
FRIDLEY PLANNING COMMISSION 
WEDNESDAY, AUGUST 19, 2020 
7:00 P.M. 
 

 
AGENDA 

 
CALL TO ORDER 

 
ROLL CALL 
 
APPROVE PLANNING COMMISSION MEETING MINUTES:  JULY 15, 2020 
 
PUBLIC HEARING: 
 

1. Consideration of a Rezoning, ZOA #20-01, by Roers Fridley Apartments Owner 
LLC, to have the property at 6530 University Avenue rezoned from C-3, General 
Shopping to S-2, Redevelopment District to allow for the construction of a multi-
family rental housing building and a stand-alone commercial building. 
 

2. Consideration of a Plat, PS #20-03, by Roers Fridley Apartments Owner LLC, to 
replat the property at 6530 University Avenue to create (2) new lots to allow for 
the redevelopment of the property. 

 
ACCEPTANCE OF MINUTES FROM OTHER COMMISSIONS – THROUGH ONE MOTION 

Motion to accept the minutes from the following Commission meetings: 
1. June 9, 2020, Environment Quality & Energy Commission 
2. June 1, 2020, Parks & Recreation Commission 
3. June 4, 2020, Housing & Redvelopment Authority Commission 

 
OTHER BUSINESS: 
 
ADJOURN 
 

NEXT PLANNING COMMISSION MEETING DATE: 
SEPTEMBER 16, 2020 



FRIDLEY PLANNING COMMISSION-via Zoom 
WEDNESDAY, JULY 15, 2020 
7:00 P.M. 
FRIDLEY CIVIC CAMPUS, COUNCIL CHAMBERS 
7071 UNIVERSITY AVENUE N.E. 

 
CALL TO ORDER 
Chairperson Kondrick called the Planning Commission Meeting to order at 7:00 p.m. 
 
ROLL CALL 
PRESENT:   David Kondrick, Mark Hansen, Ryan Evanson, Brad Sielaff, and Terry 

McClellan 
ABSENT:    Mike Heintz 
OTHERS PRESENT:   Stacy Stromberg, Planning Manger 
 Mark Krogh, 6290 Highway 65 LLC 
 Dave Brown, 1040 – 64th Avenue 
    
APPROVE MINUTES 
May 20, 2020 
Motion by Commissioner Evanson to approve the minutes.  Seconded by Commissioner 
McClellan. 
 
UPON A VOICE VOTE, ALL VOTING AYE, CHAIRPERSON KONDRICK DECLARED THE 
MOTION CARRIED UNANIMOUSLY. 
 
PUBLIC HEARING: 

1. Consideration of a Plat, PS #20-01, by Java companies, to replat the 
properties at 6290 and 6310 Highway 65 to provide additional land to the 
vacant parcel at 6290 Highway 65, to allow for the construction of a Caribou 
Coffee Cabin. 

 
Motion by Commissioner Hanson to open the public hearing.  Seconded by Commissioner 
McClellan. 

 
UPON A VOICE VOTE, ALL VOTING AYE, CHAIRPERSON KONDRICK DECLARED THE 
MOTION CARRIED UNANIMOUSLY AND THE PUBLIC HEARING WAS OPENED AT 
7:02 P.M. 
 
Stacy Stromberg, Planning Manager, stated the petitioner, Mark Krogh of Java Properties, 
is requesting to have the properties at 6290 and 6310 Highway 65 NE replatted which will 
provide the additional land area needed for 6290 Highway 65 NE to be developed.   
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Ms. Stromberg stated the petitioner plans to develop the land by constructing a Caribou 
Coffee Cabin.  This Caribou will have no interior seating; however, there will be a drive-
thru and a walk-up window to serve guests.  An outdoor patio with tables will also be on 
site to encourage patrons to stay and enjoy their beverage.  Of note:  A Caribou Coffee 
Cabin like the one proposed in this request is already under construction at 8094 University 
Avenue, the former Midas property. 
 
Ms. Stromberg stated the C-3, General Shopping zoning district requires a minimum lot 
size of 35,000 square feet.  To meet this lot size requirement, the petitioner is requesting 
this replat.  The replat will combine the vacant parcel at 6290 Hwy 65 with the vacant parcel 
to the west and an 18-foot by 232-foot strip of land lying north of the vacant two 
properties.  This strip of land is owned by Asset Properties LLC and is occupied by Banquets 
of Minnesota.  After the replat, the new lot will be 35,237 square feet, which meets the 
35,000 square feet minimum required by code.  The Banquets of Minnesota lot size will be 
reduced by 4,176 square feet and will be 143,928 (3.3 acres) in size. 
 
Ms. Stromberg stated the Planning Commission will recall that this project also received 
a variance to reduce the front yard setback.  The City Council approved that variance at 
their June 8, 2020 meeting. 
 
Ms. Stromberg stated City Staff recommends approval of this preliminary plat request as 
replatting the property will create two conforming commercial parcels and will allow for 
the development of 6290 Highway 65 NE.  
 
Chairperson Kondrick stated the petitioner was interested in getting that other piece of 
property, part of the parking lot, from the other business to the north.  The 18-foot strip.   
 
Ms. Stromberg stated, yes, it is 18 feet by 232 feet.   
 
Chairperson Kondrick asked why was that crucial for him to get?  Is it for turnaround 
space or what was the reason for him being interested in that?  
 
Ms. Stromberg replied, he needed it to create a lot that is 35,000 square feet which meets 
the minimum.   
 
Chairperson Kondrick stated he has no questions.  It seems clear cut to him.   
 
Commissioner McClellan stated he thinks it was covered at the last meeting that this 18 
feet was going to be needed to develop the site.   
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Commissioner Sielaff asked if there is something they can do as far as stop signs, speed 
bumps, etc.?   
 
Commissioner Evanson stated he thinks Commissioner Sielaff is referring to a letter that 
came from someone in the neighborhood, and the Commission hasn’t discussed that yet.  
At this point they have been discussing the petitioner having to acquire the property from 
Banquets.  They should discuss that letter as well but at this point he does not have any 
questions about the replat request.   
 
Chairperson Kondrick asked Ms. Stromberg if she had a copy of the letter?   
 
Ms. Stromberg replied, she did have a copy of the letter from Dave and Cheri Brown.  She 
e-mailed it to the Commission this afternoon and stated it should be received into the 
record.  They seem that they are in favor of the project and would like to see the 
redevelopment, but they do have concerns about potential traffic into their neighborhood 
on the north.   That is their main concern, and they provided some ideas for the Council 
or Commission to investigate to help alleviate potential traffic. 
 
Commissioner McClellan stated that does not necessarily have any bearing on the 
replatting.   
 
Commissioner Hansen stated he agrees.  Those are items the City can follow up 
separately on.   
 
Chairperson Kondrick stated he agreed.  
 
Commissioner Evanson stated it looks like they are referring to truck traffic which pertains 
more to Banquets.  A few years ago, he worked with a business in Fridley, and they had 
large commercial trucks that would come through a residential neighborhood.  As 
business owners they said, please do not drive your truck on this street; route this way.  
The solution to the letter may be to direct the trucks to exit and enter onto Highway 65.   
 
Chairperson Kondrick stated that problem can easily be rectified by proper 
communication and some simple adjustments.   
 
Commissioner Evanson stated he thinks so.  It is something the Commission should be 
mindful of, and he wants to add it to the record.  At the same time, he does not think it 
would change his opinion whether they should go forward with this.  It is good to hear 
that there is maybe another issue that frankly is more Banquets’ issue than Caribou’s.   
 
Chairperson Kondrick asked Ms. Stromberg if she had their address?   
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Ms. Stromberg replied, it is 1040 – 64th Avenue and Dave and Cheri Brown. 
 
Motion by Commissioner Sielaff accepting the letter of interest from Dave and Cheri 
Brown.  Seconded by Commissioner Evanson.  
 
UPON A VOICE VOTE, ALL VOTING AYE, CHAIRPERSON KONDRICK DECLARED THE 
MOTION CARRIED UNANIMOUSLY. 
 
Chairperson Kondrick asked the petitioner, Mr. Krogh, if he had anything to add?  
 
Mark Krough, 6290 Highway 65 LLC, replied the purpose of the replat was to create 35,000 
square feet so they can do the development.  They are ready to move forward. 
 
Chairperson Kondrick asked Mr. Krogh but he has no problems with what they have been 
talking with here?  
 
Mr. Krogh replied to the north is the Banquet Hall and they don’t anticipate traffic from 
Caribou to go north.  They can further address it offline with City staff.   
 
Commissioner Hansen asked Mr. Krogh whether the majority of the traffic is going to be 
going southbound? 
 
Mr. Krogh stated that is why they are developing the lot, because this side of Hwy 65 is 
critical.  Grab your coffee and go to work, most of the traffic is in the morning. 
 
Commissioner Sielaff asked Mr. Krogh whether they are just going to have coffee, or will 
they have anything like sandwiches, etc.?  
 
Mr. Krogh replied, they will have the full menu of Caribou.  Sandwiches, pastries, etc. 
 
Commissioner Evanson asked Mr. Krogh he is just dealing with the real estate portion of 
this?  The operating company is still going to be Caribou corporate.  They will control the 
menu and all of that, is that correct?  
 
Mr. Krogh replied, yes, he is just the developer.   
 
Ms. Stromberg stated she was able to talk to the Director of Public Safety, Brian Weierke, 
today and the Director of Public Works, Jim Kosluchar about Mr. and Mrs. Brown’s letter.  
They said that generally they have not heard a lot of complaints or concerns from this 
neighborhood before, but they are certainly willing to put in one of those speed trackers 
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to help address the neighbors’ concerns.  If it is warranted after that they can do some 
traffic counts, predevelopment, and post-development, and ask for Caribou’s assistance in 
that.  However, this is the first time they had heard about this, but they said they would be 
willing to do whatever they could to make sure the neighborhood was okay.  
 
Dave Brown, 1040 – 64th Avenue, stated he just wanted to clarify it is not just the semi-
trucks that are going through.  It is used as a short cut off of Mississippi Street by people 
going off to work on Central Avenue or they will come through on Taylor and come 
through on Baker, then they come down 64th to come around the curve.  The stop sign 
that is at Banquets going south is by the building.  If you are stopped at the stop sign 
there, you do not see anyone coming out of Banquets; and you must inch up there to see 
if anybody is coming out of Banquets.  It is just a concern that there is going to be more 
traffic coming through with the addition of Caribou.  He is a Caribou fan, but they have 
noticed an increase in traffic with people using this short cut, therefore he gave some 
options with his letter.  He thought this would be a good place to start.  Economic growth 
is a great thing for Fridley.  He just wanted to make all of them aware of the problems they 
have seen as residents and their neighbors.   
 
Chairperson Kondrick stated to Mr. Brown his letter of course will be forwarded to the 
City Council for their review.   
 
Motion by Commissioner Evanson to close the public hearing.  Seconded by 
Commissioner Hansen.  
 
UPON A VOICE VOTE, ALL VOTING AYE, CHAIRPERSON KONDRICK DECLARED THE 
MOTION CARRIED UNANIMOUSLY AND THE PUBLIC HEARING WAS CLOSED AT 7:20 
P.M. 
 
Motion by Commissioner Evanson approving Plat, PS #20-01, by Java companies, to replat 
the properties at 6290 and 6310 Highway 65 to provide additional land to the vacant parcel 
at 6290 Highway 65, to allow for the construction of a Caribou Coffee Cabin.  Seconded 
by Commissioner McClellan. 
 
UPON A VOICE VOTE, ALL VOTING AYE, CHAIRPERSON KONDRICK DECLARED THE 
MOTION CARRIED UNANIMOUSLY. 
 
ACCEPTANCE OF MINUTES FROM OTHER COMMISSIONS – THROUGH ONE MOTION: 
 
Motion to accept the minutes from the following Commission meetings: 
 

1.  March 10, 2020, Environment Quality & Energy Commission 
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2.  March 5, 2020, Housing and Redevelopment Authority Commission 
3.  May 7, 2020, Housing and Redevelopment Authority Commission 

 
Motion by Commissioner Hansen to accept the minutes.  Seconded by Commissioner 
Evanson.   
 
UPON A VOICE VOTE, ALL VOTING AYE, CHAIRPERSON KONDRICK DECLARED THE 
MOTION CARRIED UNANIMOUSLY. 
 
OTHER BUSINESS: 

1. Elect Chair and Vice Chair 
 
Chair Kondrick stated that he’s been doing the chair position for a while, he doesn’t mind 
doing it and would like to continue to do it, if the Commission thinks it’s a good idea.   
 
Motion by Commissioner Sielaff for Chairperson Kondrick to continue being the Chair.  
Seconded by Commissioner Hansen.   
 
UPON A VOICE VOTE, ALL VOTING AYE, CHAIRPERSON KONDRICK DECLARED THE 
MOTION CARRIED UNANIMOUSLY. 
 
Chair Kondrick stated that the person, LeRoy Oquist, that has been the Vice-Chair position 
for a number of years, has decided to retire.  He’s a very smart, bright and competent 
individual, so we need to find a new Vice-Chair.  He would like to nominate Mark Hansen 
for this job.  He is smart, on-time, aware of what is going on in the City and think he’d be 
a good Vice-Chair. 
 
Commission McClellan stated he agrees.  He likes the idea of having someone who may 
have a longer tenure on the Commission. 
 
Commissioner Evanson stated, he agrees.  
 
Commission Sielaff stated, he would second the nomination.   
 
Motion by Chairperson Kondrick nominating Chairperson Hansen as Vice Chair.  
Seconded by Commissioner Sielaff.   
 
UPON A VOICE VOTE, ALL VOTING AYE, CHAIRPERSON KONDRICK DECLARED THE 
MOTION CARRIED UNANIMOUSLY. 
 
OTHER BUSINESS:  
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Ms. Stromberg stated Mr. Oquist couldn’t join us tonight and he retired as of July 10th.  
She wanted to acknowledge that he served on a Commission with the City for 46 years, 
which is quite a milestone and he needs to be congratulated. 
 
Commissioner McClellan stated congratulations to him and the City is better for his 
dedication.   
 
Ms. Stromberg stated the next meeting will be August 19, 2020. 
 
Commissioner McClellan asked for any update regarding the old City Hall site.  
 
Ms. Stromberg replied, they have issued the building permit just this week.  It will be 
happening sooner than later.  There was some back and forth with Fairview related to the 
parking lots and ownership of those lots; but it will be closing soon so they should see 
construction start soon.  
 
Commissioner Sielaff asked whether they are going to be using those underground 
garages?  
 
Ms. Stromberg replied, they are.  They are going to use them for storage or maybe a 
wood shop or something for the residents of the assisted living facility.  They thought they 
could utilize them.   
 
ADJOURN: 
 
Motion by Commissioner Hansen to adjourn the meeting.  Seconded by Commissioner 
Evanson.  
 
UPON A VOICE VOTE, ALL VOTING AYE, CHAIRPERSON KONDRICK DECLARED THE 
MOTION CARRIED UNANIMOUSLY AND THE MEETING ADJOURNED AT 7:35 P.M. 
 
 
Respectfully submitted, 
 
Denise M. Johnson 
Recording Secretary 



City of Fridley Land Use Application 
ZOA #20-01 and PS #20-03  August 19, 2020 
GENERAL INFORMATION SPECIAL INFORMATION 
Applicant: 
Roers Fridley Apartments Owner LLC 
Shane LaFave 
110 Cheshire Lane #120 
Minnetonka MN 55305 
Requested Action: 
Rezoning from C-3 to S-2  
Plat to create 2 lots 
Location: 
6530 University Avenue 
Existing Zoning: 
C-3, General Shopping 
Size: 
344,874 sq. ft.    7.94 acres  
Existing Land Use: 
Holly Center Shopping Center 
Surrounding Land Use & Zoning: 
N:  Single Family & R-1 
E:  Walgreens and Single Family & S-2 and R-1 
S:  Christenson Crossing Townhomes & S-2 
W:  Multi-Family and Commercial & R-2 and R-3 
Comprehensive Plan Conformance: 
2030 and 2040 Future Land Use Map designates 
this area as Redevelopment. 
Legal Description of Property: 
See attached preliminary plat 
Building and Zoning History: 
1957 – Lot platted. 
1957 – Building constructed. 
1985 – Addition to the building 
There have been several interior modifications 
since the building was constructed. 
1984 – SUP issued for Champion Auto 
2007 – SUP issued for Bernie’s Automotive  
Public Utilities: 
Existing building is connected, utilities are 
available  
Transportation: 
Property is accessed from a slip off from 
University Avenue and Mississippi Street 
 
 

Physical Characteristics: 
Flat lot with the Holly Center building and large 
parking lot 
SUMMARY OF REQUEST  
The petitioner, Shane LaFave of Roers 
Companies, is requesting to have the property 
located at 6530 University Avenue rezoned from 
C-3, General Shopping to S-2, Redevelopment 
District to allow for the construction of new 
multi-family rental housing development and a 
free-standing commercial building.  The 
petitioner is also requesting to have the 
property replatted to create new lots for each 
use.   
STAFF RECOMMENDATION 
City Staff recommends approval of the Rezoning 
to S-2, Redevelopment District, with stipulations. 

 Meet the goals highlighted in 
Comprehensive Plan 

City Staff also recommends approval of the plat 
request. 

 

 
Subject Property 

CITY COUNCIL ACTION/60 DAY ACTION DATE 
City Council – September 14, 2020 
60 Day Date – September 14, 2020 

Staff Report Prepared by Stacy Stromberg  



Land Use Applications 
Rezoning Request #20-01 and Plat Request #20-03 

 

 
 

The Request 
The petitioner, Shane LaFave, Director of Development with Roers Companies is requesting two 
land use items to allow for the redevelopment of the Holly Center property, located at 6530 
University Avenue NE.  The land use items are: 

1. Rezoning Request to S-2, and Subsequent Master Plan – The subject property is currently 
zoned C-3, General Shopping and the petitioner is requesting to have the property 
rezoned to S-2, Redevelopment District.  When a property is zoned S-2, Redevelopment 
District, a master plan also needs to be approved for the site.   

2. Plat – In order to accommodate the redevelopment of the property, the petitioner would 
like to create 2 new lots.   

 
The petitioner is asking for approval of the above referenced land use items to allow for the 
construction of a 261-unit multi-family rental housing development and a free-standing 
commercial building.  
 
History 
In 1957, the Holly Shopping Center building was constructed.  In 1959 a gas station was 
constructed on the southeast corner of University Avenue and Mississippi Street.  Throughout 
the 1960’s and 1970’s there were a wide variety of retail shops that included a grocery store, 
sporting goods, hardware, camera and film shop, and clothing stores at the Holly Shopping 
Center.  The gas station closed at some time in the early 1980’s and then in 1985, the owners of 
the station worked with 
the City to demolish the 
gas station that was on the 
site to improve traffic flow 
on Mississippi Street by 
reducing entrance points 
and installing turn lanes.  
At this time the City liquor 
store was relocated to the 
shopping center and the 
Old Country Buffet opened 
to help revitalize the 
center. 
 
The site was purchased by 
the existing owner in 2000.  
Over the past 10-15 years 
several well-known tenants moved out of the building, including Old Country Buffet, Snyder 
Drug, Cost Cutters and SMW Credit Union and the overall condition of the property has 
deteriorated.  In 2018, the existing owner put the property up for sale and in the fall of 2019, 
Roers Companies started discussion a potential purchase of the property with the owners.  



 
 

 

Roers Companies has a letter of intent to purchase the property contingent upon these land use 
items being approved.   
 
Proposed Project 
The City’s 2030 Comprehensive Plan guides the subject property as redevelopment and the 
2040 Comprehensive Plan 
that is the process of Met 
Council’s approval process 
further defines the 
redevelopment of the site as 
a mixed-use development of 
multi-family and commercial.   
 
As described by the 
petitioner, “the University 
Redevelopment is a 
transformation of an existing 
aged retail strip center into a 
new mixed-use development.  
The many on-site and in-unit 
amenities, the proximity to 
retail and recreational attractions and the ease of access to transportation will make this project 
stand out in the market.  It will include a 4-story workforce apartment community comprising of 
261 residential apartments and 189 underground parking stalls and 202 surface stalls.  
Workforce housing is market rate housing, just not the high-end luxury version of market rate.  
One of the most unique aspects of this project is that it is to target the underserved workforce 
population of renters.  Without sacrificing finish levels and amenities the rent levels in the 
project will be set at about 80% of what a traditional high-end market rate new construction 
project would try to achieve.  The surrounding area has a large population of renters who have 
very few options for newer apartment buildings.  This project will provide those renters with a 
new housing option at a rate that won’t prohibit entry.  It’s also a project that won’t require an 
income qualification or section 8 vouchers to occupy the building.”    
 
A free-standing 10,000 sq. ft. commercial building is also proposed to be constructed along the 
west side of the property, with 87 surface parking stalls. 
 
Of the 260 units, 67 units will be studios, 109 units will be 1-bedroom, 59 units will be 2-
bedrooms and 26 units will be 3-bedrooms.  Included in each unit will be a washer and dryer, 
stainless steel applications, granite countertops, tile backspaces and 9 ft. ceilings.  Common area 
amenities in the building include multiple community rooms, and multiple outdoor patios (one 
on the top floor with view of the downtown skyline), resident storage areas, a dog wash station, 
and a game room.  Outdoor amenities include a playground, dug run area, seating/gazebo area, 
and sidewalk connections.   



 
 

 

 
 
What is Workforce Housing? 
The City has received a number of inquiries over the rents and target market for this project, 
wondering if this is an “affordable” or “workforce” housing project.  Part of the confusion stems 
from the developer, and others, referring to the project as “workforce housing” without 
providing a definition.  
 
The term “workforce housing” is defined by the Urban Land Institute (ULI) as housing affordable 
to households earning anywhere between 60% and 120% of the area median income (AMI).  In 
Fridley, that translates to a household of one making between $43,440 and $87,360. For a 
household of four, that translates to incomes between $62,040 and $124,800. In total, Fridley 
households have a median income of 63% of the area median income.  To put this in 
perspective, nearly half of Fridley’s existing households would be cost burdened (paying over 
30% of their income) to live in “workforce housing”. 
The chart below shows the 2020 income limits, based on 60% to 120% of AMI, based on 
household size, put together by the US Department of Housing and Urban Development (HUD). 
This chart shows the incomes that meet the ULI definition for “workforce housing”.  The text in 
red, “63%” is Fridley’s median income. 
 

Income 
Limit 

1 Person 
HH 

2 Person 
HH 

3 Person 
HH 

4 Person 
HH 

120% $87,360 $99,850 $112,320 $124,800 
110% $79534 $91,000 $102,366 $113,740 
100% $72,310 $82,730 $93,060 $103,400 
90% $65,070 $74, 450 $83,750 $93,060 
80% $57,920 $66,240 $74,480 $82,720 
70% $50,680 $57,960 $65,170 $72,380 
63% $45,550 $52,120 $58,630 $65,142 
60% $43,440 $49,680 $55,860 $62,040 

 
What is Affordable Housing? 
The Federal Reserve Bank, HUD, Met Council, and others tend to define “affordable housing” as 
housing that is affordable to low- and moderate-income households.  Low income is typically 
considered households making 50% or less of AMI, while moderate income is considered those 
making between 51% to 80% of AMI. 
 
For housing to be considered “affordable” the rent/mortgage payment must be 30% or less of 
the household’s gross monthly income.  The chart below, shows the maximum monthly rent 
(including utilities) that would be considered affordable for households of different income 
levels. 
 
 



 
 

 

Income 
Limit 

1 Person 
HH 

2 Person 
HH 

3 Person 
HH 

4 Person 
HH 

80% $1,448 $1,656 $1,862 $2,068 
70% $1,267 $1,449 $1,630 $1,809 
63% $1,139 $1,303 $1,465 $1,628 
60% $1,086 $1,242 $1,396 $1,550 

 
Is this project affordable, workforce or market rate? 
This project is market rate, non-subsidized, non-rent restricted, with rents that will still be 
affordable to many in the workforce.  The proposed project is aiming to keep its rental rates to 
approximately 80% of new luxury rental buildings. Estimated rents will range from $1,100 for an 
efficiency unit up to $1,800+ for a three-bedroom unit.   
 
In order to not be cost burdened by their housing, a household would need an income of 
approximately $44,000 for an efficiency unit, $48,000 for a 1 bedroom unit, $63,000 for a 2 
bedroom unit, and $72,000 for a 3 bedroom unit. 
 
Site Plan Analysis  
As stated above, the proposed project will involve the construction of a 261-unit multi-family 
housing building which will be a mix or studios, 1 bedroom, 2 bedrooms, and 3 bedrooms.  A 
10,000 sq. ft. commercial building will also be constructed.  Based on City code requires, 454 

parking stalls is required for both 
uses.  The petitioner is showing 478 
total stalls on site, of which 189 of 
those will be underground, 
therefore meeting code 
requirements for parking.   
 
The existing site is 366,588 sq. ft. in 
size and 86% of that is currently 
covered with impervious surface 
(building, parking areas).  The 
proposed development includes 
the construction of 2 storm water 
ponds and an open space area, 
which reduces the impervious 
surface area to 60% of the overall 
site. 
 
Access to the site will continue as it 
is today, with the slip-off from 

University Avenue and two access points on Mississippi Street.  The slip-off of University Avenue 
has been redesigned and widen to allow fire truck access to the site.  The location of the 



 
 

 

Mississippi Street access points will be modified slightly, but there will continue to be 2 of them.  
The one that is furthest west will be a full intersection and the one to the east with be a right 
in/right out only.   
 
The proposed multi-family building will be 4-stories with a height of 42 ft. 6 in.  The R-3, Multi-
Family and the C-3, General Shopping zoning districts requires a maximum height of 65 ft. or 45 
ft. when within 50 ft. of an R-1, Single Family zoning district.  The petitioner is placing the 
building to abut the corner of University Avenue and Mississippi Street to achieve a similar feel 
of the other projects recently approved in the City’s Transit Oriented Development District.  The 
building is this location also places the building further away from the residential homes to the 
north, which will create a nice buffer.  The petitioner plans to keep and repair the existing fence 
and save as many trees as possible along the northern property line. 
 
The petitioner proposes to mimic the fencing across the street at Christenson Crossing, with the 
brick bollards and iron fencing, on the corner and along University Avenue.  Landscaping will 
also be installed along the edges of the development to add visual interest along this prominent 
intersection. 
 
Rezoning to S-2, Redevelopment District and Master Plan Analysis  
The City’s zoning ordinance and official zoning map are the mechanisms that help the City 
achieve the vision laid out in the Comprehensive Plan.  The law gives the City the authority to 
“rezone” property from one designated use to another, so long as the zoning is in conformance 
with the Comprehensive Plan.   
 
During the 2030 and 2040 Comprehensive Planning process, City staff continued to hear from 
Fridley citizens that something needs to be done with the Holly Center property.  Many concerns 
raised we related to the 
condition of the structure, 
façade, parking, and 
landscaping.  The fact that the 
site is surrounded by 
residential properties yet 
doesn’t provide pedestrian 
access and that the site is also 
over-parked for the type of 
businesses located in the 
building and is therefore used 
informally as a park and ride 
site. 
 
The Comprehensive Plan’s 
2030 future land use map 
designates this area as 



 
 

 

“Redevelopment.”  The 2040 Comprehensive Plan that is in the approval process with the Met 
Council also guides this property as “Redevelopment” and further specifies mixed use multi-
family and commercial.   
 
In 2016, University of Minnesota students completed a Transportation Study for the City and 
identified the Holly Center as having a high potential for redevelopment into a mixed-use 
development.   
The City encouraged the developer to consider a building with retail/commercial users on the 
bottom floor of the building, however the current market is showing that this mix isn’t always 
viable, and developers are struggling to find commercial tenants to occupy that space. 
 
Rezoning the property to S-2, Redevelopment District achieves what the City was hoping to see 
happen to the property in the last two Comprehensive Planning processes.  If the rezoning and 
subsequent master plan are approved by the City Council, any modification of the site plan 
would need to go back to the City Council for review and approval.   
 
Review and Recommendation is also required by the HRA to the City Council before the master 
plan can be approved.  The HRA has seen the plans and will further review them and the 
redevelopment agreement at their September 3, 2020 meeting.   
 
Preliminary Plat Analysis  
To accommodate the redevelopment of the 
subject property, the petitioner would like 
to create 2 new lots, one for the multi-
family housing project and one for the 
commercial building.   
 
Lot 1 (blue) will be for the multi-family 
housing project and will be approximately 
313,801 sq. ft. (7.21 acres) in size.  The City 
is still working the Anoka County to make 
sure enough right-of-way, or an easement 
is obtained to protect the existing utilities, 
sidewalk and lighting that currently exists 
along Mississippi Street.  A condition will be 
placed on that plat to make sure that is 
resolved prior to final plat approval.  Lot 2 
(yellow) will be approximately 52,812 sq. ft. 
(1.21 acres) in size and will be occupied by a 
commercial user.   
 
Traffic Study 
The petitioner hired Swing Traffic Solutions 
to complete a Travel Demand Management Plan.  They analyzed the intersection of University 

Lot 1 

Lot 2 



 
 

 

Avenue and Mississippi Street and Mississippi Street and East River Road.  Each intersection is 
given a letter designation from “A” representing the best operation conditions to “F”, 
representing the best.  Generally, Level of Service “D” represents the threshold for acceptable 
overall intersection operation conditions during a peak hour.   
 
The new development will generate 82 inbound and 121 outbound trips during the morning 
traffic peak hour and will generate 122 inbound trips and 103 outbound trips during the 
afternoon traffic peak hours.  The numbers are based off the 261-unit multi-family building and 
a daycare use.  If the commercial building is occupied by a commercial user other than a 
daycare, the numbers will likely go down. 
 
In the No Build Scenario and the Build Scenario, each intersection gets a letter grade of “B” in 
the am and “C” in the pm, so both are and will continue to operate well, according to the study. 
 
Due to the sites proximity to trails, bus transit and the commuter rail station, the owners of the 
development with have a Travel Demand Management Liaison that will keep the apartment 
community aware of travel and commuting options to help limit the amount of parking/driving 
needed. 
 
Staff Recommendation 
City Staff recommends approval of the Rezoning to S-2, Redevelopment District, ZOA #20-01 and 
the subsequent master plan, with stipulations. 

• Proposed use meets the goals highlighted in the 2030 Comprehensive Plan. 
 
City Staff recommends approval of preliminary plat, PS #20-03. 
 
Stipulations 
City staff recommends the following stipulations on Rezoning and Master Plan, ZOA #20-01. 

1. The property shall be developed in accordance with the site plan submitted for “Fridley 
Multi-Family”, page #C2-1, by Loucks, dated 08/12/2020. 

2. The exterior building elevations shall be developed in accordance with the architectural 
exterior elevation’s sheets submitted by Kaas Wilson Architects. 

3. The petitioner shall meet all requirements set forth by: 
a. The Building Code 
b. The Fire Code 
c. The City’s Engineering department – related to grading, drainage, storm pond 

maintenance agreement, utilities, and utility connection fees 
d. The City’s Planning department – related to landscaping, signage, parking, setback, 

and sidewalk/trail connections. 
e. The Rice Creek Watershed District 
f. The Minnesota Department of Transportation 
g. Anoka County 

4. If the square footage of the footprint of any of the buildings proposed changes by more 
than 10%, a S-2 master plan amendment shall be required. 



 
 

 

5. The petitioner shall dedicate a trail easement along the eastern property line that connects 
the residential neighborhood to the north to the sidewalk on the southeast corner of the 
site, if it is determined that the trail connection is required to be solely or partially on the 
subject property. 

6. The parking formula for this project requires that the 189 underground parking stalls are 
assigned to a rental unit through that unit’s lease to assure adequate parking overall on 
this development site.   

7. A shared parking and access easement shall be filed with Anoka County on Lot 1 and Lot 2.    
 
City staff recommends approval of the following stipulation on Plat, PS #20-03. 

1. Right-of-Way dedication or easement dedication for utilities, sidewalk and lighting 
shall occur with final plat approval.   



 

UNIVERSITY REDEVELOPMENT 
Land Use Application – Project Narrative 

 
Project Address: 6554 University Ave NE 
 
Current Owner: Roscoli Properties LLC 
 
Current Use:  Single story retail strip center, surface parking 
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Proposed Owner/Developer/Manager: Roers Companies LLC 
 
Proposed Use: 261 apartments in a 4-story building + 1 level of underground parking. A 

separate building to be occupied by a childcare provider will be 
constructed on the SW corner of the site.  

 
Timeline: Begin construction in Q4 2020, finish in summer 2022.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Residential Unit Mix 

Type   No. Percentage 
Studio   67  26% 
1 Bedroom   109  42% 
2 Bedroom  59  23% 
3 Bedroom  26  10% 
            Total      261  100% 
PARKING 
Underground, indoor 188 Stalls 
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Dear Councilmembers, Commissioners, Staff and Community Stakeholders, 
 
Roers is pleased to present this application for the redevelopment of the property located at 
the NW corner of University Ave and Mississippi St, commonly known as the Holly Center.  
 
The University Redevelopment is the transformation of an existing aged retail strip center into 
a new mixed-use development.  The project will include a workforce apartment community 
comprising approximately 261 residential apartments and 188 underground parking stalls. The 
Project will bring a unique mixture of quality residential product combined with affordable rent 
levels to an area that has seen little development in the last 25 years. Its many on-site and in-
unit amenities, proximity to retail and recreational attractions, and ease of access to 
transportation will stand out in a market dominated by older properties.  The project will bring 
new energy and activity to a highly visible and trafficked site along the University corridor.   
  
The Project’s 261 units include a range of options including multiple space configurations, and 
one of the few apartments in the city offering top floor amenity space.  The 261 units are 
comprised of studio, one, two and three bedroom apartment options.  Included in each unit will 
be a washer and dryer, stainless steel appliances, granite countertops, tile backsplashes, and 9’ 
ceilings.  Common area amenities in the building include multiple community rooms, multiple 
outdoor patios (one on the top floor with view of the downtown skyline), resident storage 
areas, a dog wash station, and game room.  Outdoor amenities include a playground, dog run 
area, and seating/gazebo area.   
  
One of the most unique aspects of this project is that it is built to target the underserved 
workforce population of renters.  Without sacrificing finish levels and amenities the rent levels 
in this project will be set at about 80% of what a traditional market-rate new construction 
project would try to achieve.  The surrounding area has a large population of renters who have 
very few options for newer apartment buildings.  This project will provide those renters with a 
new housing option at a rate that won’t prohibit entry.   
 
The requested rezoning is to accommodate the change in use of the property as well as to 
accommodate the requested parking ratios in the new development project. 
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Site Plan 
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SITE PLAN

1/32" = 1'-0"1 Site Plan

GROSS AREA - TOTAL
Level Area

Level 4 62,367 ft²
Level 3 62,989 ft²
Level 2 62,989 ft²
Level 1 62,989 ft²
Level -1 63,902 ft²
Commercial
Level 1 9,901 ft²
Grand total 325,137 ft²

PARKING
Level Type Count

Level 1 Commercial 82
Level 1 Resident 198
Level -1 Resident 186

466

UNIT MIX - GROSS AREA

Name Count

Unit Gross
Area

Total Area %Main Floor
0 BR (Studio)
Unit 0-0 67 504 ft² 33,768 ft² 26%

1BR
Unit 1-0 106 743 ft² 78,810 ft² 41%
Unit 1-0
Type A

3 743 ft² 2,230 ft² 1%

2BR
Unit 3-0 56 967 ft² 54,179 ft² 21%
Unit 3-0
Type A

3 967 ft² 2,902 ft² 1%

Unit 3-1 10 1,302 ft² 13,022 ft² 4%
Unit 3-2 16 1,311 ft² 20,981 ft² 6%
Grand total 261 205,893 ft²

N
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7200 Hemlock Lane, Suite 300

Maple Grove, MN 55369

763.424.5505

www.loucksinc.com

PLANNING

CIVIL ENGINEERING

LAND SURVEYING

LANDSCAPE ARCHITECTURE

ENVIRONMENTAL

SUBMITTAL/REVISIONS

PROFESSIONAL SIGNATURE

QUALITY CONTROL

CADD files prepared by the Consultant for this project are

instruments of the Consultant professional services for use solely

with respect to this project. These CADD files shall not be used

on other projects, for additions to this project, or for completion

of this project by others without written approval by the

Consultant. With the Consultant's approval, others may be

permitted to obtain copies of the CADD drawing files for

information and reference only. All intentional or unintentional

revisions, additions, or deletions to these CADD files shall be

made at the full risk of that party making such revisions, additions

or deletions and that party shall hold harmless and indemnify the

Consultant from any & all responsibilities, claims, and liabilities.

CADD QUALIFICATION

FRIDLEY

MULTI-FAMILY

FRIDLEY, MN

ROERS COMPANIES

110 Cheshire Lane, Suite 120

Minnetonka, MN 55305

Review Date

SHEET INDEX

License No.

Date                             

I hereby certify that this plan, specification or report was

prepared by me or under my direct supervision and that

I am a duly Licensed Professional Engineer under the

laws of the State of Minnesota.
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Project Lead
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EXISTING PROPOSED
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PARKING SETBACK LINE

BUILDING SETBACK LINE
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FENCE

FLARED END SECTION

POST INDICATOR VALVE

BENCHMARK

SOIL BORING
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DIRECTION OF FLOW
1.0%

972.5

TOLL FREE: 1-800-252-1166
TWIN CITY AREA: 651-454-0002

Gopher State One Call
CALL BEFORE YOU DIG!

WARNING:
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES
BEFORE DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN
DAMAGED DURING CONSTRUCTION AT NO COST TO THE OWNER.

SITE NOTES
1. ALL PAVING, CONCRETE CURB, GUTTER AND SIDEWALK SHALL BE FURNISHED AND INSTALLED IN ACCORDANCE WITH THE

DETAILS SHOWN PER THE DETAIL SHEET(S) AND STATE/LOCAL JURISDICTION REQUIREMENTS.

2. ACCESSIBLE PARKING  AND ACCESSIBLE ROUTES SHALL BE PROVIDED PER CURRENT ADA STANDARDS AND LOCAL/STATE
REQUIREMENTS.

3. ALL CURB DIMENSIONS SHOWN ARE TO THE  FACE OF CURB UNLESS OTHERWISE NOTED.

4. ALL BUILDING DIMENSIONS ARE TO THE OUTSIDE FACE OF WALL UNLESS OTHERWISE NOTED.

5. TYPICAL FULL SIZED PARKING STALL IS 9' X 18' WITH A 24' WIDE TWO WAY DRIVE UNLESS OTHERWISE NOTED.

6. ALL CURB RADII SHALL BE 3.0' UNLESS OTHERWISE NOTED.

7. BITUMINOUS IMPREGNATED FIBER BOARD TO BE PLACED AT FULL DEPTH OF CONCRETE ADJACENT TO EXISTING
STRUCTURES AND BEHIND CURB ADJACENT TO DRIVEWAYS AND SIDEWALKS.

8. SEE SITE ELECTRICAL PLAN FOR SITE LIGHTING.

9. ANY EXISTING CONCRETE INFRASTRUCTURE IN THE PUBLIC RIGHT OF WAY, INCLUDING BUT NOT LIMITED TO PUBLIC
SIDEWALKS, CURB AND GUTTER, AND ADA PEDESTRIAN RAMPS, THAT IS EITHER CURRENTLY DEFECTIVE OR THAT IS
DAMAGED DURING THE TIME OF SITE RE-DEVELOPMENT, MUST BE REMOVED AND REPLACED AT TEH TIME OF SITE
RE-DEVELOPMENT.

10.SNOW TO BE REMOVED FROM SITE AS NEEDED TO KEEP ALL PARKING STALLS OPEN.

SITE PLAN LEGEND

CONCRETE SIDEWALK

HEAVY-DUTY BITUMINOUS PAVEMENT

CURRENT  ZONING: C-3 GENERAL SHOPPING
PROPOSED ZONING S-2 REDEVELOPMENT DISTRICT - FOLLOW R-3
PROPERTY AREA : 366,588 SF
EXISTING IMPERVIOUS AREA: 315,903 (86.17%)
PROPOSED IMPERVIOUS AREA: 221,345 (60.38%)

SITE DATA

HEAVY-DUTY CONCRETE PAVEMENT

ELEVATION NOTES
864.00 = ARCHITECTURAL 100' 0" (VERIFY WITH ARCHITECTURAL)

OFF-STREET PARKING CALCULATIONS
TOTAL PROPOSED SURFACE PARKING PROVIDED      = 289 STALLS
PROPOSED GARAGE LOWER LEVEL = 189
TOTAL ABOVE GROUND STALLS = 478 STALLS

PROPOSED HANDICAPPED STALLS = 12 STALLS (ABOVE GROUND)
REQUIRED HANDICAP STALLS FOR 200-300 STALLS= 7 STALLS (ABOVE GROUND)
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LANDSCAPE ARCHITECTURE

ENVIRONMENTAL

SUBMITTAL/REVISIONS

PROFESSIONAL SIGNATURE

QUALITY CONTROL

CADD files prepared by the Consultant for this project are

instruments of the Consultant professional services for use solely

with respect to this project. These CADD files shall not be used

on other projects, for additions to this project, or for completion

of this project by others without written approval by the

Consultant. With the Consultant's approval, others may be

permitted to obtain copies of the CADD drawing files for

information and reference only. All intentional or unintentional

revisions, additions, or deletions to these CADD files shall be

made at the full risk of that party making such revisions, additions

or deletions and that party shall hold harmless and indemnify the

Consultant from any & all responsibilities, claims, and liabilities.
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prepared by me or under my direct supervision and that

I am a duly Licensed Professional Engineer under the

laws of the State of Minnesota.
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TOLL FREE: 1-800-252-1166
TWIN CITY AREA: 651-454-0002

Gopher State One Call
CALL BEFORE YOU DIG!

WARNING:
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES
BEFORE DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN
DAMAGED DURING CONSTRUCTION AT NO COST TO THE OWNER.

GRADING, DRAINAGE & EROSION CONTROL NOTES
1. SPOT ELEVATIONS REPRESENT FINISHED SURFACE GRADES, GUTTER/FLOW LINE, FACE OF BUILDING, OR EDGE OF

PAVEMENT UNLESS OTHERWISE NOTED.

2. CATCH BASINS AND MANHOLES IN PAVED AREAS SHALL BE SUMPED 0.04 FEET.  ALL CATCH  BASINS IN GUTTERS SHALL
BE SUMPED 0.16 FEET.  RIM ELEVATIONS SHOWN ON PLANS DO NOT REFLECT SUMPED ELEVATIONS.

3. ALL DISTURBED UNPAVED AREAS ARE TO RECEIVE MINIMUM OF 4 INCHES OF TOP SOIL AND SEED/MULCH OR SOD.
THESE AREAS SHALL BE WATERED/MAINTAINED BY THE CONTRACTOR UNTIL VEGETATION IS ESTABLISHED.

4. FOR SITE RETAINING WALLS "TW" EQUALS SURFACE GRADE AT TOP FACE OF WALL (NOT TOP OF WALL), AND "GW"
EQUALS SURFACE GRADE AT BOTTOM FACE OF WALL (NOT BOTTOM OF BURIED WALL COURSES).

5. RETAINING WALLS OVER 4 FEET IN HEIGHT WILL REQUIRE A BUILDING PERMIT.

6. STREETS MUST BE CLEANED AND SWEPT WHENEVER TRACKING OF SEDIMENTS OCCURS AND BEFORE SITES ARE LEFT
IDLE FOR WEEKENDS AND HOLIDAYS.  A REGULAR SWEEPING SCHEDULE MUST BE ESTABLISHED.

7. DUST MUST BE ADEQUATELY CONTROLLED.

8. SEE SWPPP FOR ADDITIONAL EROSION CONTROL NOTES AND REQUIREMENTS.

9. SEE UTILITY PLANS  FOR WATER, STORM AND SANITARY SEWER INFORMATION.

10. SEE SITE PLAN FOR CURB AND BITUMINOUS TAPER LOCATIONS

11. A POST CONSTRUCTION TEST ON THE FILTRATION TANKS AND RAIN GARDEN WILL BE CONDUCTED BY FILLING THE
BASIN TO A MINIMUM DEPTH OF 6 INCHES WITH WATER AND MONITOR THE TIME NECESSARY TO DRAIN.  THE COON
CREEK WATERSHED DISTRICT SHALL BE NOTIFIED PRIOR TO THE TEST TO WITNESS THE RESULTS.

12. NO GROUNDWATER PUMPING IS ANTICIPATED.  IF PUMPING IS REQUIRE CONTRACTOR TO PROVIDE WELL-FIELD
LOCATION, RATES, DISCHARGE LOCATION, SCHEDULE AND QUANTITIES. APPLY FOR DNR WATER APPROPRIATION
PERMIT.



DECIDUOUS TREES CODE QTY COMMON NAME BOTANICAL NAME CONT CAL

AM 10 ARMSTRONG MAPLE Acer freemanii `Armstrong` B & B 2.5"Cal

SGM 11 SIENNA GLEN MAPLE Acer freemanii `Sienna Glen` B & B 2.5"Cal

RB 4 RIVER BIRCH

CLUMP

Betula nigra B & B

CH 2 COMMON HACKBERRY Celtis occidentalis B & B 2.5"Cal

KCE 4 KENTUCKY COFFEETREE ESPRESSO Gymnocladus dioica `Espresso` B & B 2.5"Cal

QB 6 SWAMP WHITE OAK Quercus bicolor B & B 2.5"Cal

BO 4 BURR OAK Quercus macrocarpa B & B 2.5"Cal

GL 4 GREENSPIRE LINDEN Tilia cordata `Greenspire` B & B 2.5"Cal

EVERGREEN TREES CODE QTY COMMON NAME BOTANICAL NAME CONT CAL

BS 6 BLACK HILLS SPRUCE

FULL FORM

Picea glauca `Densata` B & B 6` MIN. HGT.

AP 6 AUSTRIAN PINE

FULL FORM

Pinus nigra B & B 6` MIN. HGT.

ORNAMENTAL TREES CODE QTY COMMON NAME BOTANICAL NAME CONT CAL

TH 6 THORNLESS HAWTHORN Crataegus crus-galli `Inermis` B & B 1.5"Cal

PC 15 PRAIRIFIRE CRABAPPLE Malus x `Prairifire` B & B 1.5"Cal

SSC 4 SPRING SNOW CRABAPPLE Malus x `Spring Snow` B & B 1.5"Cal

GROUND COVERS COMMON NAME BOTANICAL NAME

STONE MULCH

CRUSHED GRAY ROCK

3/4" MINUS 3" DEPTH

NATIVE SEED MIX

MNDOT SEED MIX 35-241

MESIC PRAIRIE GENERAL

INFILTRATION SEED MIX

MNDOT SEED MIX 33-262

DRY SWALE / POND

TURF SOD
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DESIGNED AND SUBMITTED TO

THE CITY IN PERMIT SET.

FOUNDATION PLANTINGS TO BE
DESIGNED AND SUBMITTED TO

THE CITY IN PERMIT SET.

FOUNDATION PLANTINGS TO BE
DESIGNED AND SUBMITTED TO

THE CITY IN PERMIT SET.
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LOT
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I hereby certify that this plan, specification or report was

prepared by me or under my direct supervision and that

I am a duly Licensed Landscape Architect under the laws

of the State of Minnesota.
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7200 Hemlock Lane, Suite 300

Maple Grove, MN 55369

763.424.5505

www.loucksinc.com
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PROFESSIONAL SIGNATURE

QUALITY CONTROL

CADD files prepared by the Consultant for this project are

instruments of the Consultant professional services for use solely

with respect to this project. These CADD files shall not be used

on other projects, for additions to this project, or for completion

of this project by others without written approval by the

Consultant. With the Consultant's approval, others may be

permitted to obtain copies of the CADD drawing files for

information and reference only. All intentional or unintentional

revisions, additions, or deletions to these CADD files shall be

made at the full risk of that party making such revisions, additions

or deletions and that party shall hold harmless and indemnify the

Consultant from any & all responsibilities, claims, and liabilities.
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TOLL FREE: 1-800-252-1166
TWIN CITY AREA: 651-454-0002

Gopher State One Call
CALL BEFORE YOU DIG!

WARNING:
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES
BEFORE DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN
DAMAGED DURING CONSTRUCTION AT NO COST TO THE OWNER.

GENERAL NOTES:

CONTRACTOR SHALL VISIT SITE PRIOR TO SUBMITTING BID.  HE SHALL INSPECT SITE AND BECOME FAMILIAR WITH EXISTING
CONDITIONS RELATING TO THE NATURE AND SCOPE OF WORK.

VERIFY LAYOUT AND ANY  DIMENSIONS SHOWN AND BRING TO THE ATTENTION OF THE LANDSCAPE ARCHITECT ANY
DISCREPANCIES WHICH MAY COMPROMISE THE DESIGN AND / OR INTENT OF THE PROJECT'S LAYOUT.

ASSURE COMPLIANCE WITH ALL APPLICABLE CODES AND REGULATIONS GOVERNING THE WORK OR MATERIALS SUPPLIED.

CONTRACTOR SHALL  PROTECT ALL EXISTING ROADS, CURBS / GUTTERS, TRAILS, TREES, LAWNS AND SITE ELEMENTS DURING
PLANTING OPERATIONS.  ANY DAMAGE TO SAME SHALL BE REPAIRED AT NO COST TO THE OWNER.

CONTRACTOR SHALL VERIFY ALIGNMENT AND LOCATION OF ALL UNDERGROUND AND ABOVE GRADE UTILITIES AND
PROVIDE THE NECESSARY PROTECTION FOR SAME BEFORE CONSTRUCTION / MATERIAL INSTALLATION BEGINS (MINIMUM
10' - 0" CLEARANCE).

ALL UNDERGROUND UTILITIES SHALL BE LAID SO THAT TRENCHES DO NOT CUT THROUGH ROOT SYSTEMS OF ANY
EXISTING TREES TO REMAIN.

EXISTING CONTOURS, TRAILS, VEGETATION, CURB / GUTTER AND OTHER EXISTING ELEMENTS BASED UPON INFORMATION
SUPPLIED TO LANDSCAPE ARCHITECT BY OTHERS.  CONTRACTOR SHALL VERIFY ANY AND ALL DISCREPANCIES PRIOR TO
CONSTRUCTION AND NOTIFY LANDSCAPE ARCHITECT OF SAME.

THE ALIGNMENT AND GRADES OF THE PROPOSED WALKS, TRAILS AND / OR ROADWAYS ARE SUBJECT TO FIELD
ADJUSTMENT REQUIRED TO CONFORM TO LOCALIZED TOPOGRAPHIC CONDITIONS AND TO MINIMIZE TREE REMOVAL AND
GRADING.  ANY CHANGE IN ALIGNMENT MUST BE APPROVED BY LANDSCAPE ARCHITECT.

FOUNDATION PLANTINGS TO BE DESIGNED AND SUBMITTED TO THE CITY IN PERMIT SET.

LANDSCAPE REQUIREMENTS:
SITE REQUIREMENTS:
PERIMETER LANDSCAPING GREATER OF:

(1) TREE/1,000 BUILDING FLOOR AREA = (71,015 SF / 1,000) = 71 TREES
OR (1) TREE/50 LF. OF SITE PERIMETER = (2,569 LF / 50) = 52 TREES

INTERIOR PARKING LOT: 180 SF MIN AREA.  TO BE LANDSCAPED WITH TREES/GROUNDCOVER. 
  (1) TREE PER (15) SURFACE PARKING STALLS = (289/15)  = 19.2 =20 TREES

PROPOSED TREES:  45 DECIDUOUS, 12 CONIFEROUS, 25 ORNAMENTAL = 82 TREES PROPOSED
(50 EXISTING TREES SAVED)
91 TREES REQUIRED



8
8

8
8

888888

8
8

8
8

8
8

8
8

8
8

8

8
8

8
8

8
8

8

8
8

8
8

8
8

8
8

8
8

8

8

8

8

8

PROPOSED BUILDING
FFE - 863.50

PROPOSED BUILDING
FFE - 864.00
GFE - 853.33

PROPOSED BUILDING
FFE - 864.00
GFE - 853.33

PROPOSED BUILDING
FFE - 864.00
GFE - 853.33

4 4 4 4 4 4 4 4 4 4

4

4

4

4 4 4 4 4 4

4
4

4
4

4
4

4

4

4

4

4
4

4
4

4
4

4
4

4

4
4

4
4

4

8 8 8

8

8
8

8 8 8 8 8

88

88

LOUCKS

W
:
\
2
0
2
0
\
2
0
2
3
6
B

\
C

A
D

D
 
D

A
T

A
\
C

I
V

I
L
\
_
d

w
g

 
S
h
e
e
t
 
F
i
l
e
s
\
C

9
-
1
 
P

r
e
l
i
m

i
n
a
r
y
 
P

l
a
t

P
l
o

t
t
e
d

:
 
0
8
 
/
1
2
 
/
 
2
0
2
0
 
 
 
1
0
:
1
5
 
A

M

7200 Hemlock Lane, Suite 300

Maple Grove, MN 55369

763.424.5505

www.loucksinc.com
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LAND SURVEYING

LANDSCAPE ARCHITECTURE

ENVIRONMENTAL

SUBMITTAL/REVISIONS

PROFESSIONAL SIGNATURE

QUALITY CONTROL

CADD files prepared by the Consultant for this project are

instruments of the Consultant professional services for use solely

with respect to this project. These CADD files shall not be used

on other projects, for additions to this project, or for completion

of this project by others without written approval by the

Consultant. With the Consultant's approval, others may be

permitted to obtain copies of the CADD drawing files for

information and reference only. All intentional or unintentional

revisions, additions, or deletions to these CADD files shall be

made at the full risk of that party making such revisions, additions

or deletions and that party shall hold harmless and indemnify the

Consultant from any & all responsibilities, claims, and liabilities.
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PARKING STALL COUNT

ACCESSIBLE PARKING STALL

2

LEGEND

CATCH BASIN

STORM SEWER

SANITARY SEWER

WATERMAIN

STORM MANHOLE

SANITARY MANHOLE

HYDRANT

GATE VALVE

SPOT ELEVATION

SIGN

LIGHT POLE

POWER POLE

WATER MANHOLE / WELL

CONTOUR

CONCRETE CURB

UNDERGROUND ELECTRIC

CONCRETE

TELEPHONE PEDESTAL

UNDERGROUND TELEPHONE

UNDERGROUND GAS

OVERHEAD UTILITY

CHAIN LINK FENCE

BUILDING

RETAINING WALL

NO PARKING

UNDERGROUND FIBER OPTIC

SANITARY SEWER SERVICE

WATER SERVICE

ELECTRIC METER

GAS METER

TREE LINE

EXISTING PROPOSED

972

DRAINTILE

FORCEMAIN

3

7

3

PARKING SETBACK LINE

BUILDING SETBACK LINE

2

FENCE

FLARED END SECTION

POST INDICATOR VALVE

BENCHMARK

SOIL BORING

3

DIRECTION OF FLOW
1.0%

972.5

TOLL FREE: 1-800-252-1166
TWIN CITY AREA: 651-454-0002

Gopher State One Call
CALL BEFORE YOU DIG!

WARNING:
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES
BEFORE DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN
DAMAGED DURING CONSTRUCTION AT NO COST TO THE OWNER.

Lot 18, Block 5, Rice Creek Plaza South Addition, according to the plat thereof on file and of record in the office of

the County Recorder, Anoka County, Minnesota, except the South 120 feet of the East 120 feet thereof, and

except that part of said Lot 18 described as follows:

Beginning at the Southwest corner of said Lot 18; thence North along the West line of said Lot 18, a distance of 25

feet; thence East parallel with and 25 feet North of the South line of said Lot 18, a distance of 390 feet; thence North

at right angles a distance of 15 feet; thence East parallel with and 40 feet North of the South line of said Lot 18 to a

point 120 feet West of the East line of said Lot 18; thence South parallel with and 120 feet West of the East line of

said Lot 18 to the South line of said Lot 18; thence West along said South line to the point of beginning.

And that part of Lot 18, Block 5, Rice Creek Plaza South Addition described as follows:

Beginning at a point on the East line of said Lot 18 distance 70 feet North of the Southeast corner of said Lot 18;

thence West parallel with and 70 feet North of the South line of said Lot 18 a distance of 20 feet; thence South at

right angles, a distance of 30 feet; thence West along a line parallel with and 40 feet North of the South line of said

Lot 18 a distance of 100 feet; thence North parallel with and 120 feet West of the East line of said Lot 18 a distance of

80 feet; thence East parallel with and 120 feet North of the South line of said Lot 18 to the East line of said Lot 18;

thence South along said East line to the point of beginning.

Anoka County, Minnesota

Abstract Property

LEGAL DESCRIPTION

GENERAL NOTES

SURVEYOR:

Loucks

7200 Hemlock Lane, Suite 300

Maple Grove, MN 55330

763-424-5505

1. Prepared June 12, 2020.

2. The address, if disclosed in documents provided to or obtained by the surveyor, or observed while conducting

the fieldwork is 6530 University Ave. NE, Fridley, MN 55432.

3. This property is contained in Zone X (areas determined to be outside the 0.2% annual chance floodplain) per

Flood Insurance Rate Map No. 27003C0384E, Community Panel No. 270013 0384 E, effective date of December

16, 2015.

4. The bearings for this survey are based on the Anoka County Coordinate System NAD 83 (1986 Adjust).

5. Benchmark: MnDOT 0205 K (GSID Sta.#485). A benchmark disk located in between northbound and southbound

University Ave. NE, lying east of Satelite Ln. NE, and lying west of 64th Ave. NE. Elevation = 859.87 (NGVD29)

Site Benchmark: Invert of catch basin located near the southwest corner of the property as shown hereon.

Elevation = 857.92 (NGVD29)

6. The field work was completed on June 3, 2020.

OWNER/DEVELOPER:

Roers Companies

110 Cheshire Lane, Suite 120

Minnetonka, MN 55305

763-285-8795

Current Zoning: C-3 General Shopping

Current Setbacks:

Front 80 feet

Side not less than 15 feet

Rear not less than 40 feet

Height six (6) stories not to exceed sixty-five (65) feet.

No building exceeding 45 feet within 50 ft of R-1 or R-2.

Proposed Zoning: R-3 General Multiple Units (Per Civil Plans)

Proposed Setbacks:

Front 35 feet

Side 15 feet

Rear 15 feet

Height maximum of three (3) stories, but not to exceed forty-five (45) feet

ZONING INFORMATION

Areas

Net Property Area = 345,814 +/- square feet or 7.94 +/- acres

Right of Way Taking Area =   20,799 +/- square feet or 0.48 +/- acres

Gross Property Area = 366,613 +/- square feet or 8.42 +/- acres

Proposed Lots

Lot 1, Block 1 =   52,812 +/- square feet or 1.21 +/- acres

Lot 2, Block 1 = 313,801 +/- square feet or 7.21 +/- acres

SITE DATA

License No.

Date                             

I hereby certify that this survey, plan or report was

prepared by me or under my direct supervision and that

I am a duly Licensed Land Surveyor under the laws of
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