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CITY OF ARDEN HILLS, MINNESOTA 
PLANNING COMMISSION 

WEDNESDAY, JUNE 8, 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 Angela Hames, Steven Jones, James 
Lambeth, and Clayton Zimmerman. 

 
Absent:  Commissioners Brent Bartel (excused), Nick Gehrig (excused), and Phillip Neururer 
(excused).  
  

Also present were:  City Planner Ryan Streff; Senior Planner Matthew Bachler; and Council 
Liaison Grant. 
 
APPROVAL OF AGENDA – JUNE 8, 2016 
  
Chair Thompson stated the agenda will stand as published. 
 
APPROVAL OF MINUTES 

 
April 6, 2016 – Planning Commission Regular Meeting 
 
Commissioner Zimmerman moved, seconded by Commissioner Jones, to approve the April 
6, 2016, Planning Commission Regular Meeting minutes as presented.  The motion carried 
unanimously (5-0). 
 
PLANNING CASES 
 
A. Planning Case 16-015 – Variance – 1494 Keithson Drive –No Public Hearing 

Required 
 

Senior Planner Bachler stated that 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 

amy.dietl
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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.  
 
Senior Planner Bachler commented that 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. 
 
Senior Planner Bachler reported that 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 in compliance with all 
aspects of the Zoning Code. 
 
Site Data 
Land Use Plan:  Very Low Density Residential  
Existing Land Use:  Single Family Detached Residential  
Zoning:  R-1: Single Family Residential  
Current Lot Sizes:  .75 Acres (32,736 square feet)  
Topography:  Relatively Flat 
 
Senior Planner Bachler reviewed the surrounding area, the Plan Evaluation and the Variance 
Evaluation Criteria. 
 
Senior Planner Bachler provided the 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 – 6 inches from the rear property line. The minimum rear 
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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.  

 
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.  
 
Senior Planner Bachler stated that 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.  
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.  
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5.  The structure shall conform to all other regulations in the City Code.  
 
Senior Planner Bachler 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 Lambeth explained that with the setback requirements and easements on this 
property, only 20% of the lot remained buildable.  He believed the applicant’s request was 
reasonable and stated he supported the 42-inch encroachment into the rear yard setback for the 
proposed porch.   
 
Chair Thompson requested the applicant come forward for questions. 
 
Steve Jytyla, 1494 Keithson Drive, introduced himself to the Commission. 
 
Chair Thompson asked if the applicant had considered having a different design or layout for 
the porch. 
 
Mr. Jytyla stated he looked at numerous options for the porch and deck addition.  He explained 
that none of the options met his family’s and the City’s requirements.  For this reason, he was 
requesting a variance.  It was his hope to have a three-season porch attached to the house and not 
simply a deck.   
 
Chair Thompson questioned if Mr. Jytyla had worked with Pulte Homes when the home was 
built.   
 
Mr. Jytyla indicated he did not have a lot of input with Pulte Homes on where the dwelling 
would be located.  He asked for the home to be moved forward but his request was not granted.  
He explained he moved to this neighborhood because he loved the area and the school district.  
He understood there were restrictions on the lot, but had hoped that the City would allow for a 
variance of 42 inches given the fact he would not be vastly encroaching on his neighbors. 
 
Chair Thompson inquired if Mr. Jytyla had spoken to his neighbors regarding the proposed 
deck and porch.  She noted the City had received objections from two property owners behind 
Mr. Jytyla’s property. 
 
Mr. Jytyla commented he had spoken to a number of his neighbors about the project and several 
were willing to attend this evening in support of the project. 
 
Commissioner Jones asked if the porch would be glass or screen. 
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Mr. Jytyla explained the porch would have glass that could be raised over the screens.  He 
reported the screen porch would have a fireplace in order for it to be used later in the fall. 
 
Commissioner Lambeth questioned if the home was purchased on spec or if it was purchased to 
be built.  He asked if Pulte Homes disclosed the fact that the rear property line had a restriction. 
 
Mr. Jytyla reported he purchased the home to be built from Pulte Homes.  He indicated the 
home came with no options and was basically bought on spec.  He stated Pulte had made him 
aware of the setback constraints, but he was uncertain as to the specifics and conducted more 
research on this topic on his own.   
 
Commissioner Hames asked if this request shed any light on the City Code regarding the 
differences between deck and porch setbacks. 
 
Senior Planner Bachler described the differences between deck and porch rear yard setback 
requirements.  He noted that in the R-1 District, decks can encroach up to six feet into the rear 
yard setback, but must not be closer than six feet from a property line.  
 
Commissioner Hames discussed the importance of outdoor living space.  She believed that the 
homeowner was bound by the home location and that this was not of his doing.  It was her 
opinion that the homeowner was being penalized for something that was out of his control.  
 
Commissioner Lambeth questioned if the porch would be constructed on piers. 
 
Senior Planner Bachler reported this was the case. 
 
Commissioner Lambeth stated this meant no additional impervious surface area would be 
added to the property.  
 
Senior Planner Bachler clarified that although the porch and deck would be constructed on 
piers, they would both count as impervious coverage on the property.  He noted that the property 
would still be in conformance with the lot coverage requirements with the proposed addition.  
 
Commissioner Zimmerman moved and Commissioner Hames seconded a 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.  The motion carried 4-1 
(Chair Thompson opposed). 
 
B. Planning Case 16-013; CUP Amendment and Variance – Mounds View High School 

–Public Hearing 
 

City Planner Streff stated that 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 
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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.  
 
City Planner Streff explained that 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. 
 
City Planner Streff indicated that the Mounds View School District is proposing a 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. 

 
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. 

 
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. 

 
 
 



ARDEN HILLS PLANNING COMMISSION – June 8, 2016 7 
 

Site Data 
Land Use Plan:  Public and Institutional  
Existing Land Use:  Public and Institutional  
Zoning:  R-1: Single Family Residential 
Current Lot Sizes:  56.34 Acres 
Topography:  The elevation is generally flat and decreases toward the west. 
 
City Planner Streff reviewed the surrounding area, the Plan Evaluation, Conditional Use Permit 
Criteria, and the Variance Evaluation Criteria. 
 
City Planner Streff provided the Findings of Fact for review: 
 
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.  
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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.  

19. The proposed project will not alter the essential character of the locality.  
 
City Planner Streff stated 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.  
 
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 existing scoreboard required a variance. 
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City Planner Streff stated that the most recent scoreboard that was installed at the baseball field 
required a variance.  He stated that the current scoreboard at the football stadium was approved 
as part of the original approval for the stadium construction.   
 
Commissioner Hames understood the height of the new scoreboard would be higher.  She asked 
if the structure holding the sign would be increased in size/height. 
 
City Planner Streff described the height differences between the existing and proposed 
scoreboards in further detail with the Commission.  He noted the scoreboard pole height would 
not be changing. 
 
Chair Thompson requested the applicants come forward. 
 
Bob Madison, Activities Director at Mounds View High School, appreciated the Commission 
hearing the school’s request.  He asked if the Commission had any comments or questions for 
him. 
 
John Grabow, AIM Electronic and Daktronics representative, introduced himself to the 
Commission. 
 
Eric Myer, Larson Engineering, introduced himself and stated he was working with the school 
on the press box. 
 
Commissioner Hames asked how the scoreboard size and shape was selected. 
 
Mr. Madison explained the scoreboard size was limited by cost and indicated he was working to 
keep the scoreboard as close to the same size as possible.   He indicated the scoreboard was 
smaller than surrounding schools but would meet the needs of the school. 
 
Chair Thompson requested further information regarding the LED lighting on the scoreboard.   
 
Mr. Madison reported the existing sign had incandescent light bulbs that could no longer be 
replaced.  For this reason, the school was requesting a new scoreboard to meet the changing 
needs of the stadium.  He described how the LED lighting on the scoreboard could be controlled. 
He stated that Mounds View High School wanted to continue to be a good neighbor. 
 
Mr. Grabow discussed the automatic dimming that could occur on the scoreboard for day time 
and evening hours.  He noted there was a manual dimming feature as well.  It was noted the 
lighting analysis was taken by staff with the light at its full capacity. 
 
Further discussion ensued regarding the lumen and nit output of the scoreboard. 
 
Commissioner Lambeth requested further comment on the sound system. 
 
Mr. Grabel explained the sound system would be incorporated and mounted on the top of the 
scoreboard and was included in the proposed sign height. 
 
Commissioner Lambeth asked why a bigger press box was required. 
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Mr. Madison stated the dynamic of high school sports has changed over the past 30 years.  He 
discussed how students were highly engaged in high school sports.  He reported Mounds View 
had the second smallest press box in the conference.  He commented the press, year book 
students and media had to be turned away from the press box due to its small size.   
 
Commissioner Lambeth questioned how the site would be impacted by construction traffic. 
 
Mr. Madison expected construction traffic would travel along the gravel path or behind the press 
box.   
 
Commissioner Lambeth requested further information on the construction timeline. 
 
Mr. Madison reviewed the construction timeline in detail with the Commission stating work 
would begin immediately after receiving approval from the City.  He wanted to have the 
scoreboard and press box in place by mid-August. 
 
Commissioner Jones inquired what the sign would look like when it was off. 
 
Mr. Madison stated the sign could be used as a large message board, noting Mounds View and 
MV were affixed.  He did not anticipate the sign would be used for messages. 
 
Chair Thompson questioned if the scoreboard would be used for advertising purposes. 
 
Mr. Madison indicated advertising could assist with the cost of the scoreboard, however, the 
school district was not proposing to have advertisements on the scoreboard.  
 
Commissioner Hames asked if the scoreboard would have to be further reviewed if it was used 
for advertisement in the future. 
 
City Planner Streff explained that if small advertisements were conducted during a game, the 
City would not be concerned, however the scoreboard could not be used to display dynamic 
display messages or video.  
 
Chair Thompson questioned if this sign would be allowed to flash messages. 
 
City Planner Streff reviewed the City’s sign ordinance requirements and noted the City of 
Arden Hills does not allow dynamic display signs. 
 
Chair Thompson opened the public hearing at 7:25 p.m. 

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

 
There being no comment Chair Thompson closed the public hearing at 7:26 p.m. 
 
Chair Thompson requested a condition be added (Condition 10) stating the sign will not be used 
to present dynamic display messages or videos.  
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Commissioner Hames supported this recommendation. 
 
Commissioner Zimmerman moved and Commissioner Jones seconded a 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, with an additional condition 
(Condition 10) that the scoreboard shall not be used as a dynamic sign to display messages 
or videos. 
 
Chair Thompson thanked the school district for working with the neighbors on this project.  She 
anticipated that the noise and sound concerns of the past will be addressed through the new 
scoreboard and sound system.   
 
The motion carried unanimously (5-0). 
 
C. Planning Case 16-014; Master PUD and Final PUD Phase 1 – Land O’Lakes – 

Public Hearing  
 

City Planner Streff stated that 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.  
 
City Planner Streff explained that 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 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.  
 
City Planner Streff indicated that 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. 
 
City Planner Streff reported that 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 
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site after consolidation in late 2018.   It was noted Planning Case 16-014 includes two separate 
components:  
 

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

 
City Planner Streff stated that the Master PUD Amendment request would update the 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. 
 
City Planner Streff commented that 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.  
 
City Planner Streff indicated that 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. 
 
Site Data 
Land Use Plan:  I/O Light Industrial and Office 
Existing Land Use:  OFC – Office 
Zoning:  I-1 – Limited Industrial District  
Current Lot Sizes:  47.37 Acres (2,063,577.7 square feet) 
Topography:  Fairly Flat 
 
City Planner Streff reviewed the surrounding area and the Plan Evaluation. 
 



ARDEN HILLS PLANNING COMMISSION – June 8, 2016 13 
 

City Planner Streff provided the Findings of Fact for review: 
 
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.  
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.  

 
City Planner Streff stated that 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 
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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 
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.  
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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.  

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.  
 
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 requested the applicant and their representatives come forward at this time. 
 
Marcia Droege, Land O’Lakes, introduced herself and her team members to the Planning 
Commission.  She thanked the City for their assistance in preparing her request and appreciated 
the Commission’s consideration.  She provided the Commission with a high level overview of 
the proposed campus expansion.  She described the long-term planning that had occurred at Land 
O’Lakes in order for the corporation to migrate to a single campus in Arden Hills.  The principles 
and business drivers of the Land O’Lakes workplace strategy were discussed.   
 
John Slack, Perkins & Will, commented on the complex plan and design for the single campus 
for Land O’Lakes.  He explained the company was extremely tied to their land.  He then 
reviewed the core aesthetic elements that would be included in the building expansions.  He 
reported the proposed project would be completed in phases.  The phases were described at 
length.  He provided further comment on the parking available on site. He described the natural 
area and wetlands on site noting how they had worked to keep the unique wooded look and feel 
of the site.  The landscaping and green belt on the site was discussed.   
 
Mr. Slack reviewed the traffic study with the Commission noting Land O’Lakes had worked 
with the County on the site access plan.  The three key recommendations from the plan were 
described in detail.  It was noted an additional access point from the site would be made to 
County Road F.  The courtyard area was described to the Commission. 
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Commissioner Zimmerman asked if the view of Land O’Lakes from I-694 would be altered.  
 
Mr. Slack discussed how the property would be impacted by the proposed campus renovations 
and noted the site would be heavily landscaped in order to keep the site hidden from the freeway. 
 
Commissioner Lambeth questioned when the groundbreaking would occur for the new 
building. 
 
Mr. Slack noted that Land O’Lakes planned to break ground on the new building mid-October to 
early November of 2016.  The parking and restriping plan for the parking lots was reviewed. 
 
Commission Lambeth expressed concern with the number of parking spaces that would be lost 
during construction for staging purposes. 
 
Ms. Droege stated Lake O’Lakes was leasing space in Shoreview for additional parking.  It was 
noted a shuttle would be used to get employees from Shoreview to the Arden Hills campus. 
 
Commissioner Jones questioned if the two buildings would be connected by underground 
tunnels or a skyway. 
 
Mr. Slack reported the two buildings would have connections on Level 1 and Level 2. 
 
Chair Thompson appreciated the detailed plans that were provided by Land O’Lakes.  She 
requested further information on the storm water management plan for this site.  
 
Mr. Slack described the storm water management plan in detail with the Commission.  He noted 
this project would be LEED certified and therefore the project would have very high storm water 
standards.  
 
Commissioner Zimmerman asked how snow would be managed on the Land O’Lakes campus. 
 
Mr. Slack explained many conversations have occurred regarding snow removal and there may 
be a need to remove snow from the site.  There was a potential that environmentally friendly 
deicing materials may be used on site.  He indicated regional stormwater would be managed on 
this site and he wanted to be conscience of the chemicals used on site.  
 
Chair Thompson opened the public hearing at 8:21 p.m. 

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

 
There being no comment Chair Thompson closed the public hearing at 8:22 p.m. 
 
Commissioner Zimmerman moved and Commissioner Hames seconded a 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. 
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Commissioner Hames thanked staff and the Land O’Lakes representatives for providing the 
Commission with highly detailed reports for this request. 
 
Commissioner Lambeth wished the project manager best of luck on this project. 
 
Chair Thompson was pleased to see that Land O’Lakes would be expanding and remaining in 
the City of Arden Hills. 
 
The motion carried unanimously (5-0). 
 
UNFINISHED AND NEW BUSINESS 
 
None. 
 
REPORTS 
 
A. Report from the City Council 
 
Mayor Grant updated the Planning Commission on City Council activities from the April 25, 
2016, City Council Regular Meeting stating 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.  
 
Mayor Grant noted that 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. 
 
Mayor Grant explained that at the 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.  
 
Mayor Grant reported that 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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Mayor Grant was pleased to see the Land O’Lakes project moving forward as this was as 
Fortune 200 Company that was founded in the State of Minnesota over 95 year ago.  
 
B. TCAAP Update 
 
Mayor Grant reported 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. 
 
Commissioner Jones asked if staff had plans available for County Road H.   
 
Mayor Grant anticipated that this information was available on the City’s and Ramsey County’s 
website.  
 
Chair Thompson questioned when the market studies would be completed by Alatus.   
 
Mayor Grant anticipated this work would be done in the next 60 to 90 days.  He noted this 
information would be reviewed by the JDA on August 1st. 
 
C. Planning Commission Comments and Requests 
 
Chair Thompson requested each Commissioner forward to staff their availability in order to 
allow for a quorum of the Commission to be present in July. 
 
Commissioner Lambeth questioned if the tax abatement issue had gone away for Land 
O’Lakes.  He believed this project was not being very well received by the public. 
 
Further discussion ensued regarding the tax abatement agreement between the City and Land 
O’Lakes. 
 
Mayor Grant commented on the cost if the City was to do nothing and how Arden Hills would 
be impacted if it were to lose Land O’Lakes.  He provided further information on how the 
Council came to the decision to offer a tax abatement to Land O’Lakes in order to keep this 
corporate campus and thousands of great jobs in the community.  He believed it was a wise move 
for the City. 
 
D.   Staff Comments 
 
None. 
 
ADJOURN 
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Commissioner Hames moved, seconded by Commissioner Zimmerman, to adjourn the June 
8, 2016, Planning Commission Meeting at 8:54 p.m.  The motion carried unanimously (5-0). 
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MEMORANDUM 

 

DATE: July 6, 2016               PC Agenda Item     3.A 
                                
TO: Planning Commission 
 
FROM: Matthew Bachler, Senior Planner 
 
SUBJECT: Planning Case #16-018 – No Public Hearing Required 
  Applicant: Land O’Lakes 

Property Location: 4001 Lexington Avenue North 
Request: Site Plan Review – Sign Standard Adjustment 
 

 
Requested Action 
 
The applicant has requested a Site Plan Review for a Sign Standard Adjustment that would allow 
for a deviation from the Sign Code for the permit duration, sign copy area, and sign height of a 
temporary freestanding sign at 4001 Lexington Avenue North.  
 
 
Background 
 
1. Overview of Request: 
 
Land O’Lakes has requested a Sign Standard Adjustment through the Site Plan Review process 
to permit a temporary freestanding sign that would be placed on top of the company’s existing 
corporate campus sign located along Interstate 694. A deviation from the Sign Code is needed 
for the permit duration, sign copy area, and height of the proposed sign. The purpose of the 
installation is to help raise public awareness for the “PolliNation Project” started by Land 
O’Lakes, which supports pollinator habitats across the country.  
 
The temporary sign would feature lettering that spells out “#PolliNation” and a graphic of 
wildflowers in the background. The dimensions of the sign would be 20 feet in width and 6 feet 
in height for an area of 120 square feet. The temporary sign would be placed directly on top of an 
existing 7-foot tall monument sign for an overall installation height of 13 feet. If approved, Land 
O’Lakes would like to have the sign in place from late July until the end of October 2016.  
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2. 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 

 
 

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

 
 
Plan Evaluation 
 
1. Section 1250.02 - Temporary On-premise Signs 
 
Dimensions 
Section 1250.02 of the Sign Code regulates the use of temporary on-premise signs. Standards for 
Sign District 6 apply in this case because the property has frontage on Lexington Avenue north 
of Interstate 694 and is zoned for industrial use. The Sign Code permits the property to have one 
temporary freestanding sign not to exceed 22.5 square feet in area or a height of 12 feet. As 
proposed, the sign would have a copy area of 120 square feet. The temporary sign would be 
installed on top of the existing Land O’Lakes monument sign facing Interstate 694, which is 7 
feet in height. The overall height of the sign installation would be 13 feet.  
 
 
 
 
 
 
 
 
 
 
 

Sign District 6 –  
Temporary Freestanding Signs Sign Copy Area Total 

Sign Height 

Permitted Signage 22.5 square feet 12 feet 

Proposed Signage 120 square feet 13 feet 
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Duration 
Under the Sign Code, the property is allowed to display a permitted temporary sign for no more 
than 30 days per calendar year. Land O’Lakes has proposed to have the sign in place from late 
July to the end of October 2016, or approximately 90 days.  
 
 
2. Section 1260 - Sign Standard Adjustments 
 
Section 1260.01 of the Sign Code permits adjustments to sign height, number, type, lighting, 
area, and/or location through the Site Plan Review process if criteria number 1 or 2 is met and 
the required criteria number 3 is met: 

 
1. There are site conditions which require a sign adjustment to allow the sign to be 

reasonably visible from a street immediately adjacent to the site; or,  
 

2. The sign adjustment will allow a sign of exceptional design or a style that will enhance 
the area or that is more consistent with the architecture and design of the site; and 

 
3. The sign adjustment will not result in a sign that is inconsistent with the purpose of the 

zoning district in which the property is located or the current land use.  
 
The request for a temporary freestanding sign with a greater area and height than what is 
permitted by the Sign Code is reasonable in order for the sign to be reasonably visible from the 
adjacent highway. The additional display time requested is also reasonable given the applicant’s 
goal to raise public awareness about the importance of pollinators to the economy, food security, 
and environmental health. The proposed design of the sign would be consistent with the 
architecture and design of the Land O’Lakes corporate campus. 
 
 
Findings of Fact 
 
The Planning Commission must make a finding as to whether or not the proposed Sign Standard 
Adjustment at 4001 Lexington Avenue North meets the criteria in the Sign Code to deviate from 
the sign regulations and if the proposed temporary on-premise sign would adversely affect the 
surrounding neighborhood and the community as a whole.  Staff offers the following ten findings 
of fact for consideration: 
 

1. The property at 4001 Lexington Avenue North is located in the I-1 Zoning District and 
Sign District 6.  

2. In Sign District 6, one temporary freestanding sign is permitted up to 22.5 square feet in 
area and 12 feet in height. The sign may be in place for up to 30 days per calendar year. 

3. The proposed sign would measure 20 feet in width and 6 feet in height for an area of 120 
square feet. The temporary sign would be installed on top of an existing 7-foot tall 
monument sign for an overall sign height of 13 feet.   
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4. The proposed sign would be displayed from late July until then end of October 2016, or 
approximately 90 days.  

5. Section 1260 of the Sign Code permits deviation from the Sign Code through the Site 
Plan Review process.  

6. Due to the location of the sign installation, adjustments are needed for the proposed sign 
to be reasonably visible from Interstate 694.  

7. The Sign Code regulations on the permit length of temporary signage would limit the 
applicant’s ability to effectively promote their campaign to raise public awareness about 
the importance of pollinators to the economy, food security, and environmental health.  

8. The sign adjustment will not result in a sign that is inconsistent with the purpose of the I-
1 Zoning District.  

9. The sign would not be visible from any residential properties.  
10. The sign would not have a negative impact on adjacent properties or the City as a whole 

because it is consistent with the architecture and design of the Land O’Lakes corporate 
campus.  

 
 
Staff Recommendation  
 
Based on the submitted plans and findings of fact, staff recommends approval of Planning Case 
16-018 for a Sign Standard Adjustment under the Site Plan Review process for the proposed 
temporary freestanding sign at 4001 Lexington Avenue North. Staff recommends the following 
five conditions be included with the approval:  
 

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. The temporary freestanding sign shall not exceed 120 square feet in area and the overall 
height of the sign installation shall not exceed 13 feet.  

3. The applicant shall apply for a Sign Permit prior to the installation of the temporary 
freestanding sign.  

4. The temporary freestanding sign shall be removed by November 1, 2016.   
5. The applicant shall maintain the sign in like new condition and repair the sign if it 

deteriorates during the approved timeline.   
 
 
Options and Proposed Motion Language 
 

1. Recommend Approval with Conditions: Motion to recommend approval of Planning 
Case 16-018 for a Site Plan Review for a Sign Standard Adjustment at 4001 Lexington 
Avenue North, based on the findings of fact and the submitted plans, as amended by the 
five conditions in the July 6, 2016, Report to the Planning Commission.  
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2. Recommend Approval as Submitted: Motion to recommend approval of Planning Case 
16-018 for a Site Plan Review for a Sign Standard Adjustment at 4001 Lexington Avenue 
North, based on the findings of fact and the submitted plans in the July 6, 2016, Report to 
the Planning Commission. 

 
3. Recommend Denial: Motion to recommend denial of Planning Case 16-018 for a Site 

Plan Review for a Sign Standard Adjustment at 4001 Lexington Avenue North, based on 
the following findings: findings to deny should specifically reference the reasons for 
denial and why those reasons cannot be mitigated.  
 

4. Table: Motion to table Planning Case 16-018 for a Site Plan Review for a Sign Standard 
Adjustment at 4001 Lexington Avenue North: a specific reason and information request 
should be included with a motion to table.  

 

Notice 
 
Although a Site Plan Review 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. 
 
 
Resident Comments 
 
Staff has not received any letters, e-mails, or telephone calls from property owners or occupants 
concerning this planning case.  
 
 
Deadline for Agency Actions 
 
The City of Arden Hills received the completed application for this request on June 9, 2016. 
Pursuant to Minnesota State Statute, the City must act on this request by August 8, 2016 (60 
days), unless the City provides the petitioner with written reasons for an additional 60-day 
review period. With consent of the applicant, the City may extend the review period beyond the 
initial 120 days. 
 
 
Attachments  
 

A. Land Use Application  
B. Site and Aerial Maps 
C. Site Plan and Proposed Sign Plan 
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MEMORANDUM 

 

DATE: July 6, 2016                      PC Agenda Item     3.B 
                                
TO: Planning Commission 
 
FROM: Ryan Streff, City Planner 
 
SUBJECT: Planning Case #16-016 – No Public Hearing Required 
 Applicant: Land O’Lakes 
 Property Location: 4001 Lexington Avenue North 
 Request: Final Planned Unit Development (PUD) Phase 2 
 
 
Requested Action 
 
The applicant is requesting approval of the Final Planned Unit Development (PUD) for Phase 2.  
In Phase 2 a new four-story office building will be constructed 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, and operates 
as a Planned Unit Development (PUD) originally approved in Planning Case 79-004.  The 
original Master PUD was recently amended to include two additional phases of development.  
The Planning Commission reviewed the Master PUD Amendment and the Final PUD for Phase 1 
of the project during their regular meeting on June 8, 2016, and unanimously recommended 
approval.  Following the Planning Commission review, the City Council approved the Master 
PUD and Final PUD for Phase 1 of the development on June 27, 2016.  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 sf. Building Addition 8/8/88 – Approved 

16-014 Master PUD & Final Phase 1 Master PUD  & Phase 1 - Parking 6/27/16 - Approved 
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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 
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 16-016 includes the following component:  
 

1. Final Planned Unit Development (PUD) Phase 2 
 
Land O’Lakes will be completing the new office building and site improvements over two 
phases.  Phase I was approved by the City Council on June 27, 2016, and 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 2 of the project would consist of 
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 2 is expected to be complete by December 31, 2018. At this time, Land O’Lakes is 
requesting City approvals for the Final PUD for Phase 2 of the project.  
 
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 Final PUD for Phase 2.  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.  
 
 
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  

 
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%. 
 
As indicated, site improvements to be completed during Phase 2 of the project include the 
construction of a 4-story office building with a footprint of 50,444 along with the expansion 
of the north parking area on the property.  With the completion of Phase 2, the property 
would have structure coverage of 8.07%, landscaping coverage of 57.25%, and a total 
impervious coverage of 42.75%.   
 

 Permitted Existing Phase 1 Proposed 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 will be constructed with Phase 1.  
***Phase 2 proposes a new 4 story office building 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, properties are permitted a total FAR of up to 
60%.  Phase 2 of the project proposes a new four (4) story office building with an additional 
155,000 square feet.  When 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 Phase 1 Proposed Phase 2 Total 
 FAR 60% 12.78% --* 7.51% 20.3% 
Square feet  263,800 --* 155,000 418,800 
*No new structures will be constructed with Phase 1. 
**The lot is 47.37 acres or 2,063,577.7 square feet. 

 
E. Building Height – Flexibility Requested 

 
The maximum building height within the I-1 – Limited Industrial District Zoning District is 
thirty-five (35) feet.  In this case, flexibility in building height is being requested for Phase 2 
of the project as the new office building is proposed at fifty-six (56) feet in height. The 
original PUD that was approved in 1979 permitted the east building to be constructed at a 
height of fifty-six (56) feet and part of the west building to be constructed at fifty (50) feet in 
height.  
 

 Zoning Code Existing  Phase 1 Proposed Phase 2 
Building Height 35’ 56’ --* 56’ 
*No new structures will be constructed with Phase 1. 

 
The applicant is also requesting flexibility in the height of roof-mounted mechanical 
equipment.  The Zoning Code states that roof-mounted mechanical equipment shall be 
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excepted from the height limitations if the enclosures do not extend more than 12 feet above 
the roof upon which they are located.  The proposed mechanical equipment installation on 
the new office building would be 14-feet 8-inches above the roof line.  The applicant is 
proposing to install a mechanical equipment screen (Attachment B page A20-01) to match 
the building in order to screen the equipment from public view.    
 

 Zoning Code Phase 1 Proposed Phase 2 
Roof-Mounted Equipment Height 12’ --* 14’ 8” 
*No new structures will be constructed with Phase 1. 

 
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.  As proposed, the new 4-story office building in Phase 
2 will meet all setback requirements.  

    
 Permitted Existing Phase 1 Proposed 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 will be constructed with Phase 1. 

 
 

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 page L04-07D).  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.  Based on the proposed tree removal for both phases of the project, the City’s Tree 
Preservation Ordinance requires 2,709 caliper inches of tree plantings.  At this time, the 
application is proposing a total of 2,728 caliper inches or 780 trees. 
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 Caliper Inches Number of Trees 
Approved Phase 1   

Proposed Removal 782 75 
Trees Preserved 30,854 2,473 

Proposed Phase 2   
Proposed Removal 7,800 564 

Trees Preserved 23,054 1,819 
Entire Site   

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

Proposed Removal 8,582 729 
Total Trees Preserved 19,890 1,564 

Replacement Trees Required* 2,709 --** 
Replacement Trees Proposed 2,728 780 

* 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 2 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 – Meets Requirements 
 
The City Code requires that at least ten (10) percent of the total landscaped area be covered 
with perennials and/or shrubbery.  With the completion of Phase 2 of the project, a total of 
225,395 square feet or 18.19% of the landscaped area will be covered by perennials and 
shrubberies.   
 

   
 Zoning Code Phase 1 Proposed 

Phase 2 
Total 

Percent (%)  of Plantings 10% Min. 2.98% 14.99% 18.19% 
Square feet of Plantings -- 39,632 185,763 225,395 sf. 
Total Landscaped Area -- 1,328,119 sf. 1,238,490 sf. 1,238,490 sf.  

 
C. Planting Islands – Flexibility Requested 

 
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.  Phase 2 of the project 
proposes that after the expansion and reconfiguration of the north parking lot, 7.62 percent of 
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the total parking and driving areas on the property will be occupied by planting islands.  In 
this case, the applicant is requesting flexibility to reduce the amount of planting islands to 
7.62 percent. 
 

 Zoning Code Phase 1 Proposed  
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.   

 
With the proposed construction of the new 155,000 square foot four (4) story office building 
in Phase 2, a total of 1,676 parking spaces are required by the Code for the entire site.  In this 
case, the applicant is proposing that an additional 519 parking spaces be constructed on the 
north side of the campus for a total of 1,677 parking spaces within the site.  With the 
approval of Phase 1 by the City Council on June 27, 2016, the applicant was permitted to 
expand the south parking lot to 267 parking spaces.  In Phase 2 the applicant is also 
requesting 461 proof-of-parking spaces be provided on the west side of the site for future 
expansion (Attachment B page L04-10).  A Site Plan Review application would be required 
by the Planning Commission and City Council in order for the proof-of-parking to be 
constructed in the future.  

 
 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) 

Approved Phase 1*     
Office 263,800 1 per 250 sq. ft. 1,056 267 

South Parking Lot    (Increase of 227) 
Proposed Phase 2**     

Office 155,000 1 per 250 sq. ft. 620 1,410 
North Parking Lot    (Increase of 519) 

Proof of Parking (POP)     
    461 

Total     
Proposed 418,800 1 per 250 sq. ft. 1,676 1,677  

Proposed with POP    2,138 
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*No additional building square footage will be constructed during Phase 1.   
**With the building construction in Phase 2 an additional 620 parking spaces are required by the City Code. 
 
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 at 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 
north parking lot in Phase 2, no parking spaces would encroach into the setback requirements 
for parking lots.  The Site Plan (Attachment B page L04-04) indicates a parking lot setback 
of 28-feet 9-inches from the right-of-way/property line and 191-feet from the side property 
line.   

 
 
2. Chapter 12, Sign Code Review 
 

A. Freestanding Signage – Flexibility Requested 
 

The Land O’Lakes property is located in Sign District 6, where each property is allowed one 
freestanding monument sign measuring up to 45 square feet in area not to exceed 12 feet in 
height.  However, since the property fronts three (3) public streets, two additional freestanding 
monument signs are permitted, one for each adjacent street.  The additional freestanding 
monument signs are allowed a sign copy area of 22.5 square feet each.  Currently, the site has 
three (3) existing freestanding monument signs, one along Interstate 694, one along Lexington 
Avenue North and the other along County Road F West.   
 
In this case, the applicant has proposed to move the existing non-conforming sign along County 
Road F West to the new “Employee Entrance” across from Innovation Way (Attachment B page 
L04-11).  Flexibility is being requested in order to move the existing non-conforming sign to the 
new entrance location along County Road F West.   

 
 

3. Chapter 11, Subdivision Code 
 
A. Park Dedication 

 
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.  Park dedication fees were not required as 
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part of the Master PUD Amendment or Final PUD for Phase 1.  If it is determined that park 
dedication fees are required in conjunction with Phase 2 of the project, these fees will be 
negotiated by the City Council.  Staff is currently working the City Attorney and the City’s 
financial advisor to determine the expected impact of the development on the City’s park 
system.   

 
In establishing the amount required the City is to take into consideration previous payments 
or dedications for park purposes.  As a condition of approval for the PUD approval in 
Planning Case 79-004, Land O’Lakes was required to pay a park dedication fee in the 
amount of $151,981.10. 
 

 
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 E.  On page 22 and 23 of the report a 
summary and conclusions section has been provided, where recommendation #9 discusses 
potential improvements with regard to site access from County Road F West related to Phase 
2 of the project.  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 D.   

 
 
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 a 145,000 square foot office building expansion. 
As proposed, the Final PUD for Phase 2 includes a new 155,000 square foot office building, 
therefore, meeting the requirement of the Abatement Contract.  
 
 

6. Additional Review 
 
A. Building Official, City Engineer, and Fire Marshal  

 
The Building Official, City Engineer, and Fire Marshal have reviewed the submitted Plans 
for Phase 2 of the development.  Their comments have been provided in Attachment D.  The 
majority of these comments 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.   
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B. Ramsey County Review 
 
Ramsey County has reviewed the plans for the expansion of the Land O’Lakes Campus. The 
comments from the Ramsey County Traffic Engineer for both Phase 1 and Phase 2 of the 
Master PUD can be reviewed in Attachment D.  Their comments have been addressed within 
the updated plan set.    

 
C. Rice Creek Watershed District  
 
The RCWD is in the process of conducting their review of the proposed Land O’Lakes 
project located at 4001 Lexington Avenue North.  The applicant along with the City has been 
coordinating with the RCWD on this project and expects to have conditioned approval from 
the RCWD before Phase 2 proceeds to the City Council for review.   
 
 

Findings of Fact: 
 
Staff offers the following twelve (12) findings of fact for this proposal: 
 
General Findings: 
 

1. The applicant is requesting approval of a Final Planned Unit Development (PUD) for 
Phase 2 of the Land O’Lakes Corporate Headquarters consolidation plan located at 4001 
Lexington Avenue North. 

2. The approved Master PUD Amendment for the land O’Lakes Corporate Headquarters 
consolidation and expansion project includes two (2) phases of development.   

3. As approved by the City Council, Phase 1 of the Master PUD includes the expansion of 
the south parking lot on the campus.   

4. The proposed 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.   

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

6. The Land O’Lakes property is comprised of 47.37 acres. 
7. The Land O’Lakes property is located in the I-1 – Limited Industrial District.  
8. The proposed use is a permitted use in the I-1 – Limited Industrial District.  
9. Phase 2 of the approved Master PUD Amendment is substantial conformance with the 

requirements set forth in the City’s Zoning Code and design standards.  
10. Where the plan is not in conformance with the City’s Zoning Code, flexibility has been 

requested by the applicant.  
11. A traffic study has been completed for the expansion of the Campus.  
12. 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).  
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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 
16-016 for a Final Planned Unit Development (PUD) for Phase 2 at 4001 Lexington Avenue 
North.  If the Planning Commission recommends approval of this request, staff recommends that 
the following twenty-two (22) 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 building permit within one year of the Final Phase 2 
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 Final PUD - Phase 2 Development Contract shall be prepared by the City 
Attorney and subject to City Council approval.  The Final PUD - Phase 2 
Development Contract shall be executed prior to the issuance of any development 
permits.  

4. 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.   

5. 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 
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 Final PUD - 
Phase 2 Development Contract.  

6. 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 



 
City of Arden Hills  
Planning Commission Meeting for July 6, 2016 
 
P:\Planning\Planning Cases\2016\PC 16-016 - Land O'Lakes - Final PUD Phase 2\Memos_Reports_16-016 

Page 13 of 15 

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. 

7. 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 Final PUD - Phase 2 
Development Contract.   

8. 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.  

9. 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. 

10. That the final plans for Phase 2 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.  

11. 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.   

12. 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.  

13. That the final Lighting and Photometric Plan for Phase 2 shall be reviewed and 
approved by the City prior to the issuance of a grading and erosion control permit for 
Phase 2.  

14. That the existing employee entrance sign shall be moved from the east entrance along 
County Road F to the new main entrance across from Innovation Way.  The sign shall 
meet all applicable setback requirements.    

15. That the main entrance to the site at County Road F West and Innovation Way shall 
be constructed as a signalized intersection in order to meet the peak hour traffic 
volumes.  Final plans for this improvement shall be approved by Ramsey County and 
the City Engineer. Required intersection improvements shall be substantially 
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completed prior to the issuance of a Final Certificate of Occupancy for the Phase 2 
office building. 

16. That the developer shall construct or pay for the construction of the intersection 
improvements at County Road F West and Innovation Way or a reduced percentage 
of the cost if the City is successful in recovering assessments or other financial 
payments from other benefitting properties. 

17. That the western access along County Road F West to the site shall be constructed as 
a 3/4 access in order to prohibit left-turn maneuvers from the site.  Final plans for this 
improvement shall be approved by Ramsey County and the City Engineer. The 
Developer shall construct or pay for the construction of a right turn lane on County 
Road F West into the western access, if required by Ramsey County. If such 
improvement is required, it shall be completed prior to the issuance of a Final 
Certificate of Occupancy for the Phase 2 office building.  The western access may 
maintain “full access” status until the Final Certificate of Occupancy is issued.  

18. That the eastern access along County Road F West to the site shall be constructed as a 
3/4 access in order to prohibit left-turn maneuvers from the site.  Final plans for this 
improvement shall be approved by Ramsey County and the City Engineer. 

19. That the eastern access along County Road F West shall be for deliveries purposes 
only.  Access to the main parking lot through the east access point shall be provided 
for emergency vehicles only.  This access shall not be used as an employee entrance.  
Final plans for this improvement shall be approved by Ramsey County and the City 
Engineer. 

20. That roof-mounted mechanical equipment shall be screened from public view. 
21. That the final plan for both Phase 1 and Phase 2 of the project shall be revised to meet 

the standards as outlined by the City Engineer in the memo dated June 27, 2016. 
22. 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 

16-016 for a Final Planned Unit Development (PUD) for Phase 2 at 4001 Lexington Avenue 
North, based on the findings of fact, submitted plans, and the twenty-two (22) conditions in 
the July 6, 2016, Report to the Planning Commission. 

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

016 for a Final Planned Unit Development (PUD) for Phase 2 at 4001 Lexington Avenue 
North, based on the findings of fact and the submitted plans in the July 6, 2016, Report to the 
Planning Commission.   

 
3. Recommend Denial:  Motion to recommend denial of Planning Case 16-016 for a Final 

Planned Unit Development (PUD) for Phase 2 at 4001 Lexington Avenue North, based on 
the following findings of fact….. 
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4. Table: Motion to table Planning Case 16-016 for a Final Planned Unit Development (PUD) 
for Phase 2 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 June 22, 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.  
 
 
Deadline for Agency Actions 

 
The City of Arden Hills received the completed application for this request on June 6, 2016.  
Pursuant to Minnesota State Statute, the City is required to act on this request by August 4, 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. Colored Renderings & Building Elevations 
D. Comments 
E. Traffic Study 
F. PUD Site Plan 
G. Aerial Site Map 



Land O’Lakes Final Planned Unit Development (PUD) Phase 2 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 1677 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. Variance – Entrance and Monument Signs: Planning Case 85-009 
3. Site Plan Review – Parking Lot Expansion:  Planning Case 87-027 
4. Site Plan Review – Building Addition:  Planning Case 88-028 
5. Master PUD Amendment – Master PUD – Two Phased Development: Planning Case 16-014 

 

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 1410 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 729 total trees will be removed from the entire project site (Phase 1 and 2), which 
includes approximately 620 trees from the west wooded area.  The total cal. inches of the trees to be 
removed on the entire project site is approximately 8582 cal. inches. Based on the necessary tree 
removal, approximately 2709 cal. inches of trees will need to be remediated.  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 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 existing landscape coverage on the entire campus site (47.37 acres) is approximately 
71.55% of the total site area.  

2. Phase 1 (South Parking Lot) proposed landscape coverage is approximately 69.18% 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. 

In addition to the new outdoor amenity spaces, approximately 1,500 lf of new woodland trails are being 
proposed to be added to the wooded area on the western edge of the site.  This is in addition to the 
approximate 1200 lf of new sidewalks proposed for the site to allow for circulation form parking areas to 
the individual buildings. 

 

Building Materials 

The materials for the proposed new building on the Land O’Lakes Headquarters Campus will use the 
same palette as the existing headquarters building.  In the current building, service areas are clad in 
brick – a mix of Medium Ironspot 77 from Edicott Clay Products and Copperstone from Interstate Brick, 
the workplace areas are clad in a mix of dark-framed curtain wall with tinted glazing and dark-colored 
textured metal panels that match the curtain wall frames, and the entry area is a double-height glazed 
area set against the brick volume. The proposed building will use essentially the same materials, also in a 
way that clearly communicates the organization of the building.  The ground floor (Level 02) of the new 
building is functionally a floor of amenities – meeting areas, childcare, fitness, café, etc. - and will be clad 
in the exact same brick mix as the existing building – the same colorways are still available from the 
original manufacturers.  This brick will extend beyond the upper floors of the building to the brick face of 
the existing building, directly tying the two buildings together. The upper three floors (Levels 03, 04 & 
05) will be primarily workplace, and will be clad in dark-colored metal panels – a warm, deep gray – with 
large curtain wall openings.  Winding between these two volumes – the brick base and the metal and 
glass upper – is a continuous ribbon of curtain wall – structurally glazed (no expressed mullions) with 
very clear glass – that creates the entry areas and indicates the most public, collaborative spaces in the 
building.           

 

 



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 16.79% of the total 
site which exceeds the City requirement of 10%.  Total Sq. Ft. of plantings is 212,999 sf. and the 
total landscaped area is 1,238,490 sf. 
 

3. The project will meet or exceed Building and Landscape Lot Area coverage. 
 

 Permitted Existing Phase 1 Proposed 
Phase 2 

Structure Coverage 30% Max. 

(619,073 sf) 

5.62% 

(116,109 sf) 

--** 8.07% 

(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. 

 
4. The project will meet or exceed tree requirements related to building height (4 stories) 

a. 34% (263/780) trees 3.5” to 4” cal. Inches  
b. 32% (249/780) trees 4.5” to 6” cal. Inches 

 
5. The project will meet or exceed tree requirements related to tree replacement requirements. 

 
FINAL PUD SUBMITTAL Cal. Inches Number of Trees 

PHASE 1     
Proposed Removal 782 75 

Trees Preserved (Total minus Phase 1) 30854 2473 
      
PHASE 2     

Proposed Removal 7800 654 
Trees Preserved (Total minus Phase 1 and 2) 23054 1819 

      
ENTIRE SITE     

Existing Significant Trees 31636 2548 
10% Permitted Removal 3164 255 

Proposed Removal 8582 729 
Total Trees Preserved 19890 1564 

Replacement Trees Required 2709 TBD 
Replacement Trees Proposed 2728 780 

 
 
 

6. 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.   

 
7. 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 a     long 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 

Zoning Action Item #1: 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.  

 

Zoning Action Item #2: 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%. 

 

Zoning Action Item #3: The Land O’Lakes corporate headquarters expansion project will be requesting 
future flexibility thru the Final PUD planning process (for identified north project site in Phase 2) for 
Chapter 13 Zoning Districts, Section 1320 District Provisions, Subd. .5, Land Use Chart, Maximum Building 
Height within the I-1 Limited Industrial District.  The requirements state that the maximum building height 
within the I-1 – Limited Industrial District Zoning District is thirty-five (35) feet.  In this case, flexibility in 
building height is being requested for Phase 2 of the project as the new office building is proposed at fifty-
six (56) feet in height.  

The primary justification for flexibility thru the approved PUD related to Maximum Building Height 
within the I-1 Limited Industrial District are identified below: 

1. The Phase 2 Land O’Lakes corporate campus building is proposed at fifty-six (56) feet in height. 
The Planning Case 79-004 for the original PUD that was approved in 1979 permitted the east 
Land O’Lakes corporate building to be constructed at a height of fifty-six (56) feet and part of 
the west Land O’Lakes research and development building to be constructed at fifty (50) feet in 
height. 

2. The proposed 56’ tall Phase 2 Land O’Lakes corporate campus building will not negatively impact 
adjacent buildings surrounding the Land O’Lakes corporate campus.  The adjacent landuses 
surrounding the site are primarily zoned as I-1 – Limited Industrial District Zoning District.  Most 
of the buildings located within the adjacent districts are corporate, business or industrial uses 
and these buildings themselves are generally taller than what the current zoning code allows.   

 

Zoning Action Item #4:  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 Chapter 13 Zoning Districts, Section 1320 District Provisions (I-1 Limited Industrial District), related 
to the height of roof-mounted mechanical equipment.  The Zoning Code states that roof-mounted 
mechanical equipment shall be excepted from the height limitations if the enclosures do not extend 
more than 12 feet above the roof upon which they are located.  The proposed mechanical equipment 
installation on the new office building would be 14’-8” above the roof line.  The applicant is proposing to 
install a mechanical equipment screen at 12’-0” in height to match the building in order to screen the 
equipment from public view.    

The primary justification for flexibility thru the approved PUD related to height of roof-mounted 
mechanical equipment are identified below: 

1. The dedicated outside air system (DOAS) roof top mechanical equipment that is being proposed 
for the Phase 2 Land O’Lakes corporate campus building is 35’ long x 14’-8” high.  This specific 
piece equipment provides dedicated fresh air to improve air quality and recaptures waste heat 
for reuse in building systems.  This equipment is necessary to improve the overall indoor 
working environment and building sustainability. 

2. Current design of the 12’ high fence is sufficient to visually screen the DOAS and other roof top 
mechanical equipment.  View shed studies have determined that you will not be able to see any 
of the roof top equipment from any point along the north curb line of the proposed Land 



O’Lakes parking lot.  This essentially means that any pedestrians, bicyclists or automobiles 
traveling along County Road F will not be able to see any portion of the mechanical equipment 
on the roof. 

 

Zoning Action Item #5: 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 Chapter 12, Section 1240 – General Sign Regulations, Subd. 01, Regulation by Sign Districts and 
Subd. 02, Permitted Sign Type, Area, Height and Illumination by Sign District. 

The Land O’Lakes property is located in Sign District 6, where each property is allowed one freestanding 
monument sign measuring up to 45 square feet in area not to exceed 12 feet in height.  However, since 
the property fronts three (3) public streets, two additional freestanding monument signs are permitted, 
one for each adjacent street.  Each additional freestanding monument signs is allowed a sign copy area 
of 22.5 square feet (half the size of the main sign along Highway 694).  Based on these requirements, the 
proposed relocated sign from the existing employee entrance at the east end of the site to the new 
traffic controlled intersection at Innovation Way is allowed to have approximately 22.5 square feet of 
sign copy area.  This current sign has approximately 30.3 square feet of sign area. 

The primary justification for flexibility thru the approved PUD related to General Sign Regulations and 
Permitted Sign Type, Area, Height and Illumination by Sign District is identified below: 

1. A variance for the existing campus signs was reviewed as part of the original PUD and that a final 
signage plan was elevated by the City following the approval of Planning Case 79-004.  This 
planning case allowed Land O’Lakes to build and locate a new corporate sign along Highway 694 
and the two smaller monument signs located along Lexington Avenue and County Road F.  The 
intent of the Land O’Lakes corporate expansion project is to move the existing sign located along 
at the east employee entrance along County Road F to a new location at the proposed primary 
employee intersection of County Road F and Innovation Way.  The relocated sign will be setback 
a minimum of 5’-0” from the property line to conform to the City of Arden Hills setback 
requirements for signs in District 6. 

2. Land O’Lakes has agreed that the eastern access along County Road F West to the site shall be 
constructed as a 3/4 right-in/right-out access in order to prohibit left-turn maneuvers from the 
site.  This reconstructed access be utilized for delivery purposes only and will eliminate 
employee automobile access.  This reconstructed access means that the primary employee 
entrance to the north parking lot will occur at the intersection of County Road F and Innovation 
Way.  This new primary access will require campus signage to provide directional and 
wayfinding to the campus for employees and visitors. 

 

 

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 2

June 6, 2016

ryan.streff
Attachment B
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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

June 6 2016LAND O’LAKES Corporate Headquarters Consolidation
EXISTING SITE



June 6 2016

964' - 0"

976' - 6"

2

LAND 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     1676

Proposed Parking
01 Main North Lot (Phase 2) 655
02 North-West Lot (Phase 2) 435
03 South-West Lot (Phase 2)     320
04 South Guest Lot (Phase 1) 267
Proposed Total  1677

0102

03

04

County Road F

Hwy 10

Hwy 694

Lexington Ave N
Phase 2 

Final  PUD

Phase 1 

2.25 mins
660 ft

1.75 mins
500 ft

2.75 mins
800 ft
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LAND O’LAKES Corporate Headquarters Consolidation
PEDESTRIAN CIRCULATION

County Road F

Hwy 10

Hwy 694

Lexington Ave N

Phase 2 
Final  PUD

Phase 1 

PEDESTRIAN CIRCULATION

Primary Pedestrian
Routes

Existing Trail

Secondary Pedestrian
Routes
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VOLUME1

LAND O'LAKES HEADQUARTERS
EXPANSION AND RENOVATION
4001 Lexington Ave N. Arden Hills, MN

JUNE 06, 2016
PW PROJECT #051571.001

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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M10-06 MECHANICAL HVAC PLAN LEVEL 06 x
M11-01B MECHANICAL HVAC PLAN LEVEL 01 - AREA B x
M11-02A MECHANICAL HVAC PLAN LEVEL 02 - AREA A x
M11-02B MECHANICAL HVAC PLAN LEVEL 02 - AREA B x
M11-03A MECHANICAL HVAC PLAN LEVEL 03 - AREA A x
M11-03B MECHANICAL HVAC PLAN LEVEL 03 - AREA B x
M11-04A MECHANICAL HVAC PLAN LEVEL 04 - AREA A x
M11-04B MECHANICAL HVAC PLAN LEVEL 04 - AREA B x
M11-05A MECHANICAL HVAC PLAN LEVEL 05 - AREA A x
M11-05B MECHANICAL HVAC PLAN LEVEL 05 - AREA B x
M11-06 MECHANICAL HVAC PLAN LEVEL 06 - ROOF x
M66-01 MECHANICAL SCHEDULES 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
P11-01A PLUMBING PLAN LEVEL 01 - AREA A x
P11-01B PLUMBING PLAN LEVEL 01 - AREA B x
P11-02A PLUMBING PLAN LEVEL 02 - AREA A x
P11-02B PLUMBING PLAN LEVEL 02 - AREA B x
P11-03A PLUMBING PLAN LEVEL 03 - AREA A x
P11-03B PLUMBING PLAN LEVEL 03 - AREA B x
P11-04A PLUMBING PLAN LEVEL 04 - AREA A x
P11-04B PLUMBING PLAN LEVEL 04 - AREA B x
P11-05A PLUMBING PLAN LEVEL 05 - AREA A x
P11-05B PLUMBING PLAN LEVEL 05 - AREA B x
P11-06 PLUMBING PLAN LEVEL 06 - ROOF x

10-ELEC
E00-01 ELECTRICAL TITLE SHEET x x
E01-01 ELECTRICAL SITE PLAN x
E01-01A ELECTRICAL SITE PLAN - NORTH PARKING x
E01-01B ELECTRICAL SITE PLAN - SOUTH PARKING x
E02-01 LIGHTING PLAN - LEVEL 01 x
E02-02A LIGHTING PLAN - LEVEL 02 - AREA A x
E02-02B LIGHTING PLAN - LEVEL 02 - AREA B x
E02-03A LIGHTING PLAN - LEVEL 03 - AREA A x
E02-03B LIGHTING PLAN - LEVEL 03 - AREA B x
E02-04A LIGHTING PLAN - LEVEL 04 - AREA A x
E02-04B LIGHTING PLAN - LEVEL 04 - AREA B x
E02-05A LIGHTING PLAN - LEVEL 05 - AREA A x
E02-05B LIGHTING PLAN - LEVEL 05 - AREA B x
E03-01 POWER & SYSTEMS PLAN - LEVEL 01 x
E03-02A POWER & SYSTEMS PLAN - LEVEL 02 - AREA A x
E03-02B POWER & SYSTEMS PLAN - LEVEL 02 - AREA B x
E03-03A POWER & SYSTEMS PLAN - LEVEL 03 - AREA A x
E03-03B POWER & SYSTEMS PLAN - LEVEL 03 - AREA B x
E03-04A POWER & SYSTEMS PLAN - LEVEL 04 - AREA A x
E03-04B POWER & SYSTEMS PLAN - LEVEL 04 - AREA B x
E03-05A POWER & SYSTEMS PLAN - LEVEL 05 - AREA A x
E03-05B POWER & SYSTEMS PLAN - LEVEL 05 - AREA B x
E03-06 ROOF PLAN x
E08-01 MOTOR SCHEDULE x
E08-02 LIGHT FIXTURE SCHEDULE 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 x
E52-01 RISER DIAGRAM x x
E52-02 DETAILS - ELECTRICAL x
E52-03 DETAILS - ELECTRICAL SOLAR ARRAY x
EL01-01 SITE LIGHTING PHOTOMETRIC PLAN x
EL01-01A NORTH PARKING LIGHTING PHOTOMETRIC PLAN x
EL01-01B SOUTH PARKING LIGHTING PHOTOMETIC PLAN

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
F11-01B FIRE PROTECTION PLAN - LEVEL 01 - AREA B x
F11-02A FIRE PROTECTION PLAN - LEVEL 02 - AREA A x
F11-02B FIRE PROTECTION PLAN - LEVEL 02 - AREA B x
F11-02C FIRE PROTECTION PLAN - LEVEL 02 - AREA C x
F11-03A FIRE PROTECTION PLAN - LEVEL 03 - AREA A x
F11-03B FIRE PROTECTION PLAN - LEVEL 03 - AREA B x
F11-04A FIRE PROTECTION PLAN - LEVEL 04 - AREA A x
F11-04B FIRE PROTECTION PLAN - LEVEL 04 - AREA B x
F11-05A FIRE PROTECTION PLAN - LEVEL 05 - AREA A x
F11-05B FIRE PROTECTION PLAN - LEVEL 05 - AREA B x
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A11-04B LEVEL 04 FLOOR PLAN - AREA B x x x
A11-05A LEVEL 05 FLOOR PLAN - AREA A x x x
A11-05B LEVEL 05 FLOOR PLAN - AREA B x x x
A12-01 LEVEL 01 REFLECTED CEILING PLAN x x
A12-02A LEVEL 02 REFLECTED CEILING PLAN - AREA A x x
A12-02B LEVEL 02 REFLECTED CEILING PLAN - AREA B x
A12-02C LEVEL 02 REFLECTED CEILING PLAN - AREA C x
A12-03A LEVEL 03 REFLECTED CEILING PLAN - AREA A x x
A12-03B LEVEL 03 REFLECTED CEILING PLAN - AREA B x
A12-04A LEVEL 04 REFLECTED CEILING PLAN - AREA A x x
A12-04B LEVEL 04 REFLECTED CEILING PLAN - AREA B x
A12-05A LEVEL 05 REFLECTED CEILING PLAN - AREA A x x
A12-05B LEVEL 05 - REFLECTED CEILING PLAN - AREA B x
A13-02B LEVEL 02 INTERIOR FINISH PLAN - AREA B x
A13-03A LEVEL 03 INTERIOR FINISH PLAN - AREA A x
A13-03B LEVEL 03 INTERIOR FINISH PLAN - AREA B x
A13-04A LEVEL 04 INTERIOR FINISH PLAN - AREA A x
A13-04B LEVEL 04 INTERIOR FINISH PLAN - AREA B x
A13-05A LEVEL 05 INTERIOR FINISH PLAN - AREA A x
A13-05B LEVEL 05 INTERIOR FINISH PLAN - AREA B x
A18-01 ISOMETRIC VIEWS x x
A18-02 ISOMETRIC VIEWS x
A20-01 EXTERIOR ELEVATION x x x x
A20-02 EXTERIOR ELEVATION x x x x
A30-01 BUILDING SECTION x x
A31-01 EXTERIOR WALL SECTIONS x x
A31-03 EXTERIOR WALL SECTIONS x x
A31-04 EXTERIOR WALL SECTIONS x x
A31-05 EXTERIOR WALL SECTIONS x x
A32-01 EXTERIOR DETAILS x
A41-01 STAIR WEST - PLANS & SECTIONS x
A41-02 STAIR EAST - PLANS & SECTIONS x
A41-03 STAIR - PLANS & SECTIONS x
A42-01 ELEVATOR - PLANS & SECTIONS
A42-02 ELEVATOR - PLANS & SECTIONS x
A43-02 PLUMBING LAYOUTS x
A43-03 PLUMBING LAYOUTS x
A45-01 INTERIOR ELEVATIONS x
A45-02 INTERIOR ELEVATIONS x
A45-03 INTERIOR ELEVATIONS x
A61-01 INTERIOR PARTITION TYPE  CHARTS x
A61-02 INTERIOR PARTITION TYPE CHARTS x
A70-01 RENDERINGS x x
A70-02 RENDERINGS x
A80-01 RENOVATION - LEVEL 01 DEMO PLAN x
A81-01 RENOVATION - LEVEL 01 FLOOR PLAN x
A81-02 RENOVATION - LEVEL 02 FLOOR PLAN x
A81-03 RENOVATION - LEVEL 03 FLOOR PLAN x
A81-04 RENOVATION - LEVEL 04 FLOOR PLAN x
A82-01 RENOVATION - ENLARGED PLAN - SERVERY x
A82-02 RENOVATION - ENLARGED PLAN - LOADING DOCK x
A83-01 RENOVATION - REFLECTED CEILING PLAN - SERVERY x
A83-02 RENOVATION - REFLECTED CEILING PLAN - LOADING DOCK x
A84-02 RENOVATION - FINISH PLAN - SERVERY & DINING x
A85-01 RENOVATION - ELEVATIONS, SECTIONS & DETAILS x
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MAIN SITE ENTRY

GUEST DROP OFF

COUNTY ROAD F

WOODLAND TRAILS
(1510 LF IN CRUSHED
AGGREGATE)

CHILDCARE PLAYGROUND

VISITOR ENTRANCE

EXISTING CORPORATE BUILDING

MARKED PEDESTRIAN CROSSWALK

NORTH LOT
659 STALLS

LAWN OPEN TURF
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PROPOSED CORPORATE BUILDING (50,444 SF) - TOTAL 155,000 GSF
HEIGHT OF ROOF MOUNTED MECHANICAL EQUIPMENT: 14'-8"
HEIGHT OF MECHANICAL EQUIPMENT SCREENING: 12'-6"
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TOTAL LENGTH OF SIDEWALK:
(EXCLUDING WOODLAND TRAILS)
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IN EXPOSED AGGREGATE CONCRETE
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L04-04B
1

Sim

Child Care Playground

CENTRAL PLAZA
- NATIVE PLANTING AREA: 8750 SF
- LAWN: 7482 SF
- CRUSHED AGGREGATE: 3300 SF
- CONCRETE SEAT WALL: 150 LF
- EXPOSED AGGREGATE CONCRETE

PAVING: 42304 SF

OUTDOOR ROOF TERRACE
- LANDSCAPE AREA: 6676 SF
- ROOF PAVEMENT: 9802 SF
- AGGREGATE MULCH: 1748 SF
- ALLOWANCE FOR OUTDOOR

TABLES, CHAIRS, BENCH/LOUNGE
SEATING, GAS FIRE PLACE +
CONNECTION, AND RAISED
PLANTERS

CENTRAL PLAZA

OUTDOOR ROOF TERRACE

LAWN

DINING TERRACE

PROPOSED CORPORATE BUILDING (50,444 SF) - TOTAL 155,000 GSF
HEIGHT OF MECHANICAL EQUIPMENT ABOVE ROOF: 15'-6"

RESEARCH & DEVELOPMENT
BUILDING

RESEARCH & DEVELOPMENT
SERVICE/DELIVERY

VISITOR
DROP OFF

BICYCLE PARKING
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2 973 97

4 975

EXPOSED
AGGREGATE
PAVING

SALVAGED LOG STUMPS

SECURITY 5' HIGH METAL FENCE
200 LF (BASE BID ITEM)

STONE BLOCKS (ALTERNATIVE BID ITEM)

BUFFER PLANTING AREA 820 SF

SALVAGED LOGS FROM SITE

CRUSHED AGGREGATE PAVING 1394 SF

EXPOSED
AGGREGATE
PAVING

OVERSTORY TREES (15)

16" HIGH
POURED IN PLACE
CONCRETE SEAT WALLS
68 LF
(ALTERNATIVE BID ITEM)

CONCRETE STEPS
(ALTERNATIVE BID ITEM)

CONCRETE PAD 40 SF
(ALTERNATIVE BID ITEM)

SLIDE
(ALTERNATIVE BID ITEM)

STONE CLIMIBING ROCKS
(ALTERNATIVE BID ITEM)

PLAY STRUCTURE
(ALTERNATIVE BID ITEM)
- 5-12 AGE RANGE
- LANDSCAPE STRUCTURE
EVOS SYSTEM

Child Care Playground
Exposed Aggregate Paving: 1960 SF (Base Bid Item)
Resilient Surface: 4115 SF (ALT Bid Item)
Ground Level Planting Area: 2929 SF
Buffer Planting Area: 820 SF
Native Planting Area: 2024 SF

SALVAGED LOG BALANCE BEAM

NATIVE WOODLAND
AREA 2929 SF
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SEED MIX TYPE Area
BIG LEAF ASTER 1,512 SF
FERN HAY SCENTED 371 SF
INTERRUPTED FERN 1,129 SF
LITTLE BLUESTEM 4,357 SF
PENNSYLVANIA SEDGE 1,490 SF
SAVANNAH WILDFLOWERS MIX 8,468 SF
SHADE SEED MIX 2,092 SF
SHORT GRASS PRAIRIE MIX 2,294 SF
SHRUBS 22,784 SF
TUFTED HAIRGRASS 587 SF
WILD GINGER 2,392 SF
WOODLAND MIX 174,539 SF
Grand total 222,015 SF

TOTAL LANDSCAPE ZONE COVERED IN TREES, SHRUBS, OR
PERENNIALS: 1,238,490 (57.39%)SF
TOTAL LANDSCAPE ZONE COVERED IN PERENNIALS AND/OR
SHRUBBERY: 225,056 SF (10.04%)

TREE SCHEDULE (PHASE 2)

Type Mark
Caliper Size Height

Plant Common Name Latin Description Phase2" 2.5" 3"  3.5" 4" 4.5" 5" 6' 8'
AR 0 0 0 5 0 13 10 0 0 Red maple Acer rubrum DECIDUOUS Phase 2
AS 0 14 0 5 0 11 10 0 0 Sugar maple Acer saccharum DECIDUOUS Phase 2
BPA 0 4 0 25 0 4 0 0 0 Paper birch Betula papyrifera DECIDUOUS Phase 2
CA 0 0 0 11 0 0 0 0 0 Sugar maple Acer saccharum DECIDUOUS Phase 2
CC 0 5 0 13 0 23 5 0 0 Ironwood Caripinus caroliniana DECIDUOUS Phase 2
CCO 0 5 0 1 0 0 0 0 0 Bitternut hickory Carya cordiformis DECIDUOUS Phase 2
CO 0 9 0 7 0 3 11 0 0 Common hackberry Celtis occidentalis DECIDUOUS Phase 2
PT 0 19 12 10 0 18 1 0 0 Quaking aspen Populus tremuloides DECIDUOUS Phase 2
QA 0 4 0 17 0 10 8 0 0 White Oak Quercus alba DECIDUOUS Phase 2
QE 0 1 0 18 0 16 0 0 0 Northern Pin Oak Quercus ellipsoidalis DECIDUOUS Phase 2
QM 0 14 0 30 0 18 2 0 0 Bur oak Quercus macrocarpa DECIDUOUS Phase 2
QR 0 7 0 6 0 3 7 0 0 Northern red oak Quercus rubra DECIDUOUS Phase 2
TA 0 10 0 21 0 32 5 0 0 Basswood Tilia americana DECIDUOUS Phase 2
UAL 0 14 0 7 2 7 8 0 0 Prairie Expedition Elm Ulmus americana 'lewis & clark' DECIDUOUS Phase 2
UAP 0 17 0 11 5 15 6 0 0 Princton Elm Ulmus americana 'princton' DECIDUOUS Phase 2
575 0 123 12 187 7 173 73 0 0

PMA 0 0 0 0 0 0 0 11 13 Black Spruce Picea mariana CONIFEROUS Phase 2
PNI 0 0 0 0 0 0 0 17 11 Austrian Pine Pinus nigra CONIFEROUS Phase 2
PST 0 0 0 0 0 0 0 8 5 Eastern White Pine Pinus strobus CONIFEROUS Phase 2
65 0 0 0 0 0 0 0 36 29
Grand total: 640 0 123 12 187 7 173 73 36 29

SHRUB SCHEDULE
Type Mark Common Name Scientific Name

ABL Allegheny Blackberries Amsonia 'hubrichtii'
AME Black Chokeberry Aronia melanocarpa
CAM American Hazelnut Corylus americana
CCR Beaked Hazelnut Corylus cornuta
CRA Gray Dogwood Amsonia 'hubrichtii'
CSE Red Osier Dogwood Cornus sericea (stolonifera)
DLO Bush Honeysuckle Diervilla lonicera
POP Snowberry Symphoricarpos albus
PVI Chokeberry Pruns virginiana
RAC Prickly Wild Rose Rosa acicularis
RGL Smooth Sumac Rhus glabra L
SAL Snowberry Symphoricarpos albus
TVE Bush Honeysuckle Diervilla lonicera
VLE Nannyberry Viburnum lentago
VTR Prickly Wild Rose Rosa acicularis
Grand total: 1349

MARK ISSUE DATE
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SHRUB SCHEDULE - PHASE 2
Quantity Type Mark Common Name Scientific Name

50 ABL Allegheny Blackberries Amsonia 'hubrichtii'
71 AME Black Chokeberry Aronia melanocarpa
18 CCR Beaked Hazelnut Corylus cornuta
60 CRA Gray Dogwood Amsonia 'hubrichtii'
233 CSE Red Osier Dogwood Cornus sericea (stolonifera)
201 DLO Bush Honeysuckle Diervilla lonicera
123 POP Snowberry Symphoricarpos albus
129 PVI Chokeberry Pruns virginiana
40 RAC Prickly Wild Rose Rosa acicularis
65 RGL Smooth Sumac Rhus glabra L
61 SAL Snowberry Symphoricarpos albus
16 TVE Bush Honeysuckle Diervilla lonicera
47 VLE Nannyberry Viburnum lentago
42 VTR Prickly Wild Rose Rosa acicularis
1156

TREE SCHEDULE - PHASE 2

Type Mark
Caliper Size Height

Plant Common Name Latin Description2" 2.5" 3"  3.5" 4" 4.5" 5" 6' 8'
AR 0 0 0 5 0 13 10 0 0 Red maple Acer rubrum DECIDUOUS
AS 0 14 0 5 0 11 10 0 0 Sugar maple Acer saccharum DECIDUOUS
BPA 0 4 0 25 0 4 0 0 0 Paper birch Betula papyrifera DECIDUOUS
CA 0 0 0 11 0 0 0 0 0 Sugar maple Acer saccharum DECIDUOUS
CC 0 5 0 13 0 23 5 0 0 Ironwood Caripinus caroliniana DECIDUOUS
CCO 0 5 0 1 0 0 0 0 0 Bitternut hickory Carya cordiformis DECIDUOUS
CO 0 9 0 7 0 3 11 0 0 Common hackberry Celtis occidentalis DECIDUOUS
PT 0 19 12 10 0 18 1 0 0 Quaking aspen Populus tremuloides DECIDUOUS
QA 0 4 0 17 0 10 8 0 0 White Oak Quercus alba DECIDUOUS
QE 0 1 0 18 0 16 0 0 0 Northern Pin Oak Quercus ellipsoidalis DECIDUOUS
QM 0 14 0 30 0 18 2 0 0 Bur oak Quercus macrocarpa DECIDUOUS
QR 0 7 0 6 0 3 7 0 0 Northern red oak Quercus rubra DECIDUOUS
TA 0 10 0 21 0 32 5 0 0 Basswood Tilia americana DECIDUOUS
UAL 0 14 0 7 2 7 8 0 0 Prairie Expedition Elm Ulmus americana 'lewis & clark' DECIDUOUS
UAP 0 17 0 11 5 15 6 0 0 Princton Elm Ulmus americana 'princton' DECIDUOUS
575 0 123 12 187 7 173 73 0 0

PMA 0 0 0 0 0 0 0 11 13 Black Spruce Picea mariana CONIFEROUS
PNI 0 0 0 0 0 0 0 17 11 Austrian Pine Pinus nigra CONIFEROUS
PST 0 0 0 0 0 0 0 8 5 Eastern White Pine Pinus strobus CONIFEROUS
65 0 0 0 0 0 0 0 36 29
Grand total: 640 0 123 12 187 7 173 73 36 29

 1" = 40'-0"1 _PHASE 2 LANDSCAPE PLAN (PUD)
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DURING THE SPRING PLANTING SEASON, ANY EVERGREEN PLANT
DELIVERED WITH NEW GROWTH IN ADVANCE STAGE OF CANDLING

OUT WILL BE REJECTED.  EVERGREEN TREES NOT FULLY
BRANCHED FROM BOTTOM TO TOP WILL BE REJECTED AND THOSE
WITH TERMINAL LEADERS EXCEEDING 300 MM (12") IN LENGTH WILL

ALSO BE REJECTED.

STAKE TREES ONLY AS SPECIFIED AT THE DIRECTION OF
LANDSCAPE ARCHITECT.

MARK THE NORTH SIDE OF THE TREE IN THE NUSERY, AND ROTATE
TREE TO FACE NORTH IN THE FIELD.

SET TOP OF ROOT BALL FLUSH TO GRADE OR 1-2 IN. HIGHER IN
SLOWLY DRAINING SOILS.

CONTRACTOR IS RESPONSIBLE FOR TESTING PERCOLATION RATES
PRIOR TO PLANTING.  NOTIFY LANDSCAPE ARCHITECT OF ANY

POTENTIAL DRAINAGE ISSUES PRIOR TO FINAL PLANTING.  INSTALL
APPROVED DRAINAGE MATERIALS AS DIRECTED.

ADD MYCORRIZAL TRANSPLANT INOCULANT AT PLANTING TIME PER
MANUFACTURER'S DIRECTIONS.

IF PLANT IS SHIPPED WITH A CONTAINER AROUND THE ROOTBALL,
SLICE SIDES OF CONTAINER AND REMOVE COMPLETELY.  USE
FINGERS OR SMALL HAND TOOLS TO PULL ROOTS OUT OF THE

OUTER LAYER OF POTTING SOIL, THEN CUT OR PULL APART ANY
CIRCLING ROOTS.

SET TREE PLUMB AND MAINTAIN THROUGHOUT WARRANTY PERIOD.
 REMOVE ALL FLAGGING AND LABELS.

EACH TREE MUST BE PLANTED SUCH THAT THE ROOT FLARE IS
VISIBLE AT THE TOP OF THE ROOT BALL.  TREES WHERE THE ROOT
FLARE IS NOT VISIBLE SHALL BE REJECTED.  DO NOT COVER THE
TOP OF THE ROOT BALL WITH SOIL.  ROOT BALLS DELIVERED WITH
THE ROOT FLARE MORE THAN 4" BELOW THE TOP OF THE BALL WILL
BE REJECTED.

MULCH AS SPECIFIED, DO NOT PLACE MULCH IN CONTACT WITH
TREE TRUNK, MAINTAIN THE MULCH WEED-FREE FOR THE
DURATION OF THE WARRANTY PERIOD.  PLACE MULCH WITHIN 48
HOURS OF SECOND WATERING.

DIG HOLE 3x ROOT BALL DIA. OR AS SPECIFIED FOR SOIL CONDITION
ENCOUNTERED WITH TAPERED SIDES.  SCARIFY THE SIDES AND
BOTTOM OF THE HOLE BEFORE PLACING THE TREE IN THE
PLANTING HOLE. BACKFILL 2/3 WITH MODIFIED PLANTING SOIL AS
SPECIFIED FOR THE SPECIFIC SOIL CONDITION ENCOUNTERED AND
WATER THOROUGHLY WITHIN 2 HOURS.  BACKFILL REMAINING 1/3
WITHIN 48 HOURS AND CONSTRUCT 4" HIGH EARTH SAUCER
BEYOND EDGE OF ROOT BALL AND WATER THOROUGHLY.

REMOVE ALL TWINE, ROPE AND WIRE, AND BURLAP FROM TOP 1/3
OF ROOT BALL OR TO 2ND RING OF WIRE BASKET, WHICHEVER IS
GREATER.  REMOVE ALL PLASTIC WRAP OR ROPE FROM ENTIRE
BALL.

IF PLANT IS SHIPPED WITH A WIRE BASKET AROUND THE ROOT
BALL, CUT THE WIRE BASKET IN FOUR PLACES AND FOLD DOWN
INTO PLANTING HOLE.

PLACE ROOT BALL ON FIRM UNEXCAVATED OR TAMPED SOIL.

TAMP SOIL AROUND BASE OF ROOT BALL FIRMLY WITH FOOT
PRESSURE SO THAT ROOT BALL DOES NOT SHIFT.

X = MINIMUM WIDTH OF PREPARED
SOIL FOR SOIL CONDITIONS

4" TO 6" DEEPER

THAN ROOTBALL

SET TREE PLUMB AND MAINTAIN THROUGHOUT WARRANTY PERIOD.
 REMOVE ALL FLAGGING AND LABELS.

EACH TREE MUST BE PLANTED SUCH THAT THE ROOT FLARE IS
VISIBLE AT THE TOP OF THE ROOT BALL.  TREES WHERE THE ROOT
FLARE IS NOT VISIBLE SHALL BE REJECTED.  DO NOT COVER THE
TOP OF THE ROOT BALL WITH SOIL.  ROOT BALLS DELIVERED WITH
THE ROOT FLARE MORE THAN 4" BELOW THE TOP OF THE BALL WILL
BE REJECTED.

MULCH AS SPECIFIED, DO NOT PLACE MULCH IN CONTACT WITH
TREE TRUNK, MAINTAIN THE MULCH WEED-FREE FOR THE
DURATION OF THE WARRANTY PERIOD.  PLACE MULCH WITHIN 48
HOURS OF SECOND WATERING.

DIG HOLE 3x ROOT BALL DIA. OR AS SPECIFIED FOR SOIL CONDITION
ENCOUNTERED WITH TAPERED SIDES.  SCARIFY THE SIDES AND
BOTTOM OF THE HOLE BEFORE PLACING THE TREE IN THE
PLANTING HOLE. BACKFILL 2/3 WITH MODIFIED PLANTING SOIL AS
SPECIFIED FOR THE SPECIFIC SOIL CONDITION ENCOUNTERED AND
WATER THOROUGHLY WITHIN 2 HOURS.  BACKFILL REMAINING 1/3
WITHIN 48 HOURS AND CONSTRUCT 4" HIGH EARTH SAUCER
BEYOND EDGE OF ROOT BALL AND WATER THOROUGHLY.

REMOVE ALL TWINE, ROPE AND WIRE, AND BURLAP FROM TOP 1/3
OF ROOT BALL OR TO 2ND RING OF WIRE BASKET, WHICHEVER IS
GREATER.  REMOVE ALL PLASTIC WRAP OR ROPE FROM ENTIRE
BALL.

IF PLANT IS SHIPPED WITH A WIRE BASKET AROUND THE ROOT
BALL, CUT THE WIRE BASKET IN FOUR PLACES AND FOLD DOWN
INTO PLANTING HOLE.

PLACE ROOT BALL ON FIRM UNEXCAVATED OR TAMPED SOIL.

TAMP SOIL AROUND BASE OF ROOT BALL FIRMLY WITH FOOT
PRESSURE SO THAT ROOT BALL DOES NOT SHIFT.

X = MINIMUM WIDTH OF PREPARED
SOIL FOR SOIL CONDITIONS

4" TO 6" DEEPER
THAN ROOTBALL

DO NOT HEAVILY PRUNE THE TREE AT PLANTING.  PRUNE ONLY CROSSOVER
LIMBS, CO-DOMINANT LEADERS AND BROKEN OR DEAD BRANCHES, SOME
INTERIOR TWIGS AND LATERAL BRANCHES MAY BE PRUNED; HOWEVER DO
NOT REMOVE THE TERMINAL BUDS OF BRANCHES THAT EXTEND TO THE
EDGE OF THE CROWN.

DURING THE SPRING PLANTING SEASON, ANY EVERGREEN PLANT DELIVERED
WITH NEW GROWTH IN ADVANCE STAGE OF CANDLING OUT WILL BE
REJECTED.  EVERGREEN TREES NOT FULLY BRANCHED FROM BOTTOM TO
TOP WILL BE REJECTED AND THOSE WITH TERMINAL LEADERS EXCEEDING
300 MM (12") IN LENGTH WILL ALSO BE REJECTED.

STAKE TREES ONLY AS SPECIFED AT THE DIRECTION OF LANDSCAPE
ARCHITECT

WRAP TREE TRUNKS AS SPECIFIED.

MARK THE NORTH SIDE OF THE TREE IN THE NUSERY, AND ROTATE TREE TO
FACE NORTH IN THE FIELD.

SET TOP OF ROOT BALL FLUSH TO GRADE OR 1-2 IN. HIGHER IN SLOWLY
DRAINING SOILS.

CONTRACTOR IS RESPONSIBLE FOR TESTING PERCOLATION RATES PRIOR TO

PLANTING.  NOTIFY LANDSCAPE ARCHITECT OF ANY POTENTIAL DRAINAGE
ISSUES PRIOR TO FINAL PLANTING.  INSTALL APPROVED DRAINAGE
MATERIALS AS DIRECTED.

ADD MYCORRIZAL TRANSPLANT INOCULANT AT PLANTING TIME PER
MANUFACTURER'S DIRECTIONS.

IF PLANT IS SHIPPED WITH A CONTAINER AROUND THE ROOTBALL, SLICE
SIDES OF CONTAINER AND REMOVE COMPLETELY.  USE FINGERS OR SMALL
HAND TOOLS TO PULL ROOTS OUT OF THE OUTER LAYER OF POTTING SOIL,
THEN CUT OR PULL APART ANY CIRCLING ROOTS.

TO IMPROVE TRANSPLANTING SUCCESS THE FOLLOWING VARIETIES SHOULD
BE SPRING PLANTED ONLY:  BIRCH, BLUE BEECH, ELM, GINKO, IRONWOOD,
OAK, PAGODA DOGWOOD, POPLAR, PRUNUS SP., RED MAPLE, AND WILLOW.

SET ROOT MASS 1" ABOVE FINISHED GRADE

3" SHREDDED HARDWOOD MULCH
AND PREEMERGENT HERBICIDE,
DO NOT PLACE MULCH IN CONTACT WITH PLANT STEM

PREPARED PLANTING SOIL

FINISHED GRADE
GRADING PLAN

FOR SPACING

REFER TO PLAN

EDGE CONDITION
VARIES

SET PLANTS ON DISTURBED OR
FIRMED SOIL

HAND LOOSEN ROOTS OF CONTAINER MATERIAL

SET TOP OF ROOT BALL  2"-3"
ABOVE FINISHED GRADE

SCORE BALL IF ROOTBOUND;
CUT AWAY ENCIRCLING
ROOTS

PREPARED PLANTING SOIL

NOTES:
-  ALL PLANTS TO BE INSTALLED IN STAGGERED ROWS UNLESS
   OTHERWISE NOTED ON PLANS
-  MAKE TOP OF MULCH FLUSH WITH TOP OF ROOT BALL
-  KEEP MULCH OFF CROWN OF PLANT AND BRANCHES

3" SHREDDED
HARDWOOD MULCH
AND PREEMERGENT

HERBICIDE

FINISHED GRADE SEE
GRADING  PLAN

SET PLANT ON UNDISTURBED OR FIRMED GRADE

VA
RI

ES

VARIES

PLUGS,
REFER TO SCHEDULE FOR SPECIES,
GROUP IN CLUSTERS OF 3 - 5 PLANTS

SPACE ALL PLUGS AS INDICATED

PLUG LEGEND

PLUG 1

PLUG 2

PLUG 3

TRIANGULAR PLANT SPACING CHART FOR
PLUGS

ROW

"D"

15" O.C.     12" O.C.
18" O.C.     15" O.C.
24" O.C.     21" O.C.
36" O.C.     31" O.C.

"A"

PLUG (TYP)

"D"

"A
"

"D"

PL
US

  6
"

HA
LF

 S
PA

CI
NG

PLUS 6"

HALF SPACING

PERENNIAL BED

CONCRETE SIDEWALK OR
BED EDGE
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IRRIGATION NOTES:

G3040 IRRIGATION SYSTEM

A. Traditional Irrigation System (Base bid item)
a. Contractor is to design the system for complete
coverage of identified landscape planting areas
and landscape plant materials.
b. Defined plantings will be irrigated with a high-
efficiency irrigation system compatible with the
existing system on the campus. Irrigation zones to
be separated by plant type. Drip line will be used
in defined shrub beds. See plans for proposed
locations.
c. Water Source: Potable water
d. Irrigation zone control shall be automatic and
manual operation with controller and automatic
control valves and system to include Turf guard
product.
e. Location of Sprinklers and Specialties: Design
location is diagrammatic/ approximate. Make
minor adjustments necessary to avoid plantings
and obstructions such as signs, fencing and light
standards. Maintain 100 percent irrigation
coverage of areas indicated.
f. Minimum Working Pressures: The following are
minimum pressure requirements for piping,
valves, and specialties unless otherwise
indicated:
g. Minimum Working Pressures:
i. Irrigation Main Piping: 200 psig.
ii. Circuit Piping: 100 psig.

B. Recycled Roof Water Irrigation System
(Alternate bid item)
a. Contractor is to design the system for complete
coverage of identified landscape planting areas
and landscape plant materials.
b. Defined plantings will be irrigated with a high-
efficiency irrigation system compatible with the
existing system on the campus. Irrigation zones to
be separated by plant type. Drip line will be used
in defined shrub beds. See plans for proposed
locations.
c. Water Source: Recycled roof drainage from
on-site storage.
d. 20,000-30,000 gal. Cistern(s) for storage of
captured roof drainage. Cistern to be
incorporated and designed in coordination with
the stormwater cachment system located on the
north side of the new corporate headquarters
building.
e. Pump station for filtering system and wet well
with sump will be necessary for reuse of recycled
roof drainage from on-site storage.
f. Irrigation zone control shall be automatic and
manual operation with controller and automatic
control valves and system to include Turf guard
product.
g. Location of Sprinklers and Specialties: Design
location is diagrammatic/ approximate. Make
minor adjustments necessary to avoid plantings
and obstructions such as signs, fencing and light
standards. Maintain 100 percent irrigation
coverage of areas indicated.
h. Minimum Working Pressures: The following
are minimum pressure requirements for piping,
valves, and specialties unless otherwise
indicated:
i. Minimum Working Pressures:
i. Irrigation Main Piping: 200 psig.
ii. Circuit Piping: 100 psig

 1" = 1'-0"1 _PERENNIAL PLANTING, TYP.

 1" = 1'-0"2 _SHRUB PLANTING, TYP.

 1/2" = 1'-0"3 _PLUG LAYOUT

 1" = 1'-0"4 _PLUG SPACING
 1" = 1'-0"5
BED LAYOUT AT WALKING SURFACE,
TYP._

 1" = 1'-0"6 _EVERGREEN TREE PLANTING, TYP.

 1" = 100'-0"7 _SHADE TREE PLANTING, TYP.

MARK ISSUE DATE



ACCEPTABLE

UNACCEPTABLE

ZONE 2

ZONE 3

ZONE 4

ZONE 5

MAN.

MINN.

IOWA

N. DAK.

S. DAK.

NEB.

KAN. MO.

ILL.
IND.

OHIO

WIS.

MICH.

ONTARIO QUEBEC

FOR ALL PLANT STOCK, DOCUMENT ACCEPTABILITY
FOR HARDINESS IN THE MINNESOTA ZONE WHERE
THE PROJECT SITE IS LOCATED, AS
FOLLOWS:
A.PLANT STOCK CONTINUOUSLY GROWN FOR AT
LEAST THE LAST TWO YEARS WITHIN THE
ACCEPTABLE LIMITS
SHOWN.
OR

B.PLANT STOCK, GROWN OUTSIDE THE ACCEPTABLE
GROWING RANGE LIMITS, HAVING THE SEED SOURCE
OR ROOT AND GRAFT STOCK ORIGINATING FROM
THE ACCEPTABLE LIMITS
SHOWN.

ZONE MAP
ZONES LEGEND TEMPERATURE RANGE

2 -40° TO -50°

3 -30° TO -40°

4 -20° TO -30°

4' ORANGE SNOWFENCE WITH POSTS 4' O.C.
AT DRIPLINE OF OUTER MOST BRANCHES
OR AS SHOWN ON TREE PROTECTION FOR
GROUPS OF EXISTING TREES TO BE
PRESERVED.

ALTERNATIVELY FOR TREES GROWING IN
WOODLANDS:  FIND CRITICAL ROOT
RADIUS(CRR) BY MULTIPLING DBH BY 1.5
FOR OLDER OR SENSITIVE SPECIES OR 1.0
FOR YOUNGER OR TOLERANT SPECIES.
PLACE PROTECTION FENCE AT THIS
DISTANCE IN FEET FROM THE TRUNK.

D
R

IP
LI

N
E

D
R

IP
LI

N
E

ELEVATIONPLAN

TYPE OF PLANT
B

DEPTH OF
MULCH

CONIFEROUS TREES 3' MIN.
DECIDUOUS TREES

CONIFEROUS SHRUBS
DECIDUOUS SHRUBS

MACHINE-MOVED TREES 12'' BEYOND EDGE OF HOLE

1. PULL MULCH BACK NO LESS THAN 3" AND NO MORE THAN 6" FROM TREE TRUNKS.

2. IF THE MUCH DEPTH IS LESS THAN 3" ADDITIONAL MULCH IS REQUIRED TO PROVIDE
THE MINIMUM DEPTH SPECIFIED IN CHART
BELOW.

3. SUBSIDING OR DETERIORATING MULCH IS ACCEPTABLE THROUGHOUT THE CONTRACT
IF THE MULCH DEPTH IS MAINTAINED AT A MINIMUM 3"
DEPTH.

4. MULCH CONTAMINATED WITH SOIL MUST BE REMOVED AND REPLACED.
A

MULCH LINE TO
CENTER OF PLANT

PERENNIALS
VINES

3' MIN.
3' MIN.
3' MIN.
2' MIN.
2' MIN.

4" - 6"
4" - 6"
4" - 6"
4" - 6"
4" - 6"
3" - 4"

4" - 6"

B

A

DRIVE TWO 1/4" OPPOSING REBAR STAKES INTO THE
ROOTBALL 7" FROM THE CENTER OF THE TREE STEM TO A
DEPTH OF 12".

SECURE THE MESH CYLINDER TO THE OUTSIDE OF THE
STAKES USING RATCHET-LOCKING TIES ALONG THE OVERLAP.
 SPACE
APPROXIMATELY 4" ON CENTER ALONG THE OVERLAP.
RATCHET-LOCK TIES SHALL BE NYLON AND AT LEAST
8" LONG.

EMBED THE LOWER EDGE OF THE MESH CYLINDER 1"
BELOW THE SOIL SURFACE WITHOUT DISTURBING THE
TREE ROOTS.

CUT EDGES WILL NOT BE PERMITTED AT THE TOP OF
THE CYLINDER.  STAKE WILL BE FLUSH WITH THE TOP OF
THE CYLINDER.

MULCH WITHIN THE CYLIINDER SHALL NOT EXCEED 3"
DEPTH AND SHALL BE PULLED BACK FROM THE TRUNK
AS SPECIFIED IN MULCH PLACEMENT DETAIL.

THE BOTTOM WHORL OF PINE BRANCHES MAY HAVE TO
BE REMOVED TO PERMIT INSTALLATION OF 12" MIN.
HEIGHT RODENT GUARDS.

INSTALL ON ALL DECIDUOUS, PINE AND LARCH TREES, DO
NOT INSTALL ON SPRUCE TREES.

FORM A DOUBLE-LAYERED 15" DIAMETER CYLINDER USING
1/4" GRID GALVANIZED WELDED WIRE MESH (HARDWARE CLOTH).
OVERLAP THE CUT END 2".  24" MIN. HT. FOR DECIDUOUS TREES
AND 12" MIN. HT. PINE TREES.

12
" M

IN
.

24
" M

IN
. ,

 1
2"

 M
IN

. P
IN

ES

DO NOT HEAVILY PRUNE THE TREE AT PLANTING.  PRUNE ONLY CROSSOVER
LIMBS, CO-DOMINANT LEADERS AND BROKEN OR DEAD BRANCHES, SOME
INTERIOR TWIGS AND LATERAL BRANCHES MAY BE PRUNED; HOWEVER DO
NOT REMOVE THE TERMINAL BUDS OF BRANCHES THAT EXTEND TO THE

EDGE OF THE CROWN.

DURING THE SPRING PLANTING SEASON, ANY EVERGREEN PLANT DELIVERED
WITH NEW GROWTH IN ADVANCE STAGE OF CANDLING OUT WILL BE

REJECTED.  EVERGREEN TREES NOT FULLY BRANCHED FROM BOTTOM TO TOP
WILL BE REJECTED AND THOSE WITH TERMINAL LEADERS EXCEEDING 300 MM

(12") IN LENGTH WILL ALSO BE REJECTED.

STAKE TREES ONLY AS SPECIFIED AT THE DIRECTION OF LANDSCAPE
ARCHITECT

WRAP TREE TRUNKS AS SPECIFIED.

MARK THE NORTH SIDE OF THE TREE IN THE NURSERY, AND ROTATE TREE
TO FACE NORTH IN THE FIELD.

SET TOP OF ROOT BALL FLUSH TO GRADE OR 1-2 IN. HIGHER IN SLOWLY
DRAINING SOILS.

CONTRACTOR IS RESPONSIBLE FOR TESTING PERCOLATION RATES PRIOR TO
PLANTING.  NOTIFY LANDSCAPE ARCHITECT OF ANY POTENTIAL DRAINAGE

ISSUES PRIOR TO FINAL PLANTING.  INSTALL APPROVED DRAINAGE MATERIALS
AS DIRECTED.

ADD MYCORRIZAL TRANSPLANT INOCULANT AT PLANTING TIME PER
MANUFACTURER'S DIRECTIONS.

IF PLANT IS SHIPPED WITH A CONTAINER AROUND THE ROOTBALL, SLICE
SIDES OF CONTAINER AND REMOVE COMPLETELY.  USE FINGERS OR SMALL
HAND TOOLS TO PULL ROOTS OUT OF THE OUTER LAYER OF POTTING SOIL,

THEN CUT OR PULL APART ANY CIRCLING ROOTS.

TO IMPROVE TRANSPLANTING SUCCESS THE FOLLOWING VARIETIES SHOULD BE
SPRING PLANTED ONLY:  BIRCH, BLUE BEECH, ELM, GINKGO, IRONWOOD,
OAK, PAGODA DOGWOOD, POPLAR, PRUNUS SP., RED MAPLE, AND WILLOW.

SET TREE PLUMB AND MAINTAIN THROUGHOUT WARRANTY PERIOD.  REMOVE ALL FLAGGING AND
LABELS.

EACH TREE MUST BE PLANTED SUCH THAT THE ROOT FLARE IS VISIBLE AT THE TOP OF THE ROOT
BALL.  TREES WHERE THE ROOT FLARE IS NOT VISIBLE SHALL BE REJECTED.  DO NOT COVER THE
TOP OF THE ROOT BALL WITH SOIL.  ROOT BALLS DELIVERED WITH THE ROOT FLARE MORE THAN 2"
BELOW THE TOP OF THE BALL WILL BE REJECTED.

MULCH AS SPECIFIED, DO NOT PLACE MULCH IN CONTACT WITH TREE TRUNK, MAINTAIN THE
MULCH WEED-FREE FOR THE DURATION OF THE WARRANTY PERIOD.  PLACE MULCH WITHIN 48
HOURS OF SECOND WATERING.

DIG HOLE 3x ROOT BALL DIA. OR AS SPECIFIED FOR SOIL CONDITION ENCOUNTERED WITH TAPERED
SIDES.  SCARIFY THE SIDES AND BOTTOM OF THE HOLE BEFORE PLACING THE TREE IN THE
PLANTING HOLE. BACKFILL 2/3 WITH MODIFIED PLANTING SOIL AS SPECIFIED FOR THE SPECIFIC SOIL
CONDITION ENCOUNTERED AND  WATER THOROUGHLY WITHIN 2 HOURS.  BACKFILL REMAINING 1/3
WITHIN 48 HOURS AND CONSTRUCT 4" HIGH EARTH SAUCER BEYOND EDGE OF ROOT BALL AND
WATER THOROUGHLY.

REMOVE ALL TWINE, ROPE AND WIRE, AND BURLAP FROM TOP 1/3 OF ROOT BALL OR TO 2ND RING
OF WIRE BASKET, WHICHEVER IS GREATER.  REMOVE ALL PLASTIC WRAP OR ROPE FROM ENTIRE
BALL.

IF PLANT IS SHIPPED WITH A WIRE BASKET AROUND THE ROOT BALL, CUT THE WIRE BASKET IN
FOUR PLACES AND FOLD DOWN INTO PLANTING HOLE.

PLACE ROOT BALL ON FIRM UNEXCAVATED OR TAMPED SOIL.

TAMP SOIL AROUND BASE OF ROOT BALL FIRMLY WITH FOOT PRESSURE SO THAT ROOT BALL DOES
NOT SHIFT.

SPACE TREES ACCORDING TO PLANS.

SEE PLANTING DETAILS FOR INSTALLATION
REQUIREMENTS.

TAMP SOIL AROUND ROOT BALL BASE  AND
WATERING RING FIRMLY WITH FOOT
PRESSURE SO THAT ROOT BALL DOES NOT
SHIFT.

MAINTAIN UNDISTURBED SUBGRADE UNDER
ROOT BALL.

EXTEND EXCAVATION AND BACKFILL SOIL
TO A POINT DOWNSLOPE EQUAL TO OR
LOWER IN ELEVATIONS THAN BOTTOM OF
PLANTING HOLE TO INSURE ADEQUATE
DRAINAGE IN HEAVY SOILS.  GRANULAR
SOIL MUST BE ADDED AS BACKFILL IN
AREAS OF POOR DRAINAGE.

EXISTING GRADE

EQ.EQ.

P

R
P

R

.50

PLANT SPACING (ON CENTER)
P (FT.)

P= PLANT SPACING
R= ROW SPACING

.43

R (FT.)

.67 .58

.83 .72

1.00 .87

1.25 1.08

1.50 1.30

2.00 1.73

2.50 2.17

3.00 2.60

4.00 3.46

5.00 4.33

6.00 5.20

4'
-0

"

7'
-0

"

TREE WRAPPING:  MAPLES, LINDENS,
HONEYLOCUST,  CRABAPPLES, AND OTHER THIN
BARKED TREES NEED TO BE WRAPPED TO THE
FIRST BRANCH.  TREES SHOULD BE WRAPPED BY
NOVEMBER AND THE WRAPPING SHOULD BE
REMOVED BY MID-MAY.

TREE WRAP MATERIAL SHALL BE 4" WIDE
BITUMINOUS IMPREGNATED CREPE PAPER.  APPLY
FROM ROOT FLARE TO THE FIRST BRANCH.  WRAP
PAPER FROM BOTTOM UP WITH SUFFICIENT
OVERLAP TO COVER ALL BARK.  SECURE WITH
WEATHER RESISTANT TAPE SPECIFICALLY
DESIGNED FOR TREE WRAPPING.

3" WIDE WEBBING MATERIAL AS SPECIFIED, RUBBERHOSE SHALL NOT BE APPROVED FOR USE.

GALVANIZED WIRE OR CABLE WITH TURNBUCKLES
TO TIGHTEN.
WIRE OR CABLE SIZES SHALL BE AS FOLLOWS:
TREES UP TO 2.5 IN. CALIPER - 14 GAUGE
TREES 2.5 IN. TO 3 IN. CALIPER - 12 GAUGE

1.5" X 1.5" HARDWOOD STAKES OR OTHER
APPROVED STAKE MATERIAL .  ALL STAKES SHALL
BE DRIVEN OUTSIDE THE EDGE OF THE ROOTBALL.
 DRIVE STAKES MIN. 12"  INTO UNDISTURBED SOIL.

INSTALL STAKING AND GUYING IN THREE EVENLY
SPACED LOCATIONS AROUND THE TREE.

STAKING SHALL BE AS DIRECTED BY THE
LANDSCAPE ARCHITECT,  IF THE TREE WILL NOT
BE ABLE TO SUPPORT ITSELF.

THE FOLLOWING ARE THE ONLY REASONS TO
STAKE TREES:
- TREES LOCATED IN VERY SANDY SOIL OR VERY
WET CLAY SOIL.

- TREES LOCATED IN A PLACE OF
EXTREMELY WIND CONDITIONS.

TIGHTEN WIRE OR CABLE ONLY ENOUGH TO KEEP
FROM SLIPPING.  ALLOW FOR SOME TRUNK
MOVEMENT. WEBBING SHALL BE LONG ENOUGH TO
ACCOMMODATE 1.5 IN. OF GROWTH AND BUFFER
ALL BRANCHES FROM THE WIRE.

TUCK ANY LOOSE ENDS OF THE WIRE OR CABLE
INTO THE WIRE WRAP SO THAT NO SHARP WIRE
ENDS ARE EXPOSED.

ASSURE THAT THE BEARING SURFACE OF THE
WEBBING AGAINST THE TREE TRUNK IS A MINIMUM
OF 3 IN. WIDE.

REMOVE ALL STAKING AS SOON AS THE TREE HAS
GROWN SUFFICIENT ROOTS TO OVERCOME THE
PROBLEM THAT REQUIRED THE TREE TO BE
STAKED. STAKES SHALL BE REMOVED NO LATER
THE END OF THE FIRST GROWING SEASON AFTER
PLANTING.

1'-0"

INSTALL STAKING AND GUYING IN THREE EVENLY
SPACED LOCATIONS AROUND THE TREE.

TREE WRAPPING:  MAPLES, LINDENS,
HONEYLOCUST,  CRABAPPLES, AND OTHER THIN
BARKED TREES NEED TO BE WRAPPED TO THE
FIRST BRANCH.  TREES SHOULD BE WRAPPED BY
NOVEMBER AND THE WRAPPING SHOULD BE
REMOVED BY MID-MAY.

3" WIDE WEBBING MATERIAL AS SPECIFIED, RUBBERHOSE SHALL NOT BE APPROVED FOR USE.

GALVANIZED WIRE OR CABLE WITH TURNBUCKLES
TO TIGHTEN.
WIRE OR CABLE SIZES SHALL BE AS FOLLOWS:
TREES UP TO 4 IN. CALIPER - 12 GAUGE
TREES 4 IN. AND LARGER CALIPER - 9 GAUGE

30" LONG X 1.5" X 1.5" HARDWOOD STAKES OR
OTHER APPROVED STAKE MATERIAL .  ALL STAKES
SHALL BE DRIVEN OUTSIDE THE EDGE OF THE
ROOTBALL.  DRIVE STAKES INTO UNDISTURBED
SOIL.

PLASTIC FLAGGING OR OTHER VISUAL MARKER ON
EACH WIRE

STAKING SHALL BE AS DIRECTED BY THE
LANDSCAPE ARCHITECT,  IF THE TREE WILL NOT BE
ABLE TO SUPPORT ITSELF.

THE FOLLOWING ARE THE ONLY REASONS TO STAKE
TREES:

- TREES LOCATED IN VERY SANDY SOIL OR
VERY WET CLAY SOIL.

- TREES LOCATED IN A PLACE OF EXTREMELY
WINDY CONDITIONS.

TIGHTEN WIRE OR CABLE ONLY ENOUGH TO KEEP
FROM SLIPPING.  ALLOW FOR SOME TRUNK
MOVEMENT. WEBBING SHALL BE LONG ENOUGH TO
ACCOMMODATE 1.5 IN. OF GROWTH AND BUFFER ALL
BRANCHES FROM THE WIRE.

TUCK ANY LOOSE ENDS OF THE WIRE OR CABLE
INTO THE WIRE WRAP SO THAT NO SHARP WIRE
ENDS ARE EXPOSED.

ASSURE THAT THE BEARING SURFACE OF THE
WEBBING AGAINST THE TREE TRUNK IS A MINIMUM
OF 3 IN. WIDE.

REMOVE ALL STAKING AS SOON AS THE TREE HAS
GROWN SUFFICIENT ROOTS TO OVERCOME THE
PROBLEM THAT REQUIRED THE TREE TO BE STAKED.
STAKES SHALL BE REMOVED NO LATER THE END OF
THE FIRST GROWING SEASON AFTER PLANTING.

STRUCTURAL SLAB,
SEE STRUCTURAL

LIVEROOF PLANTING TRAY

4"  PLANTING SOIL

RIGID INSULATION

SLIP SHEET

ROCK MULCH BORDER

METAL EDGE

PARAPET WALL,
SEE ARCH

ROOF GARDEN PLANTING,
REFER TO PLANT SCHEDULE

TYP.

1' - 6"

1' 
- 0

"
LEVEL 4
45' - 0"
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- 13'-0" LONG
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NOT USEDWD-1
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MP-1 MECHANICAL ENCLOSURE TO MATCH MP-1MP-2

24 GA METAL SALES 12" SOFFIT PANEL LANCED
TO MATCH MP-1MP-3

METAL-FRAMED WASCO STRUCTURAL SKYLIGHTSKY-1

NOT USEDWD-1

MANOMIN RESAWN TIMBER - ANTIQUE OAK SKIP
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Luminaire Schedule

Symbol Qty Label Arrangement LLF Description Lum. Lumens

8 AAL1 SINGLE 0.900 DSX2 LED 80C 700 40K T3M MVOLT 21378

22 AAL2 GROUP 0.900 Double DSX2 LED 80C 700 40K T4M MVOLT N.A.

1 AAL6 SINGLE 0.900 DSX2 LED 80C 700 40K T4M MVOLT HS 16564

13 AAL7 SINGLE 0.900 DSX2 LED 80C 530 40K BLC MVOLT 13188

17 AAL8 SINGLE 0.900 ARB-B2-LED-D1-T3 4534

29 AAL9 SINGLE 0.900 ARB-B2-LED-D1-T2 3994

17 AAL10 SINGLE 0.900 ARB-B2-LED-D1-T5 4529

11 AAL11 GROUP 0.900 Double DSX2 LED 80C 700 40K BLC MVOLT N.A.

7 AAL12 SINGLE 0.900 ARB-B4-LED-D1-T5 9464

2 AAL13 SINGLE 0.900 DSX2 LED 80C 700 40K T2M MVOLT 21212

108 BBL SINGLE 0.900 91608_US_LITMS_FLINDT-B_LED_40K_V00 B0100 587

1 CCL1 SINGLE 0.900 WST LED 1 10A700_40K SR3 MVOLT 2012

2 CCL2 SINGLE 0.900 WST LED 2 10A700_40K SR3 MVOLT 4055

12 DDL SINGLE 0.900 EVO 40_10 4AR MD LSS 1245

13 DDL1 SINGLE 0.900 EVO 40_10 4AR WD LS 1138

42 HHL SINGLE 0.900 Bega 22384 342

137 MML SINGLE 0.900 Ribbonlyte RB243_040 0_5m 450

1 Existing Wall Sconce SINGLE 0.780 MRW 150M WT (PULSE START) 9531

1 Existing Wall Sconce 2 SINGLE 0.780 MRW 70M FT 2634

22 Existing Cans in Bridge SINGLE 0.900 EVO 40_10 4AR WD LS 1138

Calculation Summary

Label Units Avg Max Min Avg/Min Max/Min

Ph 1 xLEED Boundary Horiz Fc 0.00 0.05 0.00 N.A. N.A.

Ph 2 Building Entrances Fc 5.79 25.9 1.8 3.22 14.39

Ph 2 Egress Path North Fc 3.15 9.7 1.2 2.63 8.08

Ph 2 Egress Path South Fc 3.91 8.9 0.8 4.89 11.13

Ph 2 NE Driveway LEED Horizontal Fc 0.00 0.0 0.0 N.A. N.A.

Ph 2 NE Parking Entrance Fc 1.83 4.1 0.2 9.15 20.50

Ph 2 North Drvwy LEED Horizontal Fc 0.00 0.0 0.0 N.A. N.A.

Ph 2 North Parking Lot Fc 2.23 8.0 0.6 3.72 13.33

Ph 2 North Parking Trail Fc 2.90 11.5 1.2 2.42 9.58

Ph 2 Plaza Fc 2.69 8.1 0.8 3.36 10.13

Ph 2 Roof Terrace Fc 2.88 17.1 0.0 N.A. N.A.

2.1 2.1 2.0 1.7 1.3 1.2 1.5 2.1 1.8
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AAL7
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BBLBBLBBLBBL

BBLBBL

BBL

BBL

BBL

BBL

BBL BBL

AAL7

BBL

(TYPICAL: 2 HHL FIXTURES
PER BENCH + 1 HHL FIXTURE
IN EVERY OTHER STEP)

BBLBBL BBL
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BBL BBL BBL

BBL

BBL

BBL
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BBL BBL BBL BBL BBL BBL
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AAL11 AAL11 AAL11 AAL11 AAL11 AAL11

HHL (TYPICAL)

AAL9 AAL9 AAL9 AAL9 AAL9 AAL9 AAL9 AAL9 AAL10

AAL11

AAL11

AAL7

AAL7
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AAL2
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AAL11
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BBL

BBL

BBL

BBL
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AAL10AAL10AAL10

AAL12AAL12AAL12

BBL BBL

BBL BBL BBL BBL BBL BBL BBL BBL BBL

AAL8AAL8
BBL BBL BBL BBL BBL BBL BBL

MML

MML

MML

MML

TYPE BBL SHOWN
UNDER OVERHANG,
PLUS FOUR DDL CANS
IN OVERHANG

BBL

BBL

BBL

BBL

BBL

BBL

HHL

HHL

HHL

AAL10 AAL10

BBL
BBL

BBL

BBL

BBL

BBL

BBL

BBL

BBL

BBL

MML

BBL
BBL

HHL

BBL

BBL

BBL

BBL

HHLBBL

BBL

BBL

BBL

BBL

BBL

BBL

BBL

BBL

BBL

BBL

CCL2

CCL2

NOT SHOWN ON SITE PLAN:
TWO DDL CANS RECESSED
IN VESTIBULE OVERHANG

NOT SHOWN ON SITE PLAN: TEN DDL1
CANS RECESSED IN OVERHANG

NOT SHOWN ON SITE PLAN: FOUR DDL
CANS RECESSED IN OVERHANG

NOT SHOWN ON SITE PLAN: TWO DDL CANS
RECESSED IN VESTIBULE OVERHANG

CCL1

NOT SHOWN ON SITE PLAN: ONE DDL1
CAN RECESSED IN BUILDING POCKET

NOT SHOWN ON SITE PLAN: ONE DDL1
CAN RECESSED IN BUILDING POCKET

NOT SHOWN ON SITE PLAN:
ONE DDL1 CAN RECESSED IN
VESTIBULE BUILDING POCKET
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LIGHT FIXTURE SCHEDULE - SITE

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

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 TBD

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 TBD

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 TBD

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 TBD

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 TBD

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 TBD

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 TBD

AAL11 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 TBD

AAL12 SINGLE HEAD POST TOP
MOUNT-DECORATIVE

LED 22' ST.RD.
ALUM POLE

100W LED/ 4000K/ 9400
LUMENS

TYPE V DISTRIBUTION, CUTOFF, 22' POLE HEIGHT, 0-10V DIMMING 277 V INTEGRAL
DRIVER

EATON INVUE ARBOR POSTTOP TBD

AAL13 25' SINGLE HEAD PARKING
LOT AREA LIGHT

LED 22' ST.SQ.
ALUM POLE

(1) 188W LED/ 4000K/
21,300 LUMENS

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

277 V INTEGRAL
DRIVER

LITHONIA DSX2-80C-700 LED SERIES TBD

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 TBD

CCL1 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 III DISTRIBUTION

277 V INTEGRAL
DRIVER

LITHONIA WST LED TBD

CCL2 FULL CUT-OFF WALL MTD
LED AREA LIGHT

LED SURFACE
WALL MTD.

47W LED/ 4000K/ 4000
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 TBD

DDL 6" RECESSED EXTERIOR
LED DOWNLIGHT

LED RECESSED 25W LED/ 3500K/ 1500
LUMENS

6" APERTURE, WIDE BEAM DISTRIBUTION, LOW IRIDESCENT OR
HAZE REFLECTOR, SELF FLANGED, 5 YEAR FULL WARRANTY, DAMP
LOCATION LISTED

277 V INTEGRAL
DIMMABLE
DRIVER

GOTHAM EVO 6" SERIES TBD

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 TBD

84 10th St. South
Suite 200

Minneapolis, MN 55403
t 612.851.5000
f 612.851.5001

www.perkinswill.com
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LEVEL 02 MP
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A31-01 1

A31-01
5

A31-02

BR-1

SKY-1 SKY-1

METAL PICKET
GUARDRAIL

PENTHOUSE

1
A31-02

MECH SCREEN, MP-1 MECH SCREEN, MP-1 MECH SCREEN, MP-1

7
A30-01

11.2

ROOF
166' - 0"

CW-3

(Behind Screen)(Behind Screen)

CAST STN COPING

SCUPPER

MTL COPING

MTL COPING

CW-1

CW-1

8
A30-01

2
A30-01
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A31-01

LEVEL 03
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LEVEL 02 MP
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5
A31-02SKY-1 SKY-1

CONC-1

PENTHOUSE

1
A31-02

2
A31-023

A31-02 MECH SCREEN, MP-1MECH SCREEN, MP-1MECH SCREEN, MP-1

CW-3

7
A30-01

11.2

ROOF
166' - 0"

LEVEL 01
100' - 0"

LEVEL 02
114' - 0"

LEVEL 03
127' - 0"

LEVEL 04
140' - 0"
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153' - 0"

UPPER ROOF
167' - 0"

CW-1

CW-1
(MONITOR)

CAST STN COPING
SCUPPER

MTL COPING
(Behind Screen)(Behind Screen)

CAST STN COPING

8
A30-01

2
A30-01

10
A30-01

9
A30-01

4' - 0"

EXTERIOR FINISH
MATERIAL LEGEND

MATCH EXISTING BRICK COLOR AND BLENDBR-1

OLDCASTLE  4-SIDED STRUCTURALLY GLAZED RELIANCE
CASSETTE CURTAIN WALL     GUARDIAN SNX 62/27 GLASS

CW-1

OLDCASTLE 6000 SGHT WINDOW WALL
GUARDIAN SNX 51/23 GLASS W/40% MEDIUM GRAY FRIT, 1/8"
DOTS AT EAST, WEST, SOUTH

CW-2A

OPTION 1 - RAINSCREEN OF 20 GA RHEINZINK
MORIN S-16 PANELS AND TRIM
PRE-WEATHERED GRAY

OPTION 2 - RAINSCREEN OF 20 GA PAINTED STEEL
MORIN S-16 PANELS AND TRIM
CUSTOM COLOR AS SELECTED BY ARCHITECT

OPTION 3 - RAINSCREEN OF 18 GA RHEINZINK
MORIN S-16 PANELS AND TRIM
CUSTOM COLOR AS SELECTED BY ARCHITECT

MP-1 MECHANICAL ENCLOSURE TO MATCH MP-1MP-2

24 GA METAL SALES 12" SOFFIT PANEL LANCED
TO MATCH MP-1MP-3

METAL-FRAMED WASCO STRUCTURAL SKYLIGHTSKY-1

NOT USEDWD-1

MANOMIN RESAWN TIMBER - ANTIQUE OAK SKIP
PLANED - AGED FINISH - 3/4" THICK - 6" WIDE

WD-2

CAST STONE COPINGCS-1
OLDCASTLE ICW-250 CURTAIN WALL
GUARDIAN SNX 51/23 GLASS

CW-2B OLDCASTLE RELIANCE CASSETTE CURTAIN WALL
GUARDIAN SNX 62/27 GLASS

CW-3

METAL COPINGS - FABRICATE IN 84 INCH LONG SECTIONS.
BUTT JOINT WITH CONCEALED BACKUP PLATE

MC-1
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EXTERIOR FINISH
MATERIAL LEGEND

MATCH EXISTING BRICK COLOR AND BLENDBR-1

OLDCASTLE  4-SIDED STRUCTURALLY GLAZED RELIANCE
CASSETTE CURTAIN WALL     GUARDIAN SNX 62/27 GLASS

CW-1

OLDCASTLE 6000 SGHT WINDOW WALL
GUARDIAN SNX 51/23 GLASS W/40% MEDIUM GRAY FRIT, 1/8"
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MEMORANDUM 

 
DATE: June 27, 2016 
 
TO: Ryan Streff, City Planner 
 
FROM: John M. Anderson, Acting Public Works Director 
  
SUBJECT: Land O Lakes Phase 1 & 2 plan review 
 
 
 

I have reviewed the Civil plans dated 6-6-16 prepared by BKBM Engineers for Land O 
Lakes phase 1 and phase 2 site improvement.  The following are my comments: 
 

 
1.    A grading permit issued by the City of Arden Hills will be required for the site.  

Additionally, a permit from Rice Creek Watershed has been applied for and proof of 
this permit being issued must be supplied before the City will issue the Grading and 
Erosion control permit. 
 

2.   Sheet C01-02 – stage watermain removal to maintain water service to the existing 
building.  Shut down to the existing 16 inch watermain shall be minimized as this 
watermain is essential to serve the north half of Arden Hills.  A complete plan 
detailing the sequence of events to demo and reinstate the watermain connections 
needs to be prepared by the contractor and approved by the City prior to any work on 
the watermain. 
 

3.  Sheet C02-01 – The storm sewer run from MH A1 to MH A2 crosses the existing 16 
inch watermain.  Contractor to verify the depth of the watermain and maintain 2 feet 
of vertical clearance between the watermain pipe and the storm sewer. 
 

4.  Sheet C02-01- Driveway connection to Lexington Avenue must be approved by 
Ramsey County.  Traffic study suggests a ¾ access at this location 
 

5.  Sheet C02-02 – the emergency overflow elevation needs to provide 1.0 foot of 
freeboard from the upstream lowest opening.  Verify all EOFs along the court yard 
will provide this for each doorway. 
 

6. Sheet C02-02 – Driveway connections to County Road F require Ramsey County 
approval. The Traffic study lists a number of improvements along County Road F 
associated with the development of the site that will be needed to handle the expected 
traffic. 

ryan.streff
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7. Sheet C02-02 – Provide an engineering analysis showing the existing 18inch RCP Cl II 

storm pipe can support fill as shown on the grading plan and a parking lot and 
associated traffic or replace the storm pipe with a pipe with adequate structural 
support. 
 

8. Sheet C03-05 – Watermain material is to be PVC and not DIP. 
 

9. Sheet C03-05 – All watermain constructed as part of this plan is to be privately owned 
and operated.  All future maintenance and repairs will be the responsibility of the 
property owner, Land O Lakes.  The only City owned watermain on this property is 
the 16 inch pipe that runs along the west side of the existing building. 
 

10. Sheet C03-05 – Show all pipe elevations at all storm sewer crossings in the profile 
view. 
 

11. Sheet C03-05 – a minimum of 10 feet of horizontal and 1.5 feet of vertical clearance 
is required between the watermain and all sewer pipes. 
 

12. Sheet 04-03 – A number of culverts are needed for drainage to pass under the trails, 
please evaluate drainage patterns and adjust plans accordingly. 
 

13. Sheet C04-03 – A number of trees are impacted by grading but not shown to be 
removed and no tree protection limits are shown.  Please add tree protection in the 
plan view and remove any that cannot be protected. 
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Plan Review Comments 
 

Date: June 13, 2016 
Project: Land O’Lakes – Phase II Final PUD 

Address: 4001 Lexington Avenue North 
 
Comments 

 
1. Remove the following plans from the Phase II Final PUD plan set: 

• Phase I Demolition Plan (C01-01) 
• Phase I Grading & Erosion Control Plan (C02-01) 
• Phase I Utility Plan (C03-02) 
• Phase I Paving and Geometric Plan (C04-01)  
• Phase I Stormwater Mangement Plan (C05-01)  
• South Parking Lot Photometric Plan (EL01-01B) 
 

2. The westerly access on County Road F will be restricted to a ¾ access by 
Ramsey County where lefts in are prohibited. A supplemental plan for a “pork 
chop” median that will prevent lefts in at this access should be provided.  

 
3. Lake Johanna Fire Department review and approval of main parking lot access 

from east entrance driveway shall be required.  
 

4. Section 1325.03, Subd. 3 (B) of the Zoning Code states that roof-mounted 
mechanical equipment shall be excepted from the height limitations if the 
enclosures do not extend more than 12 feet above the roof upon which they are 
located. The proposed mechanical equipment installation on the new corporate 
office building would be 15 feet – 6 inches above the roof line. Project narrative 
should be update to include this as an area where flexibility is needed through 
the PUD process.  
 

5. Provide details on the total length of the walking trails and the proposed surfacing 
material. 
 

6. Provide updated legal description for water main easement based on new 
location. Existing water main easement will need to be vacated by City Council 
concurrently with their review of the Phase II Final PUD application.  
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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 



�

May 4, 2016 
 
Jill Hutmacher 
Community Development Director 
City of Arden Hills 
1245 W. highway 96 
Arden Hills, MN 55112 
 
LAND O’LAKES EXPANSION TRAFFIC STUDY 
 
Dear Jill: 
 
We have reviewed the traffic memorandum prepared by SRF Consulting for the Land O’Lakes expansion.  We 
generally concur with the contents of that report and have the following comments: 
 
 The report does not include the capacity improvements now under construction at the Lexington 

Avenue/County Road F intersection, which are more extensive than the recommended short-term 
improvements and are expected to provide acceptable operations through their service life.  The completed 
improvements will include the following lane configurations (which are correctly summarized in the 
Summary and Conclusions, Page 22): 

o Northbound Lexington Avenue- two left-turn lanes, two through lanes, one right-turn lane. 
o Southbound Lexington Avenue- two left-turn lanes, one right-turn lane, one through lane. 
o Eastbound County Road F- one left-turn lane, one through lane, one right-turn lane. 
o Westbound County Road F- one left-turn lane, one through lane, one right-turn lane. 

 The 2018 Capacity Analysis shown on Table 5, Page 10, shows acceptable levels of service (LOS) at all 
access points except the “east access” and “south access”.  The mitigation proposed for these based on the 
difficulty of making left turns out of the access points is clearly an issue and we agree with the 
recommendation to restrict left turns out of both thee access points, as discussed on Page 13 of the report. 

 Traffic signal control is recommended at the County Road F/Innovation Way intersection and the report 
indicates that the peak hour warrant is met in the developed condition (Page 19).  We agree that signal 
control would be appropriate there, but a full warrant analysis needs to be done and provided to the County 
for review.  Right and left-turn lanes would be required on County Road F.  The County would not contribute 
to the cost of the signal or necessary geometric improvements.  The County would be able to provide 
contract administration, construction engineering, and inspection services. 

 The traffic modeling shows significant reductions in PM peak hour left turns at the County Road F east 
access.  Without physically prohibiting movement from the main employee parking lot to that access point, 
we would expect a significant number of drivers to bypass the signalized intersection at Innovation Way to 
make right turns at the east location.  It is crucial to limit the number of users at this location to minimize 
conflicts with the adjacent Gradient Center and Bremer Bank access points.  A requirement of the access 
permit required for Innovation way will be to devise a way of prohibiting movements from the main parking 
lot to the east access point.  Emergency vehicle access between the east access and lot would be 
acceptable, and we can work with the developer to devise an acceptable design. 

 
We look forward to working with the City and Land O’Lakes on this important project.  Please feel free to contact 
me at 651-266-1774 or by e-mail at joseph.lux@co.ramsey.mn.us or County Traffic Engineer Erin Laberee at 651-
266-7105, e-mail erin.laberee@co.ramsey.mn.us . 
 
Sincerely, 

 
Joseph Lux 
Senior Transportation Planner 
 
C: John Anderson, Arden Hills Public Works Director 
 Marcia Droege, Land O’ Lakes 
 John Slack, Perkins + Will  







From: Nicholas Tomczik
To: Ryan Streff
Subject: RE: Land O"Lakes Final PUD Phase 2 - Comments Requested
Date: Thursday, June 16, 2016 12:57:35 PM
Attachments: image001.png

Ryan,
 
The RCWD is working with the applicant in review of the project for compliance with RCWD rules; no
further comment.  Thank you.
 
Nick Tomczik
Permit Coordinator/Wetland Specialist
Rice Creek Watershed District
4325 Pheasant Ridge Dr. NE, #611
Blaine, MN  55449-4539
O: 763-398-3079
ntomczik@ricecreek.org
 

 
Please consider following the RCWD on Facebook.
 

From: Ryan Streff [mailto:RStreff@cityofardenhills.org] 
Sent: Tuesday, June 14, 2016 8:58 AM
To: John Anderson <JAnderson@cityofardenhills.org>; Dave Scherbel
<DScherbel@cityofardenhills.org>; 'Laberee, Erin' <Erin.Laberee@CO.RAMSEY.MN.US>; Lux, Joseph
<Joseph.Lux@CO.RAMSEY.MN.US>; 'Nate Berg - Lake Johanna Fire (nberg@ljfd.org)'
<nberg@ljfd.org>; 'timothy.schwab@co.ramsey.mn.us' <timothy.schwab@co.ramsey.mn.us>;
Nicholas Tomczik <ntomczik@ricecreek.org>; Joel Jamnik <JJamnik@ck-law.com>; 'James Monge'
<JMonge@ck-law.com>
Cc: Sue Iverson <SIverson@cityofardenhills.org>; Matthew Bachler
<MBachler@cityofardenhills.org>; 'brad.camitsch@co.ramsey.mn.us'
<brad.camitsch@co.ramsey.mn.us>; Slack, John <John.Slack@perkinswill.com>
Subject: Land O'Lakes Final PUD Phase 2 - Comments Requested
 
Good Morning,
 
The City has received the Final PUD for Phase 2 of the Land O’Lakes corporate campus expansion
located at 4001 Lexington Avenue North in Arden Hills.  The Master PUD and Final PUD for Phase 1
were reviewed by the Planning Commission on June 8 and will be reviewed by the City Council on
June 27.  As you are aware, the Master PUD was divided into two (2) phases, Phase 1 include the
expansion of the south parking lot and Phase 2 will include the construction of the new four-story
corporate office building with approximately 155,000 square feet of gross floor area.  Phase 2 will
also include the reconfiguration and expansion of the parking area on the north side of the campus.

mailto:ntomczik@ricecreek.org
mailto:RStreff@cityofardenhills.org
https://www.facebook.com/ricecreekwd

image001.png



  Phase 2 is scheduled to be reviewed by the Planning Commission on July 6 followed by the City
Council on July 25. 
 
Please review the plans and project narrative for Phase 2 and provide comments back to the City by
Friday, June 17.   Please let me know if you have any questions or need any additional information.
 
The plans and project narrative can be downloaded at:
https://spaces.hightail.com/receive/Ku0Z0/cnN0cmVmZkBjaXR5b2ZhcmRlbmhpbGxzLm9yZw==
 
 
Thanks
Ryan
 
 

Ryan B. Streff
City Planner | City of Arden Hills 
1245 West Highway 96, Arden Hills, MN 55112 
Office: 651.792.7828 | Fax: 651.634.5137
www.cityofardenhills.org
 

https://spaces.hightail.com/receive/Ku0Z0/cnN0cmVmZkBjaXR5b2ZhcmRlbmhpbGxzLm9yZw
http://www.cityofardenhills.org/


  DRAFT Memorandum 

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).  

  

ryan.streff
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John Slack, Perkins + Will May 2, 2016 
Land O’Lakes Expansion TS Update Page 3 

 
 
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). 
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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. 
H:\Projects\8997\8997-01\TS\Report\8997-01_LandO'LakesExpansion_TS Update_160502.docx 
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MEMORANDUM 

 

DATE: July 6, 2016                                 PC Agenda Item     4.A 
                                
TO: Planning Commission 
 
FROM: Matthew Bachler, Senior Planner  
 
SUBJECT: Report from the City Council 
 
 
June 27, 2016, City Council Regular Meeting 
 
The City Council reviewed Planning Case 16-013 for a Conditional Use Permit Amendment and 
Variance for Mounds View High School. The City Council voted to approve this request, which 
will allow the school to install a new scoreboard, press box, and storage building at their athletic 
field complex. This case was reviewed by the Planning Commission on June 8, 2016, and 
received a unanimous recommendation of approval.   
 
The City Council reviewed Planning Case 16-014 for a Master PUD Amendment and Phase 1 
Final PUD for the Land O’Lakes corporate headquarters consolidation plan. The City Council 
voted to approve the Master PUD and Phase 1 of the master development plan.  Phase 1 includes 
the expansion and reconfiguration of the visitor parking lot on the south side of the existing 
buildings on the campus. Planning Case 16-014 was reviewed by the Planning Commission on 
June 8, 2016, and received a unanimous recommendation of approval.   
 
The City Council reviewed Planning Case 16-015 for a rear yard setback Variance at 1494 
Keithson Drive. The applicants in this case had proposed to construct a three-season porch 
addition that would encroach 3 feet – 6 inches into the required 30-foot rear yard setback. After 
consideration of this item the City Council voted to table this request in order for the applicant to 
research options for screening the porch addition and to find a practical way to lessen the degree 
of the encroachment. This case was reviewed by the Planning Commission on June 8, 2016, and 
received a recommendation of approval (4-1, Thompson).  
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DATE: July 6, 2016                                                                        PC Agenda Item 4.B 
                                                                                              
TO: Planning Commission Chair Thompson and Commissioners 
  
FROM: Ryan Streff, City Planner  
  
SUBJECT: Rice Creek Commons (TCAAP) and Joint Development Authority (JDA) 

Update 
   

 
 
Development 

• The master development team held their internal design charrette on June 23, 2016 to 
begin the process of determining their vision for development of the site.   
 

• The master development team has hired Kimley-Horn as their Civil Engineer for the site.  
They will be assisting them in pre-planning work including but not limited to road and 
utility infrastructure, mass grading, developable lot configuration, TGRS related issues, 
etc. 

 
Meetings 

• City and County staff, Ehlers and the master developer held their weekly project 
meetings on June 15th and 22nd. 

 
Communications/Media 

• On June 16, 2016 the Pioneer Press ran the attached article on the master developer team 
for TCAAP.  
 

• The County is planning a media event tentatively for August 10, 2016 at 1:00 p.m.  It is 
expected the City (Mayor) will have a role in the event.  Details will be provided as more 
is known and date will be confirmed, but for now if the Council has a desire to attend you 
should place this on your calendar (tentative). 

Attachments 
• Pioneer Press Article

 
MEMORANDUM 
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Meet the people behind the biggest 
redevelopment project in Ramsey County  

By Sarah Horner | shorner@pioneerpress.com  
June 16, 2016 | UPDATED: 5 days ago 
  

There is a dual vision for the members of the team charged with developing the biggest chunk of 
empty land in Ramsey County. It’s a vision for the community and it’s a vision for their 
companies. 

They see a once heavily polluted 427-acre ammunition plant being transformed into a premiere 
destination to live, work and play. They also see it as an “extraordinary opportunity” to leave a 
mark on the area. 

Recently selected as the master developer for the Rice Creek Commons site in Arden Hills — 
formerly the Twin Cities Army Ammunition Plant —  Alatus LLC is partnering with Inland 
Development Partners and Tradition Development Corp. to build a neighborhood from scratch. 

Alatus is expected to bring the multifamily rental housing component, Inland will tackle 
commercial development and Tradition Development single-family home and townhouse 
construction. 

When fully built-out over the next 10 to 15 years, the development is expected to add some 
3,000 residents to the St. Paul suburb, now with a 9,500 population. The plan is to create a 
sustainable, walkable community full of housing, retail and good-paying jobs, built around a 
network of parks, trails and a “town center.” The parcel is at the junction of Interstate 35W and 
U.S.10. 

“This is one of those sites that is very unique given its proximity to Minneapolis and St. Paul and 
so for us as a team to be involved in something so transformative at this stage in our careers is an 
extraordinary opportunity,” said Tom Shaver, one of the co-founders of Inland Development. 
“(We) all want to be able to look back on this and be very proud of what we’ve done.” 

MEET THE TEAM 

One of the reasons so much is at stake for the companies, particularly Alatus, is that it beat out 
two much more experienced local developers — Ryan Cos. and Opus Development Co. — for 
the job. 

The people involved in them have deep roots in local development. 

http://www.twincities.com/author/sarah-horner/
mailto:shorner@pioneerpress.com
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Bob Lux  

Bob Lux, president of Alatus, which was founded in 2005, has been in the development game for 
more than 30 years. His portfolio includes the Carlyle Condominiums, Grand Park 
Condominiums and the upscale apartment complex Latitude 45, all in Minneapolis. 

Inland Development launched this past year, but its co-founders Shaver and Kent Carlson both 
had long careers with Opus and Ryan respectively before starting the new company, which 
focuses on office, industrial and retail development. 

Tom Shaver  

Carlson had a hand in the mixed-use development, Dean Lakes, in Shakopee, as well as Centre 
Pointe Business Park in Roseville. Shaver helped transform a 31-acre brownfield site in Hopkins 
into a Cargill corporate campus. He was also involved in building UnitedHealth Group’s 
headquarters in Minnetonka. 

Todd Stutz is president of Robert Thomas Homes, a company under the Tradition 
corporate umbrella, and has been involved in real estate for more than three decades. Tradition 
Development likely has the most direct experience tackling projects on the scale of Rice Creek 
Commons. In recent years it served as the residential developer on Cobblestone Lake, a 320-acre 
mixed use development now almost fully built-out in Apple Valley, as well as Spirit of Brandtjen 
Farm, a 510-acre development underway in Lakeville. 

Todd Stutz  

It’s the diversity of expertise on the team, as well as its commitment to bringing in other area 
builders for the project, that will help make the development distinctive, team members said. 

Q AND A  

Two weeks after being selected, three of the four principals discussed their vision for the project 
and what the road ahead looks like. Their responses have been edited for brevity and clarity. 

So now that you guys have the job, what happens next? 

Lux (Alatus): There is a lot of discovery right now. (Reviewing) all the reports that have been 
done to date, refining the market studies, refine our concept plans, branding concepts in 
conjunction with the Joint Development Authority (the board overseeing the development, from 
Arden Hills and Ramsey County). Also, getting information from them on their sweet spots, on 
what is important for them. They have spent literally thousands of hours to get to this point; we 
want to make sure we understand what they want. 

Shaver (Inland): When we say sweet spots we mean goals. The county has a set of goals and 
the city has a set of goals and we are starting to pull those out of them to bring forward into the 
plan. 

http://www.twincities.com/wp-content/uploads/2016/06/tom-shaver.jpeg
http://www.twincities.com/wp-content/uploads/2016/06/todd-stutz.jpg
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Lux: Over the next six months we (also will) finalize the development contract and the purchase 
agreement (on the land). 

Speaking of that, will Alatus be buying the land on its own or is the team buying it? Will it 
be purchased in phases or all at once? 

Lux: Alatus (will purchase it). I am pretty sure it will be done in phases. 

Let’s assume everything goes smoothly with negotiations on the contract language and 
purchase price, when might residents actually start to see dirt flying on the site? 

Lux: I think we would start to implement the development in late 2017 or early 2018. 

Shaver: There is a lot of dirt flying already actually. There has been a lot of pre-development 
work that has taken place for bridge infrastructure, additional road infrastructure, environmental 
cleanup.The foresight the city and the county had to do that in anticipation of bringing on a 
master developer speaks volumes to their ability to work together. That’s one of the great things 
we are benefiting from and now it’s our job to bring our expertise and leverage to that work 
going forward. 

One of the county’s goals is for this development to create about 4,000 high-wage jobs on 
the site. It also wants to see 50 percent of the developable acres occupied by office, 
manufacturing and retail. Do those goals seem realistic? 

Shaver: They are certainly attainable. 

Has there been any corporate interest in the site so far? How will your team work to land 
the corporate players it needs to meet the county’s employment and economic goals? 

Shaver: Land O’Lakes was attracted to the site. The Vikings were attracted to the site, so there 
has definitely been interest. Going forward (we are going to engage) the JDA, the city and the 
county on a broader marketing approach that will (target) not only corporate clients in the Twin 
Cities but also regionally and nationally. (This site) has that kind of appeal. 

One of the things we are doing as the result of the mixed-use component is really creating an 
amenity package that will be used to attract and retain employers. This site has a significant draw 
from an employee perspective and as you get into a tighter labor market, having those amenities 
(retail, restaurants, trails and parks, apartments, single-family homes) to be able to support a 
corporate campus is going to be critical. We want this to be a place you can live, work and play. 

Lux: That is what really differentiates this site from a development approach compared to just 
building a building in a location on an interchange. From a corporate user standpoint we can 
really offer a (package) others don’t have. 

Let’s talk about housing; what can we expect there? 
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Todd Stutz (Tradition): The master plan calls for roughly 1,400 housing units that will be a 
mix of different forms that appeal to different demographics. Roughly 330 will be single family 
or townhomes. The rest will be multifamily. 

For the for-sale homes, we have solicited other builders to be part of our builder group that have 
experience in the far east suburban market of the cities. So not only will (buyers) have a diversity 
of housing types but also a wide variety of (builders). 

Regarding the range of homes, what might the prices be on the low end and high end? 

Stutz: It will ultimately translate to a mix of prices (and lot sizes) that appeal to a broad 
demographic. We don’t have pricing established at this point but we know there will be some 
upper-end custom homes and some more affordable townhomes. 

There is a significant segment of today’s home buyers that would be classified as nontraditional, 
(millennials, empty nesters, retirees), so we would expect to offer products. 

How do you appeal to those nontraditional families?  

Stutz: Certainly homes that are on one level for empty nesters and retirees. Generally 
(millennials) are interested in smaller lots. They don’t want to spend their free time mowing their 
yard. So they are interested in perhaps smaller homes but they expect top-end finishes. 

We’ll be doing some market research to try and explore what preferences are in this area and 
make sure we have a match. 

What about apartments, what can we expect there? 

Lux: We will definitely have a senior component, definitely a component leaning toward 
Millennials and their desires. They want smaller apartments with extraordinarily high levels of 
finishes and community space. It’s really making making sure the amenity packages on the 
apartments will be very attractive to the employees of the corporate user. So making sure people 
can bike or walk to work and come back to a (nearby) restaurant. 

The apartments will be located in the development’s Town Center along with restaurants, a 
fitness center, a grocery store, coffee shops and other kinds of retail. 

How will this development become a part of Arden Hills, and not just a community 
plopped within it? 

Lux: A lot of that will be (due to the amenities) we plan to offer.The restaurants, the grocery 
store, those will be draws for the greater community, and not just for Arden Hills but regionally. 
We are really being cognizant that the part of Arden Hills located (outside) the development 
feels welcome. 
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Shaver: There is also the 50-acre natural resource corridor that will weave its way through the 
development, and the 24 acres of active park space. Also the 202 acres of (green space), and the 
links to the regional trail system. 

What will come first, attracting employers to the site or building out the residential 
neighborhoods? 

Shaver: The amenities being brought to the site, the Town Center and the single family homes 
and some of the retail that has expressed early interest will be the catalyst that will allow us to 
attract a corporate user. 

Can you say where some of that early retail interest is coming from? 

Shaver: Not at this time. 

OK, any other final comments any of you would like to make? 

Lux: Our goal is to make this something that is not only a legacy project for the four of us but 
also something that is looked at from the community of Arden Hills and Ramsey County as 
being a spectacular solution to what was formerly a not-so-spectacular site. 
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	MEMORANDUM
	FROM: John M. Anderson, Acting Public Works Director
	I have reviewed the Civil plans dated 6-6-16 prepared by BKBM Engineers for Land O Lakes phase 1 and phase 2 site improvement.  The following are my comments:
	1.    A grading permit issued by the City of Arden Hills will be required for the site.  Additionally, a permit from Rice Creek Watershed has been applied for and proof of this permit being issued must be supplied before the City will issue the Gradin...
	2.   Sheet C01-02 � stage watermain removal to maintain water service to the existing building.  Shut down to the existing 16 inch watermain shall be minimized as this watermain is essential to serve the north half of Arden Hills.  A complete plan det...
	3.  Sheet C02-01 � The storm sewer run from MH A1 to MH A2 crosses the existing 16 inch watermain.  Contractor to verify the depth of the watermain and maintain 2 feet of vertical clearance between the watermain pipe and the storm sewer.
	4.  Sheet C02-01- Driveway connection to Lexington Avenue must be approved by Ramsey County.  Traffic study suggests a ¾ access at this location
	5.  Sheet C02-02 � the emergency overflow elevation needs to provide 1.0 foot of freeboard from the upstream lowest opening.  Verify all EOFs along the court yard will provide this for each doorway.
	6. Sheet C02-02 � Driveway connections to County Road F require Ramsey County approval. The Traffic study lists a number of improvements along County Road F associated with the development of the site that will be needed to handle the expected traffic.
	7. Sheet C02-02 � Provide an engineering analysis showing the existing 18inch RCP Cl II storm pipe can support fill as shown on the grading plan and a parking lot and associated traffic or replace the storm pipe with a pipe with adequate structural su...
	8. Sheet C03-05 � Watermain material is to be PVC and not DIP.
	9. Sheet C03-05 � All watermain constructed as part of this plan is to be privately owned and operated.  All future maintenance and repairs will be the responsibility of the property owner, Land O Lakes.  The only City owned watermain on this property...
	10. Sheet C03-05 � Show all pipe elevations at all storm sewer crossings in the profile view.
	11. Sheet C03-05 � a minimum of 10 feet of horizontal and 1.5 feet of vertical clearance is required between the watermain and all sewer pipes.
	12. Sheet 04-03 � A number of culverts are needed for drainage to pass under the trails, please evaluate drainage patterns and adjust plans accordingly.
	13. Sheet C04-03 � A number of trees are impacted by grading but not shown to be removed and no tree protection limits are shown.  Please add tree protection in the plan view and remove any that cannot be protected.
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