
 

 

 
 
MEMORANDUM 
 
 
TO:   Phil Kern 
 
FROM:  Alan Brixius 
 
DATE:   June 8, 2011 
 
RE:   Delano – Ace Development 
 
FILE NO:  423.07 – 11.07 
 
 
In 2006, the City Council approved a preliminary and final plat along with the site and 
building plans for a 12,540 square foot commercial retail building.  Since the approval, 
the final plat has be recorded and 9th Street/7th Street has been constructed.  However, 
due to the downturn in the economy, the commercial building has not been constructed.  
The applicant had their approval extended once, but it has now expired. 
 
There is now a development interest in the property and the project would like to 
proceed in the same size configuration and design as 2006.  One of the tenant bays 
may include a restaurant, however, that will likely be a separate application.  The 2006 
plans still meet City zoning standards.  To facilitate the developer’s schedule and to 
qualify this project for discounted SAC/WAC charges, City staff is requesting that the 
Planning Commission recommend the 2006 approval be reinstated based on the 2006 
plans, planning report and conditions of approval. 
 
 
 
 
pc: Marlene Kittock 
 Mark Johnson 
 Vince VanderTop 
 Scott Dornfeld 
 Paula Bauman 
 Wendy Biel 
 



 
 

 
PLANNING REPORT 
 
TO:   Phil Kern 
 
FROM:  Ann Rexine / Alan Brixius 
 
DATE:   October 4, 2006 
 
RE:   Delano:  Ace Retail Center 
 
FILE NO:  432.07 – 06.25 
 
BACKGROUND 
 
Larry Palm, representing Ace Properties, LLC. is seeking preliminary and final plat 
approval for the proposed Ace Retail Center project.  The site is located north of 
Johnson Drive, south of Highway 12, east of 7th Street South and west of the proposed 
extension of 9th Street.  The total site area consists of approximately 1.78 acres and is 
guided for Commercial Use by the City of Delano Comprehensive Plan.   
 
According to the submitted plans, the proposed one-story retail shopping complex will 
include seven (7) tenants.  These tenant bays range in size from one thousand five 
hundred sixty (1,560) square feet to one thousand seven hundred twenty three (1,723) 
square feet; totaling twelve thousand five hundred forty (12,540) gross square feet.   
 
In July 2006 the City Council approved the rezone of this property from R-A, Single 
Family / Agriculture to B-4, General Business District.  In September 2006, the official 
zoning map was repealed and replaced to be consistent with the new Zoning 
Ordinance, reclassifying this site to B-2, General Business.  
 
The Planning Commission continued consideration of the preliminary / final plat and site 
and building plan review to allow the applicant to revisit and enhance the architectural 
treatments of the building elevations.  Below is a review of the submitted plans dated 
September 8, 2006. 
 
Attached for Reference: 
Exhibit A: Title Sheet    Exhibit H: Floor Plan    
Exhibit B: Survey Cover Sheet   Exhibit I: Building Elevations 
Exhibit C: Site Survey    Exhibit J: Photometric 
Exhibit D: Existing Prelim Plat   Exhibit K: Truck Turning Radius 
Exhibit E: Grading, Drainage, Utility Plan 
Exhibit F: Site Plan 
Exhibit G: Landscape Plan 
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ISSUES AND ANALYSIS 
 
Preliminary / Final Plat 
 
Site Access.  According to the revised submitted plans, the subject property proposes 
sole site access from the future 9th Street extension.  The curb cut location onto 9th 
Street was shifted to the west in compliance with the recommendations of the City 
Engineer.  This site access is consistent with the 2002 Delano Comprehensive Plan 
which recommends limited access to Highway 12.  It also is consistent with Mn/DOT’s 
future reconstruction of the Highway 12 [TH 12] corridor. 
 
Two (2) cross easements to the adjacent western property were discussed in the 
previous planners report dated July 6, 2006.  According to the revised plan one (1) 
cross easement at the northwestern edge of the property has been established.  As 
condition of approval, we recommend that an additional cross easement be established 
south of the proposed easement location to allow enhanced circulation between the two 
properties.  This additional cross easement is subject to the review and approval by the 
City. 
 
Site Circulation.  The previous report required a consistent twenty four (24) foot drive 
aisle for ninety (90) degree parking.  This twenty four (24) foot drive aisle is in addition 
to a twelve (12) foot drive aisle required for a drive-through lane.  The applicant has 
proposed a consistent twenty four (24) foot drive aisle and is now compliant. 
 
The site design must accommodate adequate turning radius for a semi trailer truck.  
The City Engineer has reviewed the turning radius and has provided a mock up sketch 
included as Exhibit K.  Circulation around the building is adequate, but the entrance 
radii are not large enough.  As condition of approval, the entrance curb radii must be 
enlarged to accommodate semi trailer trucks subject to the review and approval by the 
City Engineer.    
 
According to the Zoning Ordinance for the B-2 District, drive-through service facilities 
are permitted accessory uses provided: 
 
a. Not less than one hundred twenty (120) feet of segregating automobile stacking 
 must be provided for the single service lane. 
 City Staff Comment:  Approximately one hundred fifty (150) feet of segregated 
 stacking has been provided.  Applicant is compliant. 
 
b. The stacking lane and its access must be designed to control traffic in a manner 
 to protect the buildings and will not interfere with on site traffic circulation or 
 access to required parking space. 
 City Staff Comment:  The stacking lane is segregated by a raised curb and island 
 to control traffic circulation and does not interfere with required parking spaces.  
 Applicant is compliant.  
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c. No part of the public street or boulevard may be used for stacking of 
 automobiles. 
 City Staff Comment:  Stacking of automobiles does not occur in the public street 
 or boulevard.  Applicant is compliant. 
 
d. The stacking lane, order board intercom, and window placement shall be 
 designed and located in such a manner as to minimize glare to adjacent 
 premises, particularly residential premises, and to maximize maneuverability of 
 vehicles on the site. 
 City Staff Comment:  The stacking lane, menu board and window location 
 minimizes glare and maximizes vehicular circulation.  Applicant is compliant.   
 
e. The drive-through window and its stacking lanes shall be screened from view of 
 adjoining residential zoning districts and public street rights of way. 
 City Staff Comment:  The window and stacking lanes are located on the western 
 edge of the site.  By its location, landscaping and landscape islands, its view is 
 screened from Highway 12 and future 9th Street.  Applicant is compliant. 
 
In addition to the aforementioned conditions, we recommend that a signed stop be 
installed at the end of the drive-through to ensure that traffic conflicts will be minimized.   
 
Off-Street Parking.  Zoning Ordinance requires one (1) parking space for each two 
hundred (200) square feet of floor area.  Floor area is calculated on the basis of the 
exterior floor area dimension of the building, times the number of floors, minus ten (10) 
percent.  In total, this retail center proposes sixty three (63) parking stalls of which fifty 
six (56) are required.  Four (4) are handicapped accessible with two (2) being van 
accessible, which exceeds current ADA Accessibility guidelines.  Stall dimensions are 
given as nine (9) feet wide by twenty (20) feet in length with a drive aisle of twenty four 
(24) feet.  This proposed retail center parking meets off-street parking requirements. 
 
Grading, Drainage and Utilities.  The grading, drainage and utility plan is subject to 
the review and approval by the City Engineer.  In addition, the following grading, 
drainage and utility comments must be addressed and are condition of project approval 
and are also subject to the review and approval by the City: 
 
1. Relocate the water main to angle from the south elevation of the building, west 
 to the  western stormwater pond and then to meet the future 9th Street extension.  
 Add a hydrant at the 9th Street terminus of this water main line. 
 
2. Add a hydrant to the eastern landscape island of the north elevation of the 
 building. 
 
Park Dedication.  Park dedication will be based on buildable land area calculations 
exclusive of wetland and buffer areas as well as the proposed value of park structure to 
determine park dedication fees.  Park dedication will be calculated based on fees 
established in 2006.   
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Lot Requirements and Setbacks.  The following are minimum requirements and 
setbacks for the B-2 District: 
 
 Required Proposed Compliant 
Lot Area Twenty five thousand 

(25,000) square feet 
77,337 square feet 

(1.78 acres) Yes 

Lot Width One hundred (100) feet 356 feet Yes 
 

Lot Depth None 240 feet Yes 

Front Yard Not less than thirty (30) 
feet 80 feet Yes 

Side Yard 

Not less than ten (10) 
feet, nor less than thirty 
(30) feet on a side yard 
abutting a public right-
of-way or residential 
district. 

East side yard abutting 
a public right-of-way:  

90 feet 
 

West side yard: 50 feet 

 

Rear Yard 

Twenty (20) feet.  Not 
less than forty (40) feet 
on a rear yard abutting 
a single family 
residential or medium 
density residential 
zoning district. 

90 feet Yes 

Wetland Buffer 16 feet 26 feet Yes 
 
Building Requirements.  According to Zoning Ordinance, no structure shall exceed 
three (3) stories or thirty six (36) feet, whichever is least.  The applicant has proposed a 
one story building, averaging twenty one (21) feet in height which is in compliance with 
the Ordinance.   
 
 
Site and Building Plan Review 
 
Signage.  The applicant has submitted plans for the subject site’s signage which are 
similar to the original plans reviewed in July 2006.  The applicant has now proposed two 
(2) freestanding monument signs; one (1) for Highway 12 and future 9th Street visibility 
and one (1) for the future 9th Street entrance.  The future 9th Street entrance monument 
must be located on the site’s property, relocated out of the right-of-way and set back 
five (5) feet from the property line.  According to the Ordinance, one (1) area 
identification sign is permitted.  It can be noted that the proposed project is unique as it 
has triple street frontage, thus the project is a unique circumstance.  The wall signage is 
compliant as they do not exceed fifteen (15) percent of the building façade and 
individual signs do not exceed the district standard.  
 
Trash Enclosure.  The revised site plan indicates that the trash enclosure has been 
relocated adjacent to the western property line further away from the future 9th Street 
extension and is screened by three (3) conifers.  Building materials proposed for the 
trash enclosures include rock face concrete block to match the building exterior and 
cedar slat doors.  
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Landscaping/Screening.  The revised landscape plan has increased in plant palette 
diversity and quantity which is beneficial to this commercial land use environment.  
Generally, plants selected are conducive to this type of site and are low maintenance.  
To achieve grade for the parking lot, retaining walls have been added along the 
northern edges of the two stormwater ponds at the southern entrance.   The following 
comments must be addressed and are condition of City staff approval: 
 
1. Austrian Pine - Pinus nigra can have a mature spread of twenty (20) to forty (40) 
 feet.  As shown on the plan the three (3) Austrian pines proposed to screen the 
 trash enclosure appear to be planted twelve (12) feet on center leading to 
 potential crowding and loss of lower level branches as the tree matures.  It is our 
 recommendation that these conifers be spaced further apart to maximize 
 screening. 
 
2. According to the plant list, thirty eight (38) Karl Forester Feather Reed Grass - 
 Calamagrostis acutiflora ‘Karl Forester’ are proposed.  Only thirty five (35) are 
 shown on the proposed plan.  Discrepancy appears to occur in the drive-through 
 planted island.  An amended planting list is required with the aforementioned 
 changes. 
 
3. The planting list identifies Juniperus sabina ‘Monna’ – Calgary Carpet Juniper as 
 having the key “CSJ.”  The landscape plan identifies fifteen (15) plants which are 
 identified as “CJ.”  Presumably the two are the same, but to clarify, an amended 
 planting list is required with the aforementioned changes.   
 
4. Planting details for the shrubs and trees identifies hardwood mulch to be four 
 (4) inches to six (6) inches thick.  This should be amended to read four (4) inches 
 with no range given.  In addition note should be added with language that 
 indicates that no mulch should come into contact with the bark of the plant.   The 
 deciduous tree planting detail should also reflect this aforementioned language.  
 
5. The applicant has indicated that the three (3) wetland edges are to be replanted 
 with a native wetland seed mix.  The applicant must indicate which native seed 
 mix is to be used for these ephemeral or permanently saturated areas, whichever 
 is appropriate for their setting. 
 
6. To reduce the glare of vehicular headlights, an intensified landscape hedge in 
 addition to the proposed landscaping is  requested along the north, east and 
 south property lines.   
 
Architectural Elements.  The proposed retail center location along the Highway 12 
corridor provides a site that is highly visible, thus its architectural building elements must 
be held in high regard.  As mentioned in the previous planner’s report, the future 9th 
Street extension will be the ‘front door’ for this retail center, thus the integrity of the 
building elevations should match that of the others. Comments from the previous 
planning report included intensifying the 9th Street elevation landscaping to include 
under story ornamental trees to break up the horizontality of the façade and 
enhancement of corner units’ architectural treatments to fold around the rear elevation. 
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In July of 2006, the Planning Commission tabled this project so the applicant could 
revise the plans to enhance the building elevations.  The City expressed interest in 
architecture that included: 
 
1. Variable roof lines, use of parapets, roof caps on the end tenant bays, etc. 
 
2. Variable entrance treatments. 
 
3. Changes in exterior materials or exterior patterns for the different tenant bays. 
 
4. Four sided architecture that presents an attractive building image to the abutting 
 streets. 
 
The revised elevations have been enhanced.  The three center tenant bays are 
proposed to have a variable roof line with the adjacent tenant bays having variable 
entrance treatments.  The south or ‘front door’ elevation has been enhanced to break up 
the horizontality with change in exterior materials and patterns.  To further enhance the 
front door of this retail center we recommend that the north elevation corner units’ 
window treatments fold around the corners to prominently announce arrival to its 
visitors.  In addition, we suggest further vertical change in materials between the center 
decorative panels. 
 
Lighting.  A revised photometric of lighting analysis, location, number and details of 
lighting fixtures were submitted by the applicant.  Building wall lighting has been 
substituted with goose neck fixtures which are an improvement to the previous globe 
lights.  Per Ordinance standards, all site lighting shall be hooded and so directed so as 
not to impact adjacent properties or streets.  
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RECOMMENDATION 
 
The Planning Commission should review the attached materials and the issues 
addressed herein in determining a recommendation to the City Council.  The 
information provided by the applicant gives basis for approval or denial of the 
application and shall address both existing conditions and changes that will occur during 
and after development.  Following a public hearing, we recommend approval of the 
preliminary / final plat and site and building plan review with the following conditions: 
 
Preliminary / Final Plat  
 
1. An additional cross easement shall be established south of the proposed 
 northern location to allow enhanced circulation between the two properties.  This 
 additional cross easement is subject to the review and approval by the City. 
 
2. Relocate the water main to angle from the south elevation of the building, west 
 to the  western stormwater pond and then to meet the future 9th Street extension.  
 Add a hydrant at the 9th Street terminus of this water main line. 
 
3. A hydrant must be added to the eastern landscape island of the north elevation 
 of the  building. 
 
4. Grading, drainage and utility plan are condition of project approval and are 
 subject to the review and approval by the City Engineer. 
 
5. Park dedication will be based on buildable land area calculations exclusive of 
 wetland and buffer areas as well as the proposed value of park structure to 
 determine park dedication fees.  Park dedication will be calculated based on fees 
 established in 2006.   
 
 
Site and Building Plan Review 
 
1. The entrance curb radii must be enlarged to accommodate semi trailer trucks 
 subject to the review and approval by the City Engineer.    
 
2. A signed stop be installed at the end of the drive-through to ensure that traffic 
 conflicts will be minimized. 
 
3. The future 9th Street entrance monument must be located on the site’s property 
 and relocated out of the right-of-way.    
 
4. A revised landscape plan must be submitted with the following changes: 
 
 a) The three (3) Austrian Pine - Pinus nigra that screen the trash enclosure  
  must   be spaced further apart to maximize screening. 
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 b) Discrepancy regarding the number of Calamagrostis acutiflora ‘Karl  
  Forester’ must be amended. 
 
 c) Discrepancy regarding Juniperus sabina ‘Monna’ in the landscape planting 
  key must be amended.   
 
 d) Planting details for the shrubs and trees should be amended to read four  
  (4) inches of hardwood mulch with no range given.  Note should be added  
  with language that  indicates that no mulch should come into contact with  
  the bark of the plant.  
 
 e) Indication must be noted of which native seed mix is to be used for these  
  ephemeral or permanently saturated wetland areas, whichever is   
  appropriate for their setting. 
 
 f) An intensified landscape hedge in addition to the proposed landscaping is  
  requested along the north, east and south property lines.   
 
5. Further enhancement of the architectural elevations should be given which 
 include: 
 
 a) North elevation corner units’ window treatments fold around the corners  
 
 b) Further vertical change in materials between the south elevation’s center  
  decorative panels. 
 
 
 
cc:   Marlene Kittock 
 Mark Johnson 
 Kent Torve 
 
 Larry Palm  
 Ace Properties, LLC. 
 5465 Highway 169 North 
 Plymouth, Minnesota  55442 
 

























CITY OF DELANO 
WRIGHT COUNTY, MINNESOTA 

 
 

RESOLUTION NO.: 06-____ 
 
 
RESOLUTION APPROVING PRELIMINARY PLAT FOR ACE RETAIL CENTER 
LOCATED NORTH OF JOHNSON DRIVE, SOUTH OF HIGHWAY 12, EAST OF 7TH 
STREET SOUTH AND WEST OF THE PROPOSED EXTENSION OF 9TH STREET, 
WITHIN THE CITY OF DELANO.  
 
 
 WHEREAS, Ace Properties, LLC. has submitted plans for Preliminary Plat 
approval for Ace Retail Center, and 
 
 WHEREAS, the Delano Planning Commission held a public hearing to consider 
the requests and they recommended approval with conditions as outlined in the NAC 
report dated October 4, 2006; and  
 
 WHEREAS, the City Council considered the application and they agree with the 
recommendation of the Planning Commission and City staff. 
 
 NOW, THEREFORE BE IT RESOLVED, that the City Council of Delano, 
Minnesota hereby approves the Preliminary Plat for Ace Retail Center subject to the 
following conditions:   
 
Preliminary Plat  
 
1. An additional cross easement shall be established south of the proposed 
 northern location to allow enhanced circulation between the two properties.  This 
 additional cross easement is subject to the review and approval by the City. 
 
2. Relocate the water main to angle from the south elevation of the building, west 
 to the  western stormwater pond and then to meet the future 9th Street extension.  
 Add a hydrant at the 9th Street terminus of this water main line. 
 
3. A hydrant must be added to the eastern landscape island of the north elevation 
 of the  building. 
 
4. Drainage and utility easements must be dedicated over the water main, all 
 ponding areas, retaining walls, the wetland and the wetland buffer. 
 
5. Grading, drainage and utility plan are condition of project approval and are 
 subject to the review and approval by the City Engineer. 
 



6. Park dedication will be based on buildable land area calculations exclusive of 
 wetland and buffer areas as well as the proposed value of park structure to 
 determine park dedication fees.  Park dedication will be calculated based on fees 
 established in 2006.   
 
7. Revised survey must be submitted indicating fifteen feet (15) of 9th Street right-of-
 way dedication as illustrated in the architectural site plan dated 6/9/06 and 
 9/8/06. 
 
 
Site and Building Plan Review 
 
1. The entrance curb radii must be enlarged to accommodate trucks subject to the 
 review and approval by the City Engineer.    
 
2. A signed stop be installed at the end of the drive-through to ensure that traffic 
 conflicts will be minimized. 
 
3. The future 9th Street entrance monument must be located on the site’s property 
 and relocated out of the right-of-way.    
 
4. A revised landscape plan must be submitted with the following changes: 
 
 a) The three (3) Austrian Pine - Pinus nigra that screen the trash enclosure  
  must   be spaced further apart to maximize screening. 
 
 b) Discrepancy regarding the number of Calamagrostis acutiflora ‘Karl  
  Forester’ must be amended. 
 
 c) Discrepancy regarding Juniperus sabina ‘Monna’ in the landscape planting 
  key must be amended.   
 
 d) Planting details for the shrubs and trees should be amended to read four  
  (4) inches of hardwood mulch with no range given.  Note should be added  
  with language that  indicates that no mulch should come into contact with  
  the bark of the plant.  
 
 e) Indication must be noted of which native seed mix is to be used for these  
  ephemeral or permanently saturated wetland areas, whichever is   
  appropriate for their setting. 
 
 f) An intensified landscape hedge in addition to the proposed landscaping is  
  requested along the north, east and south property lines.   
 
5. Further enhancement of the architectural elevations should be given which 
 include: 



 
 a) No ground HVAC equipment allowed.  Rooftop equipment shall be   
  screened by parapet walls. 
 

 b) Further vertical change in materials between the south elevation’s center  
  decorative panels.    
 

6. Approval is subject to the City Engineer’s comments in the memorandum dated 
 October 5, 2006. 
 
7. Site plan and preliminary plat shall be approved through a period ending 
 December 31, 2008. 

 
 
 ADOPTED BY THE MAYOR AND CITY COUNCIL THIS ______DAY OF 
OCTOBER 2006. 
 
 
 
        __________________________ 
        Jon Steinmetz, Mayor 
 
ATTEST: 
 
 
 
_______________________________ 
Marlene E. Kittock, Clerk/Treasurer 
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