MEMORANDUM

DATE: January 7, 2016
TO: Planning Commission (January 11 meeting)
FROM: Dan Olson, City Planner

SUBJECT: Public Hearing: Special Land Use Application (2016-01) (subdivision, site
and building plan review, conditional use permits, and variances) to create
a new parcel for a 5,000 SF commercial building at 5537 West Broadway
(Target store property) and to allow an off-premise sign at 6801 — 56
Avenue North (Crystal Shopping Center)

A. BACKGROUND

Paster Properties, owner of the Crystal Shopping Center at 6801 — 56 Avenue North,
and Target Corporation, owner of the Target store at 5537 West Broadway, are
proposing a Special Land Use Application to create a 1-acre parcel as the location for a
new commercial building. This application consists of a subdivision, conditional use
permits (CUP) and variance at 5537 West Broadway. An additional variance request at
6801-56" Avenue North would allow an off-premise sign. Both properties involved in
this application are zoned General Commercial (C-2).

Target Corporation owns an approximately 11.5 acre parcel which is the location for an
approximately 143,000 SF Target store. Paster Properties is proposing to subdivide a
1-acre parcel currently located in the northern part of the Target store parking lot, and
then construct a 5,000 SF commercial building. This proposed development requires
the following approvals by the City of Crystal:

e Preliminary and Final Plat (Cardinal Court 2nd Addition) to create the new
parcel

e Site and Building Plan Review for the new building and site improvements

e Conditional Use Permit (CUP) to allow a drive-through facility for the new
building

e CUP to allow outdoor dining for the new building

e CUP to adjust the number of parking spaces for the new building to 63
spaces

e Variance to increase the maximum percentage requirement for impervious
surface on the new parcel

e Variance to add an off-premise Target sign to the existing Crystal Shopping
Center freestanding sign at the southwest corner of West Broadway and
Bass Lake Road
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Notice of the January 11 public hearing was published in the Sun Post on December 31
and mailed to owners within 350 feet. No comments have been received to date.

Attachments:

2012 site location map

Photos of existing property

Existing zoning map

2030 Land Use Comprehensive Plan map

Project narrative

Trip generation report

Color rendering and elevations of proposed building
Color rendering of proposed off-premise sign
Proposed site plan (13 sheets)

TIOMMOUOwR

PROPOSED PROPERTY SUBDIVISION

Target Corporation owns an approximately 11.5 acre parcel at 5537 West Broadway
which is the location for an existing Target store. Paster Properties is proposing to
subdivide an approximately l-acre parcel of land located in the northern area of the
Target store property currently used for parking. The subdivision (plat) is called Cardinal
Court 2" Addition. The remaining 10.5 acres will remain as a parcel for the Target store,
and the new one-acre parcel would be owned by Paster Properties and used for a new
5,000 SF commercial building.

Since the subdivision is located on a County roadway (West Broadway), Hennepin
County staff has reviewed this subdivision request and finds it acceptable. The
following are the notable design features of this subdivision:

e Property access — The new parcel will be served by existing driveway entrances
along West Broadway and Bass Lake Road. The applicant is not proposing any
new streets or driveway accesses from existing roads.

e Easements — A ten-foot wide utility easement along West Broadway was
dedicated to the City for the Target property in 2007. The City is not requesting
any new public drainage and utility easements as a result of this subdivision. As a
condition of approval, staff is requesting the applicants to provide copies of
agreements between Target Corporation and Paster Properties for parking,
stormwater management and traffic access.

e Grading, Drainage and Erosion Control — Engineering staff has reviewed the
preliminary grading, drainage and erosion control plans and found them
acceptable. Erosion control techniques that will be used on-site include silt fences,
wattles, logs, and a gravel construction entrance.

e Stormwater management - Stormwater management will be provided by new
storm water facilities on-site that will connect with existing storm sewer pipes and
by a proposed raingarden located in the parking lot for the new building.

e Utilities - The proposed new building will connect with existing water, sanitary
sewer and storm sewer mains. Engineering staff have reviewed these utility
connections and found them acceptable. The following is a description of these
utilities:

o Water main: Existing 30" main in West Broadway
o Sanitary sewer main: Existing 8" main in West Broadway
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o Storm sewer main: Existing 12” main in West Broadway

e Property cleanup — At one time, this site contained a petroleum tank for a gas
service station. This tank leaked causing soil contamination and Target
Corporation worked with the Minnesota Pollution Control Agency (MPCA) to clean
up the property. In 1996, MPCA determined that the site was adequately cleaned
up but reserved the right to inspect the property and require further cleanup work if
it was later determined to be necessary. Staff recommends a condition of
approval that the applicants ensure the property has been cleaned up to MPCA’s
standards before starting construction and removing the monitoring well on the
property.

e Park dedication — This subdivision is subject to the City’s park dedication
requirements. Since the City does not desire a park within this commercial area,
the applicant will be required to make a cash payment in lieu of dedicating park
land. The payment of this park dedication fee would be a condition of approval of
the subdivision.

C. SITE AND BUILDING PLAN REVIEW

The following are the most notable elements of the site and building plan for the
proposed new 5,000 SF commercial building:

e Building use — The applicant is proposing to use the new parcel as the location for
a new commercial building with two individual units. The applicant has not
specified what the building will be used for, but according to the Trip Generation
report (Attachment F), the building will be used for a coffee shop with a drive-
through, while the other portion of the building will be a quick service restaurant
without a drive-through. The C-2 district allows retail stores, professional offices,
and restaurants as Permitted Uses without Planning Commission or City Council
review and approval.

e Building setbacks — The proposed building meets setback requirements in the C-2
district. The building will be 36 feet from the property line along West Broadway.

e Lot size and coverage — The proposed lot meets lot area, width, and depth
requirements of the C-2 zoning district. The applicant is requesting a variance to
allow lot coverage to exceed 75% (see Section E, below)

e Parking — The site plan shows 63 parking spaces to serve the proposed building.
The applicants are requesting a CUP to adjust the required number of parking
spaces (see Section D, below). The perimeter of the parking lot meets setbacks
and the aisle and parking space meet the dimensional requirements of the zoning
code.

The number of spaces for the remaining Target store property meets City Code
requirements. The minimum number of required spaces is 481 for Target based on
the square footage of the building, and the maximum number of spaces is 571.
After the subdivision, the site plan shows 450 spaces for Target. However, there
are 51 “proof of parking” spaces that could be constructed if needed. These proof
of parking spaces were approved by the City Council in 2003 as part of a site plan
review for the Target site. The existing spaces and proof of parking spaces provide
501 spaces for the Target store which would comply with City Code.
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e Traffic impacts — The applicant has provided a trip generation report (Attachment
F), which provides forecasts for trips generated as a result of this additional
building. Hennepin County has reviewed this report, and found that traffic impacts
to West Broadway as a result of this additional building are manageable and
additional driveway accesses or turn lanes will not be required.

e Access and circulation: The City’s Public Works Director, the West Metro Fire
Rescue District, and Hennepin County staff have reviewed this traffic circulation
plan and found it adequate to meet vehicle movement into and within the site,
including fire trucks.

e Building elevations — The proposed major exterior building material is “exterior
insulation finishing system” (EIFS), with brick accents and a metal fascia. These
materials meet the City’s requirements. A color rending of the proposed building is
Attachment G.

e Landscaping — The landscape plan shows some existing trees preserved, and “little
leaf linden” as trees to be planted on the new parcel. Shrubs to be planted are
“grey owl juniper” and “Japanese white spirea”. Perennials will be planted around
the property, including in the proposed rain garden.

e Screening — There is an existing dumpster enclosure on the property, and this will
be enlarged by adding one wall and a gate. The new wall matches the brick on the
existing enclosure. Rooftop mechanicals will be screened by a parapet, and the
only ground mechanical equipment is a transformer that will be screened with
landscaping.

e Exterior Lighting — Although one light pole will be relocated within the site due to the
reconstruction of the parking lot, no new light poles are proposed. Exterior lighting
on the new building will be similar to what is found on other shopping center
buildings, and will meet the City’s requirements.

e Pedestrian connections — There is an existing sidewalk along West Broadway that
will allow for pedestrian connections to this new building. According to the City’s
Comprehensive Plan, there are no planned trails for this area.

e Signs — A monument sign is proposed for this building near the existing northern
driveway access to West Broadway. The applicant must receive sign permit
approval before installing that sign, or any building signage.

CONDITIONAL USE PERMITS

The applicants are proposing three conditional use permits related to the proposed new
commercial building. Firstis a CUP to allow a drive-through facility. Second is a CUP to
allow outdoor dining. Third is a CUP to adjust the required minimum and maximum
number of parking spaces on the site. The following is a description of these three
CUPs, followed by the relevant approval criteria for each of these CUPs as outlined in the
zoning code. Both the drive-through facility and the outdoor dining are required by the
zoning code to be in conformance to the 2030 Comprehensive Plan land use designation
of “General Commercial”, which is described as “retail, offices, restaurants, and some
automobile-oriented businesses”. These uses are both in conformance with that
designation, as well the requirements of Section 520 of the zoning code, Site and
Building Plan Review.
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1) Drive-through facility - The applicants are proposing a drive-through facility as part of
the proposed commercial building. According to the Trip Generation report
(Attachment F), the drive-through will be used for a coffee shop, while the other
portion of the building will be a quick service restaurant without a drive-through.
Patrons would enter the drive-through facility on the south side of the building, and
exit on the north side of the building, where the order is taken at a drive-through
window. One drive-through lane connects the motorist to this drive-through window,
while an adjacent lane allows for bypass traffic. City Code Section 515.49, Subd. 4(k)
provides requirements for drive-through facilities as a conditional use in the C-2
zoning district. The following are those requirements, followed by staff response.

1) The establishment is served by arterial, collector or municipal state aid
streets and such pedestrian facilities as are necessary to accommodate
the traffic generated by the facility. The City Council may require the
applicant to provide a traffic study prepared by a professional engineer for
the proposed use, and may base its findings of fact on said study or other
information related to potential traffic impacts on the street system and
adjacent land uses.

Response: According to the City’s Comprehensive Plan, West
Broadway and Bass Lake Road are minor arterial streets. The site is
served by entrances and exits on both West Broadway and Bass
Lake Road, which will provide adequate traffic access for patrons of
this property. In addition, the City’s Public Works Director and the
West Metro Fire Rescue District have reviewed this proposal and
found it adequate to meet vehicle movement within the site,
including fire trucks.

2) The facility can meet the required separation distance and hours of
operation limitations. For the purposes of this section, “facility” means any
part of the lot where the city council determines that it is likely that
vehicles will be driven, stopped, or parked as part of the operations of the
drive-thru establishment. If the facility is located at least 250 feet from
property zoned R-1, R-2 or R-3, then no hours of operations restriction is
specified by this Code.

Response: All property zoned R-1, R-2 and R-3 is located more than
500 feet from this proposed parcel.

3) The city council finds that there will be adequate screening and buffering
between the establishment and adjacent uses.

Response: The proposed parcel where the drive-through facility
would be located is an area surrounded by property zoned C-2. The
drive-through will be screened by the Target store and Crystal
Shopping Center from single-family homes in adjacent
neighborhoods. Any residentially zoned property is at least 500 feet
from the proposed drive-through. There is no need for screening
and buffering for this drive-through facility.
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2) Outdoor dining

1. The applicants are proposing outdoor dining as part of the proposed commercial
building. This dining area is 1,497 SF in size, and is proposed to serve only one
of the commercial units within the building. City Code Section 515.49, Subd. 4(f)
provides requirements for outdoor sales (dining) areas as a conditional use in the
C-2 zoning district. The following are those requirements, followed by staff
response.

1) The sales area is hard surfaced and clearly designated on the site as
being limited to the specific, approved area.

Response: According to the site plan, the dining area is proposed to
be a hard-surfaced patio on the west side of the building.

2) The sales area does not exceed 30% of the gross floor area of the
principal use, 20% of the area of the property, or 2,000 square feet.

Response: The applicant has proposed a 1,497 SF outdoor patio on
the west side of the building. This meets City Code size limits for an
outdoor sales (dining) area.

3) The items to be placed outdoors are typically found outdoors and are
constructed of materials appropriate for outdoor weather conditions.

Response: The items proposed for outdoor dining will be items
normally kept outdoors in summer conditions, such as durable
tables and chairs. This will be evaluated when a specific user is
known.

4) The city council finds that there will be adequate screening and buffering
between the establishment and adjacent uses.

Response: The outdoor dining area is compatible with adjacent
commercial uses. Any residentially zoned property is at least 500
feet from the proposed outdoor dining area. Given the distance to
residential uses, there is no need for screening and buffering for this
use.

3) Adjustment to parking requirements — City Code Section 515.17, Subd. 6, allows the
minimum or maximum number of required parking spaces to be adjusted for a specific
project through a CUP. As previously stated, the applicant has not yet determined the
exact use for the proposed building, but has indicated the building could be used for
some combination of retail, professional office, or restaurant. These uses have
different parking requirements:

Retail/office:
Minimum = 21 spaces
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Maximum = 24 spaces

Restaurant:
Minimum = 66 spaces
Maximum = 104 spaces

The applicant is proposing 63 parking spaces for this building, which exceeds the
maximum for retail/office, but does not meet the minimum if the building contains a
restaurant use. Prior to the subdivision of the parcel, the number of parking spaces
provided for the Target parking lot, which includes this proposed parcel, is 565
spaces. After the subdivision, there will be 513 spaces, which includes 63 for the
proposed new parcel and 450 for the Target store parcel. This is a net loss of 52
parking spaces for the existing 11.5 acre Target parcel. However, the Target store
site has 51 proof-of parking spaces (see Section C).

The only standard provided in the zoning code for approving an adjustment to the
number of required parking spaces is the applicant must demonstrate that the
proposed property use does not warrant the required number of spaces. In one
“worst-case” scenario, if 63 vehicles averaging two passengers are parked in the
proposed parking lot, that would mean 126 persons in the commercial building at
one time. W.ith the size of the building and its proposed use for quick coffee and
food service, it is unlikely that this many people will be there at the same time.
Therefore, based on this information, the approval of the adjustment to require 63
parking spaces is appropriate.

E. VARIANCES

The applicants are requesting two variances related to the proposed new commercial building.
First is a variance to the maximum lot coverage percentage for the new parcel. Second, is a
variance to allow an off-premise sign for the Target store at the intersection of West Broadway
and Bass Lake Road. The following is a description of these two variances, followed by the
relevant approval criteria for each of these variances as outlined in the zoning and sign codes.

1) Lot coverage — According to City Code Section 515.49, Subd. 6 (a), no more than
75% of a lot shall be covered by structures. According to the proposed site plan,
86.2% of the proposed lot will be covered by structures (building and parking lot).
Prior to the subdivision and development of the new parcel, the percentage of the
lot covered by the parking lot is 88.6%. Therefore, with the development of the
parcel, the amount of the lot covered by impervious surface is reduced. According
to City records, this area has been mostly impervious since at least 1966 when a
fuel service station was constructed on this property.

According to City Code Section 515.05, Subd. 2, the following are the relevant
criteria to approve a variance, followed by staff response:

a) Variances shall only be permitted when they are in harmony with the general
purposes and intent of the official control and when the terms of the variances
are consistent with the comprehensive plan.
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Response: The intent of the lot coverage requirement is to reduce the
amount of impervious surface for a specific development. Although the
proposed percentage of impervious surface does not meet current
requirements, the amount of impervious surface will be reduced.

b) Variances shall only be permitted when the city council finds that strict
enforcement of specific provisions of this section would create practical
difficulties due to circumstances unique to a particular property under
consideration. Practical difficulties, as used in connection with the granting of a
variance, means that the property owner:

1) proposes to use the property in a reasonable manner not permitted
by an official control; and

2) the plight of the landowner is due to circumstances unique to the
property not created by the landowner; and

3) the variance, if granted, will not alter the essential character of the
locality.

Response: The use of this area as a parking lot is a reasonable use
permitted by the City’s zoning code. Since the parking lot has been in this
area since at least 1966, the essential character of this area is not
proposed to change.

c) Economic considerations alone do not constitute practical difficulties.

Response: Since the parking lot currently exceeds the maximum
percentage of lot coverage, and the applicants are making efforts to
improve this situation, economic considerations alone are not considered
to be the sole reason for requesting this variance.

2) Off-premise sign — According to City Code Section 405.23 (1), off-premise signs are

prohibited. These signs are defined in the City Code as a “sign structure advertising
an establishment, merchandise, service, or entertainment that is not sold, produced,
manufactured or furnished at the property on which the sign is located, e.g.
billboards or outdoor advertising” (City Code Section 405.03, Subd. 24). Target
Corporation is proposing to locate a Target store sign on the existing freestanding
sign located at the intersection of West Broadway and Bass Lake Road on property
within the Crystal Shopping Center that is owned by Paster Properties. The existing
freestanding sign was approved in 2004, and the size of this sign will not change
with the addition of the Target sign (see Attachment H).

With the construction of the proposed new commercial building, Target believes that
the new building will block potential patrons from seeing the store from the
intersection of West Broadway and Bass Lake Road. Currently, without the building
there is a clear sight line from that intersection to the store. A new off-premise
Target sign at the intersection would preserve visibility for the Target store. There
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is an existing Target freestanding sign located on Target property along West
Broadway.

The City Code contains criteria in Section 405.25, Subd. 3, which details when sign
variances should be approved. However, in 2011 state law was changed to replace
the ‘undue hardship’ criteria for variances with much easier-to-meet ‘practical
difficulty’ criteria. Notwithstanding the ‘undue hardship’ criteria still present in the
City’s sign code, the City will instead apply the state’s ‘practical difficulty’ criteria
listed in City Code Section 515.05, Subd. 2. The following are those relevant
criteria, followed by staff response.

a) Variances shall only be permitted when they are in harmony with the general
purposes and intent of the official control and when the terms of the variances
are consistent with the comprehensive plan.

Response: The intent of the zoning code and comprehensive plan is to
encourage commercial businesses to thrive in appropriate areas of the
city. Therefore, the placement of an off-premise sign on an existing
freestanding sign is in conformance with the City’s official controls.

b) Variances shall only be permitted when the city council finds that strict
enforcement of specific provisions of this section would create practical
difficulties due to circumstances unique to a particular property under
consideration. Practical difficulties, as used in connection with the granting of a
variance, means that the property owner:

1) proposes to use the property in a reasonable manner not permitted
by an official control; and

2) the plight of the landowner is due to circumstances unique to the
property not created by the landowner; and

3) the variance, if granted, will not alter the essential character of the
locality.

Response: The use of the parcel as a freestanding sign is a reasonable
use permitted by the City’s sign code. The Crystal Shopping Center and
Target store were developed over 50 years ago and function as a single
property. This layout provides for one large shopping area fronting on
two major roadways. Since this is an existing unique condition, and is a
condition previously approved by the City, the plight of the landowners is
not being created by the current proposal. Since the existing freestanding
sign has been in place since 2004, the essential character of this area is
not proposed to change.

c) Economic considerations alone do not constitute practical difficulties.

Response: The applicant has stated that the need for a variance is to
provide continued visibility for the Target store from the intersection of
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West Broadway and Bass Lake Road. Therefore, economic consideration
alone is not considered to be the sole reason that the variance is
requested.

REQUESTED ACTION

The Planning Commission is being asked to make a recommendation to the City
Council to either deny or approve the Special Land Use Application (subdivision, site
and building plan review, conditional use permits, and variances) to allow for the
construction of a new commercial building at 5537 West Broadway (Target store
property) and the approval of an off-premise sign at 6801-56" Avenue North (Crystal
Shopping Center), which should include findings of fact either for or against the
proposal. The Commission may reference the findings for approval in Sections B-E,
above.

Staff is recommending approval of the property subdivision, site and building plan,
conditional use permits for the drive-through facility, outdoor dining, and adjustment to
the required number of parking spaces, and the variances to the maximum percentage
of lot coverage and off-premise sign. The recommendation for these approvals are
subject to the following conditions:

1. An Abstract of Title or Title Certificate for the land included in the subdivision shall
be submitted prior to the City Council meeting where the Final Plat is considered for
approval.

2. Prior to the release of the Final Plat for recording by the applicant, a park dedication
fee of $12,000 shall be paid by the applicant.

3. Prior to the release of the Final Plat for recording by the applicant, the applicant
shall submit copies of any agreements for property access, parking, and stormwater
management between Target Corporation and Paster Properties.

4. Prior to the issuance of the building permit for the new commercial building, the
applicant will provide documentation to the City from the Minnesota Pollution Control
Agency (MPCA) that the property has been cleaned up to MPCA’s standards for
new construction on the site, and that the monitoring well can be removed.

5. A sign permit application shall be approved by the City prior to the installation of any
exterior signs.

City Council action is anticipated on January 19, 2016.
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City of Crystal, Planned Land Use, 2030
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Attachment E

CRYSTAL COMMERCIAL BUILDING

We are proposing to redevelop the northern portion of the Crystal Target parking lot with a 4,990
square foot mixed use commercial building. The building is planned to house 2 tenants but could be
configured for more if they are smaller.

We have been working with Target on this property for some time and we both feel this is an excellent
site for redevelopment. This feeling was clearly noted at the Crystal Transit meeting held on September
29" to discuss the possibility of LRT coming to this area. Of the 7-8 breakout groups at this meeting 5 of
these groups noted this very site as prime location for redevelopment. We were thrilled to hear our
neighbors as well as other city resident’s talk about this knowing we were already working on this very
project.

A small project like this can often be very complicated when it comes to the actual requirements and
steps that are needed to redevelop the property. We are submitting a number of applications including
the following:

e Preliminary and Final Plat
e Conditional Use Permits
e Variances

e Site Plan Review

We are requesting a Variance to allow Target to have an off premise sign. Target’s sign would be on our
existing shopping center sign located at the southwest corner of Bass Lake Road and Broadway. The
construction of the new proposed building would block the view of the existing Target store from the
intersection. This variance would allow Target to maintain a presence at the intersection in an area
where they have had a presence since Target store #3 was built back in 1962. The proposed Target sign
area would be within the area allowed by sign code for this sign. We have submitted an elevation of the
proposed sign with the new Target logo for your review and comment. This variance will in no way
impair or interfere with any of the current uses, properties, or public activity in or around this sign. The
sign itself will change very little from what is there today. Only the graphics and space between the
panels will be changed. This will also help to ensure Target’s continued success within the City of Crystal.

We are requesting a Variance to allow us to deviate from the required amount of pervious area in a
project. This project is the redevelopment of an existing parking lot that is currently 11.3% green space.
The proposed redevelopment would increase the greenspace amount slightly to 13.8%. This is still
below the code required amount but certainly a step in the right direction. We are also installing a small
rain garden within a parking lot island to treat a portion of the storm water runoff from the parking
area. There is nothing like this onsite today. We are taking an existing area that is currently all asphalt
parking and converting it to building area with perimeter green space as well as some additional site



green space and a rain garden. The remaining Target Lot 1 parcel will remain at 12.3% for overall green
space. This variance will not interfere with any of the adjacent uses. It will allow this property to
improve the existing conditions for storm water runoff by slightly reducing the area of impervious
surface and adding a rain garden area to assist in the treatment of the storm water runoff. Similarly, the
existing and proposed parking lot landscape areas do not meet the 8% requirement. The proposed
Target Lot 1 parking lot landscape area is the same at 4.6%, but the proposed Outlot Lot 2 parking lot
landscape area increased from 3.8% to 5.0%. This does not interfere with adjacent uses and is an
improvement to what is currently on site, per the retrofitting this project into the existing parking lot.

We are requesting a Conditional Use Permit to allow the new project to include outdoor space for
possible patio dining and gathering. The location of the proposed outdoor patio space is noted on the
site plan submitted with this project. This area would be for customers who would be served their
coffee or food item inside the building and carry it out to the patio to enjoy it. Chairs and tables would
be provided on the patio. Itis our hope that this area will become a place to gather and meet outdoors
during our warmer months of summer. This area will not include any sales or storage of material. All
sales and storage would be kept within the building. This area would not exceed 1,497 square feet
which is 30% of the gross building area.

We are requesting a Conditional Use Permit which would allow us to deviate from the city parking
standards. The project that we are proposing is a mixed use building. This building may be occupied by
retail, office and or restaurant users. The Crystal Zoning Code treats the retail and office uses differently
than it treats the restaurant uses when it comes to required parking. The different parking
requirements are outlined below.

Building Size: Gross Building area = 4,990 square feet
Zoning Code Parking Requirements:
Retail/Office:  Minimum Parking Required = 4 stalls + 1 stall per 300 square feet

Maximum Parking Required = 4 stalls + 1 stall per 250 square feet

Eating Establishment: Minimum Parking = 4 stalls + 1 stall per 80 square feet

Maximum Parking = 4 stalls + 1 stall per 50 square feet



Required Parking for the proposed Mixed Use Commercial Building:
Retail/Office: Minimum parking required = 4 + (4,990/300) = 21 spaces

Maximum parking allowed = 4 + (4,990/250) = 24 spaces

Eating Establishment: Minimum parking required = 4 + (4,990/80) = 66 spaces

Maximum parking allowed = 4 + (4,990/50) = 104 spaces

As you can see with a mixed use building the parking requirements vary greatly depending on the uses
in the building. A maximum of 24 spaces for one set of uses and a minimum of 66 stalls for the other
proposed use. At this time we don’t know if the uses will be retail/office or restaurant or a combination
of each. For this reason we are requesting a Conditional Use Permit for 63 onsite parking spaces. This
number of parking stalls falls at the high end, between the retail/office maximum and the eating
establishment minimum. We do not know what the initial uses or future uses may be for this project.
The 63 parking spaces will satisfy the needs of all of the proposed uses now and in the future.

The proposed project will eliminate a number of parking stalls from the existing spaces available for
Target. The parking on the revised Target lot will continue to meet the parking requirements as
established in the zoning code. The Target building is 143,203 square feet. The code required parking
for a building this size is as follows:

Minimum parking required = 4 stalls + 1 stall/300 square feet = 481 spaces
Maximum parking allowed = 4 stalls + 1 stall/250 square feet = 577 spaces

The current number of parking spaces on the revised Target parcel is 450 stalls. When these 450 stalls
are combined with the existing proof of parking areas, noted on the overall plan, the total parking for
the revised Target parcel is 501 spaces. This number is above the minimum required and well below the
maximum allowed. The revised Target parking area will continue to meet the requirements of the
Crystal parking code after the proposed project would be completed.

Lastly, we are requesting a Conditional Use permit for a Drive-thru facility in a C2 zoning district. The
drive-thru window would be located at the north end of the proposed building. This location allows for
maximum stacking space on the east side of the building. The layout was designed to keep all of the
cars utilizing the drive-thru stacked on site. The menu board is also on the east side of the building and
faces Broadway. Its location is noted on the site plan. It will not be a nuisance to any of the adjacent
properties. Lighting for the drive-thru area will be done with wall sconces on the sides of the proposed
building.



This project has been a joint effort between Paster Properties and Target Corporation. We have worked
very hard to come up with a project that will enhance the retail opportunities in this area while not
diminishing the existing success of the current businesses. We feel this project does this. The project
takes a parking area that is minimally used by Target and redevelops it into a small mixed use
commercial building with associated parking and outdoor gathering space. It will reduce the overall
number of vacant parking stalls in the area. It will decrease the area of impervious surface in this area of
the existing parking lot. It will enhance the landscaping in this area. It will allow Target to maintain a
presence at the intersection of Bass Lake and Broadway.

We request your support of this project so that we may continue to improve the vitality and
opportunities in Crystal.
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MEMORANDUM

Date: December 11, 2015

Re: Trip Generation — Crystal Target Outlot Parcel
5537 West Broadway, Crystal, MN
File R0006484.00

To: Paster Properties, 2227 University Avenue, Saint Paul, MN 55114
c/o John Kohler

From: Steve Manhart, P.E. PTOE, PTP

TBPLS Firm No. 10074302

Westwood Professional Services has prepared a comparison of trip generation
forecasts for the proposed outlot parcel in the Target Store parking lot in the Crystal
Shopping Center, 5537 West Broadway Avenue in Crystal, Minnesota. The outlot
parcel is proposed to be located at the north end of the existing Target parking lot.

The proposed development will consist of a new building comprising 4,990 square
feet. It is proposed that half of the building will be a coffee shop with drive through
lane, and the other half will be a quick service restaurant without drive through lane.

Currently, this outlet parcel comprises 115 parking stalls. These stalls, while a part of
the overall Target development, are not heavily used except on high demand shopping
days. Because many of the shopping center businesses adjacent to these stalls front to
the north and west, there is little shared demand for this parking other than by Target.

Figure 1 shows the proposed site plan. Figure 2 illustrates the outlet parcel (in yellow)
as well as the parking that will be displaced as a result of the new building footprint
and drive lanes (in blue). Of the 115 stalls in the parcel currently, 52 stalls will be lost
due to the development. This will leave 63 stalls to be repurposed for the new site.

Westwood has determined the trip generation potential of the parcel using the rates and
equations from the Institute of Transportation Engineers’ Trip Generation Manual, 9t
Edition.! Table 1 illustrates the daily and peak hour trip generation forecasts for the
development given the prosed uses on the site.

! Trip Generation Manual, 9" Edition, Institute of Transportation Engineers, Washington, DC, 2012

Multi-Disciplined Surveying & Engineering
westwoodps.com



December 11, 2015
Page 2

Figure 1 — Proposed Site Plan
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Figure 2 -- Proposed Impacts to Parking

> ; - \ S
- - \/

: \Z ") 63 stalls repurposed
(. L AN,

(St e e

i
I
(Source: oole Maps and Westwood Professional Services, 2015)




December 11, 2015
Page 3

Table 1 — Trip Generation

ITE Weekday AM peak PM Peak
Type Land Use Code Size Enter Exit Enter Exit Enter | Exit
Retail Coffee - w/Drive Thru 937 | 2.495 k.s.f. 1,021 1,021 128 123 42 42
Retail Fast Food - No Drive Thru 933 2.495 k.s.f. 893 893 66 44 26 26
1,914 1,914 194 167 68 68
3,828 361 136

(Source: ITE Trip Generation Manual, 2012 and Westwood Professional Services, 2015)

Coffee shops have heaviest demand during the morning peak hours. Other fast food,
“fast casual” or “quick service” restaurants without drive-through lanes have demand
throughout the day — and typically less than that of a coffee shop.

These trips would be distributed to and from the three main access points on West
Broadway Avenue, as well as to and from internal driveways within the Crystal
Shopping Center. Some trips will be shared with Target and other uses in the center.
Therefore, trips will be dispersed throughout the center and not necessarily
congregated at on access onto West Broadway Avenue.

Regarding parking demand, it is understood that you are working with the City of
Crystal to resolve the parking requirement for the site.

CcC: Paul Schroeder, Westwood



Attachment G

WEST ELEVATION
OUTLOT RETAIL BUILDING o4 8 16
CHYSTAL CENTER 1 2/1 4/1 5 SCALE 1[,!'8" = 1'_0' Studio 55 Architects, LLP

10700 Highway 55, suite 275
Plyrnouth, MN 55441
763.544.8370
studio55architects.com



11/16/2015 1:34 PM X:\CRYSTAL CENTER\PO - CRYSTAL CENTERD.DWG

1/8" = 1'=0"

1 4 4 5 4
MATERIAL KEY 2 5 5 5
MATERIAL COLOR 3 6 6 — 6
1. METAL FASCIA MEDIUM BRONZE 10 9
2. EIFS CORNICE MONASTERY BROWN ~ 4. T.0. PARAPET
3. EIFS FIELD AMARILLO WHITE TR R I K N4 122'-0"
4. ACCENT BRICK MAPLE i = LN T
5. FIELD BRICK CHOCOLATE i i j AR = ==l il
6.  STOREFRONT FRAME MEDIUM BRONZE = HTH iE Sl=o
7. LIGHT SCONCE MEDIUM BRONZE 4 — HITTH i= LIBE
8.  SPLIT FACE CMU GOLDLEAF — HIITH H-
9. CMU SILL/CAP BLOCK GOLDLEAF -+ = ue gINE == Y
10.  AWNING T.B.D. (BY TENANT) Shn= S BilN=E EillicE i =N 5
] ] EEvNEE —H EPI= SINS | i@% o
T — — —H A ] —H = =T THEEAEAT o~
uin ESiE EiiE Y EHlNEE Y SYINEE Y | Y
: SIS : SHE = Sihiss Sihaes = ig B
SHi= / == \. Sshiz= —HTRA — =
7 = = N BN , BeiinE Beiine B i
e IR e o RU W s | /| e e e L e e e L T
I e o B | N okl * AL “* T T e e D S I e e e T e PR R e 4 FIN. FLOOR
100'-0”
I I I I I I I I
e e e e it S e T e e F it B Bt Mt i L e
| I R B O e | — R [ 4 JE N S I S — |
9 g — 9 g — 9 g — 9 8
3 WEST ELEVATION
1/8" = 1'-0"
4. T.0. PARAPET 4+ T.0. PARAPET
122'-0” g 7 122'-0”
HTHTHTE: T
,] ‘C') o — — — —: =C|D a
q A= —IAIATT S
i
— ] N
= = o
N ] T' Y R I RN PN PRCINYFCINY Y NI PN PCINYPRCINY NI Y PN PRNCNCYPRNCINCY PRNCINCY PRI PRNCIN PN PO PRCINYPRCINY P NI PN PCINYPRCINEY PRI o T T TR 'T' iy 'T
L FIN. FLOOR e S ' S s ! .- ioiai O e E S, , S —-—,-: 4 FIN. FLOOR
g H T g 5 — 100"-0" | | | | | | 100'-0”
| | | | I I I I
r | l_l ._| IL____J_I _________________ T_L _____________ L|' ______________________ 'I_L_____L'I
.| — L - — — S 1 L e 4 J
7 BUILDING SECTION 4 NORTH ELEVATION
1/8" = 1'-0" /8 = T-0°
. ,.T.0. PARAPET
o 122'-0”
= {E
EE SHE SHES SHE S =t g
(TAOHA — A — — R — A — R JE\ m X P
— — T -
— = .u'j
= N E O\ \. = =
\ AN N\ [
)/ )/ I/
IS AR S R S O R RS S S R R R D D | / | / 1] R FRCRY I I I PR DS R O R R L D R / ) ) S S Y NI I R R R
D S e I e e S A A R A AR S R 4+FIN. FLOOR
100'-0”
| | | | | | |
e e e e e e e e e e = e Bt
- S, A B L Y - |
5 EAST ELEVATION
1/8" = 1'-0"
4+ T.0. PARAPET
TR AT TN 122'-0"
1 IIIIIIIIII [RRRRRREEN
[TTTTTTTTTTE LTI
— olze
— JIBE
AHE = 5
BRI N— S
(AR A &
EShiis= = ¥
I — N
e = ©
— = / —
N .' |y [l \( II\" ! RN PRNCINCYPRNCIY PRNCONCY PRSI PRSI RN CINC) PRCINCY PRSI PRSCONY PRSI PRSI RN PRNCINC) P Y PONCONCY PRSI PRSI RSN PRCANC) PRI PRNCINCY PRI PRNCINY ORI ol O II AHN. FLOOR
100'-0”
I I I I I I
S S e [
6 SOUTH ELEVATION

:J o|
r Studio 55 Architects, LLP
10700 Highway 55, Suite 275
Plymouth, MN 55441
763.544.8370
studio55architects.com
|
SUITE A I
2,451 SF oHi
ol
N\
P-0
- Crystal Center
Outlot Building
o
E_?'EI':'L}_L_LLLLLLI 1 % CryStal, Mlﬂﬂ@SOta
MECH
SUITE B
2,450 SF o
EI:
o| 1

2

No. Date
12/14/15

Revision
CITY SUBMITTAL

FLOOR PLAN

1/8" = 1'-0"

|
| hereby certify that this plan,
specification, or report was prepared
by me or under my direct
supervision, and that | am a duly
Licensed Architect under the laws of
the State of Minnesota.

Printed Name:

Signature:
100" Date: — License #
|
\ FLOOR PLAN,

. EXTERIOR ELEVATIONS

. & TYPICAL SECTION
Project —
Date -
Drawn by
Checked by

Drawing Number

SIGNAGE PYLON ELEVATION

1/8" = 1'-0"

P-0




Sign Specifications:

RETROFIT Existing Pylon Sign
with NEW Top Tenant Panel Cabinet Sign

Internally llluminated (LED)
Double Faced Pylon Sign
with Polycarbonate Faces

Fabricated aluminum frame

Retainers, T-Bars and Returns:
(white)

Faces:
Translucent white flat polycarbonate faces
with applied vinyl overlay

Structure:
Existing Structure with Concrete Footing

Attachment H

Sign Area: 150 sq. ft.
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CUSTOMER INFORMATION

Customer: Crystal Shopping
Center

Address: Crystal, MN

Sales: Bob Sherlock

DRAWING INFORMATION

File Name: Crystal Shopping
Center
pylon sign
REV B 12-10-15

Date: REV A 12-9-15
Revisions: REV B 12-10-15

Scale: 3/8"=1-0"at 11" x 17"
Page: 1 of 2
Designer: Jeff Weispfenning

Customer/
LL Approval:

signart

SignArt Company

Eau Claire, WI
715-834-5127
800-235-5178
St. Paul, MN
651-688-0563

800-699-0563 @
www.signartusa.com
This drawing was created to assist you in visualizing

our proposal. ltis the property of Sign Art Company
and may not be used or reproduced by others.




Photograph with Sign Location
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INSTALLATION INSTRUCTIONS:
REMOVE Top Portion of Pylon Sign Structure.

INSTALL NEW Tenant Panel Cabinet Sign onto pylon as shown.
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PROPOSED TARGET — LDT 1
FROPOSEDR OUTLOT — LOT 2

4.6% (10,368,/227,371)
5.0% (1,709/33,986)
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Removal MNotes

1. LOCATIONS AND ELEVATIONS OF EXISTING
5 PLAN ARE APPROKGN

SHO®N 0N THI

TOPOGRAPHY AND UTILITIES AS
COMTRACTON SHALL FIELD

SITE CONDITIONS AND UTILITY LOCATIONS PRIOR TO EXCAVATION /CONSTRUCTION.

THE ENGINEER SHALL BE NOTIFIED IMMEDIATELY IF ANY DISCREPANCIES ARE
FOAIN

. CONTRACTOH SHALL COCRIANATE LIMITS
AND FIELD VERIFY

OF REWMOVALS WITH PROPDSED
TIOM OF EXISTING

APPURTENANCES TO

IWPROVEMENTS COMDE
FEMAIN.  CONTRACTOR SHALL BE RESPONSIILL TR PROTECTING R REFLACING

MISCELLANEQUS TEMS (SUCH AS FENCES, SIGNS, IRRIGATION HEADS, ETC.)
THAT MAY BE DAMAGED BY CONSTRUCTION.

J, CONTRACTOR SHALL FLACE ALL

4,  CONTRACTOR SHALL BE RESPONSIOLE FOH COORDMATION WTH UTILITY
PROVIDERS FOR REMOVAL AND/E%’:.I-?SELLOCATION Of E.
&

&Y SITE DEVELOPWENT.  ALL P

HECESSARY FROGON CONTROL WEASLINES
MEGURED 10 MAINTAIN SITE STABLITY PRIGE TO DECUTNG ANY STE
REMONVALS.

RESPONIELITY OF THE CONTRACTON.

AFFECTED
THE

IHTERIDR CREASE
INTERCER TORS
T3 REMAIR,
FIELE VERFY
LECATICN

CAP AND ARANCTN SANITARY
GAEASE LINL 1N OASEMENT,
FELD NERFY LOCATRON

(COORDINATE WITH PLUMARG)
(

RELOCATE /REMOVE
EHRUES PER

WNERT
LERECTION

:
g
%
:

PER IWPROVEWENTS,
SAW CUT LINE
HERONVE
EOHCRETE
1 (el

MILL AMD DVERLAY,
SEE BITL PLAM FOR AREA
I (TYP.)

v,

REMOVE CURB
AND GUTTER

1}

COHERETE
" MEOIAN
(TP.)

REMOVE,
EALVAGE, AND
HLPLACE
DHE—WAY SIGN

REMOVE STOHW PPE 1O
PROPOSED STRUCTURE,
HEFER 10 UTILTY (AR
FOR STRUCTURE LOCATIDN
(TYR)

TREE T REMAIR

Removal Legend I
PROPERTY LINE
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©2015 Westwood Profeasional Services, Inc.
Call 48 Hours before digging:

B11 11811, com g
811 or calldll.com Site Notes & [l Site Details ce Sign Legend Site Legend
Common Ground Alliance = ] e et B e e west
& TRASH ENCLOSURE (SEE ARCHITECTURE) 1 B612 CURB & GUTTER (TYP.) HEFEREWCE SZE WODDT DESGHATION EMEETING PROEOSED
8  MONUMENT SIGN (SEE ARCHITECTURE) 3 ACCESSIBLE PARKING LOGO, STRIPING, & SIGNAGE (TYP.) =y pp MOT ENTER a—— e — e e e == m——  PROPERTY LINE
T ‘Wrptwnced Profesiisna! Svioe, i
General Site Notes £ EXISTING TARGET SIGN 3 TRAFFIC ARROW (TYP.) 57 HANTKAR PARRINE e . —— LOT LINE T2 Arsagra Dtbes
I MATCH EXISTING CURB & GUTTER (TYP.) 4 BOLLARD (TYP.) 53 DRIVE-THRU — RIGHT ARROW Ay 1 ok I i A Eobemy Psbinn, M 45384
E SAWCUT & MATCH INTO EXISTING BITUMINOUS (TYP.) 5  BITUMINOUS PAVEMENT ~ MATCH EXISTING (TYP.) ; Phone  (WEEIMNA1ED
1, BACKGROUND INFORMATION FOR THIS PROJECT PROVIDED BY ALTA/ACSH &  CONCRETE SIDEWALK (TYP.) 54 DRIVE-THRU — STRAIGHT ARROW  12° X 18" CLSTOM EASEWENT LIKE i {Bu3l g7 4T
ORVEY BY WESTWOOD PROFESSIONAL SERVICES. EDEN PRAIRIE, MHNKESOTA, | CONCRETE SCORE PATTERN (mve.) (TP CURE AMD GUTTER TotFres  (ped] 447 516
FALL 2015 G PLANTED AREA(TYP.) 7 SURMOUNTABLE CURB (TYP.)
B 3 CURB CUT WITH RIP—RAP SWALE POND HORMAL WATER LEVEL it
% LOCATIONS AND ELEVATIONS OF EXISTING TOPOGRAPHY AND UTILITIES AS H ' TRANSFORMER PAD (APROXMATE LOCATION) RETAIMNG WAL
SHOWN ON THIS PLAN ARE APPROXIMATE. CONTRACTOR SHALL FIELD VERFY | RELOCATED LEHT =
SITE CONDITIONS AND UTILITY LOCATIONS PRICR TO 4 EXISTING PARKING LOT LIGHT (TYP.) FENCE
EXCAVATION /CONSTRUCTION. IF ANY DISCREPANCIES ARE FOUND, THE
A A O T O TED IMVEDIATELY. ®  EXISTNG SIDEWALK (TYP.) ] CONCRETE PAVEMENT
L MENL BOARD i | COMGRETE SDEWALK
3, REFER TO BOUNDARY SURVEY FOR LOT BEARINGS, DIMENSIONS AND AREAS. M 4 WHITE STRIPE (TYP.) HEAVY DUTY BITUMINOUS PAVEMENT Ipprel L
4. ALL DIMENSIONS ARE TO FACE OF CURB OR EXTERIOR FACE OF BUILDING ! NO PARKING! HATCH! (TYF2) STANDARD DUTY BITUMINOUS PAVEMENT Chacked: L ]
UM ESS DIHEAWEE NOTED, @ CONCRETE PAVEMENT — MATCH EXISTING (TYP.) NUMBER OF PARKING STALLS -
% REFER TO ARCHITECTURAL PLANS FOR EXACT BUILDING DIMENSIONS AND 2 -SONCRRTE MEDIAN. S MATCLIVEITNE (TYPL) TRAHSFORMER £ e
LOCATIONS OF EXITS, RAMPS, AND TRUCK DOCKS. @ SAWCUT & MATCH INTO EXISTING CONCRETE sttt Recurd Oviveizg by
R CONCRETE DRIVEWAY/SIDEWALK — MATCH EXISTING (TYP.) 4
&, ALL CURB RADIl ARE SHALL BE 5.0 FEET (TO FACE OF CURB) UNLESS 5 REPLACE SALVAGED ONE-WAY SIGN TRAFTIE 6
CTHERWSE  HOTED, PORER POLL

BOLLARD / POST

Site Development Ay e

{. ALL CURB AND GUTTER SHALL BE B612 UNLESS OTHERWISE NOTED.
GITY SUBMITTAL

. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING AND MAINTAINING = X -
CITY RESUBMITTAL

TRAFFIC CONTROL DEVICES SUCH AS BARRICADES, WARNING SIGNS, A
DIRECTIONAL SIGNS, FLAGGERS AND LIGHTS TO CONTROL THE MOVEMENT OF 10° VISIBILITY SIGHT TRIANGLE
\/,2
MATCH EXISTS

TRAFFIC WHERE NECESSARY. PLACEMENT OF THESE DEVICES SHALL BE
APPROVED BY THE CITY AND ENGINEER PRIOR TO PLACEMENT. TRAFFIC

CONTROL DEVICES SHALL CONFORM TO APPROPRIATE MNDOT STANDARDS. « EXSTING TOMND C-2, GENERAL COMMERCIAL
CLRE ;

& BITUMINOUS PAVEMENT AND CONCRETE SECTIONS TO BE IN ACCORDANCE WITH atgerlisy " + PARCEL DESCRIETION: LOT 2, BLOCK 1, CARDINAL COURT 2ND Aooimdu -

THE RECOMMENDATIONS OF THE GEOTECHNICAL ENGINEER, OR TO MATCH -’

FHETING oL FROFCELD .

e O PO e + BROPERTY AREA: 47,800 SF (1.097 AC)

10. CONTRACTOR SHALL MAINTAIN FULL ACCESS TO ADJACENT PROPERTIES DURING UTLITY EASEMENTS: o ABANDON MONITORING % SURFAGE

CONSTRUCTION AND TAKE ALL PRECAUTIONS NECESSARY TO AVOID PROPERTY 2 WELL TO REMAIN, ADJUST COVER . E,' ,P:Ef";ms sun*ﬂ'm 3'2432532,,—(1(572,‘)

DAMAGE TO ADJACENT PROPERTIES. . PER PAVEMENT ELEVATIONS « PERVIOUS SURFACE 6.611 SF (13.8%)

e + MPERVICUS SURF ACE 41,189 SF (86.2% = -

11, SEE ARCHITECTUAL PLANS FOR MORE INFORMATION ON BUILDING. b - cENTERUNE (86.2%) iy _:;: ..:: ?‘..‘ E:-w-’h; =
12. UGHTING TO BE DESIGN/BUILD. MODIFY EXISTING SYSTEM TO PROVIDE £ EVETING HYURANT e e e

SEPARATE CIRCUITS AND CONTROLS FOR LIGHTS ON TARGET PROPERTY AND A FEE 2:495 SF

OUTLOT PROPERTY. PHOTOMETRICS SHALL NOT EXCEED 1.0 FOOT CANDLES AT = RETAIL /RESTAURANT AR 3 Shari Lynn & Abrems

RIGHT—OF —WAY LINE.

éﬁ/ » FLOOR—AREA—RATIO(FAR): 105 Dum 2/28/15  penana_

BUILDING SETBACK PER CODE:  30'=FRONT

and Stripi Motes & o 10'=SIDE / 30°'=SIDE TO ROW
u— ; % ' =REAR

‘ ]
I, PARKING LOT STRIPING SHALL BE 4" WIDE COLOR WHITE, TWO COATS OF i ’9 MATCH EXISTING + PARKIMG SETHACH LT LNE

PAINT, CONTRACTOR SHALL PAINT ANY/ALL DIRECTIONAL TRAFFIC ARROWS CURE. LOCATION

AS SHOWN IN WHITE (TWO COATS).

PARKING SPACE/DRIVE AISLE:  9° WIDE X 18’ LONG, 24’ AISLE

PARKING RATIO REQUIREMENT = CITY OF CRYSTAL
RETAIL 4 + 1 SPACE/300 SF OF BLDG (MAX 1/250)
RESTAURANT 4 + 1 SPACE/BO SF OF BLDG (MAX 1/50)

2. ACCESSIBLE PARKING PROVIDED PER ADA CODE. CONTRACTOR SHALL PAINT
ALL ACCESSIBLE STALLS, ACCESSIBLE LOGOS AND CROSS HATCH ACCESSIBLE
LOADING AISLES WITH BLUE PAVEMENT MARKING PAINT (TWO COATS).

2

4 ALL SIGNS SHALL INCLUDE POST, CONCRETE FOOTING AND CASING WHERE
REQUIRED. CONCRETE CASING REQUIRED IN LOCATIONS WHERE POST IS NOY
PROTECTED 8Y CLRR 5

PARKING RATIO REQUIRED
CUTLOT 66—100(PER REST 4,990 SF)
_'? DUTLOT NFF, USERS 44—64(PER 50% REST/RETAIL 4,990 SF)

~ WALL PACK LIGHTING,
ON BUILDING(NOT SHOWN),

®

4. ALL STOP SIGNS SHALL INCLUDE A 24 WIDE PAINTED STOP BAR IN WHITE PARKING PROVIDED 63 SPACES (12.6/10005F)

PAINT (TWO COATS) PLACED AT THE STOP SIGN LOCATION, A MINIMUM OF 4"
FROM CROSSWALK. ALL STOP BARS SHALL EXTEND FROM DIRECTIONAL

o NOT TO EXCEED 1.0 FC AT PARKING LANDSCAPE AREA:
1 REQUFED

TRANSITION BETWEEN LANES TO THE CURB. ROW UNE(TYP.) a.om
EXISTING 3.8% (1,626/42,483) Frepared fom
5. ALL SIGNS SHALL BE BE PLACED 18" BEHIND' THE BACK OF CURB UNLESS FAOPOSED 5.0% (1,709/33,986)
OTHERMSE WOTED 3
(M) » DISTANCE TO RESIDENTIAL PARCELS i P
R-1 850 NE as
/ 7 =1 BOO LF TOOWEST : tel‘
BUILDING A1 B4 LF - TO-SOUTH

-

% URILITY EASERENT Pr 3
5 + OUTDOOR SEATING AREA — CANNOT EXCEED THE LEAST OF THE FOLLOWING:

- \ 5 E 4,990 SF
// i W, % ; | 1,497 SF =(4,990t0.3) 30% GROSS FLOOR AREA
¢ \x ‘\ k OUTDOOR SEATING AREA 9,560 SF =(47,80040.2)20% PARCEL AREA
5 : = (10 BE DETERL;INED, 2.000 SF
b h 3 [ 1,497 SF MAX.
il A | ' : c 2227 University Avenue
AN | L Gy Same w147 % 2 vy e,
* WIS ceeneRT T PaRmNGY, i \
P Uham) | @ \
1 == (1) : \
o & : Crystal Target
T R B ‘\ QOutlot Parcel
Pl _ - | ; |
—{D ! 5 Crystal, Minnesota

e ' '— | &
' > < ) @
I ~ N \ ".'

. — — — — - . N S — — N O — — e e W WS Sw— — — O —— —— I — \

wr Llth E 51 II|'I Site Plan
~ WLL AND OVE RESTRIFE PARKING (TYP.) (TP,

RLAT =)
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%
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B0 Westwood Prodessicesd Servdicon, nc.
Call 48 Hours before digging:
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Common Ground Alionos

Grading Legend

EXSTING PROPOSED
— i — —— i — PROPERTY LIKE
— 980 — WOER CONTOUR
982 e WTERVAL CONTOLR
CLRE AND GLITTER
——= — PO NORWAL WATER LEVEL

—_— . BiILT FENCE
— i il ETOHN SERER
) FLARED END SECTION (WITH RIPRAP)
+ WATER HAR
- SAMTARY SEWER
T RETAMING WALL
e DRAIN TLE
S C— = HIDGE LNE
. . CHAOMGC LINTS
—— [ E— EiLT FENCE
TR e oS
MO0, COMETRUCTION ENTRANCE
] [ROSION CONTROL BLAMKET
B 2 PUT REINFORCEMENT WaT
«91-00 EPOT ELEWATION
LR FLOW CIRECTION
@Q’ 0P AHD BOTTOM OF RETABING WALL
",.% EMERGENCY CVERFLOW
=] ' -] ) E0d BORMO LOCATION

O ® WLET PROTECTIIN

i)
WATCH EXSTING CRADES P <
AT REMOVE AND X
REPLACE PAVEMENT —— 5 / A M,

Erosion Control Notes

_— e

1. SILT FENCE WILL BE INSTALLED ARGUSD SITE IN ALL FiLL AREAS AND
LOCATIONS WHERE STORM WATER ALMOFT MAY LEAVE THE SITE, FRIDR TO ANY
EXCAVATION /CONSTRUCTION ACTIVITIES.

L ROCK CONSTAUCTION ENTRAMCE Wil BE INSTALLED AT ALL CONSTRUCTION
ENTRANCES.

I SILTATION AMD EFDSION CONTROL: THE COMTRACTOR SHALL MJ.HC {.-EIHPLL'-'E

O COMTROL THE ERDSION AND-SILTATION IRCLUUGNG BUT MHOT UMITED CATCH
BASIN INSERTS, RQCK CONSTRUCTION ENTRANCES, EROSION CONTROL BLANKET,
AMO SET FCWCE. COWTRDOL SHALL COMMENCE WITH ORADWMO AND CONTINUE
PHRCUGHENIT THE PROJECT LIWTIL ACCEPTANCE OF THE WORK BY THE OWNLR.
THE CONTRACTOR'S RESPONSIBILITY INCLUDES ALL IMPLEMENTATION AS
REQUIRED TO PREVENT EROSION AND THE DEPOSITING OF SILT. THE OWNER
MAY DIRECT THE CONTRACTOR'S METHODS AS DEEMED FIT TO PROTECT
PROPERTY AMD IWFROVEMENTS. ANY DEFUSITION OF SILT OR MUD DM MEW OR
EXISTING PAVEMENT DR M EXISTING STORM SEWERS OR SWALES SHALL BE
MERCHVED AFTER EM'.II MAIN AFFECTED AREAS SHALL GE CQLEANED 10 THE
SATISFACTION OF THE OWNER, ALL AT THE EXPENSE OF THE CONTRACTOR. ALL
FEMPORCARY £ ﬂSH‘h CONTHOL SHALL I SEMOVED 0Y THE CONTRACTOR
AFTER: THE TURF 15 ESTABUSHED,

4. CONTRACTOR SHALL INSTALL TEMPORARY INLET PROTECTION (WIMCO OR
EQUIVALENT) AROUND ALL CATCH BASIN GRATE INLETS, AFFECTED BY THIS
COMSTRLICTION

S, AL UMPAVED ASEAS ALTERED DUE TD COMSTRUCTICN ACTIVITIES MUST BE
RESTORED WITH SEED AND MULCH, SOD, WOOD FIBER BLANKET O P HARD
SURFACE WITHN 7 WEEKS OF COMPLETION OF COMSTRLICTIOM.

6. FOR AREAS WITH SLOPE OF 3:1 OR GREATER, RESTORATION WITH S0{i DR
WOOD FURER BLAMCLT 15 REQIIRED,

PLRLIC STREETS USED FUR HALLNG SHALL BE KEPT FREE OF S0IL AMD
DEBRHIS. STREET SWEEFING SHALL BE COMPLETED DAILY.

-t

Gﬂ Notes

b, LOCATIDNS ARG ELEVATIONS OF EXISTHO TOPDGHAPHY ARD UTIUITIES AS
SHOWN OGN THIS PLANM AE APPROXNIMATE.  COMTRACTOR SHALL FIELD VERFY
SITE CONDITIONS AND UTILITY LOCATIONS PRIOR TO EXCAVATION /CONSTRUCTION.

il'h‘E ENGINEER SHALL BE MOTIFIED IMMERATELY IF ANY DISCREPARCICS ARE
DN,

L CONTRACTORS SHALL WEFER 70 ARCHITECTUMAL PLARS FOR EMACT LOCANONS
AND DIMENSIONS OF VESTIBULE, SLOPED PAVEMENT, EXIT PORCHES, RAMPS,
THUCE DOCKS, PAECISE BUALDING DWENSIONS, ELACT BUILDIMG UTILITY
ENTRANCE LOCATIONS, AND EXACT LOCATIONS AND NUMBER OF DOWNSPOUTS.

3 AL CXCAVATION SHALL 8E & ACCORDAKCE WITH THE CURRENT EDITION OF
"STANDARD SPECIFICATIONS FOR TRENCH EXCAVATION AND BACKFILL/SURFACE
Rm@gPON' AS PREPARED BY THE CITY ENGINEERS ASSOCIATION OF
BIMNEZTA

4, ML NSTLRBED USPAD AHEAS ARE TO RECEIVE FOUR S OF TOPS0L
AND SO0 OF SEED. THESE AREAS THALL BE WATERED UNTIL A HEALTHY STAKG
OF GRASS IS ORTAMED, GEC LAMDSCAPE PLAN FOR PLANTING AND TLRF
ESTAHLISHNENT,

8. T COMIRACTOR SHALL BE HESPOMSIDLE TOR PROVONG AND MAIN ARG
TRAFFIC CONTROL DEVICES SUCH AS BARRICADES, WARNING SIGNS, DIRECTIONAL
SIGNS, FLAGMEN AND LIGHTS TO CONTROL THE MOVEMENT Of TRAFFIC WHERE
HECEESARY, PLACEWENT OF THESE DEVICES SHALL BE APPROWED BY THE
EHGIMEER PRICR T0 MLACEWENT, TRAIFIC COMTRN, DEMCES SHALL CORFORM
TO APPROPAIATE MMNDOT STAMDAROE

H. ALL SLOPES SHALL BE GRADED TO 3:1 OR FLATTER, UNLESS OTHERWSE
INECATED OF THS SHEET.

7. CONTRACTOR SHALL UNFDRMLY CRADE AREAS WTHN UMTS OF GCRADMO AND
PROVIOE & SWOOTH NNEHED SUAFACE WITH UNFORW SLOPCS BETWEEN POMTS
WHERE ELEWATIOMS ARE SHOWN OF BETEEEM SUCH POINTS AMD EXISTINO
RADES.

B, SPOT ELEVATIONE SHOWN BDICATE FIMSHED PAVEMENT ELEVATIONS & CUTTER
FLOW LINE UMLESS OTHERWISE NOTED. PROPOSED CONTOURE ARL W0 FIMSHID
SURFACE GRADE

0. SEE SOILS REPDRT FOR PAVEMENT THICKMESSES AMD HOLD DOWHSE,

0. CONTHACTOH SHALL DISPOSE OF ANY EXCESS SOIL MATERIAL THAT Eillsﬁr
AFTER THE SITE CRADMNG AMD UTILITY COMETHLCTION 15 COMPLETED
CONTRACTON SHALL DISPOSE OF ALl EXCESS SO0 WATERIAL W A H’-*hhiﬂ
ACCERTARLE TO THE OWNER AND THE RECULATIRG ACEMNCIES.

Tl CONTHACTOR THALL FROWDED A STRUCTURAL RETAINMO WALL DESICH
CEATWIED BY A& LICENSED PROFESSAOMAL ERGMEER,

12. ALL CONSTRUCTION SHALL CONFORM TO LOCAL, STATE AND FEDERAL RULES
INCLUDING THE NATIONAL POLLUTANT DISCHARGE ELIMINATION SYSTEM (NPDES)
PERMIT AECLIREMENTE.

1A PRICR 10 PLACEMENT F ANY STHUCTUNE OF PAVEMENT, A PHDOF ROLL, AT
MINIMUM, WILL BE REQUIRED ON THE SUBGRADE. PROOF ROLLING SHALL BE
PUSHED BY. WAKING WiMIELIW OF 3 COMPUETE PASSES WTH
FULLY=LOADED TANDEM—AXLE DUMP TRUCK, OR APPROVED EQUAL, IN EACH OF
3 PERPENCICULAT DRECTIONS. WHILE LINGER SUPERWSION AND DRECTION OF
THE (MDEPESEENT TESTIRG LABDRATORY. AREAS OF FALLME SHaLl BE
EXCAVATED AND RECOMPACTED AS SPEGFIEDR HEREIN,

14, EWBANKMENT WATERLAL PLACED AEWEATH SBULDNGS AN STREET DR PARSING
ARCAS SHALL BE COMPACTED N AGCUCHDANCE WiTH THE SPECIFED DENSATY
WETHOO A5 DUTLIRED IN MMDOT J05.51 AND THE RECUREMENTS OF THE
EOTECHIIC AL EMGINEEH

15 FHBAMEMENT WATERLAL WOT FLACED 1N THE BUILINKG PAD, STREETS OR
PARKING AREA, SHALL BE COMPACTED IN ACCORDANCE WITH REQUIREMENTS OfF
THE DROMARY COMPACTION WETHOO AS DUTLNED i MNDOT ZI053FZ.

§E. ALL EOLS AND MATERIALS TESTING SHALL BE COMPLETED 8Y AN RDEPEMDENT
GEOTECHMICAL EMGINEER, EXCAVATION FOR THE PURPOGE OF REMUMNG
URSTABRLE ‘Oft LIN‘SHTAHLE EOLS SHALL SE CONPLETED AS MECHARED BY. THL
CEOTECHNICAL EMGINEER, THE CONTRACTOR SHALL BE RESPONSIELE FOR
COORDMNATING ALL FEQULHNED S0ILS TESTS AND MSPLCTIONS WITH THE
CEDTECHMCAL EMGINEER,

SILT FENCE
(TYP.)

Westwood

Wt Frofesukonal Savviom, ke
Exben Frakom, MW 35344
n-m- 1953 ALT-5H50

e
Tearres (AR AT

Diasignact:
Chacless.

Dirwwes
Recont Trvsing boideve

i;,l

I.ll'ﬂ-I
1?_,-"1-1..!"'5 GTY SUBMITTAL

'l?_.'J?ﬂ,—" 5 CITY RESUBMITTAL
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General Utiliz Notes

1, THE COMTRACTOR IS SPECFICALLY CAUTIONED THAT THE LOCATION AMD/AOR
ELEVATION OF EXISTING UTIITES AS SHOWW ON THESE PLANS ARE BASED ON
RECORME OF THE VARIOUS UTIUTY COMPANIES AND UMITED MEASLIREMENTS
TAKEN 1N THE. FIELD, THE. INFORMATION SHALL WOT BE RELED ON AS BEING
EXACT OR COMPLETE. THE CONTRACTOR SHALL VERIFY EXISTMG CORDITIONS
PRIGR. TO CONSTRUCTION AKD ROTFY THE OWHER OF ENGINECR OF
DFECHERP AMCIES.

L ALL SAMITARY SEWER, STOMW SEWER AMD WATER MAIN BSTALLATIONS SHALL
EE PER MIMNESOTA PLUNBING COOC ARD M ACCORIMHCE WITH THE CURRENT
FIATION OF “STANDARD SPECFICATIONS POR WATER WA AKD SERWCE LNE
IRSTALLATION AND SANITARY SEWEH AND STOHM SERER INSTALLATION® AS
FREPARED BY THE CITY EMGIHEERS ASSOCIATION OF WIMMESOTA,

3. PRIOR TO CONSTRUCTION, THE CONTRACTOR SHALL OBTAIN THE NECESSARY
FEDERAL, STATE AND LOCAL PERMITS FOR THE PROPOSED WORK OR VERIFY
WITH THE DWHER OR ENGNEER THAT PERMITS HAVE SEEN OHTAMNEDR PERMT
FEES SHALL AF THE RESPONSIBILITY OF THE CONTRACTOR UNLESS OTHERWSE
AHRANGED WTH THE OWNER.

4, CONTRAGCTOR SHALL HEFER 10 ARCHITECTURAL FLANS VOl EXACT LOCATION
AND DIMENSIONS OF DOORWAYS, RAMPS, TRUCK DOCKS, PRECISE BUILDING
DHMENSIGNS AWD EXACT DUILENG UTILITY CONKECTIGN LOCATIONS

ALL PRAVATE UTILMES SHALL BE CONSTRUCTED B ACCORDAKNCE WTH THE
SPECHICATIONS OF THE AFPHOPRIATE UTILUTY COMPANY. THE CONTRACTOR
SHALL COORMHATE THE SERWICE LINE CONSTRUCTION WTH THE UTRITY
COMPANES

0. CONTRACTOR SHALL OOTAIM ALL NECESSARY OTY PERWITS FOR UTLITY
CONNECTIONS, AND UTILITIES SHALL BE INSPECTED AND APPROVED BY THE
CIT¥, THE CITY SHALL AE MOTINED $6—HOURS PRICE TO COMMERCING WTH
THE UTLITY CONSTRUCTION DR AMY REDANRED TESUMO COMTHACTOR EHALL
NOT OPERATE, INTERFERE WITH, CONNECT ANY PIPE OR HOSE TQ, OR TAP
ANY WATER MAIN BELONGIRG TO THE CITY UNLESS DLLY AUTHORIZED TO 0O
B0 Y THE CITY. ANY ADVERSE COMSEQUENCES OF SCHEDULED OR
UMSCHEDILLED INSRUPTIONS OF SERACE TO THE PUBLIC ARE TO BE THE
RESPMZIBLITY OF THE COMTRACTOR.

¥, WATER WAIN LEMOTHE AS SHOWN ARE APPRONIMATE HOHIZONTAL LENOTHE
ALLOW FOR ADDUTIONAL, PIPE WHEN INSTALLING 0N SLOPES OR WHEN
DEFLLCTICHS ARE REQUIRED. THE JOINT OEFLECTIONS SHALL NOT ENCEED THE
MAXIMUM RECOMMENDED BY THE PIPE MANUFACTURER OR BY LOCAL
GOWVERMING SPECITICATIONS. FITTINGS REQURCD TO CONSTRUCT WATER WA
SHALL HE MOLLDED ™ WATER WAMN CONSTRUCTION

L PROVIDE WATER MAIN THRUST RESTRAINTS PER OITY STANDARD
REQUIREMENTS,

0. A MKNDAR VERTICAL SEPARATION OF 18 INCHES IS REQURED AT ALL WATER
WAIN CROUSSMNGE WTH SAMTARY SEWER OR ST0MM SEWER

10. UTILITY SERVICES TYPICALLY TERMINATE 5° OUTSIDE BUILDING WALL UNLESS
DTHERWEE SHOWNW O SOTED.

1, AL MATERIALS SHALL GOMPLY WITH THL RECHARERENTS OF THE QITY,

12, AL WATER LIMES SHALL BE BUCTILE RON WRAPPED IN POLYETHYLEME, CLASS
52 WMTH 7.5° MINIMUM COVER. PROVIDE MINIMUM SEPARATION OF 18" FROM
EAMITARY SEWER & STORW SEWEH, INSULATE WATER MAM IF LESS THAM 7.8
0OF QOVER.

13. INSULATION SHALL BE DOW STYROFOAM HI BRAND 35 OR EQUIVALENT, WITH 4
PMCHES OF THICKRESE,

14, SAMITARY SEWER PIPE QUTSDE THE BUILDNNG ENVELOPE SHALL BE POLYNYL
CHLOMOE (PVC) SDR 35 OR 26. SDR 26 IS REQUIRED FOR DEPTHS GREATER
THAK 15 FEET. SANITARY SEWER PIPE WATHIN 5 FEET OF BUILDING AND UNDER
FOOTMMGSE, MPE SWALL BE PYC SCHEDULE . 40,

. STORM SEWER PIPE SHALL BE REINFORCED CONCRETE PIPE (CLASS 5 FOR
PIPE DIAMETERS 18" AND SMALLER, CLASS 3 FOR PIPE DIAMETERS 217 AND
LARGE URLESS OTHEHWISE MDTED) WITH R—4 GASKETS, OR HDPE STORM
SEWER PIPE IF ALLOWED @Y THE CITY, HOPE STORM FIPE GHALL MEET
REQUIREMENTS OF AASHTO M294, TYPE S WTH WATERTIGHT CONNECTIONS.
SEE PLAH FOR LODCATIONS WHERE RCP IS RECURRED. PWC STORM SEWER FIPE
SHALL BE SCHEDULE 40 PRE FLARED END SECTRONS SHaLL BE RCP WTH
IHASH OUARDS & RIP-RAP.

. POST INDICATOR VALVES SHALL BE CLOW F—5750 (OR EQUIVALENT) MEETING
AWWA, STAKDARD C50S AND CITY STANDARDS, WALVE TO BE WECHAMTAL
JONT AESLENT WEDGE GATL WALME, IFOST TO BE ADMSTABLE FOR R FEET
WATER MAIN DEPTH. THE ELECTRICAL ALARM SWITCH SHALL SE PART MO,
PCVS2 (OR EQUIVALENT).

. AFTER CONSTRUCTION IS COMPLETED, THE CONTRACTOR SHALL PROVIDE THE
CWNER WTH AN AS—EALT BLOOAD OF UTRITY CONSTRUCTION, THE AS-BUiLT
SHALL INCLUDE LOCATION AND LEMGTH DEVIATIONS OR CHAMGES T0 THE
PLAN. CONTRACTOR TO VERIFY WITH OWWER OA ENGINEER WHETHER & PLAN
WTH POST-COMETIRICTION ELEVATRDNT IS REGLHREDR
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Lol 1. Block 1, Cardinot Court, azcepl that port thereof which lios Noriheasterly of G line drawn poroiel with and 57 feal southwesterly of the following described line, said parofiel line
brrriufln iekredd da o Y

Commencing at the soulhsast comer of Section 5, lownship 118 North, Range 21 West:
of beginning of the lioe to be described: thence deflect right al an ongle of 46 degrees 40 minules for a distance of 504.55 feel;
o radius of 2864.79 feet (deita angle 8 degrees 38 minules) for a distonce of 431.66 feet; thence tangent to soid curve for g dislance of 600 feel and lhere terminating.
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Non-exclusive sosements over parts of Lot I, Block 1, Crysial Shopping Center Addition, between larget Corporation, and

Crystal Shopping Center Associales, LLP, doted Fabrusry 11, 2004, recorded Aprit 15, 7004 in the amce al the Registror aI T'lles as Doc No 3947297

Notes

thence run weslerly along Ihe south line of said Section 5 a distance of 326.87 feel, lo the oclual poinl
thence deflect (o the right olong @ fongentiol curva having

1) This survey was prepored using First Americon Title Insurance Compony litle Commitment Number NCS- 740787—MPLS hoving an elfective dafe of June 28, 2015 at 7:30 AM.
2) Subject properly oppeors to be classified as Zone X when scaled from Fiood insurance Rote Mop Communily - Ponel Number 27053CO21If doted September 2. 2014
B Kuhd propers commmm SULELT S gy M e 1EAM aim

4) No zoning information pravided by First American Tille Insuronce Company af {ime of survey

5) Subject property contoins 526 fota! full porking stalls, including 13 hondicapped staifs.

6)_The underground utdilies shown have been localed from field survey information and axisling drawings. The surveyor makes no quarantees Ihol. fis i s wlbies

i

Lo
ulilities in the crea, either i sarvice or abondoned. The surveyor further does not warront that the underground ulilities shown are in the exoct lanatve mdaive aWesgd Ar tos we iy Dl Wes as

located as accuralely as possble from informalion avadoble. The surveyor has nol physicaily located the underground utilities. (Gopher Slate One Coll Jicke! No. 153032364).
7) The bearings shown on this survay ove bosed an the Hennepin Counly Coordinate System N.A.D. 1983 (1986 0dj) US Survey feet
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19) The Surveyor is nol qualified fo make a delermination regurding the existence of wetiands. The surveyor is not aware of any recenl weliand delineations toking place on the subject property. A

wetiond defineation wos nof part of the scope of services for this survey.
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9) The lofiowing, which appears os a recital oo the Certificale of Tile for Parcel A; Subject ta o permanen! aosemenl for highwoy purposes over oll Ihat porl of Lot 1. Block 1, Cordinol
Courl which lies northeasterly of the following descrived line: Commencing at the intcrsection of the east line of said Lot 1 with sgid tine A"t lhence run northwesterly olong said “Line
A" for o dislance of 45 fest: thence deflect 45 degrees lefi for o distonce of 14.14 feat, thence deflect 45 degrees lefl for o distonce of 28 feet; thence defiect 90 degrees right for
o distonce of 70 feal; thence deflect 90 degrees right for a distance of 28 feel; ihence deflect 45 degrees left to the inlersection with said "Line A” ond there terminating. APPEARS
0 AFFECT SUBJECT PROPERTY, APPEARS THAT SAID EASEMENT IS ALSO DESCRSED N DOC. NO. 1391167, AS SHOWN HEREON.

10) Right of way for County Rood No. 8 (Wesi Broadway) as presenlly loid out and lraveled. ABUTS SUBJECT PROPERTY, AS SHOMWN HEREON.

i sanTAAve @ e Yfownd Decinames ol Dpemenin gee Amiey dees e i’ segenmis

wi g [T ey e
() ion of £ and it . doted May 72, 1998, recordad September 14, 1998, os Doc. No. 3072474; APPEARS TO AFFECT SUBJECT PROPERTY, BLANKET IN NATURE,
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12) Eosement for ulﬁtly purposes i fovor of the City of Crystal, as

Utdity Lasement ond Construction of Underground Uldilies, dated Aprit 4,
) 2007, as Doc. No. 4378514, APPEARS TO AFFECT SUH\ECTWERTY AS SHOWN ON.
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Property Description

Property description per Fasl Americon Title tnsurance Company litie Commitment Number NCS- 740782-MPLS

Porcel A (Certificote of litle No. 1077989):
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Non-—exclusive eosemenls over parts of Lot 1, Block 1, Crystol Shopping Cenler Addition, os n th

Nodes

e ion of E and i
Crystol Shopping Cenler Associgtas, LLP, doted Februory {1, 2004, recorded Aprd 15, 2004, in the office of the Regisirar of Tiftes as Doc. Na 3947287

[l fad [, Cdeitig Court, except that parl thereol which lies Northeasterly of a line drawn perofiel with ond 57 feet southwesterly of the following described line, soid porcliel line
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©of beginning of the line lo be described; thence dutfecd wighl ul i wefe ul 46 drgrews 10 wawles e o inlemue Af WAL TR Fref, e ezl (6 M night el @ leegeniar o fowing
o rodure of 286479 feet (delta ongle 8 degrees 38 minutes) for a distance of 431.66 feet; thence tongent to soid curve for o distance of 500 fact and there terminating.

belween Target Corporation, ond

3) Adjoining owners shown per Hennepin Counly porcel websile.
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"I fim beorings shown on this survey ore bused on the Hennepin County Coordinale System N.A.D. 1983 (1986 adi) US Surwey feet. The vertical dotum is N.A.V.D. 1988,

Lagend

1) The underground utditios shown have baen localed (rom flaid survey information gnd existing drawings. The surveyor mokas no guaronlees that fhe underground uldities shown comprise ofl such
D o M aither. in service or obondoned. The surveyor further does nol warcant (hol the underground uliities shown ora in Ihe exoc location indicoted oithough he doas certify that they ore
Iocated @s aecurately as possile from information ovaiable. The surveyor has nol physicably localed the underground uthilies. (Gapher State One Cofl Ticket No. 153032354)
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