
PLANNING REPORT 

TO:  Phil Kern 

FROM :  Carie Fuhrman / Alan Brixius  

RE:   Delano – Landscape Structures Site Plan Review and
   Conditional Use Permit for Fill 

DATE:   July 7, 2010 

FILE NO:  432.07 - 10.04 

BACKGROUND

Landscape Structures has submitted an application for a site and building plan review 
and conditional use permit for fill on the property located at Lot 1, Block 1, Landscape 
Structures Addition.  The project proposes the construction of a 30,000 square foot 
industrial building and installation of a parking lot.  The property is located in the 
southeast corner of the City, to the southwest of the cul-de-sac of Industrial Boulevard 
South.  The site is 4.31 acres in size and is zoned I-2, General Industrial. 

Attached for reference: 
Exhibit A: Certificate of Survey 
Exhibit B: Site Plan 
Exhibit C: Grading Plan 
Exhibit D: Utility Plan 
Exhibit E: Landscape Plan 
Exhibit F: Photometric Plan 
Exhibit G: Floor Plan 
Exhibit H: Building Elevation 

ISSUE ANALYSIS 

The proposed development site is located to the southwest of the Industrial Boulevard 
cul-de-sac.  Two wetlands are located in the southeast corner of the lot, along with 
existing trees to the south side of the lot.  The project includes the construction of a 
slab-on-grade, 30,000 square foot building, to be located along the northwest property 
line, along with a parking lot to be located to the southeast of the new building.  The 
building shall be used for manufacturing and production. 
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I)  Site and Building Plan Review
The purpose of the site and building plan review is to establish a formal plan review 
procedure and provide regulations pertaining to the enforcement of site design and 
construction standards.

Zoning.  The site is zoned I-2, General Industrial.  Properties directly to the west, north, 
and east of the subject property are guided and zoned for industrial use. Property to the 
south of the subject site is out of the City limits, but is guided for low density residential.  
The proposed building and use are permitted within the I-2 District.  The following table 
illustrates the I-2 District standards, what is proposed for the new building (at its closest 
points), and whether or not it is in compliance:  

Required Proposed Compliant
Lot Area 40,000 SF 187,754 SF Yes
Lot Width 100 feet 370 feet Yes
Lot Depth NA -- --
Building Setbacks 
Front 30 feet 30 feet Yes

  Rear 30 feet 65 feet Yes
  Side 10 feet 20 feet Yes
Parking Setbacks 5 feet 80 feet Yes
Building Height 48 feet 42 feet Yes

As the table illustrates, all of the required lot size, building height and setbacks, and 
parking setbacks are met by the proposed building.   The proposed building is located 
more than 700 feet from the nearest home in Maplewood Estates and will be screened 
by existing tree cover. 

Parking.

Number of Stalls.  The Zoning Ordinance requires a total of 78 parking stalls 
according to the proposed uses inside the building:  manufacturing, storage area, 
and office area.  The site plan proposes 32 parking stalls and 26 stalls with a proof 
of parking area, for a total of 58 parking stalls. 

               Required 
                 Stalls

Manufacturing Facilities (1st floor)   29,054 SF ÷ 400 = 72.64  73 
Storage Area (Mezzanine)    599.61 SF ÷ 1,500 = 0.40     0  
Office Area (Mezzanine)   1,034.06 ÷ 200 = 5.17     5

Total Required Stalls =        78 

The site plan does not provide the required parking to satisfy ordinance 
requirements.  The applicant is seeking a parking deferment per Section 51.03, 
Subd. E.9 of the Delano Zoning Ordinance due to the limited number of employees 
that are anticipated within this building.
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Parking Deferment.  The City may allow a reduction in the number of required 
parking stalls for industrial uses by administrative permit, provided that the following 
be met: 

a. The applicant demonstrate that the proposed use will have a peak parking 
demand less than the required parking under Section 51.03, Subd. E.8 of this 
Ordinance.  Factors to be considered when reviewing the proposed parking 
demand shall include, but not be limited to: 

1. Size of building. 
2. Type and use. 
3. Number of employees. 
4. Projected volume and turnover of customer traffic. 
5. Projected frequency and volume of delivery or service vehicles. 
6. Number of company-owned vehicles. 
7. Storage of vehicles on site. 

Comment:   The applicant indicates the majority of the production lines will 
consist of large equipment.  The projected employee count for the entire building 
is approximately 20 people. 

b. In no case shall the amount of parking provided be less than one-half of the 
amount of parking required by Ordinance. 

Comment:  This 30,000 square foot industrial building is required to provide 78 
parking stalls.  The applicant will have a paved area that is capable of providing 
58 parking stalls.  In looking at the site and grading plan, there appears to be 
additional land area between the proposed parking lot and the street to 
accommodate 20 additional parking stalls (if needed) to comply with City 
ordinances.  The pavement area is large enough to provide 58 parking stalls 
which exceeds one-half of the required parking, however, the applicant wishes to 
stripe only 32 stalls.  The Planning Commission and Council can consider the 
following options: 

1. Require the applicant to stripe up to 39 parking stalls to meet City 
standards.

2. Approve the proof of parking as shown with 32 striped parking stalls and 
require the applicant to provide additional striped parking if the actual 
parking demand exceeds the supply. 

c. The site has sufficient property under the same ownership to accommodate the 
expansion of the parking facilities to meet the minimum requirements of this 
Ordinance of the parking demand exceeds on site supply.  A proof of parking 
plan is submitted for City approval that meets the following conditions: 

1)  A parking plan drawn to scale for the property is submitted with the site plan 
and indicates that the site complies with the total parking requirements stated 
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above and with the parking lot design to the standards required by this 
Ordinance.

2)  The proof of parking area is defined as that portion of the site which is not 
paved, but is suitably landscaped and is capable of containing the amount of 
parking equal to the difference between the total amount of required parking 
and the amount of parking required to be paved to meet the requirements of 
this Ordinance.  A concrete curb shall be provided between the proof of 
parking area and the initially constructed parking lot.  For purposes of 
calculating impervious surface, such area will be considered impervious.   

3)  The proof of parking area shall be clearly delineated on the parking plan for 
the site.

4)  The paved portion of the parking area shall comply with the pertinent sections 
of this Ordinance.

5)  The proof of parking area is not used to satisfy any other landscaping, 
setback, or other requirement of this Ordinance and is not located in an area 
occupied by a building. 

Comment:

a. The applicant has sufficient property under the same ownership to 
satisfy Delano’s parking requirements. 

b. The applicant must provide a revised site plan that demonstrates a proof 
of parking area that is sufficient to provide the required 78 parking stalls, 
properly dimensioned to meet City standards. 

c. Any change of use or building occupancy will be evaluated against the 
available parking supply. 

d. The applicant shall provide additional striped parking if on-site parking 
demand exceeds the available supply.  No parking shall occur on 
streets, within landscaped areas, or undesignated parking areas. 

Stall and Aisle Dimensions. The parking area proposes 32 spaces that are 9 feet by 
18 feet in size, which meets the Ordinance requirements for 90 degree parking.  The 
drive aisles surrounding the building meet the ordinance requirement of at least 24 
feet in width. 

Site Circulation.  The main driveway access is off of Industrial Boulevard.  According 
to the submitted plans, the curb cut is proposed to be 42 feet in width, as measured 
at the street right-of-way line.  Any curb cut in excess of 32 feet requires approval by 
the City Engineer. A second access is being proposed on the rear side of the 
building, which shall provide access from the adjacent parcel to the northwest. 
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The access to the rear of the building is proposed through the adjoining property to 
the northwest.  This access raises the following issues: 

1. Access from the adjoining property will require a joint access easement 
between the two properties to be recorded with Wright County.  The applicant 
must provide a copy of the access easement for City review and then proof of 
recording.

2. The adjoining driveway is gravel, which is a non-conforming condition.  The 
applicant wishes to expand this non-conforming condition to gain access to the 
rear of their building.  Staff is concerned with the size of the new gravel area.  
Its dimensions are 115 feet by 80 feet or 9,200 square feet. 

 The City requires all industrial driveways and parking lots to be surfaced with 
asphalt, cobblestone, paving block or other forms of concrete.  We would not 
require the existing non-conforming condition on the adjoining lot to change.  
However, we would recommend the following options for the new expanded 
driveway:

a. Pave the drive in accordance with City performance standards. 

b. Narrow and/or divide the gravel drive to the minimum required to serve 
the back of the building, and pave the surface of the driveways on the 
applicant’s lot. 

3. The proposed driveway at the rear of the building crosses two easements.  The 
City has a drainage and utility easement along the northwest lot line.  The filling 
and grading over this easement cannot interfere with the use of this easement.  
The City Engineer will review the grading and plan and comment on drainage 
patterns between the two properties sharing the driveway to determine the 
potential impact on this existing public easement. 

 The driveway also traverses gas pipeline easement no. 35917.  Design and 
construction of the driveway within this easement shall be subject to the review 
and approval of the gas pipeline utility.  The applicant shall provide the City with 
written documentation of the utility’s approval. 

Loading. The loading area is located on the south side of the building. Two retaining 
walls are proposed on each side of the loading dock.   The loading area has sufficient 
area to accommodate large truck movement on site.

Lighting.  The applicant has submitted a Photometric Plan.

Foot Candles.  City regulations limit the intensity of light to one foot candle at the 
public right-of-way line and 0.4 foot candles at all other adjacent residential property 
lines. According to the Site Photometric Plan submitted, the project meets these 
requirements.
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Fixture Types.  The Photometric Plan proposes five wall mounted fixtures, all 
proposed on the south side of the building.   Five pole mounted fixtures are 
proposed - two within the proof of parking area, one on the south side of the 
bituminous area, and two on the north side of the building.  All locations meet the 
required setbacks.  The height of the pole mounted fixtures is not known, but they 
are required to be under 30 feet in height.  The plan indicates that all lights are 
proposed to be full cutoff.

Building Architecture.   The exterior finishes of the building are pre-cast concrete 
panels with exposed aggregate finish.  The building elevations comply with the I-2 
District building performance standards. 

Mechanical Equipment.   Rooftop equipment has not been identified.  All mechanical 
equipment shall be screened or painted to match the building’s exterior. 

Trash Enclosures.   The site plan does not illustrate an exterior trash enclosure.  All 
dumpsters must be stored within the building. 

Utilities.   Water utility is intended to be provided from Industrial Boulevard. The utility 
illustrates a single water connection.  Separate water connections must be provided for 
potable water supply and fire protection. 

Sanitary sewer is provided along the south side of the property via a 15 inch trunk 
sewer.  The applicant’s utility plan illustrates this sanitary sewer connection. 

Storm drainage is being directed to the pond/wetland located on the lot to the east.  
Both lots are owned by Landscape Structures.  The City Engineer will comment on 
efforts to achieve both rate control and water quality protection.

Landscape Plan.  The applicant’s landscape plan illustrates site restoration.  Areas 
impacted by grading will be restored using sod on the east side the building, a turf mix 
seed on the north and west sides of the building, and a no-mow native seed mix south 
and east of the parking lot.  These ground cover mixes are acceptable. 

The landscape plan illustrates trees and shrubs along the street and driveway as well as 
near the building’s entrance.  The plant species and size meet City standards. 

The restored landscape areas will be irrigated to maintain new planting areas.  Large 
areas of existing tree cover along the site’s south and east edges will be preserved.  
The grading plan establishes the limits of site grading with silt fencing. 

II)  Conditional Use Permit 

The applicant’s site plan proposes to fill on the west side of the building to match grades 
with the adjoining lot in order to achieve a workable access.  This fill will exceed 400 
cubic yards, requiring a conditional use permit.  In review of the conditional use permit, 
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the proposed fill quantities work within the site.  We would identify the following 
conditions:

1. The City Engineer review and comment on the grading and drainage plan for the 
site and the potential impact on the City’s drainage and utility easement along the 
northwest property line. 

2. The grading and driveway design receive written approval from the gas utility 
holding the easement on the property to the west. 

3. Staff would recommend narrowing and/or dividing the gravel driveway access at 
the rear of the building to the minimum necessary to access the building and pave 
that portion of the driveway on the applicant’s lot. 

CONCLUSION AND RECOMMENDATION

Based on our review of the site plan and conditional use permit for fill in excess of 400 
cubic yards, we recommend approval per plans dated 4/16/2010, revised 6/08/2010, 
subject to the following conditions: 

1. Parking. 

a. The applicant provide a revised site plan that shows proof of parking for 
78 parking stalls. 

b. The City approve the parking layout with 32 striped parking stalls. 

c. If on-site parking demand exceeds parking supply, the applicant shall 
provide additional striped parking upon notice of the City.  No parking shall 
be allowed on Industrial Boulevard, driveways, landscaped areas, or un-
striped parking areas. 

d. Any change of building occupancy shall be evaluated against the available 
parking supply. 

2. Site Access. 

a. The City Engineer approve the 42 foot wide curb cut. 

b. The applicant provide evidence of a cross easement for access at the rear 
of the building being recorded with Wright County. 

c. The applicant provide documentation from the gas company granting 
approval to cross their easement. 

d. The western gravel drive be narrowed or divided to reduce the gravel 
surface.  The driveway be paved on the applicant’s lot.
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3. All exterior light fixtures must be 90 degree cut off design.  Light poles shall be 
less than 30 feet in height. 

4. Mechanical equipment shall be screened or painted to match the building. 

5. Trash receptacles shall be stored within the building. 

6. The applicant shall provide separate water connection for both the potable water 
and fire protection. 

7. Subject to City Engineer review and recommendation of utilities, grading and 
drainage.

c: Marlene Kittock 
 Wendy Biel 
 Paula Bauman 
 Scott Dornfeld 
 Mark Johnson 
 Vince Vandertop 
 Landscape Structures, 601 7th Street South, Delano, MN  55328 



EXHIBIT A - CERTIFICATE OF SURVEY



EXHIBIT B - SITE PLAN



EXHIBIT C - GRADING PLAN



EXHIBIT D - UTILITY PLAN



EXHIBIT E - LANDSCAPE PLAN



EXHIBIT F - PHOTOMETRIC PLAN



EXHIBIT G - FLOOR PLAN



EXHIBIT H - BUILDING ELEVATION



Memorandum
1800 Pioneer Creek Center, Maple Plain, MN 55359 
Phone: 763-479-4200                  Fax: 763-479-4242 

To:   Alan Brixius 

From: Vince Vander Top 
 Wenck File #0564-140

Date:   July 7, 2010 

Subject: Proposed New Building – Landscape Structures, Inc. 

PURPOSE AND BACKGROUND 

Landscape Structures Inc. is proposing a new building on Lot 1, Block 1 in the Landscape 
Structures Addition. The following comments relate to the submitted plans and layout. 

Certificate of Survey 

1. A wetland is shown at the Southeast corner of the lot.  This basin is a storm pond that 
was created to detain storm water run off from the Landscape Structures Addition as 
well as the neighboring properties.  Therefore, it is acceptable to discharge storm 
water from Lot 1, Block 1 into the pond.  This pond will adequately serve the water 
quality and quantity requirements of Lot 1, Block 1. 

2. It is our understanding that a drainage easement was dedicated over the storm water 
pond when it was constructed.  An easement is not shown over the pond on the 
certificate of survey.  The City and property owner should verify an easement covers 
the entire pond.

3. The pond outlet is on the adjacent parcel to the east.  The soil around the outlet 
structure and pipe is eroding and is in need of compaction, stabilization and repair.
The actual outlet structure and pipe are in acceptable condition.  The repair of the soil 
and replacement of riprap shall be done as part of the improvement of Lot 1 prior to 
the discharge of additional run off to the pond. 

4. The City access to sanitary sewer along the south property line will not be altered by 
improvement of Lot 1.  The City will still maintain access to the sanitary sewer from 
the west.

Grading and Erosion Control 

5. The proposed improvements include property accesses from Industrial Avenue and 
from the adjacent Lot to the west. 
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a. The driveway access to Industrial Avenue must be constructed to maintain storm 
water flow through the curb line.  The driveway apron shall be consistent with the 
Delano standard detail plate. 

b. It is not clear if the access from the adjacent lot is proposed to be paved.  The 
access shall be paved on Lot 1, Block 1 at a minimum.   

c. This driveway also crosses a city drainage and utility easement, as well as, a gas 
line easement.  It is acceptable for the driveway to cross the city easement.  The 
applicant shall verify proposed improvements in the gas line easement area on Lot 
1 and the adjacent lot are acceptable. 

6. The disturbed acreage associated with the improvement is greater than one acre 
therefore requiring a SWPPP. Provide the City with a copy of the NPDES permit and 
SWPPP.  

7. The applicant is responsible for all erosion control including dust control during 
construction.  Provisions shall be made for water during construction to control dust.
All materials tracked onto Industrial Avenue shall be cleaned at the end of each work 
day at a minimum.  More frequent cleaning can be required if deemed necessary by 
the City Engineer.  All disturbed areas not paved shall be seeded and protected within 
7 days of disturbance. 

8. Inlet erosion control protection shall be provided at all storm sewer inlets downstream 
to construction as noted on the plans.  This includes the existing catch basin at the end 
of Industrial Avenue. 

9. The proposed storm sewer serving Lot 1 connects to the existing storm sewer from 
Industrial Avenue.  This configuration is preferred as it limits the number of flared 
end structures into the pond.

a. The applicant shall keep the discharge velocity below 10 ft/s and shall account for 
offsite drainage (i.e. the total flow through the 24-inch pipe). 

b. Repair/replace rip rap at existing 24” flared end section appropriately sized for the 
discharge velocities. 

Utility Plan 

10. A water service connection is shown along Industrial Avenue.  The applicant shall 
coordinate the water service connection and configuration with DMU.  DMU 
standards may require separate domestic and fire services. 
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11. Fire hydrant spacing/location and fire service connections shall be approved by the 
Fire Chief. 

12. Sanitary service is shown from the existing trunk sewer line along the south property 
line.  An 8-inch service is shown connecting to an existing manhole.  The sanitary 
sewer service connection to the existing manhole shall be at the invert elevation.  The 
connection shall be core-drilled and equipped with a water-tight boot/seal.  The 
applicant shall reshape the existing manhole invert to direct flow downstream. 

13. The proposed 15-inch storm sewer connection to the existing storm manhole shall be 
modified to match crown elevations.  The existing storm manhole is shown as a 48-
inch structure.  Lowering the 15-inch storm sewer may require an additional structure 
that would help facilitate the connection to the existing manhole.  The additional 
structure would also improve energy dissipation. 

Landscape Plan 

14. The applicant shall identify the limits of existing tree removal.  This will also identify 
trees to remain.  It appears all trees and brush on the southerly portion of the property 
on steep slopes will remain. 

End of comments 


