers 

From Grade 

Height 
Above 

Grade of 
Field 

Existing Press Box 9’ 4” 30’ 9’ 270 19’ 4” 33’ 4” 
Proposed Press Box 9’ 4” 54’ 9’ 486 19’ 4” 33’ 4” 

 
3) Accessory Storage Building – Construct a new 20-foot by 20-foot (400 sq. ft.) accessory 

storage building adjacent to the west side of the baseball field near batting cages on the 
west side of the field.  

 
Accessory structures are permitted to be up to fifteen (15) feet in height in the R-1 
Zoning District.  The new accessory structure would be 10-feet in height and comparable 
in design and the materials used on other structures within the athletic field complex.  
The exterior finish of the structure would largely consist of rock faced block to match the 
block that was used to construct the dugouts.  The structure would have one (1) service 
door entrance installed along with two (2) 10-foot wide by 8-foot height overhead doors.    
 

 Height Length Width Total Square 
Feet 

Zoning Code 15’ -- -- -- 
Proposed Structure  10’ 20’ 20’ 400 

 

2. Surrounding Area: 
Direction Future Land Use Plan Zoning Existing Land Use 

North Low Density Residential /              
Public and Institutional R-1 Single Family Residential Light Industrial /  

Public and Institutional 

South Low Density Residential /                 
Park & Open Space 

R-1 Single Family Residential /  
Parks & Open Space 

Single Family Residential /  
Park & Open Space 

East  Low Density Residential R-1 Single Family Residential Single Family Residential 

West Park & Open Space R-1: Single Family Residential / 
Parks & Open Space Park & Open Space 

 
3.   Site Data: 

Future Land Use Plan: Public and Institutional 

Existing Land Use: Public and Institutional 

Zoning: R-1: Single Family Residential 

Size: 56.34 Acres 

Topography: The elevation is generally flat and decreases toward the west. 

 
 

Plan Evaluation 
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1. Zoning Regulations  
 

A. Proposed Use – Meets Requirements 
 
The proposed improvements to the Mounds View High School Athletic Field complex 
are allowed by an approved CUP under Section 1320.075 Special Requirements of the 
Single Family Residential (R1) District.    

 
B. Lot Coverage – Meets Requirement 

 
The proposed structure and landscape coverage on the property would be in conformance 
with the lot coverage requirements of the R-1 Zoning District. The maximum structure 
coverage is 25%, maximum impervious coverage is 35%, and the minimum landscape 
coverage is 65%.  The proposed accessory structure would reduce the landscaping coverage 
by 400 square feet.  
 

C. Setbacks – Meets Requirements 
 

The minimum building setbacks in the R-1 Single Family District are forty (40) feet in 
the front yard, thirty (30) feet in the rear yard, and ten (10) feet minimum in a side yard, 
with both sides required to total twenty-five (25) feet.  All setback requirements stated in 
the Zoning Code have been met by the proposed athletic field improvements. 
 

 
Section 1325 – General Regulations  

 
A. Height  – Variance Required 

 
The Mounds View High School Athletic Field complex is located in the R-1 Single 
Family District where the maximum building height for an accessory structure is fifteen 
(15) feet.  As proposed, the scoreboard would be 22-feet 11-inches in height and the press 
box would be approximately 19-feet 4-inches from the back of the bleachers or 33-feet 4-
inches above the grade of the playing field.  

 
 

B.  Landscaping and Tree Preservation – Meets Requirements 
 

The proposed project is not expected to impact any significant trees on the property.  If 
any significant trees are removed as a result of the project, mitigation may be required as 
regulated by the Tree Preservation Ordinance.  
 
Since the proposal includes additional building space, the City’s landscaping 
requirements apply (Zoning Code, 1325.05 Subd. 1 Landscaping).  The minimum 
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landscape requirements are determined based on the gross square footage of new building 
space.  In this case, the applicant would be required to provide 1.25 caliper inches of tree 
plantings (400 square feet / 320 = 1.25).  However, because each deciduous tree is 
required to be a minimum of two and one-half (2.5) caliper inches and each coniferous 
tree is required to be six (6) feet in height, one tree planning will be required to meet 
these minimum requirements. 

 
C.  Lighting and Sound – Meets Requirements 
 
 No additional outside lighting is being proposed; however, new LED lighting technology 

is being used for display purposes on the new scoreboard.  The lighting detail for the new 
scoreboard can be reviewed in Attachment E.  The proposed sound system for the 
football stadium is being upgraded and will be fully contained within the scoreboard.  
The old sound system located on the light poles within the stadium will be removed.  
Details on the proposed sound system can be reviewed in Attachment F.   

 
F. Aesthetics – Meets requirement 

 
The Zoning Code does not have specific guidelines for building materials in the R-1 
District.  However, Section 1325.05 Subd. 6 of the Zoning Code states that the Planning 
Commission and City Council should evaluate the proposed design, scale, massing, 
materials, height, and other aspects of the proposed structure with respect to structures 
and properties in the surrounding area.   During this evaluation the City should also 
consider if the appearance of a proposed structure would cause substantial depreciation in 
the property values in the surrounding area or unreasonably detract from the appearance 
of the area. 

 
The exterior finish of the proposed structure would be comparable in design and the 
materials used on other structures within the athletic field complex.  The exterior finish of 
the structure would largely consist of rock faced block to match the block that was used 
to construct the dugouts adjacent to the baseball field.   

 
2.  Conditional Use Permit Criteria 
 

Section 1355.04 Subd 3 of the Arden Hills Zoning Code lists the criteria for evaluating a 
Conditional Use Permit.  The Planning Commission and City Council shall consider the 
effect of the proposed use upon the health, safety, convenience and general welfare of the 
owners and occupants of the surrounding land, in particular, and the community as a whole, 
in general, including but not limited to the following factors:   

1. Existing and anticipated traffic and parking conditions; 
2. Noise, glare, odors, vibration, smoke, dust, air pollution, heat, liquid or solid 

waste, and other nuisance characteristics; 
3. Drainage;  
4. Population density; 
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5. Visual and land use compatibility with uses and structures on surrounding land; 
adjoining land values;  

6. Park dedications where applicable; and the  
7. Orderly development of the neighborhood and the City within the general purpose 

and intent of this ordinance and the Comprehensive Development Plan for the 
City. 

 
 
3. Variance Evaluation Criteria 

 
On May 5, 2011, the Governor signed into law new variance legislation that changed the review 
criteria cities must use when evaluating variance requests.  The new law renames the municipal 
variance standard from “undue hardship” to “practical difficulties,” but otherwise retains the 
familiar three-factor test of (1) reasonableness, (2) uniqueness, and (3) essential character.  Also 
included is a sentence new to city variance authority that was already in the county statutes: 
“Variances shall only be permitted when they are in harmony with the general purposes and 
intent of the ordinance and when the terms of the variance are consistent with the comprehensive 
plan”.  
 
Therefore, in evaluating variance requests under the new law, in order to find a practical 
difficulty, cities should adopt findings addressing the following questions:  

• Is the variance in harmony with the purposes and intent of the ordinance?  
• Is the variance consistent with the comprehensive plan?  
• Does the proposal put property to use in a reasonable manner?  
• Are there unique circumstances to the property not created by the landowner?  
• Will the variance, if granted, alter the essential character of the locality?  

 
As was the case before the new legislation took effect, economic considerations alone cannot 
constitute a practical difficulty.  Furthermore, the new law clarifies that conditions may be 
imposed on granting of variances if those conditions are directly related to and bear a rough 
proportionality to the impact created by the variance.  
 
 
4.   Additional Review 

 
The City Engineer and Building Official reviewed the project and have not expressed any 
objections to the proposal.  A Building Permit will be required by the City.  The structure 
will be built to meet all building and fire code requirements.    

 
 
Findings of Fact 
 
The Planning Commission must make a finding as to whether or not the proposed amendment 
meets all applicable requirements of the Zoning Code and if they would adversely affect the 
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surrounding neighborhood or the community as a whole.  Staff offers the following nineteen (19) 
findings of fact for this proposal:  
 
General Findings: 

1. The property at 1900 Lake Valentine Road is located in the R-1 Single Family 
Residential Zoning District.  

2. The applicant is requesting a Conditional Use Permit (CUP) Amendment and Variance in 
order to install a new scoreboard, press box, and storage building on the athletic field 
complex.  

3. The Variance in this case, is being requested to allow the scoreboard and press box to 
exceed fifteen (15) feet in height.  

4. Mounds View High School operates under a Conditional Use Permit in the R-1 Zoning 
District. 

5. Athletic fields and accessory equipment are permitted under the original CUP for 
Mounds View High School. 

6. The proposed application will not exceed the lot coverage limits for the property. 
7. The proposed application meets all setback requirements. 

 
Conditional Use Permit Evaluation Findings: 

8. The proposed project is not expected to have any significant impact on traffic or parking 
conditions since no change in the school population is expected. 

9. The proposed project will not produce any permanent noise, glare, odors, vibration, 
smoke, dust, air pollution, heat, liquid, or solid waste.   

10. The proposed project will not impact storm water runoff since impervious coverage of 
the property is not being significantly increased. 

11. The proposed project is not expected to have any impacts on school population or 
density. 

12. The proposed project will not impact visual and land use compatibility with surrounding 
land because of the distance between the athletic field improvements and the nearest 
residential property.   

13. The park dedication fee is not applicable to this application. 
14. The proposed project does not conflict with the general purpose and intent of the Zoning 

Code or the Comprehensive Development Plan for the City. 
 
Variance Findings: 

15. The proposed project is in harmony with the purpose and intent of the Zoning Ordinance 
because scoreboards are permitted accessory uses with athletic fields. 

16. The proposed project is consistent with Comprehensive Plan because the property in 
questions is guided for its current and proposed use as a high school. 

17. The proposed project is reasonable because scoreboards, press boxes, and accessory 
structures are addressed in the Code as reasonable uses within educational athletic 
facilities.  

18. The property is unique because of its size, the considerable setback from adjacent 
properties, and its use as a high school in a residential district.   
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19. The proposed project will not alter the essential character of the locality. 
 
 
Staff Recommendation 
 
Based on the submitted plans and findings of fact, staff recommends approval of Planning Case 
16-013 for a Conditional Use Permit (CUP) Amendment and Variance in order to install a new 
scoreboard, press box, and storage building on the Mounds View High School Athletic Field 
complex located at 1900 Lake Valentine Road. If the Planning Commission recommends 
approval of this request, staff recommends that the following nine (9) conditions be included 
with the approval:  
 

1. That the project shall be completed in accordance with the plans submitted as amended 
by the conditions of approval. Any significant changes to these plans, as determined by 
the City Planner, shall require review and approval by the Planning Commission and City 
Council. 

2. That the applicant shall continue to abide by all previous agreements and Conditional Use 
Permits, as amended by the conditions of approval of this application.   

3. That a Conditional Use Permit Amendment Agreement shall be prepared by the City 
Attorney and subject to City Council approval.  The CUP agreement shall be signed by 
the applicant and approved by Council prior to the issuance of any building permits. 

4. That a building permit shall be obtained for the proposed improvements to the athletic 
field complex.   

5. That building permits for the proposed improvements shall be issued by June 27, 2017, or 
an extension shall be requested at least 45 days preceding this deadline.   

6. That a minimum of one (1) tree shall be planted within the Mounds View High School 
property to meet the Zoning Code requirements.  Each deciduous tree is required to be a 
minimum of two and one-half (2.5) caliper inches and coniferous trees are required to be 
six (6) feet in height.    

7. That all building and setback requirements shall be met. 
8. That an automatic dimmer module shall be installed to reduce the nighttime light output 

of the LED lighting of the scoreboard based on ambient light levels. 
9. That the sound system being installed within the scoreboard shall meet all applicable 

standards set by the EPA and MPCA.    
 
 
Proposed Motion Language 
 
1. Recommend Approval with Conditions: Motion to recommend approval of Planning Case 

16-013 for a Conditional Use Permit (CUP) Amendment and Variance in order to install a 
new scoreboard, press box, and storage building on the Mounds View High School Athletic 
Field complex located at 1900 Lake Valentine Road, based on the findings of fact, submitted 
plans, and the nine (9) conditions in the June 8, 2016, Report to the Planning Commission. 
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2. Recommend Approval as Submitted:  Motion to recommend approval of Planning Case 16-
013 for a Conditional Use Permit (CUP) Amendment and Variance in order to install a new 
scoreboard, press box, and storage building on the Mounds View High School Athletic Field 
complex located at 1900 Lake Valentine Road, based on the findings of fact and the 
submitted plans in the June 8, 2016, Report to the Planning Commission.   

 
3. Recommend Denial:  Motion to recommend denial of Planning Case 16-013 for a 

Conditional Use Permit (CUP) Amendment and Variance in order to install a new 
scoreboard, press box, and storage building on the Mounds View High School Athletic Field 
complex located at 1900 Lake Valentine Road, based on the following findings of fact….. 

 
4. Table: Motion to table Planning Case 16-013 for a Conditional Use Permit (CUP) 

Amendment and Variance in order to install a new scoreboard, press box, and storage 
building on the Mounds View High School Athletic Field complex located at 1900 Lake 
Valentine Road:  a specific reason and/or information request should be included with a 
motion to table.  

 
 
Public Notice 
 
Notice of the public hearing was published in the Shoreview-Arden Hills Bulletin on May 18, 
2016, and mailed to all properties within 500 feet of the subject property.    
 
 
Public Comments 

 
No letters, e-mails, or telephone calls from property owners or residents in regards to this 
planning case have been received by City staff.  
 
The Mounds View School District held a community meeting regarding the proposed 
improvements to the athletic field complex on Monday, March 28, 2016, at 6pm.  The meeting 
was held in order for district staff to gather feedback regarding the proposed improvements from 
the residents that live adjacent to the athletic field complex.  During the meeting the proposed 
scoreboard, sound system, and press box at the football stadium were discussed along with the 
proposed storage building adjacent to the baseball field.  The residents that attended the meeting 
appreciated that adjustments can be made to the direction in which the sound is directed from 
that scoreboard and that the intensity of the sound produced from the scoreboard can be adjusted 
if needed.  The residents also asked that the new scoreboard proposed for the football stadium 
remain in the same location as the existing scoreboard.  The meeting notice and a brief summary 
of the meeting can be reviewed in Attachment C. 
 
 
Deadline for Agency Actions 
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The City of Arden Hills received the completed application for this request on May 9, 2016. 
Pursuant to Minnesota State Statue, the City is required to act on this request by July 7, 2016, (60 
days), unless the City provides the petitioner with written reasons for an additional 60-day 
review period.  
 
 
Attachments 

  
A) Project Narrative 
B) Site Plan – Proposed Improvements  
C) Community Meeting Notice & Summary 
D) Scoreboard Proposed & Existing 
E) Scoreboard Lighting Detail 
F) Scoreboard Sound Detail 
G) Press Box Detail 
H) Storage Shed Detail 
I) Aerial Map 
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From: Robert Madison
To: Ryan Streff
Subject: Fwd:
Date: Tuesday, April 05, 2016 12:40:47 PM

Ryan,
Here's the testimonial from Stillwater HS.  I am also working on the other items.

Thank you.
---------- Forwarded message ----------
From: Ricky Michel <michelr@stillwaterschools.org>
Date: Wed, Mar 16, 2016 at 8:35 AM
Subject: Re:
To: Robert Madison <robert.madison@moundsviewschools.org>

Dear Mounds View,

We made a change to our stadium sound system two years ago because the neighbors to the
 south of our property continuously complained about the noise level on game days for soccer,
 lacrosse, and football. We purchased a scoreboard/sound system through Daktronics that has
 solved nearly all of the concerns.

The sound comes directly out of the scoreboard unit, which is located on the end of the
 stadium (similar to your stadium). Trees provide a barrier to the south, again similar to your
 stadium. Sound from the scoreboard is directional, which means that it travels north, away
 from our neighbors. Clarity, volume, and overall quality is far better than anything we had
 previously.

Our coaches and public are pleased with the product that was purchased.

Respectfully,
Ricky

On Wed, Mar 16, 2016 at 8:16 AM, Robert Madison
 <robert.madison@moundsviewschools.org> wrote:

Reminder to send me an email on the benefits of your stadium sound system when you can!

-- 
Bob Madison 
Activities Director
Mounds View High School
651-621-7121 (P)
651-621-7287 (F)
robert.madison@moundsviewschools.org
@gomvmustangs
Go Mustangs!

mailto:robert.madison@moundsviewschools.org
mailto:RStreff@cityofardenhills.org
mailto:michelr@stillwaterschools.org
mailto:robert.madison@moundsviewschools.org
mailto:robert.madison@moundsviewschools.org
tel:651-621-7121
tel:651-621-7287
mailto:robert.madison@moundsviewschools.org




Site Plan 
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Football/Track & Field Stadium 

 
Scoreboad 

Press Box 



Baseball Field 

 

Storage Shed 



ryan.streff
Attachment C





ryan.streff
Attachment D



ryan.streff
Callout
10' feet from grade to scoreboard

ryan.streff
Line

ryan.streff
Line

ryan.streff
Callout
11' feet heigh

ryan.streff
Line

ryan.streff
Callout
25' feet wide

ryan.streff
Text Box
Existing Scoreboard: 275 square feet



 

 

 

 

201 Daktronics Dr.  PO Box 5128 

Brookings, SD 57006-5128 
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May 9, 2016 
 
City of Arden Hills  
 

Re:  Lighting Analysis for Daktronics LED DVXMC Scoreboard 
 
To Whom This May Concern: 
 
The accompanying graph pertains to the Daktronics LED DVXMC scoreboard proposed for installation 
at Mounds View High School located at 1900 Lake Valentine Rd. in Arden Hills. Additionally, answers 
to requested information from the City (letter dated April 21, 2016) is documented in Appendix A. We 
hope you find the following information beneficial.  
 
Daktronics’ lighting analysis are computed using a measurement of illuminance (footcandles) in order to 
show a display’s light impact at various angles and distances. The unit ‘Nits’, a measurement of 
luminance, measures the amount of light a sign emits and is used by manufacturers to specify 
maximum daytime brightness of an LED display. While Nits values do change at various angles from 
the display face, measuring in Nits does not correlate to how much light output will reach certain areas. 
For instance, as the measurer stands at off angles, the physical size of the display that is viewable 
decreases significantly, however, measuring in Nits would not account for this decrease in viewable 
area, and thus provide an incorrect measurable to the light impact. On the other hand, footcandles 
measures the amount of light that hits a certain location, such as 450 ft from the face, a neighboring 
roadway or house. Since the lighting analysis was completed to address light impact to the adjacent 
roadway and neighboring residential areas, footcandles would be the recommended form of 
measurement.  
 
The accompanying graph depicts illumination levels in footcandles that the proposed display will 
produce based on nighttime running levelsi at a measurement height of five feet above ground level 
(which is approximately eye height). ii These levels are based on a worst-case scenario of an all-white 
display. Actual levels will be much lower than what is represented on the graph, as typical content runs 
at 25 to 35 percent of the brightness of an all-white display.  
 
It is important to note that the accompanying graph assumes absolute darkness with regard to 
surrounding ambient light. In other words, the presence of ambient light producing elements at night 
including but not limited to roadway lighting, residential lighting, the moon, etc. will further diminish the 
impact of the light output from the display in question. If there is a game at night utilizing the 
scoreboard, the presence of spotlights to light up the field will significantly reduce any display lighting 
impact. 
 
It is also important to note that the accompanying lighting analysis graph shows there will be no lighting 
impact from the Daktronics LED scoreboard to Lake Valentine Road and the residential neighborhoods 
to the north and east of the stadium.  For example, at 450 ft and an angle of 75 degrees, the graph 
shows a lighting level of 0.00 footcandles.  
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The lighting analysis also shows most of the illumination is directed to the field with limited amounts of 
light falling on other areas off the field. The highest illumination level, 0.05 footcandles, off the field is 
located at 250 ft at an angle of 40 degrees from the sign face. To put this level into perspective, that is 
only 5% of the light of a single wax candle viewed one foot away. This level is also only 10% of the 
average parking lot lighting (0.5 footcandles) as documented on the enclosed ‘Dark Sky Recommended 
Lighting Levels for Exterior Lighting’ document. Additionally, as a comparison, a local residential 
roadway’s average illumination is 0.4 footcandles while the average lighting on an expressway is 1.2 
footcandles. Finally, as stated above, it’s important to emphasize the proposed scoreboard lighting will 
not have any lighting impact to Lake Valentine road and the neighboring residential properties. 
 
Finally, it is important to note the illumination levels are only representative of Daktronics LED 
scoreboards. Other digital display manufacturers may use different LEDs which have different light 
emissions.  
 
Daktronics is committed to providing digital displays that adhere to the regulatory environment, working 
closely with our customers for a responsible approach to the market.   
 
Please let me know if you have any questions or concerns.    
 
Sincerely, 
Daktronics, Inc.  
 

 
Angela Bailey 
Signage Legislation 
605-692-0200 
 
 

i Please note, while the sign’s brightness during daylight hours would be almost always incidental, 

there may be times in which the sign would produce illumination levels above ambient light during such 
hours. Examples when such an occurrence could happen would be during a very dark and stormy day. 
It is important to note, however, that the sign is equipped with a working photo-sensor that 
automatically adjusts its brightness based on ambient light. The photo-sensor adjusts the sign’s 
brightness to lower levels, preventing the sign from appearing overly bright during those rare occasions 
where its brightness would exceed ambient light. 
 

ii Also note, the illumination levels cited take into account a height above ground level of 15 feet and 

provide the illumination which will be measured by the testing meter located 5 feet above ground level. 
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Appendix A: 
 
In the letter from the city dated April 21, 2016, the following items were requested. Daktronics answers 
are in red text.  
 
Scoreboard Lighting: 
 
 o Further details on the lighting and lighting levels/measurements (nits) to be used on the scoreboard 
during events at the stadium.  

 Minimum and maximum lighting levels used for day and evening activities.  
The maximum lighting level in the daytime for this display is 11,000 nits. As ambient light level reduces 
(during rainy/cloudy conditions or during dusk), the display will reduce its intensity automatically as 
detected through the light sensor. As sunny daytime conditions progress into dusk, the display can dim 
from the maximum of 11,000 nits all the way down to the minimum of 440 nits (4% of the maximum). As 
the maximum intensity of 11,000 is reached primarily during bright, sunny conditions, the minimum 
intensity is reached during darkened nighttime conditions. If there is additional ambient lighting from 
field lighting, parking lot lights, etc., the display may operate at a higher intensity in order to be viewed 
appropriately. However, the additional ambient lighting further reduces any light impact from the 
display. Note, as mentioned above, the maximum and minimum operating levels are assuming a 
utilization rate of 100% (all-white content). Actual levels will be lower with other content or colors.  
 

 Dimming capacity of the scoreboard if a dimmer is installed.  
The DVXMC board is equipped with a photocell/light sensor that allows the display to automatically 
adjusts the light intensity in direct correlation with ambient light conditions utilizing 64 levels of dimming. 
For example, if a game starts during daylight conditions but progresses into nighttime conditions after 
sunset, the scoreboard will detect the ambient light change and dim accordingly. The ability to 
automatically dim based on ambient light levels ensures the board will not be too bright at night nor too 
dim during daytime conditions.  
 
o Expected lighting levels/measurements (nits) at Lake Valentine Road and at the residential 
neighborhood to the north and east of the stadium.  
The accompanying lighting analysis shows no light will fall on Lake Valentine Road or the residential 
neighborhoods to the north and east of the stadium.  
 
o Comparison of the current lighting levels of the existing scoreboard to the proposed lighting levels of 
the new scoreboard.  
Since the lighting analysis shows no light will fall on neighboring sensitive uses, a full comparison 
between the two lighting systems is unnecessary. However, the new display incorporates LEDs which 
produce directional illumination. The LEDs produce light in an out and downward fashion, which 
reduces upward illumination. This design also limits illumination onto unintended areas.  
 

 



Date: 05/03/2016Light Analysis for DVXMC-144x360-19.8-RGB-SF Digital EMC
Mounds View High School 

1900 Lake Valenne Rd, Arden Hills, MN 55112
Values expressed are specific to Daktronics product only

Prepared by: Glen Wiebe

*Calculaons are based on Red, Green, and Blue LEDs (White Content) powered 
to their maximum potenal for nigh me viewing. Values are shown in footcandles (fc).

-Display at Maximum Brightness of 440 Nits - Nigh me Value
-Calculaons take into account a 15’ HAGL
-Any rise or fall in elevaon or physical blockage is not shown in calculaons



I. Roadway Lighting (Using R3 type pavement = slightly specular asphalt)

 Expressway: major divided highway

Major Road (Arterial): the principal network for through traffic

Collector: the streets between Major and Local roads (residential)

Local: access roads to residential properties.

II. Parking Lots

 

III. Recommendations for Other Outdoor Lighting Levels

Area to be Lit Average Maintained Desired Uniformity Ratio Illuminance (Avg/Min) in foot-candles
Expressway 3/1 1.2
Major Road 3/1 1.3
Collector Road 4/1 0.9
Local Road 6/1 0.4

Area to be Lit Illuminance in Foot-candles
Building Exterior - Active Entrances 5
Building Exterior - Inactive Entrances 1
Loading Platforms 20
Storage Yards - Active 20
Storage Yards - Inactive 1
Service Stations:
Approach 3
Driveway 5
Pump Island 30
Auto Lots: Illumination Level of Surrounding Area

High                Medium              Low

Circulation 10                       7                     5
Merchandise 50                     30                    20
Featured Display 75                     50                    35

Level of Activity: Area to be Lit Horizontal Illuminance in Foot-candles
Uniformity Ratio

Average Minimum

HIGH: Major League Athletic Events; 
Convention Centers; Regional Shopping 
Centers

2.0 0.7 3/1

MEDIUM: Community Shopping Centers; 
Civic and Recreational Events; Office 
Parking; Hotel and Motel Parking; Restau-
rants, Fast Food Outlets; Hospital Parking; 
Transportation Parking; Regional Complex 
Parking

1.0 0.3 3/1

LOW: Neighborhood Shopping; Industrial 
Parking; Educational Facilities; Churches 0.5 0.1 4/1

Illuminating Engineering Society of North America (IES) Recommendations 
as Compiled by the International Dark-Sky Association

Sheet Number 77 (October 1993) by David Crawford. The information does not reflect any IES changes following 1993. This information 
may also be found at http://www.3towers.com/sGrasslands/Essays/RecommendedLightLevels/RecommendedLightLevels01.asp
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DAKTRONICS  MOUNDS VIEW HIGH SCHOOL EASE OVERLAY  

201 Daktronics Drive  PO Box 5128  Brookings, SD 57006-5128 

800-325-8766  605-692-0200  fax 605-697-4700 

www.daktronics.com  email sales@daktronics.com 

General Noise Standards 

The following are noise guidelines set by the EPA for dB/duration. Music played at sporting venues should not be louder than 

the standards set by the EPA.  In general, music that is being played during pregame warmups and halftime events should not 

exceed the levels at the corresponding duration shown below.  

 

dB Noise Level EPA Noise Exposure Limit 

70 dB 24 hours 

79 dB 3 hours 

82 dB 90 minutes 

85 dB 45 minutes 

88 dB 23 minutes 

91 dB 11 minutes 

97 dB 3 minutes 

102 dB 53 seconds 

107 dB 16.7 seconds 

117 dB 1.7 seconds 

 

Additionally, below are examples of average decibel levels and common corresponding sounds: 

 

Decibel Example 

0 dB Threshold of Hearing 

10 dB Normal Breathing 

20 dB Background in TV studio 

30 dB Quiet bedroom at night 

40 dB Quiet Library 

50 dB Average Home 

60 dB Normal Conversation @ 3ft 

70 dB Vacuum cleaner @ 3ft 

80 dB Heavy Traffic @ 16ft 

90 dB Diesel Truck @ 32ft 

100 dB Night Club @3ft from speaker 

110 dB Chainsaw @ 3ft 

120 dB Threshold of discomfort 

130 dB Threshold of pain 

140 dB Jet Engine @100ft 

 

List of Illustrations 

Figure1 – EASE Acoustical Overlay 

 This shows the sound levels that the sound system will produce over a large area.  Decibel levels are 

shown on the overlay with white text and an arrow pointing to the location the sample level was taken from the 

model.  To get an idea of the loudness at each location, compare to the values in the table above. 

 

Figure2 – Coverage Cone Overlay 

 This shows the approximate angles of the two rotatable speaker sections inside the speaker cabinet as 

modeled.  These angles are approximate and can be angled in 5 degree increments during install to adjust to the 

best angle for the facility. 
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Figure1 – EASE Acoustical Overlay 
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Figure2 – Coverage Cone Overlay 
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This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be

accurate, current, or otherwise reliable.

© Ramsey County Enterprise GIS Division
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MEMORANDUM 

 

DATE: June 8, 2016                      PC Agenda Item     3.C 
                                
TO: Planning Commission 
 
FROM: Ryan Streff, City Planner 
 
SUBJECT: Planning Case #16-014 – Public Hearing Required 
 Applicant: Land O’Lakes 
 Property Location: 4001 Lexington Avenue North 
 Request: Master Planned Unit Development (PUD) and Final PUD Phase 1 
 
 
Requested Action 
 
The applicant is requesting approval of a Master Planned Unit Development (PUD) and Final 
PUD for Phase 1.  The proposed Master PUD for the site provides a general plan for the two 
phased development.  Phase 1 of the Land O’Lakes Corporate Headquarters consolidation plan 
includes the expansion of the south parking lot on the campus and Phase 2 includes the 
construction of a new four-story office building along with the reconfiguration and expansion of 
the parking area on the north side of the campus.   
 
 
Background/Overview of Request 
 
The Land O’Lakes corporate headquarters has operated in Arden Hills since 1981. The campus 
operates as a Planned Unit Development originally approved by Conditional Use Permit (CUP), 
previously known as a Special Use Permit (SUP), in Planning Case 79-004. The following is a 
list of all known land use requests that have been reviewed by the City for the property:  
 

Planning Case Application Request City Council Action 
79-004 Special Use Permit PUD - Corporate Campus 5/21/79 - Approved 
85-009 Variance Entrance & Monument Signs 8/12/85 - Approved 
87-027 Site Plan Review Parking Lot Expansion 8/10/87 - Approved 

88-028 Site Plan Review 3,000 s.f. Building Addition 8/8/88 - Approved 

The Land O’Lakes campus is comprised of approximately 49 acres and is generally located north 
of Interstate 694, east of Hamline Avenue North, south of County Road F, and west of Lexington 
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Avenue North. Currently, the site contains two principal buildings situated towards the center of 
the property: the corporate headquarter building and a research and development building. 
Between these two facilities, the campus includes 263,800 gross square feet of building space. 
Additional improvements on the site include a surface parking lot with approximately 931 
parking stalls and regional stormwater facilities. The remainder of the property is covered by 
wooded and open lawn areas.  
 
1. Project Description 
 
The applicant is requesting approval of a major addition to their campus that would allow the 
company to consolidate their Arden Hills and Shoreview locations into one headquarters facility 
at their existing Arden Hills property. The proposal includes the construction of a four-story, 
approximately 155,000 gross square foot office building just to the north of the existing principal 
buildings. Land O’Lakes is incorporating sustainable best practices into the design of the 
building and will seek a minimum of LEED Gold certification for the project. Other site 
improvements would include the expansion of the surface parking lots to provide approximately 
1,678 parking stalls and the provision of extensive native landscaping areas to enhance the 
overall character of the site.  
 
Land O’Lakes currently leases office facilities in Shoreview at the southeast corner of Lexington 
Avenue North and County Road F. Approximately 900 employees now work at this location and 
would be relocated to the Arden Hills campus with the completion of the new building. The 
company estimates that 2,100 employees will work on the site after consolidation in late 2018.  
 
Planning Case 16-014 includes two separate components:  
 

1. Master Planned Unit Development 
2. Final Planned Unit Development Phase 1 

 
The Master PUD request would consolidate the previous land use approvals for the property 
along with the current expansion proposal under an updated campus master plan. Land O’Lakes 
will be completing the new office building and site improvements over two phases. Phase I 
includes the expansion and reconfiguration of the visitor parking lot on the south side of the 
existing buildings. This phase is expected to be completed by late summer 2016. Phase II would 
comprise the remaining components of the expansion project, including the new office building 
and the expansion of the employee surface parking lot on the north side of the buildings. 
Construction on Phase II is expected to be complete by December 31, 2018. At this time, Land 
O’Lakes is requesting City approvals for the overall Master PUD and the Final PUD for Phase I 
of the project. The company expects to submit a Final PUD application for Phase II in June 
2016.  
 
The applicant has submitted a project narrative explaining the proposed Land O’Lakes expansion 
project in further detail, where flexibility is being requested, and why the overall proposal is 
within the public interest (Attachment A).  A complete plan set (Attachment B) has been 
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submitted for the Master PUD and Final PUD for Phase 1.  The submitted plan set includes the 
site plan, tree preservation & landscaping plan, circulation plan, parking plan, photometric plan, 
grading plan, utility plans, and proposed building elevations (Phase 2).  
 
 
2. Planned Unit Development (PUD) Process: 
 
The Planned Unit Development process is a tool that provides additional flexibility for 
development that an underlying zoning district would not otherwise allow. For example, a PUD 
may make exceptions to setbacks, lot coverage, parking requirements, signage, building 
materials, or landscaping requirements. It is intended to overcome the limitations of zoning 
regulations and improve the overall design of a project. While the PUD process allows the City 
to negotiate certain aspects of the development, any conditions imposed on the PUD must have a 
rational basis related to the expected impact of the development. A PUD cannot be used to 
permit uses that would not otherwise be permitted in the underlying zoning district.  
 
The first step in the PUD process is the Master PUD, which is a detailed concept plan for the 
entire development proposal, often outlining individual phases for development over a specified 
period of time.  The second step is the Final PUD for each phase, which is a more detailed 
review as each development phase moves forward.  During the Master PUD stage, the City 
works with the applicant to set an overall design framework or standard for a proposed 
development.  These standards are then written into a development agreement which generally 
includes the design standards, a list of conditions, the size of the development, and what, if any, 
deviations from the underlying zoning district will be permitted.  Once the Master PUD is 
approved, the applicant then creates a development that conforms to the development agreement 
for each subsequent Final PUD phase.  The level of detail is guided by the type and scale of the 
development as well as the guidance or flexibility within the Zoning Code. 
 

3. Surrounding Area: 

Direction Future Land Use Plan Zoning Existing Land Use 

North I/O – Light Industrial and Office I-1 – Limited Industrial District  
MUI – Mixed Use Industrial 
OFC – Office 
ULT – Utility 

South ROW – Right-of-Way ROW – Right-of-Way ROW – Right-of-Way 

East I/O – Light Industrial and Office  
City of Shoreview 

I-1 – Limited Industrial District  
City of Shoreview 

OFC – Office 
City of Shoreview 

West HDR – High Density Residential 
UTL - Utility 

I-1 – Limited Industrial District 
R-4 – Multiple Dwelling District 

MF – Multiple Family 
ULT – Utility 

4. Site Data: 
Future Land Use Plan: I/O – Light Industrial and Office 
Existing Land Use: OFC - Office 
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Zoning: I-1 – Limited Industrial District 
Lot Size: 47.37 Acres (2,063,577.7 square feet) 

Topography: Fairly Flat 

 
 
Plan Evaluation 
 
1. Chapter 13, Zoning Regulations Review 

 
As noted, this project is being reviewed through the Planned Unit Development (PUD) 
process.  The following sections review the project based on the I-1 Limited Industrial 
District and general regulations and notes where flexibility is being requested. 

 
Section 1320 – District Provisions (I-1 Limited Industrial District) 
 
A. Lot Area – Meets Requirements  

 
The existing lot is 47.37 acres or approximately 2,063,577.7 square feet in size. The Zoning 
Code requires a minimum lot size of 30,000 square feet in the I-1 Limited Industrial District.   

 
B. Lot Dimensions – Meets Requirements 

 
The Code requires parcels within the I-1 Limited Industrial District to have a street frontage 
of at least 100 feet and a lot depth of at least 130 feet.  Lot frontage is measured at the 
minimum front yard setback, which allows buildings to be constructed on a radius, such as 
on a cul-de-sac or curve.  This lot has approximately 1,530 feet of street frontage along 
County Road F West, 545 feet of street frontage along Lexington Avenue North, and an 
overall lot depth of approximately 1,160 feet.        
 
C. Building Coverage and Landscaped Lot Area – Meets Requirements  

 
The applicant has submitted a comprehensive site plan for the Master PUD and Phase 1 of 
the proposed development.  As indicated, site improvements to be completed during Phase 1 
include the expansion of the south parking area on the property.  The proposed improvements 
in Phase 1 will decrease the landscaping coverage from 69.63% to 67.32% and increases the 
impervious coverage from 30.54% to 34.54%.  The Master PUD and future Phase 2 of the 
project suggests structure coverage of 7.85%, landscaping coverage of 58.4%, and a total 
impervious coverage of 41.6%.  Within the I-1 Limited Industrial District the City Code 
permits maximum structure coverage up to 30%, a minimum landscaping coverage of 35%, 
and a total maximum impervious coverage of 65%. 
 

 Permitted Existing Proposed Phase 1 Future Phase 2 
Structure Coverage 30% Max. 5.62% --** 8.07% 
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(619,073 sf) (116,109 sf) (166,553 sf) 
Landscaping Coverage 35% Min. 

(722,252 sf) 
71.55% 

(1,476,507 sf) 
64.36% 

(1,328,119 sf) 
57.25% 

(1,238,490 sf) 
Total Impervious Coverage* 65% Max. 

(1,341,325 sf) 
31.39% 

(647,833 sf) 
35.64% 

(735,497 sf) 
42.75% 

(882,142 sf) 
*Total impervious coverage includes the building coverage. 
**No new structures are being constructed with Phase 1 of the project.  The Master PUD and Phase 2 of the project 
suggests a new 4 story office structure with a footprint of 50,444 square feet. 
***The lot is 47.37 acres or 2,063,577.7 square feet. 
 

D. Floor Area Ratio (FAR) – Meets Requirements 
 

The FAR is the sum of the gross horizontal area of all floors of a building as measured in 
square feet from the exterior sides of the exterior walls, but not including covered porches; 
decks; any space where the average floor-to-ceiling height is less than six feet; attached or 
detached garages; and other detached accessory structures.  FAR is calculated by dividing the 
sum of all gross horizontal floor areas by the square footage of the lot.   
 
Within the I-1 – Limited Industrial District a total FAR of up to 60% is permitted for 
structures in this district.  Although Phase 1 of the project does not include any new 
structures, the Master PUD and Phase 2 of the project suggest a new four (4) story office 
structure with an additional 155,000 square feet.  When the future Phase 2 of the project is 
completed and combined with the existing square footage on the property, a total FAR of 
20.3% is proposed with approximately 418,800 square feet of floor area.   
 

 Permitted Existing Proposed Phase 1 Future Phase 2 Total 
 FAR 60% 12.78% --* 7.51% 20.3% 
Square feet  263,800 --* 155,000 418,800 
*No new structures are being constructed with Phase 1 of the project.  The Master PUD and Phase 2 of 
the project suggests a new 4 story office structure that would add approximately 155,000 square feet of 
floor area.   
**The lot is 47.37 acres or 2,063,577.7 square feet. 
 
E. Building Height – Meets Requirements 
 
During Phase 1 of the project no additional structures will be constructed on the site.  
However, as proposed by the Master PUD and future Phase 2 of the project a new four (4) 
story office building will be constructed on the property and positioned just north of the two 
(2) existing structures on the site.   
 
The maximum building height within the I-1 – Limited Industrial District Zoning District is 
35 feet.  Flexibility in building height will be required for Phase 2 of the project as a building 
height of approximately fifty-six (56) feet is being suggested at this time.  The original PUD 
that was approved in 1979 in Planning Case 79-004 permitted the east building to be 
constructed at a height of fifty-six (56) feet.  
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 Zoning Code Existing  Proposed Phase 1 Future Phase 2 
Building Height 35’ 56’ --* 56’ 
*No new structures are being constructed with Phase 1 of the project.  The Master PUD and Phase 2 
of the project suggests a new 4 story office structure at approximately 56 feet in height.   

 
F. Setbacks – Meets Requirements 
 
The minimum building setbacks in the I-1 – Limited Industrial District include a 55 foot 
front yard setback, 20 foot rear yard setback, 20 foot side yard setbacks, and a 50 foot side 
yard corner setback where applicable.  Although Phase 1 of the project does not include any 
new structures, the Master PUD and future Phase 2 of the project includes a new office 
building.  As proposed, the new structure proposed in Phase 2 of the Master PUD will meet 
all setback requirements.  

    
 Permitted Existing Proposed Phase 1 Future Phase 2 

Front Yard Setback 55’ 400’ --* 390’ 
Rear Yard Setback 20’ 436’ --* 436’ 
Side Yard Setback (East) 20’ 103’ --* 103’ 
Side Yard Setback (West) 20’ 561’ --* 561’ 
Side Yard Corner (East) 50’ 619’ --* 619’ 
*No new structures are being constructed with Phase 1 of the project.  The Master PUD and Phase 2 of the 
project suggests a new 4 story office structure. 

 
 

Section 1325 – General Regulations 
    

A. Tree Preservation – Meets Requirements 
 

The applicant submitted a Tree Survey and Tree Replacement Plan as part of their tree 
preservation and mitigation requirements (Attachment B).  The following table outlines these 
numbers and the additional requirements of the tree preservation ordinance pertaining to tree 
removal and tree mitigation regulations.   
 
Development of the site as proposed in the Master PUD requires extensive tree removal.  The 
applicant has stated their intent to expand the Land O’Lakes Campus in such a way that 
preserves as many high quality trees as possible, knowing that many of the significant trees 
will have to be removed in order for the property to accommodate the expansion of the 
Campus.  During Phase 1 of the project, approximately 140 trees will be planted within the 
construction boundary of the south parking lot.  Based on the proposed tree removal for both 
phases of the project, the City’s Tree Preservation Ordinance requires 2,000 caliper inches of 
tree plantings.  At this time, the application is proposing a total of 2,475 caliper inches or 745 
trees. 
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 Caliper Inches Number of Trees 
Proposed Phase 1   

Proposed Removal 570 56 
Trees Preserved 31,066 2,492 

Future Phase 2   
Proposed Removal 6,593 564 

Trees Preserved 25,043 1,928 
Entire Site   

Existing Significant Trees 31,636 2,548 
10% Permitted Removal 3,164 255 

Proposed Removal 7,163 620 
Total Trees Preserved 56,109 1,928 

Replacement Trees Required* 2,000 --** 
Replacement Trees Proposed 2,475 745 

* Replacement trees are calculated by subtracting the ten percent permitted removal from the proposed 
removal and dividing by two. 
** The number of trees required may vary depending on the size of the trees planted by the developer.  City 
Code requires a certain number of caliper inches to be planted.  If larger trees are planted then fewer trees 
would be required. 

 
 

A variety of trees species and tree sizes are proposed to be planted during Phase 1 of 
construction.  The proposed trees plantings consist of Red Maple, Sugar Maple, Ironwood, 
Common Hackberry, Quaking Aspen, White Oak, Northern Pin Oak, Bur Oak, Northern Red 
Oak, Basswood, and Prairie Expedition Elm. 

 
B. Perennials and Shrubberies – Flexibility Requested 
 
The City Code requires that at least ten (10) percent of the total landscaped area be covered 
with perennials and/or shrubbery.  A total of 123,946 square feet of perennial and shrubbery 
plantings are required for the development based on the Code’s requirements at the 
completion of Phase 2.  In this case, the applicant is requesting flexibility in the amount of 
perennials and shrubberies that will be provided on the property upon the completion of 
Phase 1.  The applicant is proposing 39,632 square feet, or 2.98% of the total landscape 
coverage area, be covered with perennials and shrubberies at the end of Phase 1.  However, 
the proposed Master PUD and future Phase 2 of the project suggests that a total of 205,052 
square feet or 16.13% of the landscaped area will be covered by perennials and shrubberies 
when Phase 2 is complete.   
 

   
 Zoning Code Proposed 

Phase 1 
Future  
Phase 2 

Total 

Percent (%)  of Plantings 10% Min. 2.98% 13.35% 16.33% 
Square feet of Plantings -- 39,632 165,420 205,052 sf. 
Total Landscaped Area -- 1,328,119 sf. 1,238,490 sf. 1,238,490 sf.  
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C. Planting Islands – Meets Requirements 

 
At least ten (10) percent of a parking and driving area must be occupied by planting islands 
that are at least 150 square feet in size and have at least one tree.  As proposed, Phase 1 of the 
project meets the minimum requirements with 14.89 percent of the parking lot occupied by 
planting islands.  The Master PUD and future Phase 2 of the project suggest that after the 
expansion and reconfiguration of the north parking lot, 7.62 percent of the total parking and 
driving areas on the property will be occupied by planting islands, hence the applicant will be 
requiring flexibility in the future Phase 2 of the project.  
 

 Zoning Code Proposed  
Phase 1 

Future  
Phase 2 

Total 

Percent (%)  of Planting Islands 10% Min. 14.89% 5.9% 7.62% 
Square feet of Planting Islands 63,494 18,172 30,240 48,412 
Square feet of Parking Lot -- 122,054 512,886 634,940 
 

 
D. Off Street Parking Spaces – Meets Requirement 

 
The number of parking stalls required by the City Code is determined based on the type of 
land use proposed for a site.  In this case, Land O’Lakes is classified as an office use and is 
required to provide one (1) parking space for each 250 square feet of gross floor area.   
 
Phase 1 of the project does not include any new structures and therefore, no additional 
parking spaces are required.  However, because the applicant is expanding their Campus in 
Phase 2 additional parking spaces are required by the City Code.  In order to accommodate 
the proposed construction in Phase 2,the south parking lot is being expanded to provide a 
total of 267 parking spaces.   
 
With the proposed construction of the new 155,000 square foot four (4) story office structure 
in Phase 2, a total of 1,676 parking spaces are required by the Code.  The applicant is 
proposing that 1,678 parking spaces be constructed between both phases and that an 
additional 461 proof-of-parking spaces be provided for future expansion.  

 
 Building 

Square 
Feet 

Parking Ratio Required 
Parking 

Existing/Proposed 
Parking 

Existing     
Office 263,800 1 per 250 sq. ft. 1,056 931 

(North Lot = 891) 
(South Lot = 40) 

Proposed Phase 1*     
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Office 263,800 1 per 250 sq. ft. 1,056 267 
South Parking Lot    (Increase of 227) 

Future Phase 2     
Office 155,000 1 per 250 sq. ft. 620 1,411 

North Parking Lot    (Increase of 520) 
Proof of Parking (POP)     

    461 
Total     

Proposed 418,800 1 per 250 sq. ft. 1,676 1,678  
Proposed with POP    2,139 

*No additional building square footage will be constructed during Phase 1.  Phase 1 only includes the expansion of 
the parking lot on the south side of the campus.  The Master PUD suggests that an additional 1,411 spaces will be 
required with Phase 2 of the project. 
 
E. Area and Dimensions of Each Parking Space – Meets Requirements 
 
The Zoning Code requires individual parking stalls to be at least 9 feet in width and 18 feet in 
length.  All parking stalls shown on the Site Plan conform to this standard.  

 
F. Location of Parking Spaces – Meets Requirements 
 
Off-street parking stalls must be located a minimum of 20 feet from the public right-of-way 
line and 5 feet from any side or rear property lines. With the proposed expansion of the south 
parking lot in Phase 1, no new parking spaces would encroach into the setback requirements 
for parking lots.  The Master PUD and future Phase 2 suggests that the parking lot expansion 
on the north side of the Campus would also meet the requirements for parking spaces as 
required by City Code.   

 
 
2. Chapter 12, Sign Code Review 
 

A. Freestanding and Wall Signage 
 
No additional freestanding or wall signage is being requested as part of the Phase 1 of the 
Master PUD.  However, the Master PUD and future Phase 2 of the project suggest that a new 
monument sign will be erected at the secondary main entrance across from Innovation way 
along County Road F West.   
 
 

3. Chapter 11, Subdivision Code 
 
A. Park Dedication 
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The City Code does not require that additional park dedication fees are collected for the 
Master PUD or Final PUD for Phase1.  However, park dedication fees will be negotiated 
when the applicant applies for the future Phase 2 of the project.     
 
Section 1130.08 of the Subdivision Code (Public Use Dedications) states that the City may 
require as a condition of approval for a Planned Unit Development the dedication of land, or 
payment in lieu, and park improvement fees if it is determined the project will result in an 
increased demand for park land or improvements. In establishing the amount required the 
City is to take into consideration previous payments or dedications for park purposes. 
 
The City approved a Special Use Permit for Land O’Lakes to construct and operate a 
Planned Unit Development at 4001 Lexington Avenue in 1979 (PC 79-004). As a condition 
of approval, park and open space dedication requirements were to be resolved prior to the 
issuance of an occupancy permit. The City Council considered the park dedication 
requirement on December 22, 1980, and approved a payment of $151,981.10 to be provided 
within one year of the issuance of an occupancy permit as full satisfaction of the park 
dedication requirement.  
 

 
4. Traffic Study 
 

A traffic study for the proposed expansion of the Land O’Lakes Campus was completed by 
SRF Consulting and can be reviewed in Attachment D.  On page 22 and 23 of the report a 
summary and conclusions section has been provided, where 9d suggests that a 3/4 access be 
constructed with Phase 1 of the project at Land O’Lakes access along Lexington Avenue 
North.  The traffic study was submitted to the Ramsey County Traffic Engineer for review, 
their comments for both Phase 1 and Phase 2 of the Master PUD can be reviewed in 
Attachment C.   

 
 
5. Tax Abatement  
 

On April 11, 2016, the City Council approved an Abatement Contract with Land O’Lakes to 
facilitate the company’s plans for the corporate headquarters consolidation. Under the terms 
and conditions of the Contract, Land O’Lakes must complete certain minimum 
improvements including the construction of an at least 145,000 square foot office building 
expansion. The proposed Master PUD includes a new approximately 155,000 gross square 
foot office building and meets the requirements of the Abatement Contract.  

 
 

6. Additional Review 
 
A. Building Official, City Engineer, and Fire Marshal  
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The Building Official, City Engineer, and Fire Marshal have reviewed the submitted Plans 
for development.  Their comments have been provided in Attachment C and have been 
corrected within the updated plan set.  All final building plans will be subject to the Building 
Official and Fire Marshal’s approval prior to the issuance of any permits for development.  
All final grading and utility plans will be subject to the approval by the City Engineer prior to 
the issuance of any development permits.   
 
B. Ramsey County Review 
 
Ramsey County has reviewed the plans for the expansion of the Land O’Lakes Campus and 
have suggested that during Phase 1 of the Master PUD that a 3/4  access be constructed at the 
entrance along Lexington Avenue North in order to prevent left turns out of the property.  
The comments from the Ramsey County Traffic Engineer for both Phase 1 and Phase 2 of the 
Master PUD can be reviewed in Attachment C.   
 

     
C. Rice Creek Watershed District  
 
The RCWD has conducted their review of the proposed project located at 4001 Lexington 
Avenue North and have granted Conditional Approval pending the receipt of the changes 
included within the letter dated May 3, 2016 (Attachment C).  
 
 

Findings of Fact: 
 
Staff offers the following eleven (11) findings of fact for this proposal: 
 
General Findings: 
 

1. The applicant is requesting approval of a Master Planned Unit Development (PUD) 
Agreement & Final PUD for Phase 1 of the Land O’Lakes Corporate Headquarters 
consolidation plan located at 4001 Lexington Avenue North. 

2. Phase 1 of the Land O’Lakes Corporate Headquarters consolidation plan includes the 
expansion of the south parking lot on the campus and Phase 2 includes the construction 
of a new four-story office building along with the reconfiguration and expansion of the 
parking area on the north side of the campus.   

3. The PUD process allows for flexibility within the City’s regulations through a negotiated 
process with a developer.  

4. The Land O’Lakes property is comprised of 47.37 acres. 
5. The Land O’Lakes property is located at 4001 Lexington Avenue North.  
6. The Land O’Lakes property is located in the I-1 – Limited Industrial District.  
7. The proposed use is a permitted use in the I-1 – Limited Industrial District.  
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8. The Master Planned Unit Development (PUD) Amendment and Final PUD for Phase 1 
are in substantial conformance with the requirements set forth in the City’s Zoning Code 
and design standards.  

9. Where the plan is not in conformance with the City’s Zoning Code, flexibility has been 
requested by the applicant.  

10. A traffic study has been completed for the expansion of the Campus and suggests that a 
3/4 access be constructed during Phase 1 of the project.   

11. The proposed plan is in conformance with the City’s 2030 Comprehensive Plan. The 
property at 4001 Lexington Avenue North is guided for Light Industrial and Office (I/O).  
The IO area is designated for a broad range of light industrial uses such as warehousing 
with manufacturing and office.  

 
 
Recommendation 
 
Based on the submitted plans and findings of fact, staff recommends approval of Planning Case 
16-014 for a Master Planned Unit Development (PUD) Amendment & Final PUD for Phase 1 at 
4001 Lexington Avenue North.  If the Planning Commission recommends approval of this 
request, staff recommends that the following sixteen (16) conditions be included with the 
approval:  
 
 

1. That the project shall be completed in accordance with the submitted plans as 
amended by the conditions of approval.  Any significant changes to these plans, as 
determined by the City Planner, shall require review and approval by the Planning 
Commission and City Council. 

2. That the applicant shall obtain a permit within one year of the Final Phase 1 PUD 
approval or the approval shall expire unless extended by the City Council prior to the 
approval’s expiration date. Extension requests must be submitted in writing to the 
City at least 45 days prior to the expiration date.  

3. That the applicant shall apply for a Final Phase II PUD within one year of the 
approval of the Final Phase 1 PUD or the approval shall expire unless extended by the 
City Council prior to the approval’s expiration date. Extension requests must be 
submitted in writing to the City at least 45 days prior to the expiration date.  

4. That a Master PUD Agreement and Phase I Development Contract shall be prepared 
by the City Attorney and subject to City Council approval.  The Master PUD 
Agreement and Final Phase I Development Contract shall be executed prior to the 
issuance of any development permits for Phase I.  

5. The applicant shall provide a construction phasing plan that includes plans for fire 
and police access throughout construction, subject to the approval of the Fire 
Marshall, Public Works Director, and Ramsey County Sheriff prior to the issuance of 
any development permits.   

6. The Developer shall submit a financial surety in the amount of $200,000 for site 
improvements, including grading, utilities, and paving, prior to the issuance of any 
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development permits. Upon completion of required Developer improvements, and 
acceptance by the City, the City may reduce the amount of security for the 
improvements still to be completed. The financial surety shall be in the form of a 
letter of credit issued by a FDIC-insured Minnesota bank, and be in a form acceptable 
to the City. The purpose of the letter of credit is to ensure that private site 
improvements stabilized in the event that the Developer defaults on the Master PUD 
Agreement and Phase I Development Contract.  

7. The Developer shall submit a cash escrow for site improvements, including grading, 
utilities, and paving, in the amount of $20,000 prior to the issuance of any 
development permits. The escrow will be used for City costs related to review, 
approval, and inspection of site improvements or any costs incurred by the City in the 
event of a developer default. If at any time during the course of construction on the 
project the amount in the account is reduced to below $5,000, the Developer shall 
replenish the account to not less than $20,000. In the event there is a failure to 
replenish the account in accordance with the terms of the Agreement, the City has the 
right to withhold the issuance of a Certificate of Occupancy until the deficiency is 
paid. Upon completion of the project, payment of all outstanding bills and satisfaction 
of this Agreement, the City shall refund the remainder of the account to the 
Developer. 

8. The Developer shall submit a financial surety in the amount of 125 percent of the 
estimated costs of landscaping prior to the issuance of any development permits. The 
financial surety shall be in the form of a letter of credit issued by a FDIC-insured 
Minnesota bank. The letter of credit shall automatically renew for successive one-
year terms unless at least sixty (60) days prior to the next annual renewal date, the 
issuing bank delivers notice to the City that it intends to modify the terms of, or 
cancel, the letter of credit. A partial reduction in the letter of credit may be granted by 
the City in the event that landscaping improvements are installed over successive 
growing seasons. The purpose of the letter of credit is to ensure that landscaping is 
completed in the event that the developer defaults on the Development Agreement.   

9. The Developer shall submit a cash escrow for landscaping improvements in the 
amount of $15,000 prior to the issuance of any development permits. The escrow will 
be held by the City for two years after installation of landscaping and used for City 
costs related to review, approval, and inspection of landscaping, or developer default.  

10. That the proposed project may require permits, including, but not limited to, MPCA-
NPDES, Rice Creek Watershed District, Minnesota Department of Health, Ramsey 
County and City Right of Way, and City Grading and Erosion Control permits.  
Copies of all issued permits shall be provided to the City prior to the issuance of any 
development permits. 

11. That the final plans for Phase 1 shall be subject to approval by the City Engineer, 
Building Official, and Fire Marshal prior to the issuance of a grading and erosion 
control permit.  

12. Final grading, drainage, utility, and site plans shall be subject to approval by the 
Public Works Director, City Engineer, and City Planner prior to the issuance of a 
grading and erosion control permit or other development permits.   
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13. That upon completion of grading and utility work on the site, a grading as-built and 
utility as-built shall be provided to the City for review.  

14. That the final Lighting and Photometric Plan for Phase 1 shall be reviewed and 
approved by the City prior to the issuance of a grading and erosion control permit for 
Phase 1.  

15. That the access onto Lexington Avenue North shall be revised to a 3/4 access to 
prevent left turns out of the site.  A “pork chop” median shall be constructed to 
prevent the left turns out.  That the 3/4 access shall be completed prior to the issuance 
of any development permits for Phase II of the Master PUD.  

16. That the applicant shall conform to all other City regulations.   
 
 
Proposed Motion Language 
 
1. Recommend Approval with Conditions: Motion to recommend approval of Planning Case 

16-014 for a Master Planned Unit Development (PUD) Amendment & Final PUD for Phase 
1 at 4001 Lexington Avenue North, based on the findings of fact, submitted plans, and the 
sixteen (16) conditions in the June 8, 2016, Report to the Planning Commission. 

 
2. Recommend Approval as Submitted:  Motion to recommend approval of Planning Case 16-

014 for a Master Planned Unit Development (PUD) Amendment & Final PUD for Phase 1 at 
4001 Lexington Avenue North, based on the findings of fact and the submitted plans in the 
June 8, 2016, Report to the Planning Commission.   

 
3. Recommend Denial:  Motion to recommend denial of Planning Case 16-014 for a Master 

Planned Unit Development (PUD) Amendment & Final PUD for Phase 1 at 4001 Lexington 
Avenue North, based on the following findings of fact….. 

 
4. Table: Motion to table Planning Case 16-014 for a Master Planned Unit Development (PUD) 

Amendment & Final PUD for Phase 1 at 4001 Lexington Avenue North: a specific reason 
and/or information request should be included with a motion to table.  

 
 
Public Notice 

 
A public hearing notice was mailed to all properties within 1,000 feet of the subject property and 
published in the Shoreview-Arden Hills Bulletin on May 18, 2016.  
 
 
Resident Comment 
 
Staff has not received any letters, e-mails, or telephone calls from property owners or residents in 
regards to this planning case.  
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Deadline for Agency Actions 

 
The City of Arden Hills received the completed application for this request on May 2, 2016.  
Pursuant to Minnesota State Statute, the City is required to act on this request by June 30, 2016, 
(60 days), unless the City provided the petitioner with written reasons for an additional 60-day 
review period.  
 
 
Attachments 
 

A. Project Narrative  
B. Development Plan Set 
C. Comments - Development Review Committee 
D. Traffic Study 
E. Aerial Site Map 
F. PUD Site Plan 

 



Land O’Lakes Planned Unit Development (PUD) Narrative 

 

Name of Project:  

Land O’Lakes Corporate Headquarters Consolidation 

 

Location of Project and assigned site address:  

The project site is located south of County Road F, west of Lexington Avenue North, north of Interstate 
Highway No. 694, and east of Hamline Avenue North. The site is approximately 47.37 acres and contains 
two corporate campus buildings, surface parking lot areas, wooded areas, open lawn areas and regional 
stormwater facilities. 

Address: 

Marcia Droege 

Director, Real Estate & Facilities 

4001 Lexington Avenue North  

Arden Hills, MN 55126 

 

Name and Address of owner/developer: 

Land O’Lakes, Inc. 

Attn: Marcia Droege, Director of Real Estate & Facilities  

4001 Lexington Avenue N 

Arden Hills, MN 55126 

 

Nature of Applicant’s Interest 

Land O’Lakes intends to consolidate their Arden Hills and Shoreview locations into one campus 
headquarters at their existing Arden Hills property.  The consolidation will include construction of a new 
four-story corporate office building of approximately 155,000 gross floor area and related site 
improvements.  The new corporate building and site will be designed with sustainable best practices and 
will seek a minimum of LEED-NC 2009 Gold certification.  The site parking lot will be reconstructed to 
provide approximately 1678 parking stalls.  Native landscaping proposed with this project will enhance 
the overall character of the existing site, as well as establish overall management standards to improve 
the quality of the existing native plant communities. 

ryan.streff
Attachment A



The consolidation will bring approximately 900 employees currently located at the Shoreview site onto 
the Arden Hills campus. The estimated employee count after the consolidation in late 2018 will be 
approximately 2100 employees.     

Also included in the project is the renovation of approximately 138,000 square feet in the existing Arden 
Hills corporate building.  The renovation will include the expansion of the corporate 
cafeteria/conference (approximately 20,000 sf.), reconfiguration of the loading dock area 
(approximately 11,000 sf.) and renovation of office areas (approximately 107,000 sf.) based on new 
workplace strategies.  

 

Existing Site and Past Approvals 

The project site contains two existing corporate campus buildings, surface parking lot with 
approximately 931 parking stalls, approximately 22.7 acres of wooded area, (approx. 31,636 cal. Inches 
of trees on site), open lawn areas and regional stormwater facilities.  The following are descriptions of 
the existing uses on site: 

1. Land O’Lakes east Headquarter building: Four story building, 56’ in height, with a total of 
201,300 gross floor area. 

2. Land O’Lakes Research and Development building: Two story building, 28’ feet in height, with 
the exception of a 3,000 sq. ft. element that will be 50 feet tall, and approximately 62,500 gross 
floor area. 

It should be noted that Land O’Lakes does not own the small triangular parcel (south-east corner of the 
Land O’Lakes site) at the north-west corner of the intersection of Lexington Avenue N. and the on-ramp 
for Highway 694 west.  This parcel is owned by Roger J. Reiling and his trust. 

Past Approvals 

In 1979, the City of Arden Hills approved a Special Use Permit – Case No. 79-4 for the original PUD plan 
for the Land O’Lakes corporate headquarters site.  A list of all of the processed planning cases for the 
project site are identified below: 

1. Special Use Permit Agreement & Planned Unit Development:  Planning Case 79-004 
2. Site Plan Review – Parking Lot Expansion:  Planning Case 87-027 
3. Site Plan Review – Building Addition:  Planning Case 88-028 

 

Development Concept 

The overall design concept for the corporate headquarters consolidation project is based on the strong 
commitment that Land O’Lakes has to building strong communities, creating enduring livelihoods and 
being effective stewards of natural resources.   The company has a strong track record working with its 
public and private partners to address everything from water quality and soil conservation to pollinator 
health.  For this project, Land O’Lakes would like to reinforce these core values by constructing a new 
corporate building and related site improvements that is driven by best sustainable design practices and 
reinforces their strong commitment to land stewardship.  



The proposed new four-story corporate building will be approximately 155,000 gross floor area. The first 
floor of the building includes reception space, credit union, childcare area, medical clinic, corporate 
workout facilities, a flexible meeting space and conference center and support functions.  The upper 
three floors will include employee office/work/meeting space.  The proposed building will be oriented 
on an east-west access directly to the north of the existing buildings, in what is the current drop-off and 
parking lot   The primary entrance to the proposed building will be located on the north side of the 
building facing County Road F. and adjacent to a new vehicle drop-off.  A secondary entrance is located 
at the west end of the building and also on the south side of the building facing a proposed central 
courtyard. 

 

Site Parking 

Based on the overall 418,800 gross floor area of the proposed and existing buildings on the site, and the 
City zoning requirements of 1 stall per 250 GSF, we have determined that approximately 1,676 vehicle 
parking spaces will be required to support the project.  The current north parking lot (Phase 2) on the 
site will be completely reconstructed to include 1411 parking stalls.  Approximately 25 parking stalls will 
be designated for handicapped accessible stalls, 20 parking stalls for preferred parking, 10 stalls for 
motorcycle parking and 15 stalls for daycare drop-off.  To facilitate the required number of parking stalls 
on the site, the north parking lot will be expanded to the west and impact the existing wooded area.  
Approximately 620 trees will be removed from the wooded area, which equates to 7468 cal. inches.  
Based on the necessary tree removal, approximately 2000 cal. inches of trees will need to be 
remediated (includes the permitted 10% removal of site trees).  See attached spreadsheet for tree 
species, sizes and quantities that will be impacted. 

The south parking (Phase 1) lot will be partially reconstructed to include 267 parking stalls, including 7 
parking stalls designated for handicapped accessible stalls.  A majority of the drop-off will remain intact 
including the hardscape and landscaping existing within the center island. 

 

Site Traffic and Circulation 

See DRAFT Land O’Lakes Expansion Traffic Study Update prepared by SRF Consulting Group for 
recommendations. 

 

Site Landscaping 

The concept plan for the overall site landscaping is based on the desire to reinforce the natural beauty 
and character of the site.  A native plant palette will be utilized for the proposed site improvements and 
enhance the native plant communities that exist on the site.  An east-west vegetated woodland buffer 
will be created at the front of the building to connect the western wooded area to the east of the site.  
The vegetated woodland buffer will include a lighted pedestrian trail to connect all of the parking areas 
on the north side of the building to the main building entrance.  Identified below are percentages for 
site landscape areas (all percentages include existing plant credits): 



1. Overall landscape coverage on the entire campus site (47.37 acres) is approximately 60% of the 
total site area.  

2. Phase 1 (South Parking Lot) proposed landscape coverage is approximately 64.36% of the total 
area.   

3. Phase 2 (North of existing buildings) proposed landscaping is approximately 57.25% of the total 
area. 

A new central courtyard of approximately 50,900 sf will be created as a part of the project. The 
courtyard will be located in the space that is created between the new and existing buildings.  The 
central courtyard will be a flexible programmable space that will include a variety of meeting, dining and 
seating areas.  The courtyard will be designed to include hardscaped and landscaped areas.  Over story 
canopy trees will provide shaded areas for small informal gatherings, while open hardscaped plaza areas 
will provide areas for connectivity and larger gatherings. 

An outdoor playground of approximately 8,000 sf will be included to support the childcare functions.  
The playground will be designed to support use of children form the age of 3-12 years.  The playground 
will include structured seating, resilient surfacing, native landscaping and other playground amenities.  
The playground will incorporate a fence along the western edge to secure the playground area from the 
adjacent corporate plaza space. 

 

Loading Dock/Delivery Area 

The loading dock area located on the north end of the current corporate building will be reconfigured to 
provide one additional semi-truck loading dock, and a relocated trash compactor and recycling container 
area.  Current vehicular circulation in the delivery area will be maintained to support the expanded 
loading dock functions. 

 

Compliance with Current City of Arden Hills Zoning Code  

The proposed consolidation project is consistent with the adopted City of Arden Hills Comprehensive 
Plan and previously approved PUD - Case No. 79-4 for the project site.  The current zoning for the 
existing and surrounding sites is I-1 Limited Industrial District.  All of the defined uses in the proposed 
project (credit union, childcare facility (over 10), medical clinic, and corporate workout facilities) are 
permitted uses within the district.  Based on the surrounding zoning, the proposed consolidation project 
is visually compatible with adjacent land uses and does not impact the surrounding sites in a negative 
manner.   

The proposed Land O’Lakes Corporate Headquarters Consolidation project will exceed the current City 
of Arden Hills zoning requirements in numerous ways.  Some of the specific zoning code requirements 
that will be exceeded include the following: 

1. Currently within the I-1 Limited Industrial District there are no requirements for indoor/outdoor 
bicycle storage.  We are currently proposing 32 outdoor bicycle parking spots and have a design 
option for an additional 20 indoor bicycle parking spots. 

2. Our proposed landscape for Phase 1 and 2 improvements is approximately 35% of the total site 
which exceeds the City requirement of 10%. 



3. The project will meet or exceed tree requirements related to building height (4 stories) 
a. 50% trees 2” to 3” cal. inches (includes 95 evergreen trees that average 2”-3” cal. 

inches) 
b. 31% tree 3.5” to 4” cal. inches  
c. 26% trees 4.5” to 6” cal. inches 

4. Environmental Conservation and Sustainability 
a. Per Ordinance 1325.05 Subsection 8 – Additional Design Standards for New 

Development in B2/B3 districts, the City encourages the use of green materials and 
environmentally friendly construction and site design such as the use of pervious 
surfaces, green rooftops, energy efficient materials, LEED standards, and other green 
building techniques.  The new corporate building and site will be designed with 
sustainable best practices and will seek a minimum of LEED-NC 2009 Gold certification 
even in an I-1 Limited Industrial District.  The site will be developed to fulfill multiple 
Sustainable Site LEED credits such as Stormwater Design Quality and Quantity, Light 
Pollution Reduction as well as Water Efficient Landscaping.  Transportation amenities 
such as interior and exterior bicycle parking and preferred parking for carpool and 
electric vehicles including charging stations will be incorporated into the parking design. 
Along with meeting LEED standards for internal water efficiency and the use of energy 
efficient lighting and mechanical systems, the new corporate building will strive to use 
local materials that are healthy to the building occupants.   

 
5. Additional Design Compliance 

a. Per Ordinance 1325.05 Subsection 8 – Additional Design Standards for New 
Development in B2/B3 districts, the purpose of these additional design standards is to 
promote a high level of architectural, landscaping, and site design in the business 
districts of Arden Hills.  The City seeks to create a unified, harmonious, and high-quality 
environment to foster a distinct, positive, and successful image for the City.  The 
materials of the new corporate building and site will be designed to comply with many 
of these standards even in an I-1 Limited Industrial District.   

b. Per Section D, buildings shall be constructed of materials that are enduring, timeless, 
and well-detailed.  The design of the new building will likely use the same brick as the 
original building along with high quality, energy efficient glazing and architectural metal 
wall panels. 

c. Per Section E, the arrangement, massing, materials and colors shall work to create a 
high quality development that is responsive to existing buildings, site features, and site 
design on adjoining sites in the district.  With the use of the original brick used on the 
existing corporate buildings for the new corporate building, a cohesive campus aesthetic 
will be created.    

 
 

Zoning Actions 

The Land O’Lakes corporate headquarters expansion project will be requesting flexibility thru the Final 
PUD planning process (for identified South Parking lot in Phase 1) for Section 1325.05, Subd. 1, F. 
Minimum Landscape Requirements, Perennials and Shrubberies.  The identified requirements states at 
least ten (10) percent of the total landscaped area shall be covered with perennials and/or shrubbery 
and be planted within the perimeter of private parking, building, and driveway areas.  Based on our 



current design for the south parking lot (Phase 1) we have provided approximately 36,221 sf. of planting 
areas, for a total of 2.53%. 

The primary justification for flexibility thru the approved PUD related to the Minimum Landscape 
Requirements for Perennials and Shrubs are identified below: 

1. The overall design intent for the south parking lot is to provide enough parking stalls, without 
impacting the existing natural areas and character, to meet the overall parking requirements of 
1676 stalls on the entire campus site (as identified in the Master PUD submission).  The south 
parking lot serves as the primary guest entrance to the campus, so a balance was desired to limit 
to overall impervious parking areas, while trying to maintain the existing natural features 
(wetlands, wooded areas and lawns).  The design accomplishes this by focusing the perennial 
plantings and shrubs adjacent to the entrance roadway to frame and extend the drivers entry 
experience as you enter towards the campus buildings.  The parking lot areas are buffered from 
the entrance roadway (a min. 20’ wide landscape boulevard has been provided) by the ground 
level plantings and over story trees to extend the “natural” character all the way up to the 
building entrances.  Subsequently, perennials and ground covers are limited at the parking lot 
outer edges to allow visitors un-interupted views into the adjacent natural areas.  The areas 
adjacent to the parking lot edges will be planted with a combination of a native turf 
(approximately 18,900 sf.) and a woodland seed/plug plant mix (26,000 sf.) to enhance these 
edges and provide long-term vegetated cover. 

2. As part of the future proposed work in Phase 2, we have defined approximately 176,778 
additional sf. of perennial and shrub plantings which equate to approximately 14.26% of the 
Phase 2 project area.  This proposed Phase 2 landscaping, in combination with the Phase 1 
landscaping, would result in over 212,999 sf. of perennial and shrub landscaping on the entire 
project site for a total of 16.79%.  This total % of perennial and shrub landscaping would exceed 
the current zoning code by approximately 170%.  This is a two Phased design and construction 
project, so all proposed improvements will function as one landscape and should be reviewed 
accordingly.  

 

The Land O’Lakes corporate headquarters expansion project will also be requesting future flexibility thru 
the Final PUD planning process (for identified north project site in Phase 2) for Section 1325.05, Subd. 1, 
F. Minimum Landscape Requirements, Planting Islands.  The requirements state that planting islands 
shall be required to visually break up expanses of hard-surface parking areas, to provide safe and 
efficient traffic movement, and to define rows of parking. Planting islands shall occupy at least ten (10) 
percent of the parking area. Planting islands shall be edged with concrete curbs.  Parking lot planting 
islands shall be a minimum of 150 square feet in area, be of appropriate width and length, and include 
at least one tree meeting the requirements of this ordinance.  Based on our proposed design, we 
estimate we will provide approximately 30,240 sf. of planting islands, for a total of 5.9%. 

The primary justification for flexibility thru the approved PUD related to Minimum Landscape 
Requirements for Planting Islands are identified below: 

1. The required number for parking (as identified in the Master PUD submission) to support the 
overall campus expansion is 1676 stalls.  This required parking stall count has caused hardship 
related to providing the necessary amount of land needed to accommodate this parking while 
trying to limit the impacts on the valuable natural features of the site. The current site is 
approximately 47.37 acres, with the wooded areas comprising approximately 22.7 acres, 



pond/wetland areas comprising 4.5 acres, and existing and proposed development 
approximately 18.5 acres.  Based on the need to provide 1676 stalls on the campus site to 
support expansion, it has required the proposed parking expansion into the wooded area on the 
west edge of the site, thus reducing this natural feature from approximately 7.5 acres to 4.2 
acres.  Based on the impacts to the western wooded area, it has been determined that the 
design will try and limit any additional impacts to natural site features by limiting some of the 
landscaped islands at the outer edges of the parking areas.  By creating landscaped islands 
throughout the outer edges of the parking lots where they are not currently proposed, we 
would effectively be removing parking stalls, which would require us to remove more of the 
wooded area to the west to provide parking stalls that were removed to accommodate 
landscaped islands.  To mitigate the loss of the landscape islands, the site design has 
incorporated a new east-west “green belt” (green belt is approximately 60’ in width and runs 
the entire length of the proposed Phase 2 improvements) located directly north of the proposed 
corporate building expansion.  This wooded green belt will provide two site amenities; the first 
being an enhanced entry experience for staff and visitors to the site (imagine exiting your car 
and walking thru the woods to the front door of the new corporate building), and secondly, 
provide a view into a natural landscaped area for users in the new corporate building (existing 
buildings on the site have been designed to maximize views to natural areas and limit views to 
the parking lots).     

2. As part of the proposed work in Phase 1 (South parking lot), we have defined 18,172 sf. of 
planting islands, which would exceed the current zoning code by approximately 150%.  The 
combined Phase 1 and Phase 2 parking lot islands would average to approximately 7.62% of the 
total parking lot areas on site, which is significantly closer to the required 10%. 

 

 

Project Schedule 

The project will occur July 2016 – January 2019. See schedule below for additional detail. 

 

Land O'Lakes Headquarters Consolidation     
Project Schedule     
     
     
TASK START FINISH   
Preconstruction Planning &  Design 01/04/2016 06/02/2017   

Schematic Design 01/04/2016 04/01/2016   
     

PUD Applications       
South Lot Final PUD Application Submittal  05/02/2016   
Campus Master PUD Application Submittal  05/02/2016   
Campus Final PUD Application Submittal  06/06/2016   

     
Design Development 04/04/2016 07/13/2016   

     
Construction Documents 04/04/2016 06/02/2017   

    



CP-1: Workplace Strategy Pilot Project Construction 
Documents  06/01/2016   

CP-2: South Parking Lot Construction Documents  06/08/2016 06/21/2016 
Submit to 
City 

CP-3: North Parking Lot Construction Documents  07/06/2016 07/19/2016 
Submit to 
City 

CP-4: Foundations, UG Utilities, Below Grade 
Waterproofing  10/07/2016   

CP-5: Superstructure  10/21/2016   
CP-6: Core & Shell / Final Site  01/13/2017   
CP-7: Interiors / 1st Floor Renovation - Dock & 

Cafeteria  03/03/2017   
CP-8: Existing Building Renovation - Floors 2-4  06/02/2017   

     
PUD Application - City of Arden Hills Approvals       

South Lot Final PUD Planning Commission Approval  06/08/2016   
Campus Master PUD Planning Commission Approval  06/08/2016   
South Lot Final PUD City Council Approval  06/27/2016   
Campus Master PUD City Council Approval  06/27/2016   
South Lot PUD City Staff Approval  07/11/2016   
Campus Master PUD Staff Approval  07/11/2016   
South Lot Development Agreement Executed  07/11/2016   
Campus Final PUD Planning Commission Approval  07/06/2016   
Campus Final PUD City Council Approval  07/25/2016   
Campus Final PUD Staff Approval  08/08/2016   
Campus Development Agreement Executed  08/08/2016   

     
Construction Permits       

CP-1: Workplace Strategy Pilot Project - Existing Building 
Renovation Permit  06/15/2016   

CP-2: South Lot Permit  07/12/2016   
CP-3: North Lot Permit  08/09/2016   
CP-4: Building Foundations Permit  11/04/2016   
CP-5: Building Superstructure Permit  11/18/2016   
CP-6: Core & Shell Construction Permit  02/10/2017   
CP-7: Interiors / 1st Floor Renovation - Dock & Cafeteria 

Permit  03/31/2017   
CP-8: Existing Building Renovation - Floors 2-4 Permit  06/30/2017   

     
Construction 06/15/2016 09/19/2018   

Workplace Strategy Pilot Project 06/15/2016 09/16/2016   
Site 07/12/2016 10/06/2017   

South Lot 07/12/2016 08/08/2016   
North Lot / Courtyard Landscaping 08/09/2016 10/06/2017   

New Building Construction 11/07/2016 02/16/2018   
Existing Building Renovation 04/02/2018 09/19/2018   

 



LAND O’LAKES Corporate Headquarters Consolidation
Final Planned Unit Development Submission - Phase 1

Master Planned Unit Development Submission - Phase 2

May 2, 2016

ryan.streff
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EXISTING SITE

Existing Buildings
Existing Total GSF            263,800

Corporate Building           201,300
R&D Building 62,500 

Existing Parking
01 Main Lot 746
02 West Lot 145
03 Guest Lot 40
Existing Total  931

01

02

03

County Road F

Hwy 10Hwy 694

Lexington Ave N

May 2 2016LAND O’LAKES Corporate Headquarters Consolidation
EXISTING SITE



May 2 2016LAND O’LAKES Corporate Headquarters Consolidation
PROPOSED SITE IMPROVEMENTS

PROPOSED PARKING

Existing Buildings
Existing Total GSF            263,800

New Building
Proposed Total GSF            155,000

Total Proposed GSF        418,800

Required Parking  
1 per 250 GSF     1675

Proposed Parking
01 Main North Lot (Phase 2) 655
02 North-West Lot (Phase 2) 435
03 South-West Lot (Phase 2)     321
04 South Guest Lot (Phase 1) 267
Proposed Total  1678

0102

03

04

County Road F

Hwy 10

Hwy 694

Lexington Ave N

Phase 2 
Master PUD

Phase 1 
Final  PUD

2.25 mins
660 ft

1.75 mins
500 ft

2.75 mins
800 ft



May 2 2016LAND O’LAKES Corporate Headquarters Consolidation
PEDESTRIAN CIRCULATION

County Road F

Hwy 10

Hwy 694

Lexington Ave N

Phase 2 
Master PUD

Phase 1 
Final  PUD

PEDESTRIAN CIRCULATION

Primary Pedestrian
Routes

Existing Trail

Secondary Pedestrian
Routes
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4001 Lexington Ave N. Arden Hills, MN
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PUD APPLICATION DOCUMENTS

LAND O' LAKES, INC.
4001 LEXINGTON AVE N.
ARDEN HILLS, MN 55126
651.375.3168 (TEL)
CONTACT:  ANN DOHMEN
AMDohmen@landolakes.com

PERKINS+WILL
Minneapolis, MN 55403
612.851.5000 (TEL)
612.851.5001 (FAX)
CONTACT:  TONY LAYNE
tony.layne@perkinswill.com

MCGOUGH
2737 FAIRVIEW AVE N
ST. PAUL, MN 55113
651.633.5050 (TEL)
CONTACT:  CARY MILLER
CMiller@mcgough.com

BKBM
5930 BROOKLYN BOULEVARD
MINNEAPOLIS, MN 55429
763.843.0420 (TEL)
CONTACT:  TOM CESARE
tcesare@bkbm.com

PERKINS+WILL
612.851.5044 (TEL)
CONTACT:  JOHN SLACK
john.slack@perkinswill.com

BKBM
5930 BROOKLYN BOULEVARD
MINNEAPOLIS, MN 55429
763.843.0420 (TEL)
CONTACT:  ANDY RAUCH
arauch@bkbm.com

MICHAUD COOLEY ERICKSON
333 SOUTH SEVENTH STREET, SUITE 1200
MINNEAPOLIS, MN 55402
612.339.4941 (TEL)
mfauske@michaudcooley.com,
mplumedahl@michaudcooley.com
CONTACT:  MARK FAUSKE-MECH, MICHAEL
PLUMEDAHL-ELEC

FAITHFUL+GOULD
45 SOUTH 7TH STREET SUITE 2500
MINNEAPOLIS, MN 55402
612.338.3120 (TEL)
CONTACT:  KEVIN WIESE
Kevin.Wiese@fgould.com
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A12-01 LEVEL 01 REFLECTED CEILING PLAN x
A12-02 LEVEL 02 REFLECTED CEILING PLAN x
A12-03 LEVEL 03  REFLECTED CEILING PLAN x
A12-04 LEVEL 04 REFLECTED CEILING PLAN x
A12-05 LEVEL 05 REFLECTED CEILING PLAN x
A18-01 ISOMETRIC VIEWS x
A20-01 EXTERIOR ELEVATION x x
A20-02 EXTERIOR ELEVATION x x
A20-10 ENLARGED EXTERIOR ELEVATION
A20-12 ENLARGED EXTERIOR ELEVATION
A20-13 ENLARGED EXTERIOR ELEVATION
A30-01 BUILDING SECTION x
A31-01 EXTERIOR WALL SECTIONS x
A31-02 EXTERIOR WALL SECTIONS x
A31-03 EXTERIOR WALL SECTIONS x
A31-04 EXTERIOR WALL SECTIONS x
A70-01 RENDERED NW PERSPECTIVE x

07-MECH
M000 MECHANICAL TITLE SHEET x
M10-01 MECHANICAL HVAC PLAN LEVEL 01 x
M10-02 MECHANICAL HVAC PLAN LEVEL 02 x
M10-03 MECHANICAL HVAC PLAN LEVEL 03 x
M10-04 MECHANICAL HVAC PLAN LEVEL 04 x
M10-05 MECHANICAL HVAC PLAN LEVEL 05 x
M10-06 MECHANICAL HVAC PLAN LEVEL 06 x

09-PLUMB
P10-02 PLUMBING LEVEL 2 x
P10-03 PLUMBING LEVEL 3 x
P10-04 PLUMBING LEVEL 4 x
P10-05 PLUMBING LEVEL 5 x

10-ELEC
E00-01 ELECTRICAL TITLE SHEET x
E01-01 SITE PLAN x
E10-01 LIGHTING- POWER & SYSTEMS PLAN LEVEL 01 x
E10-02 LIGHTING- POWER & SYSTEMS PLAN LEVEL 02 x
E10-03 LIGHTING- POWER & SYSTEMS PLAN LEVEL 03 x
E10-04 LIGHTING- POWER & SYSTEMS PLAN LEVEL 04 x
E10-05 LIGHTING- POWER & SYSTEMS PLAN LEVEL 05 x
E10-06 ROOF PLAN x
E44-01 ENLARGED PLANS x
E52-01 RISER DIAGRAM x
EL01-01 SITE LIGHTING PHOTOMETRIC PLAN x

11-FIRE
F10-01 FIRE PROTECTION OVERALL LEVEL 1 x
F10-02 FIRE PROTECTION OVERALL LEVEL 2 x
F10-03 FIRE PROTECTION OVERALL LEVEL 3 x
F10-04 FIRE PROTECTION OVERALL LEVEL 4 x
F10-05 FIRE PROTECTION OVERALL LEVEL 5 x
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01-GENERAL
G00-00 COVER SHEET x x
G00-01 INDEX OF DRAWINGS x x

02-CIVIL
C01-00 SELECTIVE SITE DEMOLOTION NOTES AND DETIALS x x
C01-01 SELECTIVE SITE DEMOLITION PLAN - PHASE ONE x x
C01-02 SELECTIVE SITE DEMOLITION PLAN - PHASE TWO x x
C02-00 GRADING, DRAINAGE, AND EROSION CONTROL NOTES AND DETAILS x x
C02-01 GRADING, DRAINAGE, AND EROSION CONTROL PLAN - PHASE ONE x x
C02-02 GRADING, DRAINAGE, AND EROSION CONTROL PLAN - PHASE TWO x x
C03-00 UTILITY NOTES AND DETAILS x x
C03-01 UTILITY NOTES AND DETAILS x x
C03-02 UTILITY PLAN - PHASE ONE x x
C03-03 UTILITY PLAN - PHASE TWO x x
C03-04 SANITARY SEWER AND STORM SEWER SCHEDULES x x
C03-05 PUBLIC WATERMAIN PLAN AND PROFILE x
C04-00 PAVING AND GEOMETRIC NOTES AND DETAILS x x
C04-01 PAVING AND GEOMETRIC PLAN - PHASE ONE x x
C04-02 PAVING AND GEOMETRIC PLAN - PHASE TWO x x
C05-00 STORM WATER POLLUTION PREVENTION PLAN x
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C05-02 STORM WATER POLLUTION PREVENTION PLAN - PHASE TWO x

03-LAND
L01-01 LAYOUT PLAN x
L01-02 LANDSCAPE PLAN x
L01-03 IMPACTED TREES x
L04-01 ENLARGED CENTRAL PLAZA x
L04-02 ENLARGED PLAN NORTH GARDEN x
L04-03 ENLARGED PLAN PLAYGROUND x
L04-04 SITE PLAN x
L04-05 LANDSCAPE  PLAN x
L04-07B SOUTH PARKING LANDSCAPE PLAN x
L04-07D TREE SURVEY x
L04-10 PROOF OF PARKING x
L11-01 DETAILS x
L11-02 DETAILS x

04-ARCHITECTURAL
A00-01 ARCHITECTURAL ABBREVIATIONS, SYMBOLS & GEN NOTES x
A01-01 CODE COMPLIANCE PLANS x
A01-02 CODE COMPLIANCE PLANS x
A01-03 CODE COMPLIANCE PLANS x
A04-02 OVERALL SITE PLAN x x
A09-01 RENOVATION LEVEL 01 OVERALL FLOOR PLAN x x
A09-02 RENOVATION LEVEL 02 OVERALL FLOOR PLAN x x
A09-03 RENOVATION LEVEL 03 OVERALL FLOOR PLAN x x
A09-04 RENOVATION LEVEL 04 OVERALL FLOOR PLAN x x
A10-01 OVERALL FLOOR PLANS x x
A10-02 OVERALL FLOOR PLANS x x
A10-03 OVERALL FLOOR PLANS x x
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TRUCK TURNING
MOVEMENT PLAN

EXHIBIT-1
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MT^SÎ MT^KD^1F

K2310.2448L

K2310.2448L

1X̂
MT

1X̂
MT

2

G6120.24NS

G6120.48NS

G6120.48NS

MT

MT

MT

EE

BBF

Y5010.

A3352.1348

26-4
22

0-2
E

FAF10.2415F

LG906
A3210.1348

MT

KD^MT^5K^02

TS
M̂T^

T1
K̂D

B̂2
N̂O^9P

MT^SI^MT^KD^1F

MT

K2310.2448L

K2310.2448L

1X̂
MT

1X̂
MT

2

G612
0.4

8N
S

G612
0.4

8N
S

MT

MT

EE

BBF

Y50
10.

A32
10.1

34
8

A33
52.1

34
8

26-4
22

0-2
E

FA
F1

0.2
41

5F

MT
MT

KD^M
T^5K

^02

TS
M̂T^

T1
K̂D

B̂2
N̂O^9P

MT^S
I^M

T^K
D^1F

K23
10.2

448
L

K23
10.2

448
L

1X
^M

T

1X
^M

T

2

G6120.48NS

G6120.48NS

MT

MT

EE

BBF

Y5010.

A3210.1348

A3352.1348

26-4220-2E

FAF10.2415F

MT

MT

KD^MT^5K^02

TS^MT^T1^KD^B2^NO^9P

MT^SI^MT^KD^1F

K2310.2448L

K2310.2448L

1X̂
MT

1X̂
MT

2

G612
0.2

4N
S

G612
0.4

8N
S

G612
0.4

8N
S

MT

MT

MT

EE

BBF

Y50
10.

A33
52.1

34
8

26-4220-2E

FA
F1

0.2
41

5F
LG

90
6

A32
10.1

34
8

MT

KD^M
T^5K

^02

TS^MT^T1^KD^B2^NO^9P

MT^S
I^M

T^K
D^1F

MT

K23
10.2

448
L

K23
10.2

448
L

1X
^M

T

1X
^M

T

2

G6120.48NS

G6120.48NS

MT

MT

EE

BBF

Y5010.

A3210.1348

A3352.1348

26-4220-2E

FAF10.2415F

MT

MT

KD^MT^5K^02

TS^MT^T1^KD^B2^NO^9P

MT^SI^MT^KD^1F

K2310.2448L

K2310.2448L

1X̂
MT

1X̂
MT

2

G
61

20
.4

8N
S

G
61

20
.4

8N
S

M
T

M
T

EE

BB
F

Y5
01

0.

A3
21

0.
13

48
A3

35
2.

13
48

26-4220-2E

FA
F1

0.
24

15
F

M
T

M
T

KD
^M

T^
5K

^0
2

TS^MT^T1^KD^B2^NO^9P

M
T^

SÎ
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ŜÎ MT

K̂D^1F

TS
^M

T^
T1

^K
D^B

2^N
O^9P

G612
0.4

8N
S

G612
0.4

8N
S

MT

MT

Y50
10.

A32
10.1

34
8

A33
52.1

34
8

MT
MT

KD^M
T^5K

^02

K23
10.2

448
L

K23
10.2

448
L

1X
^M

T

1X
^M

T

2

G612
0.4

8N
S

G612
0.4

8N
S

MT

MT

EE

BBF

Y50
10.

A32
10.1

34
8

A33
52.1

34
8

26-4
22

0-2
E

FA
F1

0.2
41

5F

MT
MT

KD^M
T^5K

^02

TS
M̂T^

T1
K̂D

B̂2
N̂O^9P

MT^S
ÎMT^K

D^1F

K23
10.2

448
L

K23
10.2

448
L

1X
^M

T

1X
^M

T

2

EE

26
-42

20
-2E

TS
^M

T^
T1

^K
D^B

2^N
O^9P

G612
0.4

8N
S

G612
0.4

8N
S

MT

MT

Y50
10.

A32
10.1

34
8

A33
52.1

34
8

MT
MT

KD^M
T^5K

^02

K23
10.2

448
L

K23
10.2

448
L

1X
^M

T

1X
^M

T

2

G612
0.2

4N
S

G612
0.4

8N
S

G612
0.4

8N
S

MT

MT

MT

EE

Y50
10.

A33
52.1

34
8

26
-42

20
-2E

LG
90

6

A32
10.1

34
8

MT

KD^M
T^5K

^02

TS
^M

T^
T1

^K
D^B

2^N
O^9P

MT

K23
10.2

448
L

K23
10.2

448
L

1X
^M

T

1X
^M

T

2

K1240.68

K1258.14VH

K12
58.1

4V
H

K12
11.6

8

K1240.68

K12
58.1

4V
H

K1258.14VH

K12
11.5

4

K12
11.6

8

K1240.68

K12
58.1

4V
H

K1258.14VH

K12
11.5

4

K1256.54VH

K12
11.6

8

K12
30

.68
F

K12
58.1

4V
H

K1258.14VH

K12
11.5

4

K1220.54F

K12
56.5

4V
H

K1211.54

K1211.54

K12
56.5

4V
H

K1211.54

K12
11.5

4

K1220.54F

K1256.54VH

K1211.68

K1220.68F

K12
58.1

4V
H

K12
11.5

4

K1220.54F

K1211.54

K1220.54F

K1256.54VH

K1220.54F

K1256.54VH

K1
22

0.
54

F

K1
22

0.
54

F

K12
56.5

4V
H

MT

MT

MT

MT

MT

MT

MT^MT

MT
5̂E

^06

MT

MT

MT^5E^06

MT^
MT

MT^
MT

M
T^5E^06

MT^MT

MT^5E^06

MT

M
T^5E^06

M
T^5E^06

MT^MT

MT^5E^06

MT^MT

M
T^

5E
^0

6

M
T^

5E
^0

6

MT^
MT

VH

VH

VH
VH

VH
VH

VH

VH

VH

VHVH
VH

VH

VH

VH

VH

VH

VH

VH

VH

VH
VH

VH

VH

VH
VH

VHVH
VH

VH

VH

VH

VH

K1260.36VH

K12
60.4

8V
H

K1260.36VH

K1260.48VH

K1260.36VH

K1260.48VH

K1260.24VH

K12
60.4

8V
H

K12
60.4

8V
H

K12
60.2

4V
H

K1260.36VH

K1260.48VH

K1260.24VH

K12
60.2

4V
H

K12
60.3

6V
H

K12
60.4

8V
H

K12
60.2

4V
H

K12
60.2

4V
H

K12
60.3

6V
H

K1260.48VH

K1260.24VH

K1260.48VH

K1260.48VH

K1260.48VH

K1260.24VH

K1260.48VH

K1260.48VH

K1260.24VH

K1260.48VH

K1260.48VH

K1261.4VH

K1261.4VH

K1261.4VH

K12
61

.3V
H

K1261.2VH

K1261.2VH

K1261.2VH

K1261.2VH

K1261.2VH

K1261.2VH

K12
60.3

6V
H

K12
60.4

8V
H

K1
26

1.
2V

H

K1
26

1.
2V

H

K1260.48VH

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

M
T

MT

MT

MT

M
T

MT

M
T

M
T

MT

MT

MT

M
T

M
T

MT

F54/36N

F54/
48N

F54/36N
F54/48N

F54/36G
F54/48G

F54/24G

F68
/48

G

F68
/48

G

F54/
24NF54/36N

F54/48N

F54/24G

F54/
24G

F54/3
6N

F54/
48N

F54/
24G

F54/
24G

F54/3
6N

F54/48N

F54/24G
F68/48G

F68/48G

F54/48N

F54/24G
F68/48G

F68/48G

F54/24G
F68/48G

F68/48G

F54/3
6N

F54/
48N

F54/48N

K1120.5436N

K11
20.5

44
8N

K1120.5436N

K1120.5448N

K1120.5436G

K1120.5448G

K1120.5424G

K11
20.6

848
G

K11
20.6

848
G

K11
20.5

42
4N

K1120.5436N

K1120.5448N

K1120.5424G

K11
20.5

42
4G

K11
20.5

436
N

K11
20.5

44
8N

K11
20.5

42
4G

K11
20.5

42
4G

K11
20.5

436
N

K1120.5448N

K1120.5424G

K1120.6848G

K1120.6848GK1120.5448N

K1120.5424G

K1120.6848G

K1120.6848G

K1120.5424G

K1120.6848G

K1120.6848G

K11
20.5

436
N

K11
20.5

44
8N

K1120.5448N

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E
^06

^5E
^06

MT^5E
^06

^5E
^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E
^06

^5E
^06

MT
5̂E

^06
^5E

0̂6

MT
5̂E

^06
^5E

0̂6

MT
5̂E

^06
^5E

0̂6

MT^5E
^06

^5E
^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E
^06

^5E
^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

K13
11.D

K13
11.B

K1311.A

K1311.A

K1325.54E K13
11.B

K13
11.B

K1311.A

K13
11.A

K1311.A

K13
11.A

K1311.A

K13
11.A

K1311.A

K13
11.A K1311.C

K13
11.C

K13
11.A

K1311.C

K1311.A

K13
11.A

K1311.A

K13
11.C

MT

MT

MT

MT

MT^MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

D

B

A

A

B

B

A

A

A

A

A

A

A

A C

C

A

C
A

A

A

C

K1230.68F

K12
58.1

4V
H

K1211.54

K1220.54F

K1256.54VH

MT^5E^06

MT

MT^5E^06

MT^MTVH

VH

VH

K12
60.2

4V
HK1261.3VH

K1261.2VH

K1260.48VH

K1260.36VH

MT

MT

MT

MT

MT

F54/
24G

F54/48N

F54/36N

K11
20.5

42
4G

K1120.5448N

K1120.5436N

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

K13
11.B

K13
11.A

K13
11.A

MT

MT

MT

B

A

A

K2830.1448L

1X̂
MT

K1230.68F

K1258.14VH

K12
58.1

4V
H

K12
11.6

8

K1
24

0.
68

K1258.14VH

K12
58.1

4V
H

K12
11.6

8

K1
24

0.
68

K1258.14VH

K12
58.1

4V
H

K12
11.6

8

K1240.68
K12

58.1
4V

H

K1258.14VH

K1212.40

K12
57.1

4V
H

K1220.54F

K12
58.1

4V
H

K1211.54

K12
11.5

4

K1211.54

K12
11.5

4

K12
11.5

4

K1211.54

K12
11.5

4

K1220.54F

K1256.54VH

K1220.54F

K1256.54VH

K1220.54F

K1256.54VH

K1220.54F

K1256.54VH

K1220.54F

K12
11.6

8

K12
30

.68
F

K12
58.1

4V
H

K1258.14VH

K1211.54

K12
11.5

4

K1256.54VH

K1256.54VH

K1
22

0.
54

F

K12
56.5

4V
H

K1
22

0.
54

F

K12
56.5

4V
H

MT^5E^06

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT^5E^06

MT

MT^5E^06

MT^MT

M
T^5E^06

MT^MT

M
T^5E^06

MT^MT

M
T^5E^06

MT^MT

M
T^5E^06

MT
5̂E

^06

MT

MT

MT^MT

MT^MT

M
T^

5E
^0

6

MT^
MT

M
T^

5E
^0

6

MT^
MT

VH

VH

VH

VH

VH

VH

VH

VH
VH

VH
VH

VH
VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

K1260.36VH

K1260.48VH

K1260.24VH

K12
60.2

4V
H

K1260.48VH

K1260.48VH

K1260.48VH

K1260.36VH

K1260.48VH

K1260.36VH

K1260.48VH

K1260.36VH

K1260.48VH

K1260.36VH

K12
60.4

8V
H

K1260.24VH

K12
60.2

4V
H

K1260.24VH

K12
60.2

4V
H

K1260.24VH

K12
60.2

4V
H

K1260.24VH

K1260.36VH

K12
60.4

8V
H

K12
60.2

4V
H

K1260.48VH

K1260.48VH

K1260.48VH

K1260.48VH

K1260.48VH

K1260.48VH

K1261.3VH

K1
26

1.
4V

H

K1
26

1.
4V

H

K1261.4VH

K1261.2VH

K1261.2VH

K1261.2VH

K1261.2VH

K1261.2VH

K1261.2VH

K12
61

.3V
H

K12
60.3

6V
H

K12
60.4

8V
H

K12
60.4

8V
H

K1
26

1.
2V

H

K12
60.3

6V
H

K1
26

1.
2V

H

K1260.48VH

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

M
T

M
T

MT

MT

MT

M
T

M
T

M
T

M
T

MT

MT

MT

MT

M
T

MT

M
T

MT

F54/36N

F54/48N

F54/24G

F54/
24G

F68/48G

F68/48G

F54/48N

F54/36N
F54/48N

F54/36N
F54/48N

F54/36N
F54/48N

F54/36N

F54/
48N

F54/24G

F54/
24G

F54/24G

F54/
24G

F54/24G

F54/
24G

F54/24G

F54/36G

F40/
48G

F54/
24G

F68/48G

F68/48G

F68/48G

F68/48G

F68/48G

F68/48G

F54/3
6N

F54/
48N

F54/
48N

F54/3
6N

F54/48N

K1120.5436N

K1120.5448N

K1120.5424G

K11
20.5

42
4G

K1120.6848G

K1120.6848GK1120.5448N

K1120.5436N

K1120.5448N

K1120.5436N

K1120.5448N

K1120.5436N

K1120.5448N

K1120.5436N

K11
20.5

44
8N

K1120.5424G

K11
20.5

42
4G

K1120.5424G

K11
20.5

42
4G

K1120.5424G

K11
20.5

42
4G

K1120.5424G

K1120.5436G

K11
20.4

04
8G

K11
20.5

42
4G

K1120.6848G

K1120.6848G

K1120.6848G

K1120.6848G

K1120.6848G

K1120.6848G

K11
20.5

436
N

K11
20.5

44
8N

K11
20.5

44
8N

K11
20.5

436
N

K1120.5448N

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E
^06

^5E
^06

MT
5̂E

^06
^5E

0̂6

MT
5̂E

^06
^5E

0̂6

MT^5E
^06

^5E
^06

MT^5E^06^5E^06

K13
11.C

K13
11.C

K13
11.C

K13
11.C

K13
11.B

K13
11.B

K13
11.B

K13
11.B

K1311.A

K1311.A

K1311.A

K1311.A

K1311.A

K1311.A

K13
11.A

K13
11.A

K1311.A

K1311.A

K13
11.A

K13
11.A

K13
11.A

K13
11.A

K13
11.A

K13
11.A

K1325.54E

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT^MT

C

C

C

C

B

B

B

B

A

A

A

A

A

A

A

A
A

A

A

A

A

A

A

A

EE
26

-42
20

-2E

TS
^M

T^
T1

^K
D^B

2^N
O^9P

G612
0.4

8N
S

G612
0.4

8N
S

MT

MT

Y50
10.

A32
10.1

34
8

A33
52.1

34
8

MT
MT

KD^M
T^5K

^02

K23
10.2

448
L

K23
10.2

448
L

1X
^M

T

1X
^M

T

2

G612
0.2

4N
S

G612
0.4

8N
S

G612
0.4

8N
S

MT

MT

MT

EE

Y50
10.

A33
52.1

34
8

26
-42

20
-2E

LG
90

6

A32
10.1

34
8

MT

KD^M
T^5K

^02

TS
^M

T^
T1

^K
D^B

2^N
O^9P

MT

K23
10.2

448
L

K23
10.2

448
L

1X
^M

T

1X
^M

T

2

K2830.1448L

1X̂
MT

K1220.54F

K1256.54VH

K12
56.5

4V
H

K1230.68F

K1258.14VH

K12
58.1

4V
H

K12
11.6

8

K1
24

0.
68

K1258.14VH

K12
58.1

4V
H

K12
11.6

8

K1
24

0.
68

K1258.14VH

K12
58.1

4V
H

K12
11.6

8

K1240.68

K12
58.1

4V
H

K1258.14VH

K1211.54

K1220.54F

K1211.54

K12
12.4

0

K1257.14VH

K12
56.5

4V
H

K12
11.5

4

K1211.54

K12
11.5

4

K12
11.5

4

K12
30.5

4F

K1256.54VH

K1220.54F
K1258.14VH

K1256.54VH

K1256.54VH

K1230.54F

K1256.54VH

K12
11.6

8

K12
30

.68
F

K12
58.1

4V
H

K1258.14VH

K1211.54

K12
11.5

4

K1
22

0.
54

F

K12
56.5

4V
H

K12
56.5

4V
H

K12
56.5

4V
H

MT^5E^06

MT^MT

MT^
MT

MT^5E^06

MT

MT

MT

MT

MT

MT

MT

MT

MT^5E^06

MT

MT
M̂T

MT^5E
^06

MT^MT

M
T^5E^06

MT

MT^MT

MT^MT

MT^5E^06

MT^MT

MT
5̂E

^06

MT

MT

M
T^

5E
^0

6

MT^
MT

MT^
MT

MT^
MT

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH
VH

VH

VH
VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

K12
60.3

6V
H

K1260.48VH

K1260.48VH

K1261.2VH

K12
60.2

4V
H

K12
60.3

6V
H

K12
60.3

6V
H

K12
60.4

8V
H

K1260.24VH

K12
60.2

4V
H

K1260.48VH

K1260.48VH

K1260.36VH

K1260.48VH

K1260.48VH

K1260.36VH

K1260.48VH

K1260.36VH

K12
60.4

8V
H

K1260.24VH

K12
60.2

4V
H

K1260.24VH

K12
60.2

4V
H

K1260.24VH

K12
60.2

4V
H

K1260.24VH

K1260.36VH

K12
60.4

8V
H

K12
60.2

4V
H

K1260.48VH

K1260.48VH

K1260.48VH

K1260.48VH

K1260.48VH

K1260.48VH

K1261.3VH

K1
26

1.
4V

H

K1
26

1.
4V

H

K1261.4VH

K1261.2VH

K12
61.3

VH

K1261.2VH

K1261.3VH

K12
61

.3V
H

K1
26

1.
2V

H

K1260.48VH

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

M
T

M
T

MT

MT

MT

M
T

MT

MT

M
T

MT

F54/3
6N

F54/48N

F54/48N

F54/2
4N

F54/3
6N

F54/3
6N

F54/
48G

F54/24G

F54/
24G

F68/48G

F68/48G

F54/36N
F54/48N

F54/48N

F54/36N
F40/48N

F54/36N

F54/
48N

F54/24G

F54/
24N

F54/24G

F54/
24G

F54/24G

F54/
24N

F54/24G

F54/36G

F54/
48G

F54/
24G

F68/48G

F68/48G

F68/48G

F68/48G

F68/48G

F68/48G

F54/48N

K11
20.5

436
N

K1120.5448N

K1120.5448N

K11
20.5

424
N

K11
20.5

436
N

K11
20.5

436
N

K11
20.5

44
8G

K1120.5424G

K11
20.5

42
4G

K1120.6848G

K1120.6848G

K1120.5436N

K1120.5448N

K1120.5448N

K1120.5436N

K1120.4048N

K1120.5436N

K11
20.5

44
8N

K1120.5424G

K11
20.5

42
4N

K1120.5424G

K11
20.5

42
4G

K1120.5424G

K11
20.5

42
4N

K1120.5424G

K1120.5436G

K11
20.5

44
8G

K11
20.5

42
4G

K1120.6848G

K1120.6848G

K1120.6848G

K1120.6848G

K1120.6848G

K1120.6848G

K1120.5448N

MT^5E
^06

^5E
^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E
^06

^5E
^06

MT^5E
^06

^5E
^06

MT^5E
^06

^5E
^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

K13
11.D

K1311.B

K1311.C

K13
11.C

K13
11.C

K13
11.C

K13
11.B

K13
11.B

K13
11.B

K1311.A

K1311.A

K1311.A

K1311.A

K1311.A

K1311.A

K13
11.A

K13
11.A

K1311.A

K1311.A

K13
11.A

K13
11.A

K13
11.A

K13
11.A

K13
11.A

K13
11.A

K1325.54E

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT^MT

D

B

C

C

C

C

B

B

B

A

A

A

A

A

A

A

A
A

A

A

A

A

A

A

A

EE

26
-42

20
-2E

TS
^M

T^
T1

^K
D^B

2^N
O^9P

G612
0.4

8N
S

G612
0.4

8N
S

MT

MT

Y50
10.

A32
10.1

34
8

A33
52.1

34
8

MT
MT

KD^M
T^5K

^02

K23
10.2

448
L

K23
10.2

448
L

1X
^M

T

1X
^M

T

2

G612
0.2

4N
S

G612
0.4

8N
S

G612
0.4

8N
S

MT

MT

MT

EE

Y50
10.

A33
52.1

34
8

26
-42

20
-2E

LG
90

6

A32
10.1

34
8

MT

KD^M
T^5K

^02

TS
^M

T^
T1

^K
D^B

2^N
O^9P

MT

K23
10.2

448
L

K23
10.2

448
L

1X
^M

T

1X
^M

T

2

EE

26
-42

20
-2E

TS
^M

T^
T1

^K
D^B

2^N
O^9P

G612
0.4

8N
S

G612
0.4

8N
S

MT

MT

Y50
10.

A32
10.1

34
8

A33
52.1

34
8

MT
MT

KD^M
T^5K

^02

K23
10.2

448
L

K23
10.2

448
L

1X
^M

T

1X
^M

T

2

G612
0.2

4N
S

G612
0.4

8N
S

G612
0.4

8N
S

MT

MT

MT

EE

Y50
10.

A33
52.1

34
8

26
-42

20
-2E

LG
90

6

A32
10.1

34
8

MT

KD^M
T^5K

^02

TS
^M

T^
T1

^K
D^B

2^N
O^9P

MT

K23
10.2

448
L

K23
10.2

448
L

1X
^M

T

1X
^M

T

2

EE

26-4220-2E

TS^MT^T1^KD^B2^NO^9P

G6120.48NS

G6120.48NS

MT

MT

Y5010.

A3210.1348

A3352.1348

MT

MT

KD^MT^5K^02

K2310.2448L

K2310.2448L

1X̂
MT

1X̂
MT

2

G6120.24NS

G6120.48NS

G6120.48NS

MT

MT

MT

EE

Y5010.

A3352.1348

26-4220-2E

LG906
A3210.1348

MT

KD^MT^5K^02

TS^MT^T1^KD^B2^NO^9P

MT

K2310.2448L

K2310.2448L

1X̂
MT

1X̂
MT

2

4

K1230.68F

K1258.14VH

K12
58.1

4V
H

K12
11.6

8

K1
24

0.
68

K1258.14VH

K12
58.1

4V
H

K12
11.6

8

K1
24

0.
68

K1258.14VH

K12
58.1

4V
H

K12
11.6

8

K1240.68

K12
58.1

4V
H

K1258.14VH

K1211.54

K1220.54F

K1211.54

K12
11.5

4

K12
11.5

4

K12
11.5

4

K1211.54

K12
11.5

4

K1256.54VH

K1230.54F

K1220.54F

K1220.54F

K1
22

0.
54

F

K12
11.6

8

K12
30

.68
F

K12
58.1

4V
H

K1258.14VH

K1211.54

K12
11.5

4

K1
22

0.
54

F

K1220.54F

K12
56.5

4V
H

K1256.54VH

K12
56.5

4V
H

K12
56.5

4V
H

K12
56.5

4V
H

K12
56.5

4V
H

K12
56.5

4V
H

K1211.54

K1211.54
K1230.68F

K1258.14VH

K12
58.1

4V
H

K12
11.6

8

K1
24

0.
68

K1258.14VH

K12
58.1

4V
H

K12
11.6

8

K1
24

0.
68

K1258.14VH

K12
58.1

4V
H

K12
11.6

8

K1240.68

K12
58.1

4V
H

K1258.14VH

K1211.54

K1220.54F

K1211.54

K12
11.5

4

K12
11.5

4

K12
11.5

4

K1211.54

K12
11.5

4

K1
22

0.
54

F

K12
11.6

8

K12
30

.68
F

K12
58.1

4V
H

K1258.14VH

K1211.54

K12
11.5

4

K1
22

0.
54

F

K1220.54F

K1256.54VH

K12
56.5

4V
H

K12
56.5

4V
H

K12
56.5

4V
H

K1211.54

K1220.54F

K1256.54VH

K1211.54

K12
56.5

4V
H

K1220.54F

K1
22

0.
54

F

K12
56.5

4V
H

K12
56.5

4V
H

K1220.54F

K12
56.5

4V
H

K1220.54F

MT^5E^06

MT

MT

MT

MT

MT

MT

MT

MT

MT^5E^06

MT^MT

MT^5E^06

MT^5E^06

MT^5E^06

M
T^

5E
^0

6

MT
5̂E

^06

MT

MT

M
T^

5E
^0

6

MT^5E^06

MT^
MT

MT^MT

MT^
MT

MT^
MT

MT^
MT

MT^
MT

MT^
MT

MT^5E^06

MT

MT

MT

MT

MT

MT

MT

MT

MT^5E^06

M
T^

5E
^0

6

MT
5̂E

^06

MT

MT

M
T^

5E
^0

6

MT^5E^06

MT^MT

MT^
MT

MT^
MT

MT^
MT

MT^5E^06

MT^MT

MT
M̂T

M
T^5E^06

M
T^

5E
^0

6

MT^
MT

MT^
MT

MT^5E^06

MT^
MT

MT^5E^06

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VH

VHVH

VH

VH

K12
60.3

6V
H

K12
60.3

6V
H

K12
60.3

6V
H

K12
60.3

6V
H

K12
60.2

4V
H

K1260.24VH

K12
60.3

6V
H

K1260.48VH

K12
60.4

8V
H

K1260.24VH

K12
60.2

4V
H

K1260.48VH

K1260.48VH

K12
60.4

8V
H

K1260.48VH

K1260.48VH

K1260.48VH

K1260.48VH

K1260.24VH

K12
60.2

4V
H

K1260.24VH

K1260.24VH

K1260.24VH

K1260.36VH

K12
60.4

8V
H

K12
60.2

4V
H

K1260.48VH

K1260.48VH

K1260.48VH

K1260.48VH

K1260.48VH

K1260.48VH

K1261.3VH

K1
26

1.
4V

H

K1
26

1.
4V

H

K1261.4VH

K1261.2VH

K1261.3VH

K1261.2VH

K1261.2VH

K1
26

1.
2V

H

K12
61

.3V
H

K1
26

1.
2V

H

K1261.2VH

K12
60.4

8V
H

K12
60.2

4V
H

K12
60.2

4V
H

K12
60.3

6V
H

K12
60.3

6V
H

K12
60.3

6V
H

K1260.36VH

K1260.48VH

K12
60.4

8V
H

K1260.24VH

K12
60.2

4V
H

K1260.48VH

K1260.48VH

K12
60.4

8V
H

K1260.48VH

K1260.48VH

K1260.48VH

K1260.24VH

K12
60.2

4V
H

K1260.24VH

K1260.24VH

K1260.24VH

K1260.36VH

K12
60.4

8V
H

K12
60.2

4V
H

K1260.48VH

K1260.48VH

K1260.48VH

K1260.48VH

K1260.48VH

K1260.48VH

K1261.3VH

K1
26

1.
4V

H

K1
26

1.
4V

H

K1261.4VH

K1261.2VH

K1
26

1.
2V

H

K12
61

.3V
H

K1
26

1.
2V

H

K1261.2VH

K12
60.4

8V
H

K12
60.2

4V
H

K1260.36VH

K12
60.4

8V
H

K12
60.2

4V
H

K1261.2VH

K1261.2VH

K12
60.3

6V
H

K1
26

1.
2V

H

K12
60.3

6V
H

K12
60.4

8V
H

K1260.48VH

K12
60.3

6V
H

K1261.2VH

K1261.2VH

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

M
T

M
T

MT

MT

MT

MT

MT

M
T

MT

M
T

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

M
T

M
T

MT

MT

M
T

MT

M
T

MT

MT

MT

MT

MT

MT

MT

M
T

MT

M
T

MT

MT

MT

MT

MT

MT

F54/3
6N

F54/3
6N

F54/3
6N

F54/3
6N

F54/2
4N

F54/24N

F54/3
6N

F54/48N

F54/
48N

F54/24G

F54/
24G

F68/48G

F68/48G

F54/
48N

F54/48N

F54/48N

F54/48N

F54/48N

F54/24G

F54/
24G

F54/24G

F54/24G

F54/24G

F54/36G

F54/
48G

F54/
24G

F68/48G

F68/48G

F68/48G

F68/48G

F68/48G

F68/48G

F54/
48N

F54/
24G

F54/
24G

F54/3
6N

F54/3
6N

F54/3
6N

F54/36N

F54/48N

F54/
48N

F54/24G

F54/
24G

F68/48G

F68/48G

F54/
48N

F54/48N

F54/48N

F54/48N

F54/24G

F54/
24G

F54/24G

F54/24G

F54/24G

F54/36G

F54/
48G

F54/
24G

F68/48G

F68/48G

F68/48G

F68/48G

F68/48G

F68/48G

F54/
48N

F54/
24G

F54/36N

F54/
48N

F54/
24G

F54/3
6N

F54/3
6N

F54/
48N

F54/48N

F54/3
6N

K11
20.5

436
N

K11
20.5

436
N

K11
20.5

436
N

K11
20.5

436
N

K11
20.5

424
N

K1120.5424N

K11
20.5

436
N

K1120.5448N

K11
20.5

44
8N

K1120.5424G

K11
20.5

42
4G

K1120.6848G

K1120.6848G

K11
20.5

44
8N

K1120.5448N

K1120.5448N

K1120.5448N

K1120.5448N

K1120.5424G

K11
20.5

42
4G

K1120.5424G

K1120.5424G

K1120.5424G

K1120.5436G

K11
20.5

44
8G

K11
20.5

42
4G

K1120.6848G

K1120.6848G

K1120.6848G

K1120.6848G

K1120.6848G

K1120.6848G

K11
20.5

44
8N

K11
20.5

42
4G

K11
20.5

42
4G

K11
20.5

436
N

K11
20.5

436
N

K11
20.5

436
N

K1120.5436N

K1120.5448N

K11
20.5

44
8N

K1120.5424G

K11
20.5

42
4G

K1120.6848G

K1120.6848G

K11
20.5

44
8N

K1120.5448N

K1120.5448N

K1120.5448N

K1120.5424G

K11
20.5

42
4G

K1120.5424G

K1120.5424G

K1120.5424G

K1120.5436G

K11
20.5

44
8G

K11
20.5

42
4G

K1120.6848G

K1120.6848G

K1120.6848G

K1120.6848G

K1120.6848G

K1120.6848G

K11
20.5

44
8N

K11
20.5

42
4G

K1120.5436N

K11
20.5

44
8N

K11
20.5

42
4G

K11
20.5

436
N

K11
20.5

436
N

K11
20.5

44
8N

K1120.5448N

K11
20.5

436
N

MT^5E
^06

^5E
^06

MT^5E
^06

^5E
^06

MT^5E
^06

^5E
^06

MT^5E
^06

^5E
^06

MT^5E
^06

^5E
^06

MT^5E^06^5E^06

MT^5E
^06

^5E
^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT
5̂E

^06
^5E

0̂6

MT
5̂E

^06
^5E

0̂6

MT^5E
^06

^5E
^06

MT^5E
^06

^5E
^06

MT^5E
^06

^5E
^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT
5̂E

^06
^5E

0̂6

MT
5̂E

^06
^5E

0̂6

MT^5E
^06

^5E
^06

MT^5E
^06

^5E
^06

MT
5̂E

^06
^5E

0̂6

MT^5E^06^5E^06

MT^5E
^06

^5E
^06

K1311.C

K1311.C

K1311.C

K1311.C

K1311.B

K13
11.B

K13
11.B

K1311.A

K1311.A

K1311.A

K1311.A

K1311.A

K1311.A

K13
11.A

K13
11.A

K1311.A

K1311.A

K13
11.A

K13
11.A

K13
11.A

K13
11.A

K13
11.A

K13
11.A

K1325.54E

K13
11.B

K1311.C

K1311.C

K1311.C

K1311.C

K1311.B

K13
11.B

K13
11.B

K1311.A

K1311.A

K1311.A

K1311.A

K1311.A

K1311.A

K13
11.A

K13
11.A

K1311.A

K1311.A

K13
11.A

K13
11.A

K13
11.A

K13
11.A

K13
11.A

K13
11.A

K1325.54E

K13
11.B

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT^MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT

MT^MT

MT

C

C

C

C

B

B

B

A

A

A

A

A

A

A

A
A

A

A

A

A

A

A

A

B

C

C

C

C

B

B

B

A

A

A

A

A

A

A

A
A

A

A

A

A

A

A

A

B

EE

26
-42

20
-2E

TS
^M

T^
T1

^K
D^B

2^N
O^9P

G612
0.4

8N
S

G612
0.4

8N
S

MT

MT

Y50
10.

A32
10.1

34
8

A33
52.1

34
8

MT
MT

KD^M
T^5K

^02

K23
10.2

448
L

K23
10.2

448
L

1X
^M

T

1X
^M

T

2

G6120.24NS

G6120.48NS

G6120.48NS

MT

MT

MT

BBF

Y5010.

A3352.1348

FAF10.2415F

LG906
A3210.1348

MT

KD^MT^5K^02

MT^SI^MT^KD^1F

MT

K2310.2448L

K2310.2448L

1X̂
MT

1X̂
MT

G6120.48NS

G6120.48NS

MT

MT

EE

BBF

Y5010.

A3210.1348

A3352.1348

26-4220-2E

FAF10.2415F

MT

MT

KD^MT^5K^02

TS^MT^T1^KD^B2^NO^9P
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Calculation Summary

Label Units Avg Max Min Avg/Min

LEED Boundary Horizontal Fc 0.00 0.03 0.00 N.A.

Lot to LEED Boundaries - Horiz Fc 0.06 2.57 0.00 N.A.

North Parking Lot Fc 1.84 22.2 0.0 N.A.

Plaza Fc 1.46 19.7 0.0 N.A.

Roadway Fc 1.75 4.2 0.0 N.A.

Roof Terrace_Top Fc 4.01 22.6 0.0 N.A.

South Parking Lot Fc 2.27 17.6 0.1 22.70
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LIGHT FIXTURE SCHEDULE - SITE

LTR
TYPE FIXTURE TYPE SOURCE MOUNTING LAMPS FEATURES VOLTAGE BALLAST MANUFACTURER & CATALOG SERIES NOTES

AAL 25' DOUBLE HEAD PARKING
LOT AREA LIGHT

LED 22' ST.SQ.
ALUM POLE

(2) 188W LED/ 4000K/
16,000 LUMENS

22' POLE PLUS 3' CONCRETE BASE, DOUBLE HEADS, DIE-CAST
ALUMINUM HOUSING, SEALED AND GASKETED, FULL CUTOFF, TYPE
III DISTRIBUTION WITH BACKLIGHT CONTROL OPTICS

277 V INTEGRAL
DRIVER

LITHONIA DSX2-80C-700 LED SERIES

AAL1 25' SINGLE HEAD PARKING
LOT AREA LIGHT

LED 22' ST.SQ.
ALUM POLE

(1) 188W LED/ 4000K/
21,500 LUMENS

22' POLE PLUS 3' CONCRETE BASE, DIE-CAST ALUMINUM HOUSING,
SEALED AND GASKETED, FULL CUTOFF, TYPE III MEDIUM
DISTRIBUTION

277 V INTEGRAL
DRIVER

LITHONIA DSX2-80C-700 LED SERIES

AAL2 25' DOUBLE HEAD PARKING
LOT AREA LIGHT

LED 22' ST.SQ.
ALUM POLE

(2) 188W LED/ 4000K/
21,500 LUMENS

22' POLE PLUS 3' CONCRETE BASE, DOUBLE HEADS, DIE-CAST
ALUMINUM HOUSING, SEALED AND GASKETED, FULL CUTOFF, TYPE
IV MEDIUM DISTRIBUTION

277 V INTEGRAL
DRIVER

LITHONIA DSX2-80C-700 LED SERIES

AAL5 25' SINGLE HEAD PARKING
LOT AREA LIGHT

LED 22' ST.SQ.
ALUM POLE

(1) 188W LED/ 4000K/
16,000 LUMENS

22' POLE PLUS 3' CONCRETE BASE, DIE-CAST ALUMINUM HOUSING,
SEALED AND GASKETED, FULL CUTOFF, TYPE III DISTRIBUTION
WITH BACKLIGHT CONTROL OPTICS

277 V INTEGRAL
DRIVER

LITHONIA DSX2-80C-700 LED SERIES

AAL6 25' SINGLE HEAD PARKING
LOT AREA LIGHT

LED 22' ST.SQ.
ALUM POLE

(1) 188W LED/ 4000K/
21,500 LUMENS

22' POLE PLUS 3' CONCRETE BASE, DIE-CAST ALUMINUM HOUSING,
SEALED AND GASKETED, FULL CUTOFF, TYPE IV DISTRIBUTION
WITH HOUSE-SIDE SHIELD

277 V INTEGRAL
DRIVER

LITHONIA DSX2-80C-700 LED SERIES

AAL7 25' SINGLE HEAD PARKING
LOT AREA LIGHT-ROADWAY

LED 22' ST.SQ.
ALUM POLE

(1) 137W LED/ 4000K/
12,000 LUMENS

22' POLE PLUS 3' CONCRETE BASE, DIE-CAST ALUMINUM HOUSING,
SEALED AND GASKETED, FULL CUTOFF, TYPE III DISTRIBUTION
WITH BACKLIGHT CONTROL OPTICS

277 V INTEGRAL
DRIVER

LITHONIA DSX2-80C-530 LED SERIES

AAL8 SINGLE HEAD POST TOP
MOUNT-DECORATIVE

LED 14' ST.RD.
ALUM POLE

48W LED/ 4000K/ 4000
DLVD. LUMENS

TYPE III DISTRIBUTION, CUTOFF, 14' POLE HEIGHT, 0-10V DIMMING 277 V INTEGRAL
DRIVER

EATON INVUE ARBOR POSTTOP

AAL9 SINGLE HEAD POST TOP
MOUNT-DECORATIVE

LED 14' ST.RD.
ALUM POLE

48W LED/ 4000K/ 4000
DLVD. LUMENS

TYPE II DISTRIBUTION, CUTOFF, 14' POLE HEIGHT, 0-10V DIMMING 277 V INTEGRAL
DRIVER

EATON INVUE ARBOR POSTTOP

AAL10 SINGLE HEAD POST TOP
MOUNT-DECORATIVE

LED 14' ST.RD.
ALUM POLE

48W LED/ 4000K/ 4000
DLVD. LUMENS

TYPE V DISTRIBUTION, CUTOFF, 14' POLE HEIGHT, 0-10V DIMMING 277 V INTEGRAL
DRIVER

EATON INVUE ARBOR POSTTOP

BBL ROUND BOLLARD LIGHT LED SURFACE
DIRECT
BURIAL

15W LED/ 4000K/ 580
LUMENS

4.5" DIA. EXTRUDED ALUMINUM FIXTURE BODY WITH DIE CAST TOP,
43.3" TALL, 180 DEGREE DISTRIBUTION WITH CUTOFF, CLEAR
POLYCARBONATE LENS, DIRECT BURIAL, 0-10V DIMMING

277 V INTEGRAL
DRIVER

LOUIS POULSEN FLINDT

CCL FULL CUT-OFF WALL MTD
LED AREA LIGHT

LED SURFACE
WALL MTD.

24W LED/ 4000K/ 2000
LUMENS

FULL CUT-OFF, APPROX. 16" X 7" X 9", TRAPEZOIDAL SHAPE, MEETS
LM79 AND LM80, UL WET LOCATION LISTED, TYPE IV DISTRIBUTION

277 V INTEGRAL
DRIVER

LITHONIA WST LED

DDL EXTERIOR 4" RECESSED
DOWNLIGHT

LED RECESSED
- SOFFIT

13W LED/ 4000K/ 1000
LUMENS

SPECULAR CLEAR ALZAK CONE, UL DAMP LISTED 277 V INTEGRAL
DIMMABLE
DRIVER

GOTHAM LIGHTING EVO 4" SERIES

HHL RECESSED STEP LIGHT LED RECESSED
- WALL

11.2W LED/ 4000K/ 340
LUMENS

DIE CAST ALUMINUM HOUSING, SEALED AND GASKETED, 0-10V
DIMMING

120 V INTEGRAL
DIMMABLE
DRIVER

BEGA 22384 LED

84 10th St. South
Suite 200

Minneapolis, MN 55403
t 612.851.5000
f 612.851.5001

www.perkinswill.com

 1" = 50'-0"
1
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Calculation Summary

Label Units Avg Max Min Avg/Min

LEED Boundary Horizontal Fc 0.00 0.03 0.00 N.A.

Lot to LEED Boundaries - Horiz Fc 0.06 2.57 0.00 N.A.

North Parking Lot Fc 1.84 22.2 0.0 N.A.

Plaza Fc 1.46 19.7 0.0 N.A.

Roadway Fc 1.75 4.2 0.0 N.A.

Roof Terrace_Top Fc 4.01 22.6 0.0 N.A.

South Parking Lot Fc 2.27 17.6 0.1 22.70
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LIGHT FIXTURE SCHEDULE - SITE

LTR
TYPE FIXTURE TYPE SOURCE MOUNTING LAMPS FEATURES VOLTAGE BALLAST MANUFACTURER & CATALOG SERIES NOTES

AAL 25' DOUBLE HEAD PARKING
LOT AREA LIGHT

LED 22' ST.SQ.
ALUM POLE

(2) 188W LED/ 4000K/
16,000 LUMENS

22' POLE PLUS 3' CONCRETE BASE, DOUBLE HEADS, DIE-CAST
ALUMINUM HOUSING, SEALED AND GASKETED, FULL CUTOFF, TYPE
III DISTRIBUTION WITH BACKLIGHT CONTROL OPTICS

277 V INTEGRAL
DRIVER

LITHONIA DSX2-80C-700 LED SERIES

AAL1 25' SINGLE HEAD PARKING
LOT AREA LIGHT

LED 22' ST.SQ.
ALUM POLE

(1) 188W LED/ 4000K/
21,500 LUMENS

22' POLE PLUS 3' CONCRETE BASE, DIE-CAST ALUMINUM HOUSING,
SEALED AND GASKETED, FULL CUTOFF, TYPE III MEDIUM
DISTRIBUTION

277 V INTEGRAL
DRIVER

LITHONIA DSX2-80C-700 LED SERIES

AAL2 25' DOUBLE HEAD PARKING
LOT AREA LIGHT

LED 22' ST.SQ.
ALUM POLE

(2) 188W LED/ 4000K/
21,500 LUMENS

22' POLE PLUS 3' CONCRETE BASE, DOUBLE HEADS, DIE-CAST
ALUMINUM HOUSING, SEALED AND GASKETED, FULL CUTOFF, TYPE
IV MEDIUM DISTRIBUTION

277 V INTEGRAL
DRIVER

LITHONIA DSX2-80C-700 LED SERIES

AAL5 25' SINGLE HEAD PARKING
LOT AREA LIGHT

LED 22' ST.SQ.
ALUM POLE

(1) 188W LED/ 4000K/
16,000 LUMENS

22' POLE PLUS 3' CONCRETE BASE, DIE-CAST ALUMINUM HOUSING,
SEALED AND GASKETED, FULL CUTOFF, TYPE III DISTRIBUTION
WITH BACKLIGHT CONTROL OPTICS

277 V INTEGRAL
DRIVER

LITHONIA DSX2-80C-700 LED SERIES

AAL6 25' SINGLE HEAD PARKING
LOT AREA LIGHT

LED 22' ST.SQ.
ALUM POLE

(1) 188W LED/ 4000K/
21,500 LUMENS

22' POLE PLUS 3' CONCRETE BASE, DIE-CAST ALUMINUM HOUSING,
SEALED AND GASKETED, FULL CUTOFF, TYPE IV DISTRIBUTION
WITH HOUSE-SIDE SHIELD

277 V INTEGRAL
DRIVER

LITHONIA DSX2-80C-700 LED SERIES

AAL7 25' SINGLE HEAD PARKING
LOT AREA LIGHT-ROADWAY

LED 22' ST.SQ.
ALUM POLE

(1) 137W LED/ 4000K/
12,000 LUMENS

22' POLE PLUS 3' CONCRETE BASE, DIE-CAST ALUMINUM HOUSING,
SEALED AND GASKETED, FULL CUTOFF, TYPE III DISTRIBUTION
WITH BACKLIGHT CONTROL OPTICS

277 V INTEGRAL
DRIVER

LITHONIA DSX2-80C-530 LED SERIES

AAL8 SINGLE HEAD POST TOP
MOUNT-DECORATIVE

LED 14' ST.RD.
ALUM POLE

48W LED/ 4000K/ 4000
DLVD. LUMENS

TYPE III DISTRIBUTION, CUTOFF, 14' POLE HEIGHT, 0-10V DIMMING 277 V INTEGRAL
DRIVER

EATON INVUE ARBOR POSTTOP

AAL9 SINGLE HEAD POST TOP
MOUNT-DECORATIVE

LED 14' ST.RD.
ALUM POLE

48W LED/ 4000K/ 4000
DLVD. LUMENS

TYPE II DISTRIBUTION, CUTOFF, 14' POLE HEIGHT, 0-10V DIMMING 277 V INTEGRAL
DRIVER

EATON INVUE ARBOR POSTTOP

AAL10 SINGLE HEAD POST TOP
MOUNT-DECORATIVE

LED 14' ST.RD.
ALUM POLE

48W LED/ 4000K/ 4000
DLVD. LUMENS

TYPE V DISTRIBUTION, CUTOFF, 14' POLE HEIGHT, 0-10V DIMMING 277 V INTEGRAL
DRIVER

EATON INVUE ARBOR POSTTOP

BBL ROUND BOLLARD LIGHT LED SURFACE
DIRECT
BURIAL

15W LED/ 4000K/ 580
LUMENS

4.5" DIA. EXTRUDED ALUMINUM FIXTURE BODY WITH DIE CAST TOP,
43.3" TALL, 180 DEGREE DISTRIBUTION WITH CUTOFF, CLEAR
POLYCARBONATE LENS, DIRECT BURIAL, 0-10V DIMMING

277 V INTEGRAL
DRIVER

LOUIS POULSEN FLINDT

CCL FULL CUT-OFF WALL MTD
LED AREA LIGHT

LED SURFACE
WALL MTD.

24W LED/ 4000K/ 2000
LUMENS

FULL CUT-OFF, APPROX. 16" X 7" X 9", TRAPEZOIDAL SHAPE, MEETS
LM79 AND LM80, UL WET LOCATION LISTED, TYPE IV DISTRIBUTION

277 V INTEGRAL
DRIVER

LITHONIA WST LED

DDL EXTERIOR 4" RECESSED
DOWNLIGHT

LED RECESSED
- SOFFIT

13W LED/ 4000K/ 1000
LUMENS

SPECULAR CLEAR ALZAK CONE, UL DAMP LISTED 277 V INTEGRAL
DIMMABLE
DRIVER

GOTHAM LIGHTING EVO 4" SERIES

HHL RECESSED STEP LIGHT LED RECESSED
- WALL

11.2W LED/ 4000K/ 340
LUMENS

DIE CAST ALUMINUM HOUSING, SEALED AND GASKETED, 0-10V
DIMMING

120 V INTEGRAL
DIMMABLE
DRIVER

BEGA 22384 LED

 1" = 40'-0"
1
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84 10th St. South
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Plan Review Comments 
 

Date: May 13, 2016 
Project: Land O’Lakes Master PUD & Phase I Final PUD 

Address: 4001 Lexington Ave 
Permit No.:  

 
Comments 

 
1. Provide property line setbacks for existing buildings.  

 
2. Provide building footprint area for existing and proposed buildings. 
 
3. Provide total area of landscape coverage on property.   

 
4. Provide the percentage of total landscaped area that will be planted with trees, 

shrubs, or perennials.  
 

5. Provide total area calculations for parking lots, courtyards, walkways, and other 
impervious surfaces on the property.  
 

6. Provide height of roof-mounted mechanical equipment as measured from top of 
roof surface.  
 

7. Provide tree preservation plan spreadsheet including tree species, sizes, and 
quantities impacted.  
 

8. Include any plans to update existing building, monument, or entrance signs on 
the property, if applicable.  
 
 

 
 
 

ryan.streff
Attachment C
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Plan Review Comments 
 

Date: May 12, 2016 
Project: Preliminary site review Land O Lakes  

Address: 4001 Lexington Ave 
Permit No.:  

 
Comments 

 
1. North parking lot indicates 1411 stalls with 21 accessible. Code requires 25 

accessible spaces. 
 

2. Verify courtyard fire department access. See Lake Johanna fire department 
comments. 
 
 



	

 
 
 
May 11, 2016 
 
 
Ryan Streff 
City of Arden Hills 
1245 West Highway 96 
Arden Hills, MN 55112 
 
 
Re: Land O’Lakes PUD Amendment 
 
 
Dear Mr. Streff, 
 
I have reviewed the Land O’Lakes PUD amendment plans dated May 2nd, 2016 and have the following 
comments: 
 

1. The easterly access to County Road F will only be allowed for delivery vehicles. The connection 
to the employee parking lot must be removed. This access is in a poor location. It is close to the 
Lexington Ave. intersection and is offset from the Gradient access which creates conflicting 
turning movements. Employees entering or exiting from the site shall use the other two 
westerly accesses. 
 

2. Right and left turn lanes at the main site entry will be required on County Road F.  
 

3. A right turn lane into the westerly access will be required on County Road F. The westerly 
access will be restricted to a 3/4’s access, where lefts in are prohibited unless a left turn lane is 
constructed. Otherwise a “pork chop” median shall be constructed to prevent lefts in. 
 

4. Funding for road improvements including the proposed signal shall be provided for by Land 
O’Lakes and potential partners. Funding requirements shall be detailed in the City’s developer’s 
agreement. Ramsey County does not have funds available to contribute to the necessary road 
improvements. Ramsey County’s contribution will be to administer the construction project for 
the public road improvements and provide inspection services.  
 

5. The turning movements for trucks show that trucks will cross the centerline of County Road F 
and into the oncoming traffic lane. This is not acceptable. The accesses shall be revised to 
prevent trucks from crossing the centerline. Trucks turning right into the main access cross into 
the outbound traffic lanes. This will cause backups on County Road F when vehicles occupy 
those outbound lanes. A turning movement for right turns at the east access should be 



provided. All truck turning movements shall be updated with a revised layout which includes 
the required turn lanes on County Road F. The County has also provided SRF with the new 
intersection design at Lexington and County Road F which extends west on County Road F 
which will aid in this design. 
 

6. The access onto Lexington Ave. shall be revised to a 3/4’s access to prevent lefts out of the site. 
A “pork chop” median shall be constructed to prevent the lefts out. The SRF traffic report also 
identified this as a recommended mitigation measure due to the site improvements.  

 
Thank you for the opportunity to review the plans. If you have any questions or concerns please contact me at 
651‐266‐7105 or email at erin.laberee@co.ramsey.mn.us. 
 

Sincerely, 

 
Erin Laberee, PE 
Traffic Engineer 
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ONE CARLSON PARKWAY, SUITE 150   |  MINNEAPOLIS, MN 55447  |  763.475.0010   |    WWW.SRFCONSULTING.COM 
 

SRF No. 0158997.01 

To: John Slack, RLA, ASLA, Senior Landscape Architect/Urban Designer 
PERKINS + WILL 

From: Jordan Schwarze, PE, Senior Engineer 
Nick Semeja, Engineer 
Brent Clark, Engineer 

Date: May 2, 2016 
Subject: LAND O’LAKES EXPANSION TRAFFIC STUDY UPDATE 

Introduction 

Due to site plan revisions, SRF has completed an update to the Land O’Lakes Expansion Traffic Study 
(dated November 12, 2015). The main objectives of this study are to review the updated site plan with 
respect to trip generation, parking, circulation, and access; evaluate traffic impacts to the adjacent 
roadway network; and recommend any necessary improvements to accommodate the proposed 
expansion. The following information provides the assumptions, analysis, and study recommendations 
offered for consideration. 

Existing Conditions 

Land O’Lakes headquarters is located at 4001 Lexington Avenue North in Arden Hills, MN. In 
addition to the Arden Hills campus, Land O’Lakes currently leases nearby offices in Shoreview, MN 
at 1050 and 1080 County Road F (see Figure 1: Project Location). The existing conditions in the 
vicinity of these locations were reviewed to establish a baseline in order to identify any future impacts 
associated with the proposed expansion. The evaluation of existing conditions includes peak hour 
intersection turning movement counts, field observations, and an intersection capacity analysis. 

Due to ongoing construction along Lexington Avenue and County Road F, traffic data collected in 
the years 2014 and 2015 for the Land O’ Lakes Corporate Campus Access/Circulation Review  
(dated May 20, 2014) and the aforementioned Land O’Lakes Expansion Traffic Study was utilized to 
establish existing conditions within the study area. However, peak period turning movement counts 
were collected by SRF during the week of March 28, 2016 at the County Road F/Hamline Avenue 
intersection to establish general travel patterns and magnitudes at this additional study intersection. 
This data was modified accordingly to reflect non-construction conditions. Historical traffic volumes 
in the study area were provided by the Minnesota Department of Transportation (MnDOT).  
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The following traffic control is currently in place at study intersections: 

• County Road F/Hamline Avenue: Traffic signal 
• County Road F/Innovation Way (Land O’Lakes Central Access): Side-street stop control 
• County Road F/Land O’Lakes East Access: Side-street stop control 
• County Road F/Lexington Avenue: Traffic signal 
• Lexington Avenue/Land O’Lakes South Access: Side-street stop control 

Field observations were completed to identify roadway characteristics within the study area  
(i.e. roadway geometry, posted speed limits, and traffic controls). Lexington Avenue is currently a  
five-lane undivided roadway with a continuous center two-way left-turn lane and a posted speed limit 
of 40 miles per hour (mph). However, Lexington Avenue is currently being reconstructed to include 
a raised median, which will alter access within the study area. Further details regarding the 
Lexington Avenue reconstruction are documented later in this study. 

County Road F, west of Lexington Avenue, is primarily a two-lane undivided roadway with a posted 
speed limit of 45 mph. County Road F, east of Lexington Avenue, is primarily a four-lane undivided 
roadway with a posted speed limit of 40 mph. It should be noted that both Lexington Avenue and 
County Road F are functionally classified as minor arterials. Existing geometrics, traffic controls, and 
traffic volumes in the study area are shown in Figure 2. 

Existing Intersection Capacity Analysis 

An existing intersection capacity analysis was completed to establish a baseline condition to which 
future traffic operations can be compared. The capacity analysis was completed for the a.m. and 
p.m. peak hours using Synchro/SimTraffic software (V9.1). Capacity analysis results identify a  
Level of Service (LOS), which indicates the quality of traffic flow through an intersection. 
Intersections are given a ranking from LOS A through LOS F. The LOS results are based on average 
delay per vehicle, which correspond to the delay threshold values shown in Table 1. LOS A indicates 
the best traffic operation, with vehicles experiencing minimal delays. LOS F indicates an intersection 
where demand exceeds capacity, or a breakdown of traffic flow. An overall LOS A through D is 
generally considered acceptable by drivers in the Twin Cities Metropolitan Area. 

Table 1 Level of Service Criteria for Signalized and Unsignalized Intersections 

LOS Designation Signalized Intersection 
Average Delay/Vehicle (seconds) 

Unsignalized Intersection 
Average Delay/Vehicle (seconds) 

A ≤ 10 ≤ 10 

B > 10 - 20 > 10 - 15 

C > 20 - 35 > 15 - 25 

D > 35 - 55 > 25 - 35 

E > 55 - 80 > 35 - 50 

F > 80 > 50 
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For side-street stop controlled intersections, special emphasis is given to providing an estimate for the 
level of service of the side-street approach. Traffic operations at an unsignalized intersection with  
side-street stop control can be described in two ways. First, consideration is given to the overall 
intersection level of service. This takes into account the total number of vehicles entering the 
intersection and the capability of the intersection to support these volumes. Second, it is important to 
consider the delay on the minor approach. Since the mainline does not have to stop, the majority of 
delay is attributed to the side-street approaches. It is typical of intersections with higher mainline traffic 
volumes to experience high levels of delay (i.e. poor levels of service) on the side-street approaches, 
but an acceptable overall intersection level of service during the peak hours.  

Results of the existing intersection capacity analysis shown in Table 2 indicate that all study 
intersections currently operate at an acceptable overall LOS C or better during the a.m. and p.m. peak 
hours. In addition, no significant side-street delays or queuing issues were observed in the field except 
at the signalized study intersections, which are summarized later. 

Table 2 Existing Intersection Capacity Analysis 

Intersection 
A.M. Peak Hour P.M. Peak Hour 

LOS Delay LOS Delay 

County Road F/Hamline Avenue A 9 sec. C 25 sec. 
County Road F/Innovation Way (1) A/A 9 sec. A/A 9 sec. 
County Road F/East Access (1) A/A 3 sec. A/B 13 sec. 
County Road F/Lexington Avenue  C 28 sec. C 25 sec. 
Lexington Avenue/South Access (1) A/B 12 sec. A/A 9 sec. 

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

County Road F/Hamline Avenue Intersection 

Although the County Road F/Hamline Avenue intersection currently operates at an acceptable overall 
LOS C during the p.m. peak hour, the following queuing issues were observed: 

P.M. Peak Hour 

• Queueing was observed on the northbound intersection approach (95th percentile queue 
~ 500 feet), resulting in occasional blockage of access to the northbound right-turn lane. 

• Queueing was observed on the westbound intersection approach (95th percentile queue  
~ 250 feet), resulting in occasional blockage of access to the westbound right-turn lane. 
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County Road F/Lexington Avenue Intersection 

Although the County Road F/Lexington Avenue intersection currently operates at an acceptable 
overall LOS C during the a.m. and p.m. peak hours, the following queuing issues were observed: 

A.M. Peak Hour 

• Queueing was observed on the southbound intersection approach (95th percentile queue 
~ 450 feet), resulting in occasional blockage of access to a driveway on the west side of 
Lexington Avenue. 

P.M. Peak Hour 

• Queueing was observed on the eastbound intersection approach (95th percentile queue 
~ 300 feet), resulting in occasional blockage of access to the eastbound shared through/ 
right-turn lane. 

Proposed Expansion 

The proposed Land O’Lakes headquarters expansion, shown in Figure 3, includes construction of an 
approximate 155,000 square foot building, as well as parking and access improvements. Once 
completed in the year 2018, the expanded campus is expected to employ approximately 2,100 people, 
which includes employees from the nearby leased Shoreview offices relocating to the expanded 
headquarters. The capacity of the expanded campus is estimated to be approximately 2,500 employees. 
A summary of key project parameters is shown in Table 3. 

Table 3 Land O’Lakes Headquarters Expansion Parameters 

Parameter Existing Conditions Year 2018 Conditions Capacity Conditions 

Gross Floor Area 263,800 Square Feet 418,800 Square Feet 418,800 Square Feet 

Employees 991 2,109 2,519 

Access to the expanded campus is proposed at the following locations: 

• County Road F: 
o Right-in/right-out access located approximately 950 feet east of Hamline Avenue opposite 

an existing driveway (West Access) 
o Full-access located opposite Innovation Way with traffic signal control  

(Existing Central Access) 
o Right-in/right-out access located approximately 525 feet west of Lexington Avenue 

(Existing East Access) 
• Lexington Avenue: Full-access located approximately 925 feet south of County Road F 

(Existing South Access) 

Further discussion regarding parking and site access is documented later in this study. 
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Trip Generation 

To account for traffic impacts associated with the proposed expansion, trip generation estimates for 
the a.m. and p.m. peak hours as well as a daily basis were developed. These trip generation estimates, 
shown in Table 4, were developed using existing observed trip generation rates and engineering 
judgment. Trip generation estimates completed based on the ITE Trip Generation Manual, 9th Edition 
compare well with the a.m. and p.m. peak hour estimates based on observed trip generation rates. 

Table 4 Trip Generation Estimates 

Land Use Type (ITE Code) Size 
A.M. Peak 
Hour Trips 

P.M. Peak 
Hour Trips Daily 

Trips 
In Out In Out 

Existing Conditions 

Observed Trips 

991 Employees 

394 35 35 336 N/A 

Observed Trip Rate 0.398 0.035 0.035 0.339 N/A 

Corporate Headquarters Trips (714) 415 31 41 335 2,310 

Year 2018 Conditions 

Estimated Trips 
2,109 Employees 

838 74 74 715 N/A 

Corporate Headquarters Trips (714) 883 66 88 713 4,914 

Capacity Conditions 

Estimated Trips 
2,519 Employees 

1,001 89 89 854 N/A 

Corporate Headquarters Trips (714) 1,054 79 105 852 5,870 

Results of the trip generation estimates indicate that the proposed expanded campus is expected to 
generate approximately 912 a.m. peak hour and 789 p.m. peak hour trips upon opening in the 
year 2018. Since existing total daily trip observations were not available, the ITE trip generation 
estimate of approximately 4,914 daily trips is an appropriate supplement. Upon reaching employee 
capacity, the proposed expanded campus is expected to generate approximately 1,090 a.m. peak hour, 
943 p.m. peak hour, and 5,870 daily trips. These trips were distributed throughout the area based on 
the directional distribution shown in Figure 4, which was developed based on existing travel patterns 
and engineering judgment. 

Year 2018 Conditions 

To help determine impacts associated with the proposed expansion, traffic forecasts were developed 
for year 2018 conditions (i.e. year of opening). The year 2018 conditions take into account general 
area background growth and traffic generated by the proposed expansion. The following sections 
provide details on the planned Lexington Avenue reconstruction, background traffic forecasts, and 
the intersection capacity analysis for year 2018 conditions. 
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Lexington Avenue Reconstruction 

Lexington Avenue reconstruction between I-694 and Cummings Park Drive is expected to be 
completed by the end of the year 2016. The County Road F/Lexington Avenue intersection will be 
reconstructed to include northbound/southbound dual left-turn lanes and single right-turn lanes as 
well as eastbound/westbound single left-turn lanes. In addition to County Road F/Lexington Avenue 
intersection improvements, a raised median will be added along Lexington Avenue within the study 
area. The raised median will restrict some side-street access along Lexington Avenue, which would be 
expected to result in minor travel pattern changes. However, the Land O’Lakes South Access is 
expected to remain a full-movement intersection. 

Traffic Forecasts 

To account for general background growth in the area, an annual growth rate of one-half to one 
percent was applied to the existing peak hour traffic volumes to develop year 2018 background traffic 
forecasts. These growth rates are consistent with the Metropolitan Council Regional Travel Demand Model. 
The resultant year 2018 traffic forecasts, which include general background growth and trips generated 
by the proposed expanded campus, are shown in Figure 5. It should be noted that existing peak hour 
trips to/from the nearby leased Shoreview offices were not removed from the year 2018 roadway 
network, as it was assumed these offices would eventually be occupied by other tenants.  

Intersection Capacity Analysis 

To determine if the roadway network reconstructed in the year 2016 can accommodate the year 2018 
traffic forecasts, a detailed traffic capacity analysis was completed using Synchro/SimTraffic software. 
Results of the year 2018 intersection capacity analysis shown in Table 5 indicate that all study 
intersections are expected to operate at an acceptable overall LOS D or better during the a.m. and 
p.m. peak hours. However, significant side-street delays and queuing issues were observed in the traffic 
simulation, especially during the p.m. peak hour. It should be noted that the County Road F/ 
Innovation Way intersection was assumed to be signalized with dedicated eastbound/westbound  
left-turn lanes and northbound/southbound right-turn lanes under year 2018 conditions. 

Table 5 Year 2018 Intersection Capacity Analysis 

Intersection 
A.M. Peak Hour P.M. Peak Hour 

LOS Delay LOS Delay 

County Road F/Hamline Avenue A 9 sec. C 29 sec. 
County Road F/West Access (1) A/A 5 sec. A/A 7 sec. 
County Road F/Innovation Way A 8 sec. B 11 sec. 
County Road F/East Access (1) A/A 2 sec. A/F 81 sec. 
County Road F/Lexington Avenue  C 34 sec. D 39 sec. 
Lexington Avenue/South Access (1) A/D 34 sec. A/F 55 sec. 

(1) Indicates an unsignalized intersection with side-street stop control, where the overall LOS is shown followed by the worst side-street 
approach LOS. The delay shown represents the worst side-street approach delay. 
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County Road F/Hamline Avenue Intersection 

Although the County Road F/Hamline Avenue intersection is expected to operate at an acceptable 
overall LOS C during the p.m. peak hour, the following queuing issues were observed in the traffic 
simulation: 

P.M. Peak Hour 

• Queueing was observed on the northbound intersection approach (95th percentile queue 
~ 600 feet), resulting in occasional blockage of access to the northbound right-turn lane. 

• Queueing was observed on the westbound intersection approach (95th percentile queue  
~ 300 feet), resulting in occasional blockage of access to the westbound right-turn lane. 

County Road F/East Access Intersection 

Although the County Road F/East Access intersection is expected to operate at an acceptable overall 
LOS A during the p.m. peak hour, the following side-street delay and queuing issues were observed 
in the traffic simulation: 

P.M. Peak Hour 

• Eastbound County Road F queues at Lexington Avenue were occasionally observed to extend 
through the adjacent East Access intersection. These queues, in combination with limited gaps 
in free-flow eastbound traffic, result in significant delays on the northbound East Access 
intersection approach (LOS F), which impacts approximately 50 p.m. peak hour vehicles. 

County Road F/Lexington Avenue Intersection 

Although the County Road F/Lexington Avenue intersection is expected to operate at an acceptable 
overall LOS D or better during the a.m. and p.m. peak hours, the following queuing issues were 
observed: 

A.M. Peak Hour 

• Queueing was observed on the southbound intersection approach (95th percentile queue 
> 450 feet), resulting in occasional blockage of access to the southbound dual left-turn lanes 
and single right-turn lane.  

P.M. Peak Hour 

• Queueing was observed on the eastbound intersection approach (95th percentile queue 
~ 500 feet), resulting in the occasional blockage of access to the eastbound left-turn lane and 
shared through/right-turn lane. 

• Queueing was observed on the northbound intersection approach (95th percentile queue 
~ 450 feet), resulting in occasional blockage of access to the northbound dual left-turn lanes 
and single right-turn lane.  
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Lexington Avenue/South Access Intersection 

Although the Lexington Avenue/South Access intersection is expected to operate at an overall LOS A 
during the p.m. peak hour, significant side-street delays were observed in the traffic simulation: 

P.M. Peak Hour 

• Limited gaps in free-flow southbound Lexington Avenue traffic, in combination with 
northbound U-turn maneuvers, result in significant delays on the eastbound South Access 
intersection approach (LOS F), which impacts approximately 25 p.m. peak hour vehicles. 

Recommended Short-Term Improvements 

To provide the study area and proposed expansion with acceptable levels of service/queuing and safe 
operations in the short-term, the following geometric/traffic control improvements are recommended 
for consideration. 

Study Intersections 

County Road F/Hamline Avenue Intersection 

• Extend the westbound right-turn lane to accommodate 150 feet of additional vehicle storage. 

County Road F/Innovation Way Intersection 

• Implement traffic signal control. 
o Construct the northbound/southbound approaches with a shared through/left-turn lane 

and a dedicated right-turn lane. 
o Construct the eastbound/westbound approaches with a dedicated left-turn lane and a 

shared through/right-turn lane. 

County Road F/East Access Intersection 

• Implement three-quarter access to maintain inbound heavy truck access. 

County Road F/Lexington Avenue Intersection 

• Reassign the three eastbound approach lanes as dedicated left-turn/through/right-turn lanes. 
Implement an eastbound right-turn overlap with the northbound left-turn signal phasing. 

Lexington Avenue/South Access Intersection 

• Construct a three-quarter access intersection to prohibit eastbound left-turn maneuvers. This 
intersection layout would be expected to function well with the planned three-quarter access 
intersection at Lexington Avenue/Gramsie Road. 

An illustration of recommended short-term improvements is shown in Figure 6. 
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Year 2038 Conditions 

To help determine impacts associated with the proposed expansion once at full capacity, an evaluation 
of year 2038 (i.e. 20-years after opening) conditions was completed. The following sections provide 
details on background traffic forecasts and the intersection capacity analysis for year 2038 conditions. 

Traffic Forecasts 

Annual growth rates of one-half to one percent were again applied to the existing peak hour traffic 
volumes to develop year 2038 background traffic forecasts. These growth rates are consistent with the 
Metropolitan Council Regional Travel Demand Model. The resultant year 2038 traffic forecasts, which include 
general background growth and trips generated by the proposed expanded campus at capacity, are 
shown in Figure 7.  

Intersection Capacity Analysis 

To determine if the roadway network reconstructed in the year 2016 including recommended  
short-term improvements can accommodate the year 2038 traffic forecasts, a detailed traffic capacity 
analysis was again completed using Synchro/SimTraffic software.  

Results of the year 2038 intersection capacity analysis shown in Table 6 indicate that all study 
intersections, except the County Road F/Hamline Avenue and County Road F/Lexington Avenue 
intersections, are expected to operate at an acceptable overall LOS D or better during the a.m. and 
p.m. peak hours. The County Road F/Lexington Avenue intersection is expected to operate at an 
overall LOS E during the a.m. peak hour while the County Road F/Hamline Avenue intersection is 
expected to operate at an overall LOS F during the p.m. peak hour. Furthermore, side-street delay and 
queueing issues were observed in the traffic simulation. 

Table 6 Year 2038 Intersection Capacity Analysis 

Intersection 
A.M. Peak Hour P.M. Peak Hour 

LOS Delay LOS Delay 

County Road F/Hamline Avenue B 14 sec. F 175 sec. 
County Road F/West Access (1) A/A 5 sec. B/B 12 sec. 
County Road F/Innovation Way B 10 sec. C 22 sec. 
County Road F/East Access (1) A/A 3 sec. B/F > 3 min. 
County Road F/Lexington Avenue  E 62 sec. D 43 sec. 
Lexington Avenue/South Access (1) A/A 2 sec. A/A 2 sec. 

(1) Indicates an unsignalized intersection with side-street stop or yield control, where the overall LOS is shown followed by the worst  
side-street approach LOS. The delay shown represents the worst side-street approach delay. 
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County Road F/Hamline Avenue Intersection 

Significant northbound and westbound delays and queuing are anticipated at the County Road F/ 
Hamline Avenue intersection during the p.m. peak hour, resulting in an overall LOS F.  

County Road F/Lexington Avenue Intersection 

Significant southbound delays and queuing are anticipated at the County Road F/Lexington Avenue 
intersection during the a.m. peak hour, resulting in an overall LOS E. Although the County Road F/ 
Lexington Avenue intersection is expected to operate at an acceptable overall LOS D during the p.m. 
peak hour, queues on the eastbound approach are expected to occasionally block access to the 
eastbound left- and right-turn lanes, as well as the East Access exit to County Road F. 

Recommended Long-Term Improvements 

To provide the study area and proposed expansion with acceptable levels of service/queuing and safe 
operations in the long-term, the following geometric/traffic control improvements are recommended 
for consideration. 

Study Segments 

County Road F (Hamline Avenue to Lexington Avenue) 

• Consider constructing as a four-lane roadway. 

Study Intersections 

County Road F/Hamline Avenue Intersection 

• Consider extending two northbound lanes through the intersection as far north as Eide Circle. 
This improvement would minimize northbound queuing in the high-speed transition area 
between MN Highway 51 and Hamline Avenue while maximizing traffic signal green time for 
the westbound direction. 

County Road F/Lexington Avenue Intersection 

• Construct the eastbound/westbound approaches with dual dedicated left-turn lanes, and 
single through and right-turn lanes. This improvement would minimize eastbound/ 
westbound queueing while maximizing traffic signal green time for the northbound/ 
southbound directions. 

• Extend southbound left- and right-turn lanes to accommodate additional vehicle storage. 

An illustration of recommended long-term improvements is shown in Figure 8. 
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Traffic Signal Warrant Analysis 

Due to significant anticipated traffic volumes along County Road F, left-turn, through, and potentially 
right-turn maneuvers from the Central Access at Innovation Way are expected to be difficult during 
the peak periods under the forecast year 2018 and 2038 conditions with side-street stop control.  
Turn-lane improvements alone would not provide the gaps necessary for vehicles to safely and 
efficiently perform these maneuvers. Therefore, a traffic control improvement (i.e. traffic signal) 
would be necessary to improve intersection operations to acceptable levels of service. 

A preliminary traffic signal warrant analysis was performed based on anticipated year 2018 and 2038 
traffic volumes at the County Road F/Innovation Way intersection. Results of the preliminary traffic 
signal warrant analysis indicate that the County Road F/Innovation Way intersection is expected to 
meet a peak hour warrant under year 2018 conditions. Furthermore, multiple signal warrants are 
expected to be met under year 2038 conditions. 

Metro Transit A-Line Snelling Bus Rapid Transit 

Metro Transit A-Line bus rapid transit (BRT) will connect the METRO Blue and Green light rail 
transit (LRT) lines with the Snelling Avenue corridor and Rosedale Center. A-Line BRT will offer a 
package of transit enhancements which add up to a faster trip and an improved experience, including: 

• Frequent service 
• Train-like features 
• Enhanced stations with more amenities 

• Enhanced security 
• Specialized vehicles 

Starting in June 2016, A-Line BRT will operate via 46th Street, Ford Parkway, and Snelling Avenue 
between the 46th Street/Hiawatha Avenue Station in Minneapolis and the Rosedale Transit Center in 
Roseville. Although the northern terminus of A-Line BRT will be Rosedale Center (approximately 
four miles south of Land O’Lakes headquarters) a potential future extension could bring A-Line BRT 
to Arden Hills. This potential future extension is neither funded nor in an official planning stage. 
However, should an extension be completed, A-Line BRT could potentially produce a reduction  
(on the order of magnitude of five percent or less) in Land O’Lakes site trips and parking demand. 

Site Plan/Access Review 

A review of the proposed site plan was completed to identify any issues and recommend potential 
improvements with regard to site access, circulation, and parking. In general, the following should be 
considered when designing internal traffic controls and roadways: 

• Incorporate traffic controls, signing and striping based on guidelines established in the 
Manual on Uniform Traffic Control Devices (MUTCD). 
o In particular, it is important to identify traffic controls at intersections between internal 

parking lot aisles to minimize vehicular conflicts and driver confusion. 
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Access 

The recommended access spacing along minor arterial roadways such as County Road F and 
Lexington Avenue in the MnDOT Access Management Manual is shown in Table 7.  

Table 7 MnDOT Recommended Access Spacing – Minor Arterial 

Area Primary Full-Movement 
Intersection 

Secondary 
Intersection 

Signal 
Spacing 

Urban/Urbanizing 1/4 Mile 1/8 Mile 1/4 Mile 

As proposed, the Central Access located opposite Innovation Way is approximately one-quarter mile 
to signalized intersections in both directions along County Road F (i.e. at Hamline Avenue and 
Lexington Avenue). Therefore, a traffic signal would be appropriate at this intersection from an access 
and signal spacing perspective. Since the proposed West Access and East Access are located less than 
one-quarter mile from adjacent full-movement intersections along County Road F, these site accesses 
would be considered secondary intersections. Similarly, the South Access is located less than one-
quarter mile from adjacent full-movement intersections along Lexington Avenue, and would also be 
considered a secondary intersection. Restricting movements at these secondary intersections may 
produce safety and operational benefits. Therefore, the following access restrictions are recommended 
for consideration:  

County Road F/West Access Intersection 

• Construct a right-in/right-out access intersection. Similarly, the opposing driveway would also 
function as a right-in/right-out intersection. 

County Road F/East Access Intersection 

• Construct a three-quarter access intersection to prohibit northbound left-turn maneuvers.  

Lexington Avenue/South Access Intersection 

• Construct a three-quarter access intersection to prohibit eastbound left-turn maneuvers. This 
intersection layout would be expected to function well with the planned three-quarter access 
intersection at Lexington Avenue/Gramsie Road. 

Further discussions should occur between the City of Arden Hills, Ramsey County, and local 
businesses regarding future access along County Road F. 

Circulation 

The movement of general passenger vehicles onsite is not expected to be an issue. However, access 
to loading docks on the east side of the existing structure could be difficult for heavy trucks 
approaching Land O’Lakes on westbound County Road F with the proposed right-in/right-out access. 
Therefore, as noted previously, implementing a three-quarter access at the County Road F/ 
East Access intersection to allow more direct heavy truck access is recommended. 
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Parking 

To evaluate the future parking need at the expanded headquarters, various data points were compiled. 
Parking lot inventories were completed in October 2015 during the following time periods:  

• Weekday – 9:30 a.m. to 10:30 a.m. • Weekday – 1:30 p.m. to 2:30 p.m. 

Additionally, aerial imagery from weekdays dating back to the year 2013 were reviewed. Finally, a 
parking generation estimate was completed using the ITE Parking Generation Manual, Fourth Edition 
based on the average peak parking rate for the most comparable land use for which parking data was 
available. A summary of compiled parking data is shown in Table 8. 

Table 8 Parking Generation Summary 

Parking Parameter Size Parking Demand Parking Capacity  

Existing Conditions 

Maximum Observed Parking (Site Visit) 

991 
Employees 

832 Vehicles 

931 Spaces 
(Existing Capacity) 

Maximum Observed Parking (Aerials)  761 Vehicles 

Maximum Observed Parking Rate 0.840 Veh./Employee 

Office Building (701) 823 Vehicles 

Year 2018 Conditions 

Estimated Peak Parking Demand Based 
on Maximum Observed Parking Rate 2,109 

Employees 

1,772 Vehicles 1,860 Spaces 
(Parking Demand 

Including Five Percent 
Surplus) Office Building (701) 1,751 Vehicles 

Capacity Conditions 

Estimated Peak Parking Demand Based 
on Maximum Observed Parking Rate 2,519 

Employees 

2,116 Vehicles 2,220 Spaces 
(Parking Demand 

Including Five Percent 
Surplus) Office Building (701) 2,091 Vehicles 

Based on the existing maximum observed parking rate, a peak parking demand of 2,116 vehicles is 
estimated for employee capacity conditions at the expanded headquarters. It is recommended that a 
minimum five percent surplus of parking spaces be provided to reduce unnecessary circulation of 
motorists looking for parking and the perception of inadequate parking. Therefore, a minimum of 
2,220 parking spaces is recommended at the expanded Land O’Lakes headquarters for employee 
capacity conditions. 

It should be noted that the currently proposed parking capacity for the expanded Land O’Lakes 
headquarters is 1,685 spaces. A parking deficit of approximately 535 spaces is estimated based on the 
recommended capacity of 2,220 spaces. However, it should be noted that the Requirements for 
Parking, Loading and Circulation (1325.06) in the Arden Hills Zoning Code require one space of  
off-street parking for every 250 square feet of gross floor area for business and professional offices. 
At this rate, the proposed 418,800 square foot facility requires only 1,676 off-street parking spaces. 
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Summary and Conclusions 

The following study summary and conclusions are offered for your consideration: 

1) Results of the existing intersection capacity analysis indicate that all study intersections currently 
operate at an acceptable overall LOS C or better during the a.m. and p.m. peak hours. In addition, 
no significant side-street delays or queuing issues were observed in the field or traffic simulation, 
except at the County Road F/Hamline Avenue and County Road F/Lexington Avenue signalized 
intersections. 

2) Once completed in the year 2018, the expanded Land O’Lakes headquarters is expected to employ 
approximately 2,100 people. However, site capacity is estimated at approximately 2,500 employees. 
Access to the site is proposed at the following locations: 
a. County Road F: 

i. Right-in/right-out access located approximately 950 feet east of Hamline Avenue opposite 
an existing driveway (West Access) 

ii. Full-access located opposite Innovation Way with traffic signal control  
(Existing Central Access) 

iii. Right-in/right-out access located approximately 525 feet west of Lexington Avenue 
(Existing East Access) 

b. Lexington Avenue: Full-access located approximately 925 feet south of County Road F 
(Existing South Access) 

3) Under year 2018 conditions, the expanded campus is expected to generate approximately 912 a.m. 
peak hour, 789 p.m. peak hour, and 4,914 daily trips. Upon reaching employee capacity, the 
expanded campus is expected to generate approximately 1,090 a.m. peak hour, 943 p.m. peak hour, 
and 5,870 daily trips. 

4) Lexington Avenue reconstruction between I-694 and Cummings Park Drive is expected to be 
completed by the end of the year 2016. The County Road F/Lexington Avenue intersection will 
be reconstructed to include northbound/southbound dual left-turn lanes and single right-turn 
lanes as well as eastbound/westbound single left-turn lanes. In addition to the County Road F/ 
Lexington Avenue intersection improvements, a raised median will be added along 
Lexington Avenue within the study area. However, the Land O’Lakes South Access is expected 
to remain a full-movement intersection. 

5) Results of the year 2018 (i.e. year of opening) intersection capacity analysis indicate that all study 
intersections are expected to operate at an acceptable overall LOS D or better during the a.m. and 
p.m. peak hours. However, significant side-street delays and queuing issues were observed, 
especially during the p.m. peak hour. 
a. Consequently, a number of short-term geometric and traffic control improvements are 

recommended for consideration (See Recommended Short-Term Improvements). 
  



John Slack, Perkins + Will May 2, 2016 
Land O’Lakes Expansion TS Update Page 23 

 
 
6) Results of the year 2038 intersection capacity analysis indicate that all study intersections, except 

the County Road F/Hamline Avenue and County Road F/Lexington Avenue intersections, are 
expected to operate at an acceptable overall LOS D or better during the a.m. and p.m. peak hours. 
The County Road F/Lexington Avenue intersection is expected to operate at an overall LOS E 
during the a.m. peak hour while the County Road F/Hamline Avenue intersection is expected to 
operate at an overall LOS F during the p.m. peak hour. Furthermore, side-street delay and 
queueing issues were observed in the traffic simulation. 
a. Consequently, a number of long-term geometric and traffic control improvements are 

recommended for consideration (See Recommended Long-Term Improvements). 
7) A preliminary traffic signal warrant analysis was performed based on anticipated year 2018 and 

2038 traffic volumes at the County Road F/Innovation Way intersection. Results of the 
preliminary traffic signal warrant analysis indicate that the County Road F/Innovation Way 
intersection is expected to meet a peak hour warrant under year 2018 conditions. Furthermore, 
multiple signal warrants are expected to be met under year 2038 conditions. 

8) A future extension of Metro Transit A-Line Snelling Bus Rapid Transit could potentially produce 
a reduction (on the order of magnitude of five percent or less) in Land O’Lakes site trips and 
parking demand. However, a potential extension is neither funded nor in an official planning stage. 

9) A review of the proposed site plan was completed to identify any issues and recommend potential 
improvements with regard to site access, circulation, and parking. Recommendations for 
consideration include: 
a. Incorporate traffic controls, signing and striping based on guidelines established in the 

Manual on Uniform Traffic Control Devices (MUTCD). 
i. In particular, it is important to identify traffic controls at intersections between internal 

parking lot aisles to minimize vehicular conflicts and driver confusion. 
b. Construct right-in/right-out access at the County Road F/West Access intersection. Similarly, 

an opposing driveway would also function as a right-in/right-out intersection. 
c. Construct three-quarter access at the County Road F/East Access intersection to prohibit 

northbound left-turn maneuvers. 
i. This intersection layout would allow more direct truck access to loading docks on the east 

side of the existing structure. 
d. Construct three-quarter access at the Lexington Avenue/South Access intersection to prohibit 

eastbound left-turn maneuvers.  
i. This intersection layout would be expected to function well with the planned three-quarter 

access intersection at Lexington Avenue/Gramsie Road. 
e. A minimum of 2,220 parking spaces is recommended for employee capacity conditions based 

on the existing maximum observed parking rate. 
i. However, the proposed 418,800 square foot facility requires only 1,676 off-street parking 

spaces per Arden Hills Zoning Code. 
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MEMORANDUM 

 

DATE: June 8, 2016                                 PC Agenda Item     4.A 
                                
TO: Planning Commission 
 
FROM: Matthew Bachler, Senior Planner  
 
SUBJECT: Report from the City Council 
 
 
April 25, 2016, City Council Regular Meeting 
 
The City Council reviewed and approved the Master and Final PUD request for Arden Square at 
1160 County Road E (Planning Case 16-003). The City Council included several conditions of 
approval for modifications to the proposed plans, including the relocation of the monument sign 
to the east side of the entrance driveway, increasing landscape coverage by approximately 320 
square feet, and providing a sidewalk for pedestrian access to the adjacent Arden Plaza property. 
The Planning Commission reviewed Planning Case 16-003 at their meeting on April 6, 2016, and 
recommended approval of the Master and Final PUD proposal.  
 
The City Council also approved Planning Case 16-006 for a Sign Standard Adjustment at 
Scherer Brothers Lumber Company, and Planning Case 16-008 for a Variance at 1865 County 
Road D. The Planning Commission recommended approval of both of these planning cases at 
their meeting on April 6, 2016.  
 
 
May 16, 2016, City Council Work Session 
 
The City Council discussed the scope and timeline for the City’s 2040 Comprehensive Plan 
update. Staff provided an overview of the Metropolitan Council requirements for local 
comprehensive plan updates and the estimated costs for consulting services. The Planning 
Commission will be asked to participate in the comprehensive planning process and to provide 
input on goals, policies, and strategies to help address issues and concerns in the City. 
Preliminary work on the 2040 Comprehensive Plan is expected to begin in summer 2016.  
 
The City Council also reviewed a draft Zoning Code amendment to the City’s exterior lighting 
design standards. Staff drafted the amendment based on previous work completed by the 
Planning Commission on this item in 2014. The proposed amendment focuses on requirements 
that would limit light trespass across property lights, reduce glare, and restrict high-luminosity 
light fixtures. The Planning Commission will be asked to review the proposed amendment at a 
future meeting.   
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DATE: June 8, 2016     
  
TO: Planning Commission Chair Thompson and Commissioners 
  
FROM: Ryan Streff, City Planner  
  
SUBJECT: Rice Creek Commons (TCAAP) and Joint Development Authority (JDA) 

Update 
   

 
 
On May 2, 2016, the Joint Development Authority (JDA) selected the Alatus Development Team 
to be the TCAAP Master Developer. The team is comprised of Alatus, Inland Development, and 
Robert Thomas Homes. Since that time, the JDA and City Council have met separately with the 
Development Team to discuss observations on the TCAAP Redevelopment Code and on how to 
achieve the Master Plan vision for the site.  
 
City and Ramsey County staff and consultants have been meeting regularly with the 
Development Team to review existing plans and data related to the site, required public 
improvements, and the TCAAP Redevelopment Code.  
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