
 

 

 
 
PLANNING REPORT 
 
 
TO:   Phil Kern     
 
FROM:  Alan Brixius 
 
DATE:   August 3, 2011   
 
RE:   Delano - Angela Kalthoff Photography Studio 
     
FILE NO:  432. 07 – 11.09 
 
 
BACKGROUND 
 
Michael J. Thomas Architects, on behalf of Angela Kalthoff, has submitted the following 
development applications to create a new commercial lot and develop a 2,944 square 
foot building for a photographic studio.  The required development applications include: 
 
Preliminary and Final Plat.  The applicant is splitting off a single commercial lot from 
Outlot A of the Delano West Crossing Addition.  Since it is a single lot subdivision, we 
are processing the preliminary and final plat together. 
 
Easement Vacation.  The applicant is requesting the vacation of all existing drainage 
and utility easements on Outlot A to be replaced with new easements with the recording 
of the new plat.  The easement vacation is necessary to eliminate an unused easement 
that bisects the proposed new lot.  Without the vacation of this easement, the new lot 
would be unbuildable. 
 
Site and Building Plan.  The Delano Zoning Ordinance requires Planning Commission 
review and City Council approval of all commercial development.  The applicant is 
requesting approval of site and building plans for a 2,944 square foot commercial 
building. 
 
Attached for reference: 
 
Exhibit A: Existing Conditions  Exhibit G: Landscape Plan 
Exhibit B: Preliminary/Final Plat Exhibit H: Floor Plan 
Exhibit C: Easement Vacation  Exhibit I: Building Elevations 
Exhibit D: Paving Plan   Exhibit J: Revised Curb Cut Concept 
Exhibit E: Lighting Plan 
Exhibit F: Utility Plan 
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ISSUES ANALYSIS 
 
Zoning.  The proposed site is zoned B-2, General Business District.  The proposed 
photographic studio is a permitted use within this zoning district. 
 
Lot Area, Width and Setbacks.  The applicant is proposing a subdivision creating a 
single commercial lot and an outlot. The proposed lot is 29,293 square feet in area and 
155 feet in width. The following table illustrates the lot’s compliance with the district 
standards: 
      Required  Proposed     Compliance
 
 Lot Area:   25,000 SF   29,293 SF  Yes 
 Lot Width:      100 feet       155 feet  Yes 
 Setbacks: 
  Front:        30 feet         20 feet  No 
  Side (east):       10 feet         28 feet   Yes 
  Side (west):       20 feet         85 feet  Yes 
 
The proposed front yard setback is 20 feet, matching the front yard setback of the 
McDonald building to the east.  The two lots share frontage on a private street and the 
setback provides a uniform streetscape with building placement and sidewalks along 
the building.  The reduced setback presents no issues for parking, traffic sight lines, or 
street access.  Additionally, the location and landscaped front yard contributes to the 
attractive building architecture. 
 
Easement Vacation.  Currently, the drainage and utility easement along the east side 
of Outlot A of Delano West Crossing Addition does not follow its east lot line.  The 
location of the easement is reflective of a proposed internal street that was intended to 
provide access to the balance of the future Delano West Crossing lots when the 
balance of the outlot was replatted.  The location of the easement bisects the proposed 
lot rendering it unbuildable.  The applicant is requesting the vacation of the outlot 
easements to accommodate the subdivision, with the required easement being re-
established with the new plat. 
 
The location of the existing easement was established as a future private street corridor 
to provide internal access to the future lots created through the replat of Outlot A.  Since 
the original Delano West Crossing approval, the City has approved a subdivision and 
conditional use permit for Lil’ Explorers Day Care, which receives access from 13th 
Street.  The platting and development of the proposed lot will further reduce the need 
for this private street corridor.  If we approve this subdivision and vacate this easement, 
we recommend that no further subdivision be approved for the balance of Outlot A 
without a master plan illustrating lot arrangements, building pads, internal site access 
and traffic circulation patterns, parking arrangements, etc. 
 
The easement being considered for vacation does not currently contain any utilities and 
may be vacated. 
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Parking.  The lot location and site design is being dictated by the property seller, who 
wants to create a lot and building placement that does not compromise the visibility and 
future use of the balance of Outlot A.    The proposed 2,944 retail service building has 
the following parking requirement: 
 
 2,944 square feet X .9 = 2,650 ÷ 200 = 13.2 parking stalls 
 
The applicant’s site plan illustrates 16 parking spaces with two disability stalls.  The 
proposed parking stalls are dimensioned 19 feet by 9 feet, with a 26 foot drive aisle.  
The parking lot will have continuous concrete curbing, bituminous surfacing, and be 
properly striped.  The parking plan meets City zoning standards with regard to number 
of stalls and design. 
 
Access.  The applicant is proposing to take access from Private Street A.  In examining 
the Existing Conditions Map, the True Value Hardware access is not reflective of 
existing conditions.  The 2008 True Value site plan located its driveway access 
approximately 100 feet west of their east lot line.  This results in a jog of 35 feet 
between the applicant’s proposed curb cut on the north side of the street and True 
Value Hardware’s on the south side of the street. 
 
This narrow jog presents potential for unsafe traffic conflicts for automobiles accessing 
and egressing both sites.  While current volumes from the two properties may not create 
an immediate problem, staff believes that the conflict will become a bigger issue with 
the building out of Outlot A.  To correct this design feature, staff recommends the 
following: 
 
1. Outlot A provide a cross access easement to Lot 1. 
 
2. The curb cut access for Lot 1 and the remainder of Outlot A be realigned to 

match the existing True Value Hardware curb cut location on the south side of 
Private Street A.   

 
3. The applicant be required to construct the curb cut and shared driveway for 

approximately 50 feet north of Private Street A and enter Lot 1 from the west. 
 
4. Disability parking may be relocated to the south lot line with a 10 foot setback 

from Private Street A. 
 
5. This proposed improvement will add cost to the project with increased pavement.  

To reduce costs to this project, staff would recommend that the applicant provide 
a concrete curb cut and apron and concrete curbing along just the east side of 
the shared drive.  The west edge may remain unfinished until the balance of 
Outlot A is developed. 

 
Sidewalks.   With the 2007 approval of Delano West Crossing, the City required 
sidewalks on both sides of Private Street A with connections to each building where 
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appropriate.  Construction of the north sidewalk will be installed with Phase 2 of 
development.   
 
This subdivision represents the beginning of Phase 2 development.  The site plan 
shows a sidewalk serving the building and providing an extension to the property to the 
east.  In review of this design, staff offers the following recommendation: 
 
1. The east/west sidewalk must be a minimum of five feet wide. 
 
2. The sidewalk must extend west to the proposed new curb cut location. 
 
3. With the revised parking and access arrangement, the sidewalk may be shifted 

south toward Private Street A to accommodate the new site changes. 
 
Building Design.    The proposed building is 2,944 square feet in floor area.  The 
building exterior material will consist of rock face block at the building base.  This 
treatment extends along three sides of the building.  Above the base, the applicant is 
using a combination of horizontal and vertical fiber cement siding to give the building an 
attractive visual appearance.  The applicant is also proposing pendant arm lighting and 
awnings extending from the front of the building to accent the building’s entrance and 
front windows.  The back of the building has seven large windows.  This is intended to 
provide natural light for the photography studio.   
 
The B-2 District requires 90 percent of the exterior finish to be of masonry components.  
The City has determined that cement fiber board fulfills this requirement.  The proposed 
building design complies with the City’s B-2 District building design standards. 
 
Signage.   Within the B-2 Zoning District, the City limits wall sign area to not more than 
15 percent of the front building façade.  The applicant is proposing an expanded front 
façade to give the building visual interest.  Staff approves of the building design but the 
sign area will be calculated on only the building façade between the ground and the 
building eaves (12 feet by 60 feet = 720 square feet X 15% = 108 square feet).  The 
proposed wall sign is 22 feet by 1.25 feet or 27.5 square feet).  The proposed sign 
meets the City requirements.  No freestanding sign is proposed.   
 
Lighting.   The applicant is not proposing any freestanding parking lot lighting. All 
exterior lighting will be located on the building, consisting of can soffits recessed within 
the building eaves, pendant arm signage fixtures, and wall mounted lighting within the 
proposed awnings.  In review of the proposed lighting plan, we offer the following 
recommendations: 
 
1. The pendant arm sign fixtures must have a hood that totally encloses the light 

source and directs the light to the sign. 
 
2. The awning lighting must be located within the awning so that the light source is 

not visible from the adjoining private street or properties. 
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Utilities.  The City Engineer has reviewed the utility plan and offers their comments in a 
July 27, 2011 memorandum.  The following changes must be included in the plans: 
 
1. Per DMU requirements, a one inch domestic water service is required as well as 

a separate fire service line sized appropriately for the building. 
 
2. Both water services should originate from the private street south of the building 

as shown on the drawings.  A valve shall be provided on the fire service and a 
curb stop for the domestic service. 

 
Drainage.   The Delano West Crossing subdivision was included in the larger Delano 
Crossing design for stormwater management.  The proposed site and development can 
be accommodated within the Delano Crossing comprehensive stormwater drainage 
system. 
 
Landscaping.  The landscaping is illustrated on Exhibit G.   This plan complements the 
building design with foundation plantings.  The rear yard is intended to be landscaped to 
provide outdoor photographic opportunities.  The plant sizes appear to meet City 
standards.   
 
The site access and parking is recommended to be altered.  In conjunction to this, we 
recommend additional shrubs be planted along the south and west parking lot edges to 
screen headlight glare onto Private Street A and the future private street along the west 
lot line. 
 
 
CONCLUSION AND RECOMMENDATION 
 
The applicant is requesting a subdivision of a lot from Outlot A Delano West Crossing to 
create a new building site.  This development request is impacted by past development 
approvals for the original Delano West Crossing plat and the approval of True Value 
Hardware.   Staff is very supportive of the proposed development application, 
however, development approval must consider how this site will be integrated within the 
balance of the Delano West Crossing future development.  The following 
recommendations are offered: 
 
Preliminary and Final Plat / Easement Vacation 
 
Staff recommends approval of the proposed preliminary, final plat, and easement 
vacation with the following conditions: 
 
1. The vacation of existing easements and the establishment of easements as 

shown on the plat.  The following additional easements are required: 
 

a. A five foot utility easement must be shown on Outlot A where it abuts the 
west lot line of Lot 1. 
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b. A separate cross access easement between Outlot A and Lot 1 must be 
established and recorded with the plat that relocates the proposed curb 
cut access across from True Value Hardware’s curb cut and provides 
access into Lot 1, Block 1. 

 
c. No further subdivision of Outlot A without a master plan that illustrates lot 

layout and access. 
 

 
Site and Building Plan 
 
The site and building plan is recommended for approval subject to the following 
conditions: 
 
1. The site access is relocated to Outlot A across from True Value Hardware and 

the site parking lot is redesigned to take access from the west.  The applicant 
shall be responsible for the curb cut and driveway construction into the site.  The 
Planning Commission may consider waiving the curbing requirement along the 
west side of the private drive in Outlot A in anticipation of future development. 

 
2. The applicant secure access easements across Outlot A to facilitate the 

relocation of the curb cut. 
 
3. The sidewalk at the south side of the building be expanded to a five foot width 

and extended west across the lot to the relocated curb cut. 
 
4. The utility plan be revised for separate water lines including a one inch domestic 

line and fire protection line extended from Private Street A. 
 
5. Light fixtures for the signage lights include a fixture hood large enough to entirely 

shield the light source from the street and adjoining properties.  Awning lights 
must be located so as not to be visible from adjoining streets. 

 
6. The landscape plan be revised to reflect the new driveway location.  Additional 

shrubs be planted around the west and south edges of the parking lot to screen 
headlight glare onto the private streets. 

 
 
c: Marlene Kittock 
 Wendy Biel 
 Paula Bauman 
 Scott Dornfeld 
 Mark Johnson 
 Vince VanderTop 
 Angela Kalthoff Photography, Applicant 
 Michael J. Thomas, Architect 
  
























