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LAND USE APPLICATION SUMMARY 

Property Location: 2800 North Wayzata Boulevard 

Project Name:  The Gardens of Bryn Mawr 

Prepared By: Andrew Frenz, Senior City Planner, (612) 673-3790 

Applicant: Bryn Mawr Development, LLC 

Project Contact:  David Miller, Urbanworks Architecture 

Request:  To establish a planned unit development consisting of two six-story residential buildings 
and an existing three-story office building. 

Required Applications: 

Rezoning 
Petition to rezone the eastern portion of the property located at 2800 North 
Wayzata Boulevard from the R1A Multiple Family District to the OR2 High Density 
Office Residence District, retaining the SH Shoreland Overlay District. 

Conditional Use Permit 
for a Planned Unit 
Development 

To allow a planned unit development consisting of 199 dwelling units and 
approximately 101,000 square feet of office uses in the OR2 High Density Office 
Residence District and the SH Shoreland Overlay District. 

Variance  To allow development on or within 40 feet of the top of a steep slope in the SH 
Shoreland Overlay District. 

Variance To reduce the west interior side yard setback from five feet to 0.75 feet for a 
patio and to zero feet for an asphalt walkway exceeding six feet in width. 

Variance To reduce the east interior side yard setback from five feet to 3.2 feet for an 
asphalt walkway exceeding six feet in width. 

Variance To reduce the front yard setback from 15 feet to zero feet for an asphalt walkway 
exceeding six feet in width. 

Variance To reduce the rear yard setback from five feet to 0.5 feet for an asphalt walkway 
exceeding six feet in width. 

Site Plan Review For a planned unit development consisting of 199 dwelling units and 
approximately 101,000 square feet of office uses. 

Preliminary Registered 
Land Survey For preliminary review of a registered land survey. 

SITE DATA 

Existing Zoning 
OR2 High Density Office Residence District 
R1A Multiple Family District 
SH Shoreland Overlay District 

Lot Area 352,022 square feet / 8.08 acres 

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #6 
January 27, 2020 

PLAN10190 
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Ward(s) 7 
Neighborhood(s) Bryn-Mawr 
Designated Future 
Land Use Corridor Mixed Use 

Goods and Services 
Corridor N/A 

Built Form Guidance Corridor 6 

 

 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property is a 352,022 square-foot lot occupied by a three-story 
office building of approximately 101,000 square feet which was constructed in 1955. Much of the property is 
occupied by a large surface parking lot and an outdoor area with several accessory structures which were formerly 
used to train telecommunications technicians. The property includes significant frontage on North Wayzata 
Boulevard, as well as a small portion of frontage on Mount View Avenue.  

The property is located in the SH Shoreland Overlay District, and includes several areas of steep slope, including 
along the west property line, where a steep slope is present that is located partially on the subject property and 
partially on adjacent Minneapolis Park and Recreation Board (MPRB) property, as well as at the southwest and 
southeast corners of the existing office building. The majority of the property sits below the elevation of the 
adjacent right-of-way. A small portion of the property currently drains to a stormwater retention pond located on 
the property which has no known outlet, while the majority of the property drains to the northwest onto adjacent 
Minneapolis Public Schools (MPS) property, and eventually to a pond and wetland area located partially on MPRB 
property, and partially on MPS property. This pond/wetland is also a basin with no known outlet. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. Anwatin Middle School and Bryn Mawr Elementary are 
located immediately to the north of the subject property. A portion of the school property currently drains onto 
the subject property. Theodore Wirth Regional Park is located immediately to the west of the subject property. A 
portion of the park property currently drains onto the subject property as well. A total of eight single-family 
dwellings are located immediately adjacent to the property on its east side. Interstate 394 is located to the south 
of the property, across North Wayzata Boulevard. 

The surrounding area is developed with a mix of uses. As mentioned above, the areas to the north and west of 
the property are dominated by the open spaces of the adjacent park and school campus. The neighborhood to 
the east of the property is developed almost exclusively with low-density residential uses. To the south, across 
Interstate 394, commercial buildings front South Wayzata Boulevard, while the rest of the surrounding area 
consists largely of low-density residential uses. 

The future Bryn Mawr Station on the under-construction METRO Green Line extension will be located 
approximately one-third of a mile to the southeast of the site. 

PROJECT DESCRIPTION. The applicant is seeking to establish a new planned unit development on the subject 
property, consisting of two six-story residential buildings, the existing three-story office building, and surface 
parking. The northern of the two residential buildings (Building A) would consist of 100 market-rate dwelling units, 
and the southern of the two residential buildings (Building B) would consist of 99 age-restricted senior units, 
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affordable at 60 percent of AMI. The project would be subject to, and is proposed to comply with, the interim 
(2018) inclusionary housing requirements. A single level of underground parking would connect the two 
residential buildings below grade. The existing office building would be renovated and contain approximately 
101,000 square feet of office uses. A variety of modifications would be made to the site, including reconstructing 
and expanding the surface parking lot and providing new pedestrian connections through the site to Theodore 
Wirth Regional Park and to Mount View Avenue. 

The subject property is currently split-zoned, with the western approximately two-thirds of the property located 
in the OR2 High Density Office Residence District and the eastern approximately one-third of the property located 
in the R1A Multiple Family District. The applicant is proposing to resolve the split zoning and is requesting a 
rezoning of the eastern portion of the property from the R1A Multiple Family District to the OR2 High Density 
Office Residence District, retaining the SH Shoreland Overlay District. 

The applicant is seeking several variances. The first is to allow development on or within 40 feet of the top of a 
steep slope in the SH Shoreland Overlay District. As described above, several portions of the subject property, as 
well as portions of adjacent parkland, constitute steep slopes. The applicant is also seeking setback variances to 
allow site features which are not permitted obstructions. The applicant is proposing to construct a patio 0.75 feet 
from the west property line. The applicant is also proposing that the walkways connecting Mount View Avenue to 
both Wayzata Boulevard and Theodore Wirth Park be seven feet in width and constructed of asphalt. For the uses 
proposed for the site, walkways in required yards are limited to six feet in width and cannot be constructed of 
asphalt. The applicant has requested the following variances to allow the patio and walkways as proposed: to 
reduce the west interior side yard setback from five feet to 0.75 feet for the patio and to zero feet for the walkway, 
to reduce the east interior side yard setback from five feet to 3.2 feet for the walkway, to reduce the front yard 
setback from 15 feet to zero feet for the walkway, and to reduce the rear yard setback from five feet to 0.5 feet 
for the walkway. 

The applicant is a seeking a conditional use permit and site plan review for the planned unit development, as well 
as a preliminary registered land survey. At this time the applicant has indicated the proposed horizontal division 
of the property, but has not yet presented a proposal for vertical division. 

The applicant anticipates returning to the City Planning Commission in the future to seek final approval of the 
registered land survey once final horizontal and vertical division is proposed, as well as to amend the planned unit 
development for a master sign plan, once office tenants have been secured and proposed signage is developed. 

The applicant tentatively plans to construct a future phase of the development which would consist of a three-
story assisted living building located on the eastern portion of the property. This phase is not being proposed or 
evaluated at this time and is not part of the review of the currently-submitted applications. 

This application was continued from the January 13, 2020, City Planning Commission hearing. 

RELATED APPROVALS.  

Planning Case # Application(s) Description Action 

C-121 Conditional use permit 
Install illuminated 
wall signs in the B1-1 
District. 

Approved by CPC 
6/16/69. Approved by 
City Council 6/27/69. 
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PUBLIC COMMENTS. A letter from the neighborhood organization has been received and is attached to this 
report. Any additional correspondence received prior to the public meeting will be forwarded on to the Planning 
Commission for consideration.  

ANALYSIS 

REZONING 
The Department of Community Planning and Economic Development has analyzed the application for a petition 
to rezone the eastern portion of the property at 2800 North Wayzata Boulevard from the R1A Multiple Family 
District to the OR2 High Density Office Residence District based on the following findings: 

1. Whether the amendment is consistent with the applicable policies of the comprehensive plan. 

The proposed zoning would be consistent with the applicable guidance and policies of Minneapolis 2040 
(2020): 

Future Land Use Guidance Staff Comment 
Corridor Mixed 
Use 

Corridor Mixed Use serves a larger market 
area than Neighborhood Mixed Use, and 
may have multiple competing uses of the 
same type. Commercial zoning is 
appropriate, mixed use multi story 
development is encouraged, and 
contiguous expansion of commercial zoning 
is allowed. 

The proposed rezoning of the 
subject property to the OR2 
District is consistent with the 
future land use guidance for the 
site of Corridor Mixed Use. The 
current OR2/R1A split zoning does 
not allow for commercial uses, as 
called for in the future land use 
guidance for the site. The 
proposed rezoning to apply the 
OR2 District across the entire site 
would allow for limited 
commercial uses and bring the 
zoning of the property closer to 
alignment with the future land use 
guidance. 

 

Built Form 
Guidance Guidance Staff Comment 

Corridor 6 New and remodeled buildings in the 
Corridor 6 district should reflect a variety of 
building types on both moderate and large 
sized lots. Building heights should be 2 to 6 
stories. Building heights should be at least 
2 stories in order to best take advantage of 
the access to transit, jobs, and goods and 
services provided by the Corridor 6 district. 
Requests to exceed 6 stories will be 
evaluated on the basis of whether or not a 
taller building is a reasonable means for 

The proposed rezoning of the 
subject property to the OR2 
District is consistent with the 
future built form guidance of 
Corridor 6. The current OR2/R1A 
split zoning allows building heights 
of 1 to 2.5 stories, with additional 
height requiring a variance. The 
proposed rezoning to apply the 
OR2 District across the entire site 
would allow for additional height 
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further achieving Comprehensive Plan 
goals. 

by conditional use permit and 
bring the zoning of the property 
closer to alignment with the future 
land use guidance. 

The following policies and action steps from Minneapolis 2040 apply to this proposal: 

Policy 1. Access to Housing: Increase the supply of housing and its diversity of location and types. 

a. Allow housing to be built in all areas of the city, except in Production and Distribution areas. 

c. Allow multifamily housing on public transit routes, with higher densities along high-frequency routes 
and near METRO stations. 

Policy 2. Access to Employment: Support employment growth downtown and in places well-served by 
public transportation. 

b. Continue to allow office and institutional uses where they currently exist throughout the city. 

c. Guide new office and institutional uses to locations well-served by public transportation. 

Policy 37. Mixed Income Housing: Promote mixed-income development throughout the city. 
Policy 38. Affordable Housing near Transit and Job Centers: Create more affordable housing near transit 
and job centers. 

a. Maximize opportunities to create affordable housing, including senior housing and 
multigenerational housing, near transit stations and along high-frequency transit corridors. 

Policy 77. Park Access: Make new and existing parks more accessible by biking and walking. 
Policy 80. Development near METRO stations: Support development and public realm improvements near 
existing and planned METRO stations that result in walkable districts for living, working, shopping, and 
recreating. 

a. Allow and encourage a dense mix of housing, employment, and commercial goods and services near 
METRO stations. 

b. Develop affordable housing near METRO stations. 

Policy 82. Aging: Expand resources and opportunities for meaningful engagement and independent living, 
assisted living, and long-term care housing for older Minneapolis residents so they can be a vital part of the 
fabric of our community. 

a. Ensure access to safe, affordable and accessible housing options for Minneapolis residents as they 
age. 

2. Whether the amendment is in the public interest and is not solely for the interest of a single property owner. 

The proposed rezoning is in the public interest and is not solely for the interest of a single property owner. 
The property is currently split-zoned, resulting in the existing office building on the property being a 
nonconforming use. The proposed rezoning will resolve the split-zoning condition of the property, making the 
long-standing office use of the property a conforming use, and will also bring the zoning of the property in 
line with the land use guidance for the property contained in Minneapolis 2040.  

3. Whether the existing uses of property and the zoning classification of property within the general area of the 
property in question are compatible with the proposed zoning classification, where the amendment is to 
change the zoning classification of particular property. 

Existing uses and zoning classifications in the general area include the office building on the subject property 
(OR2), the schools located to the north of the property (R1), low-density residential uses to the east of the 
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property (R1A), a public park to the west of the property (R1), and a mix of residential and commercial uses 
to the south of the property (OR2). The uses permitted in the OR2 District are compatible with the existing 
uses and zoning classifications in the general area.  

4. Whether there are reasonable uses of the property in question permitted under the existing zoning 
classification, where the amendment is to change the zoning classification of particular property. 

The existing split zoning condition of the property would prevent most reasonable uses of the property. Due 
to the property’s split zoning, the entire property is subject to the provisions of the R1A District. A rezoning is 
required in order to allow reasonable reuse of the existing office building on the site, as well as to allow uses 
which are consistent with the future land use and future built form guidance for the property in Minneapolis 
2040. 

5. Whether there has been a change in the character or trend of development in the general area of the property 
in question, which has taken place since such property was placed in its present zoning classification, where 
the amendment is to change the zoning classification of particular property. 

The surrounding area has seen little significant development in recent years. However, with the addition of 
the Bryn Mawr Station on the METRO Green Line extension, the site and surrounding area will become 
significantly more transit-accessible, which should change the character and trend of development in the area. 
With increased transit accessibility, medium- and high-density residential and mixed-use development similar 
in character to the proposed development is appropriate for sites outside of the residential neighborhood 
interiors in the area. 

CONDITIONAL USE PERMIT - PLANNED UNIT DEVELOPMENT 
The Department of Community Planning and Economic Development has analyzed the application for a 
conditional use permit to allow a new Planned Unit Development with 199 dwelling units and approximately 
101,000 square feet of office uses based on the following findings: 

1. The establishment, maintenance or operation of the conditional use will not be detrimental to or endanger the 
public health, safety, comfort or general welfare. 

The establishment of a planned unit development with 199 dwelling units and approximately 101,000 square 
feet of office uses in this location will not be detrimental to or endanger the public health, safety, comfort, or 
general welfare. The proposed project will retain an existing office building, establish significant new market-
rate and affordable housing on a portion of the site currently occupied by an unused outdoor training facility, 
and provide new and improved pedestrian connections to Theodore Wirth Regional Park from both North 
Wayzata Boulevard and Mount View Avenue. The proposed project should not have any negative impacts on 
public health, safety, or welfare. 

2. The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and will not 
impede the normal and orderly development and improvement of surrounding property for uses permitted in 
the district. 

The proposed project will not be injurious to the use or enjoyment of nearby property and will not have a 
negative impact on orderly development and improvement of nearby property. The proposed project should 
not have any negative impacts on adjacent properties.  The project should promote continued orderly 
development and improvement of the surrounding area by providing improved connections between the 
residential neighborhood to the east and the parkland to the west. 

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be provided. 
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The project has been reviewed by City staff through the preliminary development review process, including 
staff from Public Works Surface Water and Sewer and Public Works Traffic. The property has adequate street 
and utility access. As part of the project, the applicant is working with both MPS and the MPRB to improve 
drainage and stormwater management on all three properties. The applicant has proposed two tentative 
plans for stormwater management, dependent on ongoing discussions with MPS and MPRB. The applicant 
will be required to fully develop a single proposal for stormwater management which meets the requirements 
of the Department of Public Works prior to receiving final preliminary development review approval and 
proceeding with construction. The applicant has also submitted a Travel Demand Management Plan (TDMP) 
for review by Public Works and CPED staff. Final approval of the TDMP will be required prior to building permit 
issuance. 

4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

As mentioned above, the applicant has prepared and submitted a TDMP for review by Public Works and CPED 
staff. Final approval of the TDMP will be required prior to building permit issuance. Modeling included in the 
TDMP indicates that the proposed project would not result in any studied corridors or intersections falling 
below acceptable service levels. 

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 

The proposed conditional use would be consistent with the applicable guidance and policies of Minneapolis 
2040 (2020): 

Future Land Use Guidance Staff Comment 
Corridor Mixed 
Use 

Corridor Mixed Use serves a larger market 
area than Neighborhood Mixed Use, and 
may have multiple competing uses of the 
same type. Commercial zoning is 
appropriate, mixed use multi story 
development is encouraged, and 
contiguous expansion of commercial zoning 
is allowed. 

The proposed conditional use 
permit for a planned unit 
development consisting of 199 
dwelling units and approximately 
101,000 square feet of office uses 
is consistent with the future land 
use guidance for the site of 
Corridor Mixed Use. 

 

Built Form 
Guidance Guidance Staff Comment 

Corridor 6 New and remodeled buildings in the 
Corridor 6 district should reflect a variety of 
building types on both moderate and large 
sized lots. Building heights should be 2 to 6 
stories. Building heights should be at least 
2 stories in order to best take advantage of 
the access to transit, jobs, and goods and 
services provided by the Corridor 6 district. 
Requests to exceed 6 stories will be 
evaluated on the basis of whether or not a 
taller building is a reasonable means for 
further achieving Comprehensive Plan 
goals. 

The proposed conditional use 
permit for a planned unit 
development consisting of 199 
dwelling units and approximately 
101,000 square feet of office uses 
is consistent with the future built 
form guidance for the site of 
Corridor 6. The proposed building 
heights of six stories for the 
residential buildings and three 
stories for the office building are 
consistent with the Corridor 6 built 
form district. 
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The following policies and action steps from Minneapolis 2040 apply to this proposal: 

Policy 1. Access to Housing: Increase the supply of housing and its diversity of location and types. 

a. Allow housing to be built in all areas of the city, except in Production and Distribution areas. 

c. Allow multifamily housing on public transit routes, with higher densities along high-frequency routes 
and near METRO stations. 

Policy 2. Access to Employment: Support employment growth downtown and in places well-served by 
public transportation. 

b. Continue to allow office and institutional uses where they currently exist throughout the city. 

c. Guide new office and institutional uses to locations well-served by public transportation. 

Policy 37. Mixed Income Housing: Promote mixed-income development throughout the city. 
 
Policy 38. Affordable Housing near Transit and Job Centers: Create more affordable housing near transit 
and job centers. 

a. Maximize opportunities to create affordable housing, including senior housing and 
multigenerational housing, near transit stations and along high-frequency transit corridors. 

Policy 68. Energy Efficient and Sustainable Buildings: Achieve steep increases in energy efficiency of 
buildings through retrofits, design of new buildings, and decarbonization options -while promoting 
sustainable building practices for new and existing construction. 

e. Identify ways to encourage and incentivize sustainable design practices and principles for privately-
funded projects. 

Policy 77. Park Access: Make new and existing parks more accessible by biking and walking. 
 
Policy 80. Development near METRO stations: Support development and public realm improvements near 
existing and planned METRO stations that result in walkable districts for living, working, shopping, and 
recreating. 

a. Allow and encourage a dense mix of housing, employment, and commercial goods and services near 
METRO stations. 

b. Develop affordable housing near METRO stations. 

Policy 82. Aging: Expand resources and opportunities for meaningful engagement and independent living, 
assisted living, and long-term care housing for older Minneapolis residents so they can be a vital part of the 
fabric of our community. 

b. Ensure access to safe, affordable and accessible housing options for Minneapolis residents as they 
age. 

6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 

If the requested land use applications are approved with the recommended conditions, the proposal will 
comply with all provisions of the OR2 District and the SH Overlay District. 

Findings Required for Planned Unit Developments: 

 The planned unit development conforms to the applicable standards for alternatives and amenities. All 
planned unit developments shall provide at least one amenity or a combination of amenities that total at least 
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10 points, beyond those required for any alternatives. For each alternative requested, amenities shall total at 
least five points. 

Alternatives requested: 
Number of principal residential structures. 

The proposed planned unit development would include two principal residential structures. The northern 
structure would be six stories in height, include 100 dwelling units, and would not have street frontage. The 
southern residential building would be six stories in height, include 99 dwelling units, and would have street 
frontage on North Wayzata Boulevard. The two buildings would be connected by a single level of underground 
parking. Vehicular and pedestrian access to both buildings from North Wayzata Boulevard would be to the east of 
the proposed buildings. Pedestrian connections to Theodore Wirth Park and Mount View Avenue are also 
proposed. 

Bulk regulations, building height. 

The maximum height for multiple-family dwellings in the OR2 District is four stories, or 56 feet. The maximum 
height for principal structures in the SH Overlay District is 2.5 stories, or 35 feet. As proposed, the northern 
residential building would measure six stories and 78.25 feet in height, and the southern residential building would 
measure six stories and 75 feet in height. The applicant is requesting an alternative to exceed the maximum 
permitted height in the SH Overlay District and OR2 District. 

In addition to the conditional use permit standards, the Planning Commission shall consider, but not be limited 
to, the following factors when determining the maximum height of principal structures in commercial districts: 

1. Access to light and air of surrounding properties. 

The proposed six-story residential structures would not have a significant impact on the access to light or air 
of surrounding properties. The proposed buildings are located at the far western end of the subject property, 
approximately 650 feet from the adjacent small-scale residential uses to the east. Adjacent to the north and 
west are large open spaces owned by MPS and MPRB, respectively. Across North Wayzata Boulevard to the 
south is Interstate 394. 

2. Shadowing of residential properties, significant public spaces, or existing solar energy systems. 

The proposed buildings would not have significant shadowing impacts. As discussed above, the proposed 
buildings would be substantially removed from adjacent residential uses. A shadow study has been completed 
by the applicant and is attached to this report. The portions of the MPS property to the north which would 
receive some shadowing are utilized for vehicular circulation, surface parking, and athletic fields. The portions 
of Theodore Wirth Park to the west which would receive some shadowing are heavily forested areas with 
walking, biking, and ski trails. 

3. The scale and character of surrounding uses. 

While the proposed buildings would be substantially taller than others in the area, their general character and 
scale would be compatible with other large buildings nearby such as the existing office building on the 
property and Anwatin Middle School. As discussed above, the small-scale residential structures located to the 
east would be substantially separated from the proposed buildings. 

4. Preservation of views of landmark buildings, significant open spaces or water bodies. 

The proposed buildings would not block any views of landmark buildings, significant open spaces, or water 
bodies. The portion of Theodore Wirth Park located adjacent to the subject property is heavily forested. The 
proposed project would not block views to significant open spaces within the park. 
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On-premise signs. 

The applicant has not requested an alternative for on-premise signs at this time. However, the applicant 
anticipates returning to the Planning Commission in the future to do so, once office tenants for the project have 
been secured and a master sign plan is developed. The applicant has proposed additional amenity points in 
anticipation of requesting this future amendment. 

Off-street parking and loading. 

The proposed office uses require two large loading spaces, and the proposed residential uses require one small 
loading space. The applicant is proposing to provide one large loading space for the office uses, and two small 
loading spaces for the residential uses, and has requested an alternative to reduce the required loading 
accordingly. The proposed small loading space located adjacent to the north residential building would result in a 
driveway of less than 12 feet in width. Staff has recommended a condition of approval that the proposed plans be 
updated to ensure that this driveway remain at least 12 feet wide at its narrowest point. 

Points required for alternatives: 

 Establishment of the PUD – 10 points. 
 Number of principal residential structures – 0 points. 
 Bulk regulations, building height – 5 points. 
 Off-street parking and loading – 0 points. 

Total = 15 points. 

 

Phasing plan.   

The applicant is proposing to construct the entirety of the current proposal as a single phase. The applicant 
tentatively plans a future phase for the eastern portion of the property, which is not part of the current proposal 
and is not being reviewed at this time. 

Amenities provided: 
The applicant is proposing the following amenities from Table 527-1, Amenities: 

Conservation of the built environment (5 points) 

Significant renovation, rehabilitation and adaptive reuse of an existing building(s), rather than demolition. 

The applicant is proposing a complete interior renovation of the existing three-story office building on the site, 
which was constructed in 1955 and was utilized as an office and training facility for a series of telecommunications 
companies. The building has been vacant since 2017. The building would contain approximately 101,000 square 
feet of office uses. 

Pedestrian improvements (3 points) 

A site and building design that allows for exceptional and accessible pedestrian and/or bicycle access through 
and/or around a site that exceeds the requirements of Chapter 530, Site Plan Review. The improvements shall use 
a combination of landscaping, decorative materials, access control and lighting to create a safe, clear and 
aesthetically pleasing access through and/or around the site that complies with the Americans with Disabilities Act 
accessibility requirements. 

The applicant is proposing to provide new, ADA-accessible, well-lit, and landscaped pedestrian connections 
through the site. New connections would be provided between Mount View Avenue and Theodore Wirth Park, as 
well as between Mount View Avenue and North Wayzata Boulevard. The applicant is also working with MPRB on 
potential modifications to the trail system in the adjacent portion of the park to connect with the new pedestrian 
paths being provided through the site. The applicant is requesting five amenity points, two more than the three 
points typically awarded. Staff recommends awarding three amenity points. 
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Shared vehicles (3 points) 

Access to a shared passenger automobile available for short-term use. For residential uses, a minimum of one (1) 
car per one hundred (100) dwelling units is required. 

The applicant is proposing to provide one shared vehicle, located in the surface parking lot between the two 
residential buildings. Two shared vehicles would be required to earn the typical three amenity points. The 
applicant has requested two amenity points for providing a single shared vehicle. Staff recommends awarding one 
amenity point. 

Enhanced exterior lighting (1 point) 

Lighting plan that highlights significant areas of the site or architectural features of the building(s), subject to the 
standards of Chapter 535, Regulations of General Applicability. 

The applicant is proposing to provide significant pedestrian-scaled bollard lights along the pedestrian walkways 
throughout the property, as well as exterior architectural lighting on the proposed residential buildings. 

Recycling storage area (1 point) 

Provide an easily accessible area that serves the entire building and is dedicated to the collection and storage of 
non-hazardous materials for recycling, including but not limited to paper, corrugated cardboard, glass, plastics 
and metals. The recycling storage area shall be located entirely below grade or entirely enclosed within the 
building. 

The applicant is proposing to include separate recycling chutes within both residential buildings, and to provide 
dedicated space for recycling containers below each building. Both recycling areas would be located in dedicated 
trash and recycling rooms accessed through the below-grade parking area. 

Amenities proposed by the applicant or others (11 points total) 

The city planning commission may consider other amenities not listed in Table 527-1, Amenities, that are 
proportionally related to the alternative requested. The commission may assign one (1), three (3), five (5), or ten 
(10) points based on the proportionality. 

The applicant is proposing to provide two additional amenities, for a total of 11 amenity points. 

The applicant is requesting ten amenity points for meeting all mandatory criteria and exceeding a minimum of 35 
optional criteria of the 2015 Enterprise Green Communities Criteria for both residential buildings. Staff is 
recommending that the ten requested points be granted, consistent with past practices. The applicant has 
provided a worksheet that details their intended methods to achieve optional points, which is attached to this 
report for reference. 

The applicant is also requesting one amenity point for providing a greenhouse for use by the residents of the 
residential buildings. The greenhouse is proposed to measure 600 square feet in area and would include 
mechanical conditioning and watering systems, and would provide for planting area, tool storage, and organics 
composting. Staff is recommending that the one requested point be granted. 

 

Amenity 
Points Requested by 

Applicant Points Recommended by Staff 
Conservation of the built 
environment 5 points 5 points 

Pedestrian improvements 5 points 3 points 
Shared vehicles 2 points 1 point 
Enhanced exterior lighting 1 point 1 point 



Department of Community Planning and Economic Development 
PLAN10190 

 12 

Recycling storage area 1 point 1 point 
2015 Enterprise Green 
Communities 10 points 10 points 

Greenhouse 1 point 1 point 
 25 points 22 points 

 

The planned unit development conforms to the required findings for a planned unit development: 

1. That the planned unit development complies with all of the requirements and the intent and purpose of this 
chapter. In making such determination, the following shall be given primary consideration: 

a) The character of the uses in the proposed planned unit development, including in the case of residential 
uses, the variety of housing types and their relationship to other site elements and to surrounding 
development. 

The character of the uses in the proposed project is consistent with the land use guidance for the site and 
the surrounding area. The site is located in the Corridor Mixed-Use future land use district and the Corridor 
6 future built from district. The proposed project would consist of two new six-story residential buildings 
containing 199 dwelling units and an existing three-story commercial building containing approximately 
101,000 square feet of office uses. The northern residential building would contain a mix of 100 market-
rate one- and two-bedroom units targeted towards seniors. The southern residential building would 
contain a mix of 99 age-restricted one- and two-bedroom units affordable at 60 percent of AMI. These 
proposed uses are compatible with surrounding uses and amenities, which include low-density residential 
uses, schools, and a large public park. The site is developed with the largest buildings located on the 
opposite side of the site from adjacent small-scale residential structures to minimize their impact. 

b) The traffic generation characteristics of the proposed planned unit development in relation to street 
capacity, provision of vehicle access, parking and loading areas, pedestrian access, bicycle facilities and 
availability of transit alternatives. 

As mentioned above, the applicant has prepared and submitted a TDMP for review by Public Works and 
CPED staff. Final approval of the TDMP will be required prior to building permit issuance. Modeling 
included in the TDMP indicates that the proposed project would not result in any studied corridors or 
intersections falling below acceptable service levels. 

The applicant proposes to provide 647 off-street parking spaces, exceeding the minimum requirement of 
299 spaces. The applicant proposes to provide one large loading space and two small loading spaces, less 
than the minimum off-street loading requirement of two large spaces and one small space. The applicant 
is seeking a planned unit development alternative to reduce off-street loading as part of this application. 
The applicant is proposing to provide 130 long-term bicycle parking spaces and six short-term bicycle 
parking spaces, exceeding the minimum bicycle parking requirement of 107 spaces. Four additional short-
term bicycle parking spaces which are located further than 50 feet from a principal entrance and thus are 
not included in the previous totals are also proposed. 

Transit access to the site is currently provided by Metro Transit’s Route 9 bus, which stops directly 
adjacent to the property on North Wayzata Boulevard. The Bryn Mawr Station on the under-construction 
METRO Green Line extension is located approximately one-third of a mile to the southeast of the property. 

c) The site amenities of the proposed planned unit development, including the location and functions of open 
space, the preservation or restoration of the natural environment or historic features, sustainability and 
urban design. 
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The proposed project would improve access to existing public spaces in the immediate area by providing 
new and improved pedestrian connections between the residential neighborhood interior to the east and 
Theodore Wirth Park to the west. New ADA-accessible walkways with landscaping and pedestrian lighting 
would be provided connecting Mount View Avenue to both Theodore Wirth Park and North Wayzata 
Boulevard. The proposed project also includes the renovation and retention of the existing three-story 
1955 office building on the site. The project exceeds the required planned unit development amenity 
points as proposed.  

d) The appearance and compatibility of individual buildings and parking areas in the proposed planned unit 
development to other site elements and to surrounding development, including but not limited to building 
scale and massing, microclimate effects of the development, and protection of views and corridors. 

The two residential buildings proposed for the project are highly visually compatible with each other, and 
also are compatible in general scale with larger nearby buildings, including the existing office building on 
the property and Anwatin Middle School, located immediately to the north of the site. The proposed 
project would have no impact on significant view corridors. 

e) An appropriate transition area shall be provided between the planned unit development and adjacent 
residential uses or residential zoning that considers landscaping, screening, access to light and air, building 
massing, and applicable policies of the comprehensive plan and adopted small area plans. 

The proposed use would be consistent with the applicable policies of Minneapolis 2040 (2020). The 
property is designated as Corridor Mixed Use on the Future Land Use Map and Corridor 6 on the Built 
Form Map.  

A total of eight single-family homes are located adjacent to the property on its east side, with other low-
density residential uses beyond. The proposed six-story buildings are located at the far west end of the 
site, approximately 650 feet from these adjacent properties.  Along the east property line, adjacent to the 
single-family homes, a landscaped yard of approximately 23 feet in depth is proposed. The applicant is 
proposing to locate a significant number of trees, both canopy and ornamental, in this landscaped yard, 
but is not proposing any shrubs, hedges, or fencing. Staff is recommending a condition of approval that 
the landscaping in this required yard be increased to provide year-round screening of at least three feet 
in height and 60 percent opacity. 

The following policies and action steps apply to this proposal: 

Policy 1. Access to Housing: Increase the supply of housing and its diversity of location and types. 

a. Allow housing to be built in all areas of the city, except in Production and Distribution areas. 

c. Allow multifamily housing on public transit routes, with higher densities along high-frequency routes 
and near METRO stations. 

Policy 2. Access to Employment: Support employment growth downtown and in places well-served by 
public transportation. 

b. Continue to allow office and institutional uses where they currently exist throughout the city. 

c. Guide new office and institutional uses to locations well-served by public transportation. 

Policy 37. Mixed Income Housing: Promote mixed-income development throughout the city. 
Policy 38. Affordable Housing near Transit and Job Centers: Create more affordable housing near transit 
and job centers. 

a. Maximize opportunities to create affordable housing, including senior housing and 
multigenerational housing, near transit stations and along high-frequency transit corridors. 
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Policy 77. Park Access: Make new and existing parks more accessible by biking and walking. 
Policy 80. Development near METRO stations: Support development and public realm improvements near 
existing and planned METRO stations that result in walkable districts for living, working, shopping, and 
recreating. 

a. Allow and encourage a dense mix of housing, employment, and commercial goods and services near 
METRO stations. 

b. Develop affordable housing near METRO stations. 

Policy 82. Aging: Expand resources and opportunities for meaningful engagement and independent living, 
assisted living, and long-term care housing for older Minneapolis residents so they can be a vital part of the 
fabric of our community. 

c. Ensure access to safe, affordable and accessible housing options for Minneapolis residents as they 
age. 

f) The relation of the proposed planned unit development to existing and proposed public facilities, including 
but not limited to provision for stormwater runoff and storage, and temporary and permanent erosion 
control. 

The vast majority of the subject property is located at a lower elevation than adjacent right-of-way, and 
currently does not drain to the right-of-way, but rather onto the adjacent MPS property to the north, and 
eventually to a pond/wetland with no known outlet located partially on MPRB property and partially on 
MPS property. As part of the project, the applicant is working with both MPS and the MPRB to improve 
drainage and stormwater management on all three properties. The applicant has proposed two tentative 
plans for stormwater management, dependent on ongoing discussions with MPS and MPRB. The applicant 
will be required to fully develop a single proposal for stormwater management which meets the 
requirements of the Department of Public Works prior to receiving final preliminary development review 
approval and proceeding with construction. 

g) The consideration, where possible, of sustainable building practices during the construction phases and 
the use of deconstruction services and recycling of materials for the demolition phase. 

The applicant is planning to exceed the 2015 Enterprise Green Communities standards for both proposed 
residential buildings. A worksheet of intended methods is attached for reference. The applicant is also 
proposing to renovate and retain the embodied energy of the existing three-story 1955 office building on 
the site, rather than demolishing the building and constructing new. 

2. That the planned unit development complies with all of the applicable requirements contained in Chapter 598, 
Land Subdivision Regulations.  

The applicant has not submitted a final proposed registered land survey, however, the preliminary horizontal 
division that the applicant has proposed for the registered land survey is in compliance with the applicable 
requirements of Chapter 598. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a variance 
to allow development on or within 40 feet of the top of a steep slope in the SH Shoreland Overlay District based 
on the following findings: 
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1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

Practical difficulties exist in complying with the ordinance due to circumstances unique to the site. The subject 
property includes sections of steep slope along its west property line, and near the southwestern and 
southeastern corners of the existing office building on the site. Additional sections of steep slope are located 
on adjacent MPRB property. Due to the presence of steep slopes at several locations throughout the site, 
reasonable redevelopment of the property while leaving the steep slopes undisturbed would be severely 
limited. Additionally, the property has unique grading and drainage challenges, as the majority of the site sits 
below the elevation of adjacent right-of-way and drains into contained basins without outlets. In order to 
reasonably use the property, the existing drainage must be corrected, requiring regrading of much of the 
property, including near steep slopes. 

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will be 
in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The property is located in the OR2 High Density Office Residence District and the SH Shoreland Overlay District 
and is proposed to be utilized as a planned unit development consisting of 199 dwelling units and 
approximately 101,000 square feet of office uses. The proposed development on or within 40 feet of the top 
of a steep slope is reasonable considering the scope of the project and the existing conditions of the site. As 
described above, the site currently has significant drainage issues, due to the site siting below the elevation 
of adjacent right-of-way and draining into contained basins with no known outlets. In order to reasonably use 
the property, the existing drainage must be corrected, requiring regrading much of the property, including 
near steep slopes. The overall scope of the project should improve drainage and stormwater quality on and 
adjacent to the property. 

The spirit and intent of the Shoreland Overlay District regulations is to preserve and enhance the 
environmental qualities of surface waters and the natural and economic values of shoreland areas within the 
city, to provide for the efficient and beneficial utilization of those waters and shoreland areas, to comply with 
the requirement of state law regarding the management of shoreland areas, and to protect the public health, 
safety, and welfare. The proposed variance would not impact the utilization of public waters, the natural 
qualities of the shoreland area, and would have no impact on public health or safety. The proposed variance 
would be in keeping with the spirit and intent of the comprehensive plan. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

The proposed variance will not alter the essential character of the area or be injurious to the use or enjoyment 
of nearby property. The proposed project will include improvements to drainage and stormwater 
management for the subject property, as well as adjacent MPS and MPRB property. The project would not 
result in changes to drainage which would have a negative impact on nearby properties. Existing development 
is already present on steep slopes in the immediate area, including on the subject property. 

Additional Standards for Variances within the SH Shoreland Overlay District 

In addition, the Planning Commission shall consider, but not be limited to, the following factors when considering 
conditional use permit or variance requests within the SH Shoreland Overlay District: 

1. The prevention of soil erosion or other possible pollution of public waters, both during and after construction. 
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The project is subject to preliminary development review, including review by Public Works Surface Water 
and Sewers. Prior to obtaining PDR approval, the applicant will need to fully develop a single proposal for 
stormwater management which will need to meet Public Works’ standards. The applicant has also submitted 
an erosion control plan. Prior to construction, the applicant’s contractor will be required to obtain an erosion 
control permit. Throughout the construction process, the site will be monitored by both environmental health 
and construction code services to ensure that adequate erosion control measures are in place. Following 
construction, the project should reduce erosion and pollution of public waters due to improved stormwater 
management practices. 

2. Limiting the visibility of structures and other development from protected waters. 

The project will likely be minimally visible from the pond and wetlands located to the north. The visibility of 
the proposed structures will be consistent with the existing character of the wetland. 

3. The suitability of the protected water to safely accommodate the types, uses and numbers of watercraft that 
the development may generate. 

This standard is not applicable to the proposed development. 

Additional Standards to Permit Development on a Steep Slope, Within 40 Feet of the Top of a Steep Slope or 
Bluff, or Within 50 Feet of the Ordinary High Water Mark of any Protected Water in the SH Shoreland Overlay 
District: 

In addition, the Planning Commission shall consider, but not be limited to, the following factors when considering 
variance requests to allow development on a steep slope, within 40 feet of the top of a steep slope or bluff, or 
within 50 feet of the ordinary high water mark of any protected water within the SH Shoreland Overlay District: 

1. Development must currently exist on the steep slope or within forty (40) feet of the top of a steep slope within 
five hundred (500) feet of the proposed development. 

Development currently exists on a steep slope on the subject property, within 500 feet of the proposed 
developments. 

2. The foundation and underlying material shall be adequate for the slope condition and soil type. 

The proposed buildings are not located on the steep slopes themselves, but rather on a relatively flat area 
adjacent to the bottom of the steep slopes. The developments which would be located on the steep slopes 
are generally limited to driveways, retaining walls, and similar site improvements. 

3. The development shall pose no danger of falling rock, mud, uprooted trees or other materials. 

The proposed development should improve the stability of the steep slopes on the site by regrading the 
property, correcting drainage, and adding retaining walls. 

4. The view of the developed slope from the protected water shall be consistent with the natural appearance of 
the slope, with any historic areas, and with the surrounding physical context. 

The proposed project would be minimally visible from the pond and wetlands located to the north, but due 
to the proposed buildings, vegetation, and the distances between the steep slopes and the body of water, the 
steep slopes themselves will not be visible from protected waters. 

VARIANCE 
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The Department of Community Planning and Economic Development has analyzed the application for a variance 
to reduce the west interior side yard setback from five feet to 0.75 feet for a patio based on the following findings: 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

Practical difficulties do not exist in complying with the ordinance due to circumstances unique to the site. The 
subject property measures over 350,000 square feet in area, and a patio is subject to minimal required yards 
of 15 feet adjacent to the south property line and five feet adjacent to the north, east, and west property 
lines. Ample opportunities to provide outdoor amenity space exist on the property. The proposed patio area 
could be relocated to many other locations on the site. The patio could remain in the same general area and 
remain the same size, while shifting slightly to the east to relocate it outside of the required yard. Staff finds 
that practical difficulties do not exist in complying with the ordinance due to circumstances unique to the 
property. 

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will be 
in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The property is located in the OR2 High Density Office Residence District and the SH Shoreland Overlay District 
and is proposed to be utilized as a planned unit development consisting of 199 dwelling units and 
approximately 101,000 square feet of office uses.  

The spirit and intent of the ordinance regulating required yards is to create orderly development, protect 
residential character, and ensure access to light and air. The proposed patio would have no impact on access 
to light and air or on residential character, and would not constitute disorderly development. The proposed 
variance would be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

The proposed variance would not alter the essential character of the area or be injurious to the use or 
enjoyment of nearby property. The proposed patio would be distant from adjacent active uses and should not 
have significant impacts on adjacent property. The proposed patio would have no impact on public health, 
safety, or welfare. 

Additional Standards for Variances within the SH Shoreland Overlay District 

In addition, the Planning Commission shall consider, but not be limited to, the following factors when considering 
conditional use permit or variance requests within the SH Shoreland Overlay District: 

1. The prevention of soil erosion or other possible pollution of public waters, both during and after construction. 

The project is subject to preliminary development review, including review by Public Works Surface Water 
and Sewers. Prior to obtaining PDR approval, the applicant will need to fully develop a single proposal for 
stormwater management which will need to meet Public Works’ standards. The applicant has also submitted 
an erosion control plan. Prior to construction, the applicant’s contractor will be required to obtain an erosion 
control permit. Throughout the construction process, the site will be monitored by both environmental health 
and construction code services to ensure that adequate erosion control measures are in place. Following 
construction, the project should reduce erosion and pollution of public waters due to improved stormwater 
management practices. 

2. Limiting the visibility of structures and other development from protected waters. 
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The project will likely be minimally visible from the pond and wetlands located to the north. The visibility of 
the proposed structures will be consistent with the existing character of the wetland. 

3. The suitability of the protected water to safely accommodate the types, uses and numbers of watercraft that 
the development may generate. 

This standard is not applicable to the proposed development. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for variances 
to reduce the west interior side yard setback from five feet to zero feet for a walkway, to reduce the east interior 
side yard setback from five feet to 3.2 feet for a walkway, to reduce the front yard setback from 15 feet to zero 
feet for a walkway, and to reduce the rear yard setback from five feet to 0.5 feet for a walkway based on the 
following findings: 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

All yards: Practical difficulties exist in complying with the ordinance due to circumstances unique to the 
property. The subject property is quite large and includes frontage on two streets and is directly adjacent to 
a large regional park. Currently, the paths of pedestrian travel from Mount View Avenue to Theodore Wirth 
Park and between this portion of Mount View Avenue and North Wayzata Boulevard are indirect. The 
applicant is proposing to provide new, improved pedestrian connections between the Mount View Avenue 
right-of-way, the North Wayzata Boulevard right-of-way, and Theodore Wirth. These connections will be 
privately owned and operated but are intended to be accessible to the public and to improve public pedestrian 
circulation between these public spaces. The size of the site and the multiple disconnected public spaces that 
it is adjacent to are unique circumstances that support the addition of wider pedestrian facilities. These 
conditions are not economic alone and were not created by the applicant. 

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will be 
in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

All yards: The property is located in the OR2 High Density Office Residence District and the SH Shoreland 
Overlay District and is proposed to be utilized as a planned unit development consisting of 199 dwelling units 
and approximately 101,000 square feet of office uses. Providing wider pedestrian facilities on the site is 
reasonable given the site’s connection to adjacent public spaces and trails within Theodore Wirth Park. 
Although the proposed walkways would be privately owned and operated, they are intended to be publicly-
accessible and would connect to publicly owned and operated recreational trails. Allowing these walkways to 
meet the standards for public recreational trails in required yards rather than for private walkways is 
reasonable given these conditions. 

The spirit and intent of the ordinance regulating required yards is to create orderly development, protect 
residential character, and ensure access to light and air. The proposed walkways would have no impact on 
access to light and air or on residential character, and would not constitute disorderly development. The 
proposed variance would be in keeping with the spirit and intent of the ordinance and the comprehensive 
plan. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 
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All yards: The proposed variance would not alter the essential character of the area or be injurious to the use 
or enjoyment of nearby property. The proposed walkways would compliment the character of the immediate 
area and should not have significant impacts on adjacent property. The walkways should benefit the public 
health, safety, and welfare by providing convenient and safe pedestrian connections between the residential 
neighborhood interior to the east and Theodore Wirth Park to the west. 

Additional Standards for Variances within the SH Shoreland Overlay District 

In addition, the Planning Commission shall consider, but not be limited to, the following factors when considering 
conditional use permit or variance requests within the SH Shoreland Overlay District: 

1. The prevention of soil erosion or other possible pollution of public waters, both during and after construction. 

All yards: The project is subject to preliminary development review, including review by Public Works Surface 
Water and Sewers. Prior to obtaining PDR approval, the applicant will need to fully develop a single proposal 
for stormwater management which will need to meet Public Works’ standards. The applicant has also 
submitted an erosion control plan. Prior to construction, the applicant’s contractor will be required to obtain 
an erosion control permit. Throughout the construction process, the site will be monitored by both 
environmental health and construction code services to ensure that adequate erosion control measures are 
in place. Following construction, the project should reduce erosion and pollution of public waters due to 
improved stormwater management practices. 

2. Limiting the visibility of structures and other development from protected waters. 

All yards: The project will likely be minimally visible from the pond and wetlands located to the north. The 
visibility of the proposed structures will be consistent with the existing character of the wetland. 

3. The suitability of the protected water to safely accommodate the types, uses and numbers of watercraft that 
the development may generate. 

All yards: This standard is not applicable to the proposed development. 

SITE PLAN REVIEW 
The Department of Community Planning and Economic Development has analyzed the application based on the 
required findings and applicable standards in the site plan review chapter: 

Applicable Standards of Chapter 530, Site Plan Review 

BUILDING PLACEMENT AND DESIGN 

Building placement – Requires alternative compliance 

 The property is subject to a required front yard of 15 feet in depth adjacent to North Wayzata Boulevard. 
The existing office building is located approximately 45 feet from the front property line adjacent to North 
Wayzata Boulevard, while the proposed north and south residential buildings are located approximately 180 
feet and 20 feet, respectively, from the front property line. Alternative compliance is required.  

 Currently, a traditional street wall does not exist in the area. The placement of the buildings would be 
consistent with the siting of other large buildings in the area. The building placement maximizes natural 
surveillance and visibility, and facilitates pedestrian access and circulation. 

 The area between the building and lot line includes landscaping. 
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 All on-site accessory parking is located to the rear or interior of the site, within the principal building served, 
or entirely below grade. 

Principal entrances – Requires alternative compliance 

 The existing office building is oriented so that at least one principal entrance faces the front property line. 
The proposed north residential building would include a street-facing principal entrance, although the south 
residential building would be located between this entrance and the street. The proposed south residential 
building would not include a street-facing principal entrance. Alternative compliance is required. 

 All principal entrances are clearly defined and emphasized through the use of canopies, recesses, and 
building material changes. 

Visual interest – Meets requirements 

 The building walls provide architectural detail and contain windows in order to create visual interest. 
 The proposed buildings emphasize architectural elements – including recesses, projections, windows, and 

entries – to divide the building into smaller identifiable sections. 
 There are no blank, uninterrupted walls exceeding 25 feet in length. 

Exterior materials – Requires alternative compliance 

 The applicant is proposing brick veneer and fiber cement panels as the primary exterior materials for the 
north building, and brick veneer, metal panels, and fiber cement panels as the primary exterior materials for 
the southern building. As proposed the west elevation of the north building and the north elevation of the 
south building would not comply with the City’s durability standards for exterior materials (see Table 1). 
Alternative compliance is required. All other elevations would be in compliance. Please note that exterior 
material changes at a later date may require review by the Planning Commission and an amendment to the 
site plan review. 

 In addition, the application is consistent with the City’s policy of allowing no more than three exterior 
materials per elevation, excluding windows, doors, and foundation materials. 

 Plain face concrete block is not proposed along any public streets, sidewalks, or adjacent to a residence or 
office residence district. 

 The exterior materials and appearance of the rear and side walls of the building are similar to and compatible 
with the front of the building. 

 
Table 1. Percentage of Exterior Materials per Elevation 

North Building (Building A) 

Material Allowed Max North South East West 
Glass 100% 42.3% 36.1% 32.5% 38.0% 
Brick (veneer) 75% 5.6% 19.5% 29.2% 19.4% 

 75% 24.8% 32.5% 31.8% 6.0% 
 30% 23.7% 6.9% 5.9% 32.4% 

 
South Building (Building B) 

Material Allowed Max North South East West 
Glass 100% 32.2% 37.7% 34.2% 33.7% 
Brick (panel) 75% 21.6% 31.7% 23.3% 4.9% 
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Metal Panel 75% 7.5% 21.1% 30.2% 32.3% 
 30% 34.3% 7.9% 9.3% 22.4% 

Windows – Meets requirements 

 For residential uses, the zoning code requires that no less than 20 percent of the walls on the first floor, and 
no less than ten percent of the walls on each floor above the first that face a public street, public sidewalk, 
public pathway, or on-site parking lot, shall be windows. The project is in compliance with the minimum 
window requirement (see Table 2). 

 All windows are vertical in proportion and are evenly distributed along the building walls. 
 

Table 2. Window Requirements for Residential Uses 
North Building (Building A) 

 Code Proposed 
1st floor (South) 20% minimum 326 sq. ft. 49.5% 807 sq. ft. 
2nd floor and above 
(South) 10% minimum 1,068 sq. ft. 30.0% 3,203 sq. ft. 

1st floor (East) 20% minimum 251 sq. ft. 39.5% 469 sq. ft. 
2nd floor and above 
(East) 10% minimum 821 sq. ft. 33.9% 2,787 sq. ft. 

 
South Building (Building B) 

 Code Proposed 
1st floor (North) 20% minimum 285 sq. ft. 45.6% 650 sq. ft. 
2nd floor and above 
(North) 10% minimum 942 sq. ft. 32.7% 3,078 sq. ft. 

1st floor (South) 20% minimum 295 sq. ft. 34.4% 508 sq. ft. 
2nd floor and above 
(South) 10% minimum 978 sq. ft. 34.2% 3,341 sq. ft. 

1st floor (East) 20% minimum 219 sq. ft. 32.6% 357 sq. ft. 
2nd floor and above 
(East) 10% minimum 719 sq. ft. 29.9% 2,147 sq. ft. 

Ground floor active functions – Meets requirements 

 The ground floor of the southern residential building facing North Wayzata Boulevard contains 100 percent 
(185 feet) active functions. At least 70 percent of the first floor building frontage facing the public street, 
public sidewalk, or public walkway contains active functions. 

Roof line – Meets requirements 

 The principal roof line of both buildings will be flat, which is similar to that of surrounding larger-scale 
buildings. 

Parking garages – Meets requirements 
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 There are no above-ground parking garages proposed as part of this project. 

ACCESS AND CIRCULATION 

Pedestrian access – Meets requirements with Conditions of Approval 

 There are clear and well-lit walkways at least four feet in width connecting building entrances to the adjacent 
public sidewalk and on-site parking facilities. Staff is recommending a condition of approval that marked 
crosswalks be provided at all locations where pedestrian walkways cross driveways and drive aisles. 

Transit access – Meets requirements 

 No transit shelters are proposed as part of this development. 

Vehicular access – Meets requirements with Conditions of Approval 

 Vehicular access and circulation has been designed to minimize conflicts with pedestrian traffic and with 
surrounding residential uses. Stall is recommending a condition of approval that marked crosswalks be 
provided at all locations where pedestrian walkways cross driveways and drive aisles. 

 Curb cuts have been consolidated. 
 There are no public alleys adjacent to the site.  
 Service vehicle access does not conflict with pedestrian traffic. 
 The proposed site plan minimizes the use of impervious surfaces. According to the materials submitted by 

the applicant, 74.8 of the site will be impervious, while 51.6 percent of the existing site is impervious.  

LANDSCAPING AND SCREENING 

General landscaping and screening – Meets requirements 

 The overall composition and location of landscaped areas complement the scale of development and its 
surroundings. 

 At least 20 percent of the site not occupied by the building is landscaped. The applicant is proposing 
approximately 88,767 square feet of landscaping on site, or approximately 31.6 percent of the site not 
occupied by buildings (see Table 4). 

 The applicant is proposing at least one canopy tree per 500 square feet of the required landscaped area, 
including all required landscaped yards. The tree requirement for the site is 113 and the applicant is 
proposing a total of 181 trees. 

 The applicant is proposing at least one shrub per 100 square feet of the required landscaped area, including 
all required landscaped yards. The shrub requirement for the site is 563 and the applicant is proposing 1,005 
shrubs. 

 The remainder of the required landscaped area is covered with turf grass, native grasses, perennial flowering 
plants, vines, shrubs and other trees. 

Table 3. Landscaping and Screening Requirements 

 Code Proposed 
Lot Area -- 352,022 sq. ft. 
Building Footprint -- 70,703 sq. ft. 
Remaining Lot Area -- 281,319 sq. ft. 
Landscaping Required 56,264 sq. ft. 88,767 sq. ft. 
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Canopy Trees (1:500 sq. ft.) 113 trees 181 trees 
Shrubs (1:100 sq. ft.) 563 shrubs 1,005 shrubs 

Parking and loading landscaping and screening – Requires alternative compliance 

 The parking and loading area facing the public street or public sidewalk contains an on-site landscaped yard 
of at least nine feet in width. 

 The applicant is not proposing a three-foot screen consisting of a masonry wall, fence, berm, hedge, or 
combination thereof that is at least 60 percent opaque between North Wayzata Boulevard and the surface 
parking areas. The applicant is proposing to install landscaping which would not provide screening of at least 
three feet in height and 60 percent opacity. Alternative compliance is required. 

 There is at least one tree provided for each 25 linear feet, or fraction thereof, of parking or loading area 
frontage. 

 The parking area abutting or across the alley from a residence or office residence district, or any residential 
use, contains an on-site landscaped yard of at least nine feet in width. 

 The applicant is not proposing a six-foot screen that is at least 95 percent opaque for the parking lot area 
facing the residential district or use. Between the north property line and the surface parking areas, the 
applicant is proposing a landscaped yard with screening of at least three feet in height and 60 percent opacity, 
rather than of six feet in height and 95 percent opacity. Between the east property line and the surface 
parking areas, the applicant is proposing a landscaped yard, which would not include screening along most 
of its length. Alternative compliance is required. 

 The corners of the parking lot that are unavailable for parking or vehicular circulation are landscaped as 
specified for a required landscaped yard. 

 Because the proposed surface parking lot contains ten or more spaces, each parking space must be located 
within 50 feet of the center of an on-site deciduous tree. 

 The proposed tree islands are at least seven feet wide in any direction. 

Additional landscaping requirements – Meets requirements 

 Information included in the landscape plan indicates that the plant materials, and installation and 
maintenance of the plant materials, would comply with sections 530.200 and 530.210 of the zoning code.  

 All other areas not occupied by buildings, parking and loading facilities, or driveways would be covered with 
turf grass, native grasses, perennials, wood mulch, shrubs, and trees. 

ADDITIONAL STANDARDS 

Concrete curbs and wheel stops – Meets requirements 

 The parking lot is defined by a six-inch by six-inch continuous concrete curb. 

Site context – Choose an item. 

 There are no important elements of the city near the site that will be obstructed by the proposed building. 
The proposed buildings will have some impact on views of Theodore Wirth Park from some private 
properties, but will not block significant public view corridors. 

 These buildings should have minimal shadowing effects on public spaces and adjacent properties. 
 These buildings have been designed to minimize the generation of wind currents at ground level. 

Crime prevention through environmental design – Meets requirements 

 The site plan employs best practices to increase natural surveillance and visibility, to control and guide 
movement on the site, and to distinguish between public and non-public spaces. 
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 The proposed site, landscaping, and buildings promote natural observation and maximize the opportunities 
for people to observe adjacent spaces and public sidewalks. 

 The project provides lighting on site, at all building entrances, and along walkways that maintains a minimum 
acceptable level of security while not creating glare or excessive lighting of the site. 

 The landscaping, sidewalks, lighting, fencing, and building features are located to clearly guide pedestrian 
movement on or through the site and to control and restrict people to appropriate locations. 

 The entrances, exits, signs, fencing, landscaping, and lighting are located to distinguish between public and 
private areas, to control access, and to guide people coming to and going from the site. 

Historic preservation – Meets requirements 

 This site is neither historically designated or located in a designated historic district, nor has it been 
determined to be eligible for designation. 

Applicable Regulations of the Zoning Ordinance 

The proposed use is conditional in the OR2 High Density Office Residence District. 

Off-street Parking and Loading – Requires conditional use permit 

 The off-street vehicle parking requirement is met (see Table 5). 
 The minimum bicycle parking requirement is met. In addition to the 130 long-term and six short-term bicycle 

parking spaces included on Table 6, four additional short-term bicycle parking spaces are proposed which 
have not been included in the totals on the table, as they are located more than 50 feet from a principal 
building entrance (see Table 6). 

 The proposed office uses require two large loading spaces, and the proposed residential uses require one 
small loading space. The applicant is proposing to provide one large loading space for the office uses, and 
two small loading spaces for the residential uses, and has requested a planned unit development alternative 
to reduce the required loading accordingly. The proposed small loading space located adjacent to the north 
residential building would result in a driveway of less than 12 feet in width. Staff has recommended a 
condition of approval that the proposed plans be updated to ensure that this driveway remain at least 12 
feet wide at its narrowest point (see Table 7). 

Table 4. Vehicle Parking Requirements Per Use (Chapter 541) 

Use Minimum Reductions 
Overall 

Minimum 
Maximum 
Allowed Proposed 

Offices 199 -- 199 507 -- 

Residential 
Dwellings 199 

Transit 
Incentives 

(99) 
100 -- -- 

 398 99 299 -- 647 

Table 5. Bicycle Parking Requirements (Chapter 541) 

Use Minimum Short-Term Long-Term Proposed 

Offices 7 -- Not less than 
50% 

6 short-term (7 
credits) 

Residential 
Dwellings 100 -- Not less than 

90% 130 long-term 
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 107 -- -- 
130 long-term, 
6 short-term (7 

credits) 

Table 6. Loading Requirements (Chapter 541) 

Use Loading Requirement Loading Spaces Proposed 
Offices Medium 2 large 1 large 
Residential 
Dwellings None, with exceptions 1 small 2 small 

 -- 2 large, 1 small 1 large, 2 small 

Building Bulk and Height – Requires conditional use permit 

 The maximum height in the OR2 District is four stories or 56 feet. The maximum height in the SH Overlay 
District is 2.5 stories or 35 feet. The proposed north residential building is proposed to be six stories and 
78.25 feet in height, and the proposed south residential building is proposed to be six stories and 75 feet in 
height. The applicant has requested an exception through the planned unit development to increase 
maximum building height accordingly (see Table 8). 

Table 7. Building Bulk and Height Requirements 

 Code Bonuses Total Proposed 

Lot Area -- -- -- 352,022 sq. ft. 
/ 8.08 acres 

Gross Floor Area -- -- -- 317,370 sq. ft. 
Min. Floor Area Ratio -- -- -- 0.9 

Max. Floor Area Ratio 2.5 
+ 0.5 for 

affordable 
housing 

3 0.9 

Max. Building Height 

2.5 stories or 
35 feet, 

whichever is 
less 

  

6 stories and 
78.5 ft. (north 

building); 6 
stories and 75 

ft. (south 
building) 

Lot and Residential Unit Requirements – Meets requirements 

 The proposed project complies with the minimum lot area of 1 acre for a planned unit development in the 
OR2 District (see Table 9). 

 The proposed dwelling units meet the minimum gross floor area requirement of 500 sq. ft. per unit or 350 
sq. ft. per efficiency unit. 

 Inclusionary housing is required. The project is subject to the interim (2018) inclusionary housing 
requirements. The applicant is proposing to provide 49 percent of units affordable at 60 percent AMI for a 
30-year term. The applicant will be required to work with CPED Housing to ensure that the applicable 
requirements are met. 
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Table 8. Lot and Residential Unit Requirements Summary 

 Code Proposed 
Min. Lot Area 1 acre 8.08 acres 
Min. Lot Width -- 853 ft. 
Max. Impervious Surface Area 85% 74.8% 
Max. Lot Coverage 70% 20.1% 
Dwelling Units (DU) -- 199 DUs 

 -- 25 DU/acre 

Yard Requirements – Requires variance(s) 

 The proposed buildings comply with all required yards (see Table 10). 
 The applicant is proposing a patio 0.75 feet from the west property line and has requested a variance to 

reduce the west interior side yard setback from five feet to 0.75 feet to allow the patio as proposed. 
 The applicant is proposing walkways of seven feet in width located zero feet from the west and south 

property lines, 3.2 feet from the east property line, and 0.5 feet from the north property lines. Except for 
recreational trails, walkways in required yards are required to be six feet or less in width and constructed of 
concrete. The applicant has requested variances to reduce the west interior side yard setback from five feet 
to zero feet, the east interior side yard setback from five feet to 3.2 feet, the front yard setback from 15 feet 
to zero feet, and the rear yard setback from five feet to 0.5 feet to allow the walkways as proposed. 

Table 9. Minimum Yard Requirements 

Setback Zoning District 
Overriding 

Regulations 
Total 

Requirement Proposed 

Front (South) 15 ft. -- 15 ft. 

45.5 ft. (office 
building); 20 

ft. (south 
residential 

building); 180 
ft. (north 

residential 
building) 

Interior Side (East) 

15 ft. 
(residential 
buildings); 9 

ft. (office 
building) 

-- 

15 ft. 
(residential 

buildings); 9 ft. 
(office 

building) 

283 ft. (office 
building); 653 

ft. (south 
residential 

building); 627 
ft. (north 

residential 
building) 

Interior Side (West) 

15 ft. 
(residential 
buildings); 9 

ft. (office 
building) 

-- 

15 ft. 
(residential 

buildings); 9 ft. 
(office 

building) 

311 ft. (office 
building; 19.5 

ft. (south 
residential 

building); 20.9 
ft. (north 
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residential 
building) 

Rear (North) 

15 ft. 
(residential 
buidlings); 9 

ft. (office 
building) 

-- 

15 ft. 
(residential 

buildings); 9 ft. 
(office 

building) 

215 ft. (office 
building); 218 

ft. (south 
residential 

building); 31.4 
ft. (north 

residential 
building) 

Signs – Meets requirements 

 All signs are subject to Chapter 543, On-Premise Signs. The applicant will be required to submit a separate 
sign permit application for any signage that is proposed. 

 The applicant is proposing not proposing any signage at this time. The applicant intends to return to the 
Planning Commission in the future to amend the approved planned unit development for a master sign plan.  

Screening of Mechanical Equipment – Meets requirements with Conditions of Approval 

 All mechanical equipment is subject to the screening requirements of Chapter 535 and district requirements, 
including: 

535.70. Screening of mechanical equipment. 

a) In general. All mechanical equipment installed on or adjacent to structures shall be arranged so as to 
minimize visual impact on all sides of the equipment from adjacent streets, public paths, and adjacent 
properties as observed from ground level using one (1) of the following methods. All screening shall be 
at least sixty (60) percent opaque and shall be at least as tall as the equipment it is intended to screen. 
All screening shall be kept in good repair and in a proper state of maintenance. Exterior mechanical 
equipment, including ductwork but not exhaust vents, shall not be located on street-facing building 
facades. 

1) Screened by another structure. Mechanical equipment installed on or adjacent to a structure 
may be screened by a fence, wall or similar structure. Such screening structure shall comply with 
the following standards: 

a. The required screening shall be permanently attached to the structure or the ground and 
shall conform to all applicable building Codes. 

b. The required screening shall be constructed with materials that are architecturally 
compatible with the structure. 

c. Off-premise advertising signs and billboards shall not be considered required screening. 
b) Screened by vegetation. Mechanical equipment installed adjacent to the structure served may be 

screened by hedges, bushes or similar vegetation. 
c) Screened by the structure it serves. Mechanical equipment on or adjacent to a structure may be screened 

by a parapet or wall of sufficient height, built as an integral part of the structure. 
d) Designed as an integral part of the structure. If screening is impractical, mechanical equipment may be 

designed so that it is balanced and integrated with respect to the design of the building. 
e) Exceptions. The following mechanical equipment shall be exempt from the screening requirements of 

this section: 
1) Minor equipment not exceeding one (1) foot in height. 
2) Mechanical equipment accessory to a single or two-family dwelling. 
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3) Mechanical equipment located in an I2 or I3 District not less than three hundred (300) feet from 
a residence or office residence district. 

 The applicant is proposing to locate all mechanical equipment within the buildings. 
 All mechanical equipment is enclosed within the building or is screened from the public street by the building 

itself. 
 The applicant is proposing individual mechanical units for each dwelling unit. Staff is recommending as a 

condition of approval that all mechanical louvers and vents be similar in color to adjacent exterior materials. 

Refuse Screening – Meets requirements 

 All refuse and recycling storage containers are subject to the screening requirements in Chapter 535: 

535.80. Screening of refuse and recycling storage containers. 

Refuse, recycling storage, and compost containers shall be enclosed on all four (4) sides by screening 
compatible with the principal structure not less than two (2) feet higher than the refuse container or shall be 
otherwise effectively screened from the street, adjacent residential uses located in a residence or office 
residence district and adjacent permitted or conditional residential uses. Single and two-family dwellings and 
multiple-family dwellings of three (3) and four (4) units shall not be governed by this provision. 

 All refuse and recycling storage containers are located within the buildings. 

Lighting – Meets requirements 

 Existing and proposed lighting must comply with Chapter 535 and Chapter 541 of the zoning code, including: 

535.590. Lighting. 

a) In general. No use or structure shall be operated or occupied as to create light or glare in such an amount 
or to such a degree or intensity as to constitute a hazardous condition, or as to unreasonably interfere 
with the use and enjoyment of property by any person of normal sensitivities, or otherwise as to create 
a public nuisance. 

b) Specific standards. All uses shall comply with the following standards except as otherwise provided in 
this section: 

1) Lighting fixtures shall be effectively arranged so as not to directly or indirectly cause illumination 
or glare in excess of one-half (1/2) footcandle measured at the closest property line of any 
permitted or conditional residential use, and five (5) footcandles measured at the street curb 
line or nonresidential property line nearest the light source. 

2) Lighting fixtures shall not exceed two thousand (2,000) lumens (equivalent to a one hundred fifty 
(150) watt incandescent bulb) unless of a cutoff type that shields the light source from an 
observer at the closest property line of any permitted or conditional residential use. 

3) Lighting shall not create a sensation of brightness that is substantially greater than ambient 
lighting conditions as to cause annoyance, discomfort or decreased visual performance or 
visibility to a person of normal sensitivities when viewed from any permitted or conditional 
residential use. 

4) Lighting shall not create a hazard for vehicular or pedestrian traffic. 
5) Lighting of building facades or roofs shall be located, aimed and shielded so that light is directed 

only onto the facade or roof. 

 The applicant is proposing lighting fixtures which would sufficiently illuminate on-site walkways and parking 
areas and would measure less than 0.5 footcandles at the property lines. 

Fences – Meets requirements 
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 Fences must comply with the requirements in Chapter 535. The applicant is not proposing any fences on the 
subject property itself, but is proposing a four-foot, decorative fence of less than 60 percent opacity in the 
North Wayzata Boulevard right-of-way. The proposed fence meets zoning requirements, but is also subject 
to approval by Public Works staff. 

Specific Development Standards – Meets requirements 

 The applicant’s proposal meets the specific development standards for a planned unit development in 
Chapter 536. 

SH Overlay District Standards – Requires conditional use permit and variance 

 The applicant has requested a variance to allow development on or within 40 feet of the top of a steep slope 
in the SH Overlay District, and has also requested a planned unit development alternative to increase 
maximum height in the SH Overlay District. If approved, the proposal would be in compliance with the SH 
Overlay District standards. 

Applicable Policies of the Comprehensive Plan 

 

The proposed zoning would be consistent with the applicable guidance and policies of Minneapolis 2040 
(2020): 

Future Land Use Guidance Staff Comment 
Corridor Mixed 
Use 

Corridor Mixed Use serves a larger market 
area than Neighborhood Mixed Use, and 
may have multiple competing uses of the 
same type. Commercial zoning is 
appropriate, mixed use multi story 
development is encouraged, and 
contiguous expansion of commercial zoning 
is allowed. 

The proposed use of the property 
as a planned unit development 
consisting of 199 dwelling units 
and approximately 101,000 square 
feet of office uses is consistent 
with the future land use guidance 
for the site of Corridor Mixed Use. 

 

Built Form 
Guidance Guidance Staff Comment 

Corridor 6 New and remodeled buildings in the 
Corridor 6 district should reflect a variety of 
building types on both moderate and large 
sized lots. Building heights should be 2 to 6 
stories. Building heights should be at least 
2 stories in order to best take advantage of 
the access to transit, jobs, and goods and 
services provided by the Corridor 6 district. 
Requests to exceed 6 stories will be 
evaluated on the basis of whether or not a 
taller building is a reasonable means for 
further achieving Comprehensive Plan 
goals. 

The proposed use of the property 
as a planned unit development 
consisting of 199 dwelling units 
and approximately 101,000 square 
feet of office uses is consistent 
with the future built form 
guidance for the site of Corridor 6. 
The proposed buildings heights of 
six stories for the residential 
buildings and three stories for the 
office building are consistent with 
the Corridor 6 built form district. 
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The following policies and action steps from Minneapolis 2040 apply to this proposal: 

Policy 1. Access to Housing: Increase the supply of housing and its diversity of location and types. 

a. Allow housing to be built in all areas of the city, except in Production and Distribution areas. 

c. Allow multifamily housing on public transit routes, with higher densities along high-frequency routes 
and near METRO stations. 

Policy 2. Access to Employment: Support employment growth downtown and in places well-served by 
public transportation. 

b. Continue to allow office and institutional uses where they currently exist throughout the city. 

c. Guide new office and institutional uses to locations well-served by public transportation. 

Policy 37. Mixed Income Housing: Promote mixed-income development throughout the city. 
Policy 38. Affordable Housing near Transit and Job Centers: Create more affordable housing near transit 
and job centers. 

a. Maximize opportunities to create affordable housing, including senior housing and 
multigenerational housing, near transit stations and along high-frequency transit corridors. 

Policy 68. Energy Efficient and Sustainable Buildings: Achieve steep increases in energy efficiency of 
buildings through retrofits, design of new buildings, and decarbonization options -while promoting 
sustainable building practices for new and existing construction. 

e. Identify ways to encourage and incentivize sustainable design practices and principles for privately-
funded projects. 

Policy 77. Park Access: Make new and existing parks more accessible by biking and walking. 
Policy 80. Development near METRO stations: Support development and public realm improvements near 
existing and planned METRO stations that result in walkable districts for living, working, shopping, and 
recreating. 

a. Allow and encourage a dense mix of housing, employment, and commercial goods and services near 
METRO stations. 

b. Develop affordable housing near METRO stations. 

Policy 82. Aging: Expand resources and opportunities for meaningful engagement and independent living, 
assisted living, and long-term care housing for older Minneapolis residents so they can be a vital part of the 
fabric of our community. 

d. Ensure access to safe, affordable and accessible housing options for Minneapolis residents as they 
age. 

Alternative Compliance 

The Planning Commission or zoning administrator may approve alternatives to any site plan review requirement 
upon finding that the project meets one of three criteria required for alternative compliance. Alternative 
compliance is requested for the following requirements: 

 Building placement. The first floor building wall is required to be located not more than 8 feet from the lot 
line adjacent to North Wayzata Boulevard. The existing office building is located 45.5 feet from the front 
property line, and the proposed north and south residential buildings would be located approximately 180 
feet and 20 feet, respectively. The proposed building placement is reasonable considering the size and layout 
of the site, grade changes on the site, and the surrounding context. Staff is recommending that the Planning 
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Commission grant alternative compliance to building placement to allow the buildings to be sited as 
proposed.  

 Principal entrances. The existing office building on the site includes a principal entrance facing North 
Wayzata Boulevard. The proposed north residential building would include a street-facing principal entrance, 
though the southern building would be present between this entrance and the street. The proposed southern 
residential building would not include a street-facing principal entrance. Given the grade change on the site, 
the surrounding context, site layout, and pedestrian paths provided through the site, the proposed building 
entrance locations are reasonable and are generally in keeping with the intent of this provision. Staff is 
recommending that the Planning Commission grant alternative compliance to allow the south residential 
building as proposed, without a street-facing principal entrance. 

 Exterior materials. The applicant is proposing fiber cement panels of less than 5/8-inch thickness in excess 
of the maximum of 30 percent per elevation. As proposed, the fiber cement panels of less than 5/8-inch 
thickness would constitute 32.4 percent of the north building west elevation and 34.3 percent of the south 
building north elevation. Staff finds that requiring compliance with this standard is reasonable. Staff is 
recommending a condition of approval that the applicant not exceed 30 percent fiber cement panels of less 
than 5/8-inch thickness on any elevation. 

 Parking and loading landscaping and screening.  
o South property line: The applicant is proposing to provide a landscaped yard of approximately 34 feet 

in depth between the parking area and the south property line adjacent to North Wayzata Boulevard. 
The applicant is proposing to provide trees in this landscaped yard, but is not proposing to provide 
screening. Screening of three feet in height and at least 60 percent opacity is required. This portion of 
the parking area is proposed to sit between 2.5 and 5.5 feet below the adjacent right-of-way. Given 
the proposed depth of the required yard, grade change, and trees, the landscaped yard as proposed 
would meet the intent of this provision. Staff is recommending that the Planning Commission grant 
alternative compliance to allow a landscaped yard without screening between the parking area and 
the south property line. 

o North property line: The applicant is proposing to provide a landscaped yard of approximately 20 feet 
in depth between the parking area and the north property line. The applicant is proposing to provide 
trees and shrubs in this landscaped yard which would constitute screening of three feet in height and 
at least 60 percent opacity, less than the required screening of six feet in height and at least 95 percent 
opacity. Adjacent to the north is MPS property including Anwatin Middle School and Bryn Mawr 
Elementary. The portion of the property located adjacent to the subject property is utilized as an 
athletic field, and beyond that is surface parking located between the athletic field and the school 
building. Given the adjacent use, the proposed three-foot screening would meet the intent of the 
parking and loading area screening requirements, and would improve public safety by maximizing 
natural surveillance. 

o East property line: The applicant is proposing to provide a landscaped yard of approximately 23 feet 
in depth. The applicant is proposing to provide trees in this landscaped yard, but is not proposing to 
provide screening. Adjacent to this property line are the rear yards of eight single-family homes. 
Several, but not all, of these adjacent properties include fencing and/or areas of dense vegetation 
along their rear property lines. Given the presence of existing screening along much of this property 
line, not requiring the applicant to construct a six-foot fence with 95 opacity along this property line 
is reasonable, however, providing vegetative screening of three feet in height and at least 60 percent 
opacity would help ensure adequate separation between the parking area and the adjacent 
residential uses and would be in keeping with the intent of this provision. Staff is recommending that 
the Planning Commission grant alternative compliance, and is also recommending a condition of 
approval requiring that screening of three feet in height and at least 60 percent opacity be provided 
along the east property line. 
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PRELIMINARY REGISTERED LAND SURVEY 
The Department of Community Planning and Economic Development has analyzed the application for a 
preliminary registered land survey based on the following findings: 

1. The subdivision is in conformance with these land subdivision regulations, the applicable regulations of the 
zoning ordinance and policies of the comprehensive plan. 

The configuration of the RLS tracts, as proposed by the applicant, complies with the applicable requirements 
of the land subdivision regulations and the zoning ordinance. At this time, the applicant has only proposed 
preliminary horizontal separation, and has not yet proposed vertical separation. The applicant will return to 
the Planning Commission to seek approval of the final RLS once final horizontal and vertical separation is 
proposed. As part of the final RLS, mutual access easements between tracts A and B and between tracts B and 
C will be required. 

2. The subdivision will not be injurious to the use and enjoyment of other property in the immediate vicinity, nor 
be detrimental to present and potential surrounding land uses, nor add substantially to congestion in the public 
streets. 

The applicant is proposing to establish the RLS to allow separate ownership of portions of the subject property. 
The property will continue to be a single zoning lot, occupied by the proposed planned unit development. The 
proposed RLS will have no impact on the use of the property, only on the division on its ownership. The 
proposed RLS will have no impact on surrounding properties or on congestion. 

3. All land intended for building sites can be used safely without endangering the residents or users of the 
subdivision or the surrounding area because of flooding, erosion, high water table, soil conditions, improper 
drainage, steep slopes, rock formations, utility easements or other hazard. 

The land intended for the proposed project can be used safely without endangering residents or users of the 
property or surrounding properties because of flooding, erosion, high water table, soil conditions, improper 
drainage, steep slopes, rock formations, utility easements, or other hazard. 

4. The lot arrangement is such that there will be no foreseeable difficulties, for reasons of topography or other 
conditions, in securing building permits and in providing driveway access to buildings on such lots from an 
approved street. Each lot created through subdivision is suitable in its natural state for the proposed use with 
minimal alteration. 

Significant grading is proposed as part of the proposed planned unit development that is the subject of this 
application in order to correct poor drainage and improve stormwater management. Following the 
completion of this grading, potential future modifications to the planned unit development should not be 
impeded by topography or other site conditions. As part of the final RLS, mutual access easements will 
between tracts A and B and between tracts B and C will be required. 

5. The subdivision makes adequate provision for stormwater runoff, and temporary and permanent erosion 
control in accordance with the rules, regulations and standards of the city engineer and the requirements of 
these land subdivision regulations. To the extent practicable, the amount of stormwater runoff from the site 
after development will not exceed the amount occurring prior to development. 

The project is subject to preliminary development review, including review by Public Works Surface Water 
and Sewers. Prior to obtaining PDR approval, the applicant will need to fully develop a single proposal for 
stormwater management which will need to meet Public Works’ standards. The applicant has also submitted 
an erosion control plan. Prior to construction, the applicant’s contractor will be required to obtain an erosion 
control permit. Throughout the construction process, the site will be monitored by both environmental health 
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and construction code services to ensure that adequate erosion control measures are in place. Following 
construction, the project should reduce erosion and pollution of public waters due to improved stormwater 
management practices. 

FOR REZONINGS ONLY 

ZONING PLATE NUMBER. 17 

LEGAL DESCRIPTION. That part of the Southwest Quarter of the Northeast Quarter of Section 29, Township 29, 
Range 24, described as beginning at the intersection of the most westerly line of “Thorpe Bros. Glenwood Heights” 
with the center line of Erie Avenue, as said avenue is shown on the plat of “Thorpe Bros. Glenwood Heights”; 
thence South along said Westerly line a distance of 435.63 feet, more or less, to its intersection with the 
Northwesterly extension of the Southwesterly line of Lot 11, Block 4, “Thorpe Bros. Glenwood Heights”; thence 
Southeasterly along said extension and along the Southwesterly line of said Lot 11 to the Northerly right-of-way 
line of U.S. Highway No. 12, as described in Book 2584 of Deeds, page 187, Document No. 3652009; thence 
Westerly along said Northerly right-of-way line to the East line of the West 30 feet of said Southwest Quarter of 
the Northeast Quarter; thence North along said East line to its intersection with the Westerly extension of the 
center line of said Erie Avenue; thence Easterly along said extension to the point of beginning, situated in 
Hennepin County, Minnesota.  

Being Registered land as evidenced by Certificate of Title No. 1453220.  

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City Planning 
Commission adopt staff findings for the applications by Bryn Mawr Development, LLC for the property located at 
2800 North Wayzata Boulevard: 

A. Rezoning. 

Recommended motion: Approve the petition to rezone the eastern portion of the property at 2800 
North Wayzata Boulevard from the R1A Multiple Family District to the OR2 High Density Office 
Residence District, retaining the SH Shoreland Overlay District. 

B. Conditional Use Permit for a Planned Unit Development. 

Recommended motion: Approve the conditional use permit to allow a planned unit development 
including 199 dwelling units and approximately 101,000 square feet of office uses, subject to the 
following conditions: 

1. The conditional use permit shall be recorded with Hennepin County as required by Minn. Stat. 
462.3595, subd. 4 before building permits may be issued or before the use or activity requiring a 
conditional use permit may commence. Unless extended by the zoning administrator, the 
conditional use permit shall expire if it is not recorded within two years of approval. 

2. The proposed loading area and driveway adjacent to the north residential building shall be modified 
so that the driveway maintains a minimum width of 12 feet at its narrowest point. 

C. Variance to allow development on or within 40 feet of the top of a steep slope. 

Recommended motion: Approve the variance to allow development on or within 40 feet of the top of a 
steep slope in the SH Shoreland Overlay District. 

D. Variance reduce west side yard setback. 
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Recommended motion: Deny the variance to reduce the required west interior side yard setback from 
five feet to 0.75 feet for a patio and from five feet to zero feet for a walkway exceeding six feet in width, 
and in lieu thereof approve a variance to reduce the west interior side yard setback from five feet to 
zero feet for an asphalt walkway exceeding six feet in width. 

E. Variance to reduce the east side yard setback. 

Recommended motion: Approve the variance to reduce the east interior side yard setback from five feet 
to 3.2 feet for an asphalt walkway exceeding six feet in width. 

F. Variance to reduce the front yard setback. 

Recommended motion: Approve the variance to reduce the front yard setback from 15 feet to zero feet 
for an asphalt walkway exceeding six feet in width. 

G. Variance to reduce the rear yard setback. 

Recommended motion: Approve the variance to reduce the rear yard setback from five feet to 0.5 feet 
for an asphalt walkway exceeding six feet in width. 

H. Site Plan Review. 

Recommended motion: Approve the site plan review for a planned unit development consisting of 199 
dwelling units and approximately 101,000 square feet of office uses, subject to the following conditions: 

1. All site improvements shall be completed by January 27, 2022, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

2. CPED staff shall review and approve the final site, elevation, landscaping, and lighting plans before 
building permits may be issued. 

3. The plant materials, and installation and maintenance of the plant materials, shall comply with 
section 530.200 and 530.210 of the zoning code. 

4. The buildings shall comply with the exterior building materials standards. Fiber cement panels of 
less than 5/8-inch thickness shall not constitute greater than 30 percent of any building elevation. 

5. Marked crosswalks shall be provided at all locations where pedestrian walkways cross driveways 
and drive aisles. 

6. Screening of three feet in height and at least 60 percent opacity shall be provided between the 
parking area and the east property line. 

7. All mechanical louvers and vents on the residential buildings shall be similar in color to adjacent 
exterior materials. 

8. All final site plan approvals subject to conditions of inclusionary housing shall be filed with the Office 
of the Hennepin County Recorder or Registrar of Titles and evidence of proper filing shall be 
submitted to the zoning administrator prior to the issuance of any building permits. 

I. Preliminary Registered Land Survey. 

Recommended motion: Approve the preliminary registered land survey, subject to the following 
conditions: 

1. The applicant shall return to the Planning Commission for approval of the final registered land 
survey once final horizontal and vertical division of the site are proposed. 

2. Mutual access easements between Tract A and Tract B and between Tract B and Tract C will be 
required as part of the final registered land survey. 

ATTACHMENTS 



Department of Community Planning and Economic Development 
PLAN10190 

 35 

1. Rezoning ordinance 
2. Zoning map 
3. Oblique aerial photo 
4. Written description and findings submitted by applicant 
5. Letter from applicant to neighborhood group and council office 
6. Survey 
7. Site plan 
8. Plans 
9. Building elevations 
10. Renderings 
11. Shadow study 
12. Photos 
13. Rezoning matrix 
14. PDR report 
15. Travel Demand Management Plan 
16. Public comments 



ORDINANCE 
 

By Schroeder 
 
Amending Title 20, Chapter 521 of the Minneapolis Code of Ordinances relating to Zoning Code:  Zoning 
Districts and Maps Generally. 
 
The City Council of the City of Minneapolis do ordain as follows: 
 
Section 1. That Section 521.30 of the above-entitled ordinance be amended by changing the zoning district 
for the following parcels of land, pursuant to MS 462.357: 
 
That part of the Southwest Quarter of the Northeast Quarter of Section 29, Township 29, Range 24, 
described as beginning at the intersection of the most westerly line of “Thorpe Bros. Glenwood Heights” 
with the center line of Erie Avenue, as said avenue is shown on the plat of “Thorpe Bros. Glenwood 
Heights”; thence South along said Westerly line a distance of 435.63 feet, more or less, to its 
intersection with the Northwesterly extension of the Southwesterly line of Lot 11, Block 4, “Thorpe Bros. 
Glenwood Heights”; thence Southeasterly along said extension and along the Southwesterly line of said 
Lot 11 to the Northerly right-of-way line of U.S. Highway No. 12, as described in Book 2584 of Deeds, 
page 187, Document No. 3652009; thence Westerly along said Northerly right-of-way line to the East 
line of the West 30 feet of said Southwest Quarter of the Northeast Quarter; thence North along said 
East line to its intersection with the Westerly extension of the center line of said Erie Avenue; thence 
Easterly along said extension to the point of beginning, situated in Hennepin County, Minnesota.  
Being Registered land as evidenced by Certificate of Title No. 1453220 (2800 North Wayzata Boulevard – 
Plate #27) to the OR2 High Density Office Residence District, retaining the SH Shoreland Overlay District. 
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THE GARDENS OF BRYN MAWR 
 

2800 WAYZATA BOULEVARD 
REVISED JANUARY 15, 2020 

 
STATEMENT OF PURPOSE AND DESCRIPTION OF PROJECT 

 
 
Description of Current Site Conditions  
 
The property consists of 8.63 acres and is occupied by one 102,000 square foot cast in place single-
tenant building, an outdoor technician training area, a paved parking lot, a storm water pond, and 
landscaping.  Access to the site is from Wayzata Boulevard (Cedar Lake Road).  The site is the former 
Qwest/Century Link training and office facility which has been vacant since 2017.  The surrounding area 
has existing nearby biking and hiking amenities, such as the Cedar Lake Trail, City of Lakes Grand 
Rounds, Theodore Wirth Regional Park and trails, and the Three Rivers Cedar Lake Regional LRT Trail 
system.  The planned Bryn Mawr Station on the Southwest LRT Green Line is 1/2 mile away. Directly to 
the north is the Anwatin Elementary/Bryn Mawr Middle School campus.  East of the property is a 
residential single-family neighborhood.  To the south lies Interstate 394 with commercial and retail 
businesses beyond.  To the west is Theodore Wirth Park.  A Phase I ESA report conducted in 2016 has 
identified no adverse recognized environmental conditions or historical recognized environmental 
conditions relative to the property.  The water table is quite high.  Soils are generally incompetent to 
poorly draining.  The property drains to the northwest over Theodore Wirth Regional Park and 
ultimately drains more than 1,000 feet to the north to a storm water pond that has no outlet. 
 
Planned Unit Development 
 
The project consists of a two-phase Planned Unit Development (PUD).  Phase 1 would develop the 
westerly third of the land as senior housing, with 100 units of market-rate independent senior and 99 
units of age-restricted affordable senior housing.  The two buildings would share a common single level 
below-grade parking structure and landscape and amenities linking the buildings.   
 
Phase 1 will also redevelop and repurpose the existing single tenant office building into multi-tenant 
general office use with surface parking over a storm water management system.  The site amenities 
including the trails and connection to the regional park would be completed as part of Phase 1. 
 
The second phase will occur on the east portion of the site and is anticipated to be another housing 
facility of up to three stories in height.  Our goal is to market this portion of the site for assisted living – 
completing our vision for a senior-oriented campus.  When plans are developed for the second phase, 
an amendment to the PUD and site plan will be required.  Until that time, the eastern portion of the site 
will be used as a surface parking lot.  
 
Neighborhood Community Outreach 
 
The development team has had extensive community outreach efforts for the last two years.  We have 
attended and presented at numerous Bryn Mawr Neighborhood Association meetings and have been 
given useful feedback and support.  Along with official BWNA neighborhood meetings, we conducted 
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our own community charrette, where we invited members of the community to comment on our initial 
design plans.  Changes to the original design were incorporated in the current proposal, reflecting 
comments and corrections raised by our public outreach efforts with BMNA.  We have received 
enthusiastic support from the Bryn Mawr Neighborhood Association for meeting both a market-rate and 
affordable demand component in the neighborhood.  2800 Wayzata is located in an area with a high 
percentage of older/senior families.  Therefore, it is the sponsor’s intention to market these units to this 
target group.  In order to reach the proposed market, we will continue to meet with the neighborhood 
and city groups that have supported the project from inception. 
 
Innovative and Demonstration Aspects of Project 
 
The Gardens of Bryn Mawr is a tremendous opportunity to make the Bryn Mawr neighborhood more 
livable.  The existing sea of asphalt is an anomaly to this pocket of Bryn Mawr, which is otherwise a 
single-family housing community.  The park and school campus to the north are a barrier to 
neighborhood connection to the regional park – a primary neighborhood goal to be achieved with our 
plan.  The addition of 199 quality apartment units in a well-managed building would be a significant 
improvement to the neighborhood without pressing too much density adjacent to single family homes.  
The east portion of the site is proposed for lower scale at up to three stories as a transition to the 
surrounding single-family neighborhood.  We rise to six stories within the tree canopy of Theodore 
Wirth Regional Park, without disturbing other residential neighbors.  The Project will offer neighborhood 
residents new pedestrian options so that they may shorten their walk to transit along well-lit, well 
landscaped pathways.  The neighborhood helped participate in the green space design of the site.  This 
will not be a development that is simply dropped into the neighborhood.  Rather, it will become a 
valuable part of the neighborhood.  The buildings will provide medium density housing without 
compromising the availability of green space and walkable connections. 
 
Catalytic Aspects of the Project 
 
This project will be the first new construction apartment buildings in the Bryn Mawr Neighborhood in 
over 10 years.  The Project will transform an underutilized parking lot that is a blighting influence on the 
bordering residential neighborhood into a place that enlivens and enhances the neighborhood.  This 
project will provide opportunities for Bryn Mawr residents to age in place, create housing stock rotation 
by long-term owners selling their homes to younger families and open the neighboring elementary and 
middle school for inter-generational partnerships.  The site is a half mile from the proposed Penn Station 
in Bryn Mawr, which is linked to the Transit Oriented Development Strategy for Southwest LRT to help 
revitalize the neighborhood and improve livability.  Proximity to three major regional bike trails makes 
this project an ideal demonstration candidate for making bike and LRT connections for seniors who want 
to stay in the urban core.  This development will provide much needed affordable housing in an area 
where the residents' median income is lower than the City at large.  According to a Market Analysis from 
2016, roughly 70% of the area residents are cost burdened - paying over 30% of their income in rent.  
There is a large and growing population of seniors in this community with no “stay-in neighborhood” 
housing options. 
 
Site Enhancements and Public Realm 
 
The impairments of the project soils present an opportunity to cure with public benefits.  The low 
elevation of the site relative to the Wayzata Blvd curb height and the general pitch of the site make a 
traditional storm water system impractical.  Though the property has right-of-way access to Upton 
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Avenue storm utilities, the site was never formally-connected and that system is at capacity.  A more 
cost-effective means of managing storm water is to treat it within a retention system with an outlet 
mechanism.  Two options follow this approach.  Option 1 would be the construction of a storm pond on 
the southwest corner of the Minneapolis Public School property, with a small portion on the project site.  
This is a particularly unkept and low marsh area, already soggy and inferior in drainage, that would 
benefit from stormwater management.  Option 2 would be the construction of a similar but slightly 
larger storm pond on a portion of Theodore Wirth Regional Park closest to our property, which is also 
soggy and inferior in drainage.  Either Option # 1 or #2 - allowing private development to occur with use 
of public lands - is not without precedent, but past practice dictates a social good must accompany the 
request which either the Minneapolis School Board or the Minneapolis Park and Recreation Board must 
consider.  We are moving forward with the land use application understanding that either option will 
satisfy the storm water requirement, but neither proposal is in the form of a final agreement at the time 
of application.  Our discussions with both entities are preliminary and subject to further negotiation.  
We understand we will have to establish one or the other to the satisfaction of the City engineering staff 
in order to move forward with construction permitting. 
 
Required Applications 
 
The following applications are required for the revised project: 

1. Rezone the eastern portion of the site from R1A Single-Family district to OR2 High Density Office 
Residence District 

2. CUP for a Planned Unit Development with the following alternatives: 
a. to allow more than one principal residential structure on a lot 
b. to increase height in the Shoreland Overlay from 2.5 stories/35’ to 6 stories/66’ to the 

top of the roof parapet, 72’ to the top of the elevator overrun. 
c. to reduce loading requirements 

3. Variance to allow development on or within 40 feet of the top of a steep slope 
4. Variance to allow a patio in the required interior side yard 
5. Variance to allow bituminous trails in the required yards 
6. Site plan review 
7. Preliminary registered land survey 

 
 

PUD ALTERNATIVES AND AMENITIES 
 
Alternatives are being requested at this time for more than one principal residential structure on the 
east lot, height, and off-street loading, which require 15 amenity points.  It is anticipated that a future 
amendment to the PUD will be requested for approval of a master sign plan that will require an 
additional 5 amenity points, so at least 20 points are requested at this time to accommodate that future 
alternative.  The following amenity points are requested. 
 
Table 527-1 Amenities 
 
Conservation of the Built Environment (5 points) – The existing single-tenant, 100,300 square-foot, 2-
story office building on the site was constructed in 1956.  The interior will be completely renovated and 
adapted for reuse by one or multiple office tenants. 
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Pedestrian Improvements (3 points per standard, plus 2 for significantly exceeding the standard; 5 
points total requested) – Over 40,000 SF of new, paved walking paths are proposed that will 
circumnavigate the entire site and define safe pedestrian routes across drives and between the buildings 
on the site.  All new paths will be well-lit and ADA accessible, including a new sidewalk from Wayzata 
Blvd to the entrance of the office building, which currently does not have an accessible connection from 
the public sidewalk.  A signature feature of the site will be a paved path along the north lot line that will 
extend the pedestrian street grid from Upton and Mount View to Theodore Wirth Park.  Another new 
pathway will be constructed along the east lot line that will connect to Wayzata Blvd.  Subject to Park 
Board approval agreement, the project will also contribute to constructing a connecting pathway into 
the park on Park Board property just west of the west lot line of the site.  These multiple new pathways 
will create a pleasant walking trail system for residents and neighbors alike.  New trees and landscaping 
on both sides of the paths will enhance the pedestrian experience.  The walkways that ring the site will 
be accessible year-round.  The creation of extensive and landscaped new pedestrian connections from 
two different public streets into Theodore Wirth Park significantly exceeds the standard and merits 
additional points for this amenity. 
 
Enhanced exterior lighting (1 point) – Pedestrian-scaled bollards will follow the walkways around and 
through the site.  A combination of bollards and light columns in the residential courtyard will provide 
safe light levels and enhance the pedestrian experience with both direct and ambient lighting.  Building-
mounted lighting is used at entries and on columns and other architectural elements to enhance and 
emphasize these features at night.  The central Greenhouse amenity will also have prominent lighting 
features, creating an attractive “lantern” effect for the property.  Entries and first floor spaces also use 
interior lights to create a warm glow from within the structures. 
 
Recycling Storage Area (1 Point) 
The market rate and affordable apartment buildings will both contain vertical recycling chutes, 
accessible from each floor, and enclosed recycling areas in the sublevel parking garage for the collection 
of paper, cardboard, glass, plastics, and metals.  They are located close to vertical circulation cores for 
convenient access.  The Greenhouse will provide a recycling tumbler for organics. 
 
Amenities Proposed By Applicant 
 
Enterprise Green Communities (requesting 10 points) – Both the affordable and market rate apartment 
buildings will meet all mandatory critieria and exceed the 35 optional criteria per the 2015 Enterprise 
Green Communities Criteria.  We are proposing that this Green Communities qualification be awarded 
10 amenity points in lieu of qualifying for LEED Silver.  Green Communities is a national program that is 
specific to housing, which is more appropriate for the Gardens at Bryn Mawr project.  Like LEED, Green 
Communities uses a points-based system allocated to various categories to serve as a tool for 
quantifying the degree to which the project is sustainably designed.  The categories are very similar to 
LEED, as is evident from the Green Communities checklist for the Gardens at Bryn Mawr project 
prepared for the Minnesota Housing Finance Agency.  Affordable housing funding requires that projects 
achieve a minimum of 35 points per the Green Communities criteria.  It is practical and consistent with 
both State and City affordable housing funding policies to apply the Green Communities criteria in lieu 
of LEED as a PUD amenity.  The Gardens at Bryn Mawr housing project will far exceed the minimum 
points required by housing funding agencies.  Additional information about Enterprise Green 
Communities, how it compares to LEED, and how the Gardens at Bryn Mawr project scores on the 
former is attached. 
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Shared Vehicle (requesting 2 points) – In order to meet the standard from Table 527-1 and obtain 3 
points, a minimum of one shared car must be provided for short-term use per 100 dwelling units.  For 
the proposed 199-unit residential portion of the PUD, the standard would require provision of two cars.  
The project will provide one shared passenger automobile in the residential garage for renters in either 
the market rate or affordable buildings. 
 
Greenhouse (requesting 1 point) - A 20’ x 30’ (600 SF) greenhouse will be a year-round amenity for 
residents of both apartment buildings.  It is located at the center of the courtyard for optimal solar 
access, will be mechanically conditioned, and provide planting space, soil, tool storage, and watering 
systems. 
 

 
REZONING REQUIRED FINDINGS 

 
Rezoning is requested to change the zoning classification of the eastern 1/8th of this split-zoned parcel 
from R1A Single-Family Residential to OR2 Office Residence District.  The proposed rezoning is 
consistent with the required findings under § 525.280 of the Zoning Code. 
 
1) Whether the amendment is consistent with the applicable policies of the comprehensive plan. 
 
The future land use guidance for the site in the Minneapolis 2040 Plan (the “2040 Plan”) is Corridor 
Mixed Use: 

 
Large-scale mixed use development is encouraged throughout these areas, with commercial 
uses fronting on major streets. Commercial retail spaces are typically smaller in order to 
generate pedestrian activity, and are often a destination for customers coming from outside of 
the market area.  Active uses that are accessible to the general public such as office, food 
service, retail, or medical establishments are required at the street level; therefore single-use 
residential development is not permitted.  Contiguous expansion of commercial zoning is 
allowed. 

 
The existing single-family zoning is inconsistent with the Corridor Mixed Use future land use designation.  
The proposed OR2 zoning is consistent with this future land use designation because it allows for larger-
scale development and mixed use.  In this project, the mix of uses will occur through the collections of 
buildings within the PUD, including renovation of the existing office building that fronts on Wayzata 
Boulevard. 
 
The Built Form guidance for the site in the 2040 Plan is Corridor 6.  The built form guidance for the site is 
Corridor 6: 
 

New and remodeled buildings in the Corridor 6 district should reflect a variety of building types 
on both moderate and large sized lots. Building heights should be 2 to 6 stories. Building heights 
should be at least 2 stories in order to best take advantage of the access to transit, jobs, and 
goods and services provided by the Corridor 6 district. Requests to exceed 6 stories will be 
evaluated on the basis of whether or not a taller building is a reasonable means for further 
achieving Comprehensive Plan goals. 
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The proposed OR 2 District is also more consistent with the Built Form guidance because it allows 
building heights up to 4 stories, with the ability to be taller with approval of a conditional use permit. 
 
Most relevant to the rezoning request, the OR2 District will promote the following goals of the 2040 
Plan: 
 
Access to Housing 

 Increase the supply of housing and its diversity of location and types. 
 Increase housing choice and housing supply by allowing multifamily housing on select public 

transit routes, with higher densities along high-frequency routes and near METRO stations. 
 
Affordable Housing Production and Preservation 

 Produce housing units that meet the changing needs of Minneapolis residents in terms of unit 
sizes, housing types, levels of affordability, and locations while preserving existing housing 
using targeted, priority-based strategies. 

 Support and promote housing options that allow for aging in place, both within a community 
and at home. 

 
Mixed Income Housing 

 Promote mixed-income development throughout the city. 
 Cultivate a culture of mixed-income housing production. 

 
(See the proposed findings for the Conditional Use Permit for additional 2040 Plan goals the project will 
promote.) 
 
The site was one of several sites specifically studied in the 2005 Bryn Mawr Neighborhood Land Use Plan 
(the Bryn Mawr Plan), resulting in the following recommendations for redevelopment of the site:   
 

The BMNA Land Use Committee, with input from residents, recommends that, if Qwest vacates 
the site and the site is redeveloped, it should be developed as medium density residential uses. 
The development could include a mix of retail, retail and for-sale units with different housing 
types including senior housing or mixed-use housing with office and/or studio. The 
redevelopment should be incorporated into the larger neighborhood. The height preference is 5 
stories, or 45 feet; however, if a taller building is proposed, it should be built so that 
development closest to the existing residential neighborhood is of the same scale and 
proportion. As the development moves further west, structures can have more floors and higher 
density. 

 
Rezoning to provide uniform OR2 zoning across the entire site is consistent with the Bryn Mawr vision 
for its redevelopment. 
 
2) Whether the amendment is in the public interest and is not solely for the interest of a single 
property owner. 
 
The proposed rezoning action is not solely for the interest of the property owner.  The great majority of 
the parcel is already zoned OR2 and rezoning the remainder to OR2 will allow for redevelopment of an 
underutilized site with a mix of uses, including affordable senior housing, which is in the public interest.  
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3) Whether the existing uses of property and the zoning classification of property within the general 
area of the property in question are compatible with the proposed zoning classification, where the 
amendment is to change the zoning classification of a particular property. 
 
The site is surrounded by single-family zoning on three sides with single-family homes to the east, an 
elementary school to the north and parkland to the west.  It is bordered by a highway frontage road and 
Interstate 394 to the south. Most of the site is zoned OR2 and the land to the south of the highway is 
also zoned OR2.  The existing office building has coexisted in a compatible way with the surrounding 
homes, school and park for decades.  The large site currently provides open space buffer between the 
office and surrounding uses.  The new development will be residential in character and, along with the 
landscaped paths circumnavigating the site, will enhance the character of the site and transitions 
between the office and residential/open space areas surrounding it.  The proposed minor expansion of 
the existing OR2 District will be compatible with surrounding uses and zoning. 
 
4) Whether there are reasonable uses of the property in question permitted under the existing 
zoning classification, where the amendment is to change the zoning classification of particular property. 
 
The vacant office building on the site could be renovated without rezoning the eastern portion of the 
site.  However, the current split zoning of the site with a mix of OR2 and R1A zoning severely restricts 
the redevelopment of this underutilized site with the infill density and multiple-family housing called for 
in the applicable land use plans.  The proposed zoning will allow reasonable use of the property that is 
much more in keeping with the vision for mixed-use redevelopment. 
 
5) Whether there has been a change in the character or trend of development in the general area 
of the property in question, which has taken place since such property was placed in its present zoning 
classification, where the amendment is to change the zoning classification of particular property. 
 
The anticipated development of the light rail line and station at Penn Avenue, along with the new 2040 
Plan, are catalysts for redevelopment of the site to uses with greater density and mixed-use character. 
 
 

CONDITIONAL USE PERMIT FOR PLANNED UNIT DEVELOPMENT 
REQUIRED FINDINGS 

 
The project, including alternatives for greater than one principal residential structure on a lot, height 
and off-street loading, meets the required findings for a conditional use permit (“CUP”) for a planned 
unit development. 
 
1) The establishment, maintenance or operation of the conditional use will not be detrimental to or 
endanger the public health, safety comfort or general welfare. 
 
The proposed development will not be detrimental to or endanger the public health, safety, comfort or 
general welfare, and granting the CUP will allow a development that will benefit the neighborhood and 
reinforce goals of the comprehensive and small area plans.  The Phase 1 residential buildings will create 
a much needed, mixed-income, senior living environment.  The new apartment buildings, renovation of 
the office building and the stormwater management, landscaping, and streetscape improvements and 
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other site amenities of the project, will transform an unattractive site into to a vital, mixed-use 
development.  The project will comply with all building and site development codes. 

 
2) The conditional use will not be injurious to the use and enjoyment of other property in the 
vicinity and will not impede the normal and orderly development and improvement of surrounding 
property or uses permitted in the district. 

 
This mixed-use development will not be injurious to the use and enjoyment of other property or impede 
development and improvement of surrounding property.  The new housing will be compatible with the 
surrounding residential, school and park uses.  Resuming a long-standing office use in a much-enhanced 
setting will also be compatible with the surrounding property.  Medium density, mixed-use 
redevelopment of this site is consistent with City goals and, by being responsive to the land use policies 
for this area, the project will promote the orderly development of the neighborhood and the future 
transit station area. 

 
3) Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or 
will be provided. 

 
Adequate utilities, access, drainage and other facilities will be provided.  The development team will 
continue to work closely with Public Works, Plan Review and Planning staff to comply with City and 
other applicable requirements.  Access to the site will be from Wayzata Boulevard.  
 
The project site is located within the Bassett Creek Watershed.  The original office building construction 
in 1957 did not contemplate best management practices for storm water quality or rate control.  A 
connection to Wayzata Boulevard was the sole original storm water outlet.  No connection to the storm 
utility in Upton Avenue South was established, even though the property has a boundary touching the 
public street.  The Upton Avenue storm system is now at capacity and the property cannot connect to it 
without paying for the upgrade along the length of the drainage-shed route to Basset Creek.  
Subsequent to the expansion of Wayzata Boulevard to I-394 in 1989, Wayzata Blvd became part of the 
MnDOT ROW. No further expansion of that system is now permissible for this property. 
 
A more cost-effective means of managing storm water is to manage rate and flow with a pre-treatment 
and retention system with an outlet mechanism.  As discussed above, two options are available, 
involving construction of a storm pond on property adjacent to the site on either Park Board or School 
Board property, with a pre-treatment facility on the project property.  Discussions with both entities are 
ongoing.  The final design and stormwater management plan will be submitted to the City of 
Minneapolis and the Bassett Creek Watershed Management Organization for review and will be 
designed to comply with the requirements of Chapter 54 of the City of Minneapolis Code of Ordinances 
and Watershed District requirements for water quality and rate control.  With the utilization of 
stormwater best management practices, the proposed plan will improve the conditions of the site with 
the addition of rate control and water quality treatment for runoff leaving the site. 
 
Erosion and sediment control practices will be implemented prior to demolition and site work to protect 
the downstream water bodies and conveyance systems.  Both temporary and permanent erosion 
control measures have been incorporated in the plan according to Minnesota’s best management 
practices.   
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4) Adequate measures have been or will be taken to minimize traffic congestion in the public 
streets. 
 
A draft Travel Demand Management Plan (TDMP) has been prepared for the project.  All study 
intersections and corridors are expected to operate acceptably in the full build scenario.  The parking to 
be provided on site complies with the minimum and maximum parking requirements of the Zoning 
Code.  A small loading zone will be dedicated adjacent to each of the apartment buildings in the 
courtyard area.  A large loading area will be defined adjacent to the office building.  All loading activity 
will occur onsite. 
 
5) The conditional use is consistent with the applicable policies of the comprehensive plan. 

 
As described above, the site is becoming more transit-oriented and land use guidance has recently been 
updated to encourage mixed use and higher density.  In addition to the land use polices identified in the 
rezoning findings, the following policies from the 2040 Plan also support the proposed project uses and 
design: 
 
Access to Housing 

 Increase the supply of housing and its diversity of location and types. 
 Increase housing choice and housing supply by allowing multifamily housing on select public 

transit routes, with higher densities along high-frequency routes and near METRO stations. 
 
Access to Employment 

 Support employment growth downtown and in places well-served by public transportation. 
 Continue to allow office and institutional uses where they currently exist throughout the city. 

 
Visual Quality of New Development 

 Ensure a high-quality and distinctive physical environment in all parts of the city through 
building and site design requirements for both large and small projects. 

 Allow and encourage a variety of architectural styles. 
 Consider design approaches that encourage creative solution for transitions between varying 

intensities of building types and land uses. 
 
Public Realm 

 Proactively improve the public realm to support a pedestrian friendly, high-quality and 
distinctive built environment.   

 Enhance the pedestrian environment through physical interpretation of history, public art, and 
placemaking. 

 Explore and implement new ways to improve the public realm via pilot or creative projects, 
utilizing public and private partnerships when appropriate, while ensuring public access. 

 
Open Spaces in New Development 

 Create new open spaces and plazas in conjunction with new development. 
 Encourage design of open spaces and plazas that are interconnected across developments, 

facilitate public access to, movement along, and views of public amenities such as parks, trails, 
and historic and natural features. 
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Street Grid 
 Restore and maintain the traditional street and sidewalk grid. 
 Explore options to restore the street grid or add new streets and sidewalks to larger blocks or 

tracts of land as part of new development or redevelopment. 
 
Landscaping 

 Require landscaping in conjunction with new development that complements its surroundings 
and enhances the built environment. 

 Increase use of green infrastructure to enhance the attractiveness of the public realm and 
positively impact storm water management. 

 
Pedestrians 

 Improve the pedestrian environment in order to encourage walking and the use of mobility aids 
as a mode of transportation. 

 
Affordable Housing Production and Preservation 

 Produce housing units that meet the changing needs of Minneapolis residents in terms of unit 
sizes, housing types, levels of affordability, and locations while preserving existing housing 
using targeted, priority-based strategies. 

 Support and promote housing options that allow for aging in place, both within a community 
and at home. 

 
Mixed Income Housing 

 Promote mixed-income development throughout the city. 
 Cultivate a culture of mixed-income housing production. 

 
Energy Efficient and Sustainable Buildings 

 Achieve steep increases in energy efficiency of buildings through retrofits, design of new 
buildings, and decarbonization options -while promoting sustainable building practices for new 
and existing construction. 

 
6) The conditional use shall in all other respects, conform to the applicable regulations of the 
district in which it is located. 
 
Upon approval of the submitted applications, the project will conform to the applicable regulations of 
the OR2 zoning district. 
 
In addition to the CUP standards the project complies with the additional findings required for planned 
unit developments. 

 
1) That the planned unit development complies with all of the requirements and the intent and 
purpose of the PUD chapter.  In making such determination, the following shall be given primary 
consideration: 
 

a. The character of the uses in the proposed planned unit development, including in the 
case of residential uses, the variety of housing types and their relationship to other site elements 
and to surrounding development. 



11 
 

 
The residential development in Phase 1 will include both market rate and affordable senior 
housing.  The 6-story residential buildings will be constructed on the west side of the site, where 
the residents can best enjoy the adjacent parkland and natural open space on the school site.  
This placement also provides a large separation from and transition to the single-family homes 
on the east side of the site.  Phase 2 development will occur on the east portion of the site and 
is anticipated to be another housing facility of up to three stories in height.  Our goal is to 
market this portion of the site for assisted living – completing our vision for a senior-oriented 
campus.  Driveways, parking areas and the residential courtyard provide transition between the 
apartment buildings and the renovated office building.  All building in the PUD will have direct 
connections to the multiple walking paths through and around the site. 
 
b. The traffic generation characteristics of the proposed planned unit development in 
relation to street capacity, provisions of vehicle access, parking and loading areas, pedestrian 
access, bicycle facilities and availability of transit alternatives. 
 
A draft Travel Demand Management Plan (TDMP) has been prepared for the project.  Including 
the anticipated Phase 2 assisted living development, the project is expected to generate 1,982 
new trips during an average weekday, 176 new trips during the a.m. peak hour and 194 new 
trips during the p.m. peak hour.  All studied intersections are expected to operate acceptably 
through the full build scenario.  The parking to be provided on site complies with the minimum 
and maximum parking requirements of the Zoning Code.  A small loading zone will be dedicated 
adjacent to each of the apartment buildings in the courtyard area.  A large loading area will be 
defined adjacent to the office building.  All loading activity will occur onsite. 
 
The surrounding area has many nearby biking and hiking amenities, including the Cedar Lake 
Trail, City of Lakes Grand Rounds, Theodore Wirth Regional Park and trails, and the Three Rivers 
Cedar Lake Regional LRT Trail system.  The planned Bryn Mawr Station on the Southwest LRT 
Green Line is 1/2 mile away.  There are bus stops directly in front of the site on Wayzata 
Boulevard that are served by a single Metro Transit route, Route 9.  Route 9 givers service from 
Minnetonka, through Downtown Minneapolis, to the 46th Street LRT station on Hiawatha 
Avenue. Service is every 15-30 minutes on weekdays and every 30-60 minutes on weekends.  A 
shared car managed by HourCar will be provided for the residents of the apartment buildings. 
 
c. The site amenities of the proposed planned unit development, including the location and 
functions of open space, the preservation or restoration of the natural environment or historic 
features, sustainability and urban design. 
 
As detailed above, the project will include exceptional pedestrian improvements through the 
incorporation of extensive new walkways through and around the site that will be landscaped, 
attractively lit, accessible and open to residents, office tenants and neighbors.  The project is 
uniquely situated to provide residents and tenants access to public park and trail amenities.  The 
residential courtyard will include an intensive green roof system over the underground parking 
and a greenhouse for resident use and enjoyment.  Sustainability features include construction 
of the apartment buildings to Green Communities standards, renovation of the existing office 
building, and significant improvements to stormwater management.  The project nicely balances 
adding urban density adjacent to an established low-density residential neighborhood. 
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d. The appearance and compatibility of individual buildings and parking areas in the 
proposed planned unit development to other site elements and to surrounding development, 
including but not limited to building scale and massing, microclimate effects of the development 
and protection of view and corridors. 
 
The new housing will be compatible with the surrounding residential, school and park uses.  
Resuming a long-standing office use in a much-enhanced setting will also be compatible with the 
surrounding property.   The east portion of the site is proposed for lower scale at up to three 
stories as a transition to the surrounding single-family neighborhood.  The 6-story height of the 
apartment buildings on the west side of the site blends with the tree canopy of Theodore Wirth 
Regional Park.  Parking areas, including the temporary parking use of the Phase 2 area, are 
screened and buffered from buildings within the PUD, from the residential neighbors to the east 
and along the proposed pathways and public sidewalk with landscaping.  The new development 
will not interfere with public view corridors. 
 
e. An appropriate transition area shall be provided between the planned unit development 
and adjacent residential uses or residential zoning that considers landscaping, screening, access 
to light and air, building massing and applicable policies of the comprehensive plan and adopted 
small area plans. 
 
As noted above, building heights and placement and landscaping are thoughtfully designed to 
create suitable transitions between the PUD development and the adjacent low-density 
residential neighborhood, consistent with guidance in the 2040 Plan and Bryn Mawr Plan.  
Appropriate transitions between the new construction and nearby residential uses are provided 
by the public streets surrounding the development.  The public realm will be greatly enhanced 
with new paving, street trees, and landscaping in and adjacent to the boulevards. 
 
f. The relation of the proposed planned unit development to existing and proposed public 
facilities, including but not limited to provision for stormwater runoff and storage, and 
temporary and permanent erosion control. 
 
Please see the discussion above in proposed finding #3.  
 
g. The consideration, where possible, of sustainable building practices during the 
construction phases and the use of deconstruction services and recycling of materials for the 
demolition phase. 
 
The development team has extensive experience in managing and minimizing site waste and 
diverting it from landfills where possible.  The contractor selected for the project will panelize 
the project in a factory and deliver framed panels to site at the moment of installation.  This 
technique eliminates 75% of typical “field framing” waste and also significantly reduces the need 
for cold weather mitigation (temporary heating) for field framing activity.  During construction, 
the contractor will process remaining field construction waste through a recycling program, 
which can be tracked in terms of tonnage and reported.  
 

2) That the planned unit development complies with all of the applicable requirement contained in 
Chapter 598, Land Subdivision Regulations. 
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The site will be subdivided by registered land survey in compliance with the applicable requirements of 
the subdivision code.  
 
 
Additional factors to be considered when determining the maximum height per §548.110: 
 
(1)  Access to light and air of surrounding properties. 
 
Allowing the requested increase in height for the apartment buildings will not impede access to light and 
air for the surrounding properties.  The low-density residential development is located hundreds of feet 
to the east.  Substantial public open space borders the site to the north and west.  Highway right-of-way 
borders the site to the south. 
 
(2)  Shadowing of residential properties, significant public spaces, or existing solar energy systems. 
 
A shadow study has been submitted that shows the degree of shadowing by the project.  The project 
will not shadow residential properties or solar energy systems.  Shadows that will be cast on the park 
and school land will not shadow significant areas of those public spaces. 
 
(3)  The scale and character of surrounding uses.  
 
The proposed 6-story buildings will be taller than the homes to the east, which are primarily 1 and 2-
story residences.  However, the height reflects the guidance in both the 2040 Plan and the Bryn Mawr 
Plan for development on this site. 
 
(4)  Preservation of views of landmark buildings, significant open spaces or water bodies.  
 
The project will not block views of landmark buildings, significant open spaces or water bodies. 
 
Additional considerations for a conditional use permit in the Shoreland Overlay District: 
 
(1)  The prevention of soil erosion or other possible pollution of public waters, both during and after 
construction.  
 
A soil erosion control plan will manage environmental impacts during and after construction.  The design 
team, construction team, and owners will coordinate with the Bassett Creek Watershed District, 
Minneapolis Park and Recreation Department and the Minneapolis School District to coordinate 
construction efforts and limit environmental impacts to adjacent public property during construction, as 
well as to develop the stormwater management system for the site. 
 
(2)  Limiting the visibility of structures and other development from protected waters. 
 
The site is located within the Shoreland Overlay due to the proximity of wetlands within the park but is 
not visible from any lake.  
 
(3)  The suitability of the protected water to safely accommodate the types, uses and numbers of 
watercraft that the development may generate. 
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The property does not have direct access to a lake and will not require the accommodation of 
watercraft. 
 
 

VARIANCE TO ALLOW DEVELOPMENT ON OR WITHIN 40 FEET OF A STEEP SLOPE 
REQUIRED FINDINGS 

 
1) Practical difficulties exist in complying with the ordinance because of circumstances unique to 
the property. The unique circumstances were not created by persons presently having an interest in the 
property and are not based on economic considerations alone. 
 
A steep slope with irregular contours is located along the west side of the property.  Steep slopes are 
also located adjacent to both the east and west sides of the existing office building.  In its existing 
condition, the site is depressed below the elevation of Wayzata Boulevard.  In order to properly grade 
the site so that all the new sidewalks and paths will be ADA accessible, and to keep all of the garage 
walls below finished grade, the new apartment buildings and underground garage need to be placed as 
far west on the site as possible and the grading around the office building has to be altered.  This makes 
it impractical to keep development activity out of the steep slope area.  These are unique circumstances, 
not created by the developer. 
 
2) The property owner or authorized applicant proposes to use the property in a reasonable 
manner that will be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 
 
The Shoreland Overlay District was established to preserve and enhance the environmental qualities of 
surface waters and the natural and economic values of shoreland areas within the city.  The proposed 
development is reasonable and in keeping with the spirit and intent of the ordinance because it 
complies with the following conditions that must be met for a variance to allow development on or 
within 40 feet of a steep slope: 

1. Development (the office building) currently exists on the subject property on the steep slope or 
within 40 feet of a steep slope.  

2. The foundation and material underlying the apartment buildings will be engineered to be 
adequate to ensure stability in light of the slope and soil type.  

3. The proposed development will present no danger of falling rock, mud, uprooted trees or other 
materials.  A soil stabilization plan and an erosion control plan will address environmental 
concerns prior to construction.  

4. The existing slopes are not visible from a protected water.  The view of the developed slope will 
be consistent with the surrounding context.  

 
3)  The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity.  If granted, the proposed variance will not be detrimental to 
the health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 
 
The proposed development on or near the steep slope conditions will not alter the essential character of 
the locality or be injurious to the use or enjoyment of other property.  As discussed above, the project as 
a whole will enhance the character of the area and be beneficial to surrounding uses.  The slopes in this 
area are not meaningful visual or natural environmental features.  Grading, erosion control and building 
plans will all require City approval. 
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Additional considerations for a variance in the Shoreland Overlay District: 
 
Please see the discussion of these factors in the proposed findings for the PUD. 
 
 

VARIANCE TO ALLOW PATIO IN SIDE YARD 
REQUIRED FINDINGS 

 
1) Practical difficulties exist in complying with the ordinance because of circumstances unique to 
the property. The unique circumstances were not created by persons presently having an interest in the 
property and are not based on economic considerations alone. 
 
As discussed above, the apartment buildings have been placed as far west as possible due to practical 
difficulties related to the existing grade of the site.  While the buildings will comply with the 15-foot side 
yard requirement, the proposed patio and fire pit area between the buildings will be located in the west 
side yard.  This is proposed as a shared amenity space for the residents of both buildings and needs to 
be sufficiently large to serve the senior community.   
 
2) The property owner or authorized applicant proposes to use the property in a reasonable 
manner that will be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 
 
Yard controls are established to provide for the orderly development and use of land and to minimize 
conflicts among land uses by regulating the dimension and use of yards in order to provide adequate 
light, air, open space and separation of uses.  The proposed patio location is reasonable because it will 
not have any adverse impacts on surrounding development.  Residents’ use of the patio will activate the 
adjacent park area in an appropriate, low impact way, also serving to bring “eyes” to the public space.  
The patio will not be near or visible to any other residential properties and will not interfere with access 
to adequate light, air and open space for surrounding uses.  The proposed setback for the patio meets 
the intent of the ordinance and the City’s land use policies. 
 
3)  The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity.  If granted, the proposed variance will not be detrimental to 
the health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 
 
The proposed patio will not alter the open space character of the adjacent parkland and it will have no 
injurious or detrimental effects.  
 
Additional considerations for a variance in the Shoreland Overlay District: 
 
Please see the discussion of these factors in the proposed findings for the PUD. 
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VARIANCE TO ALLOW BITUMINOUS TRAILS IN REQUIRED YARDS 
REQUIRED FINDINGS 

 
1) Practical difficulties exist in complying with the ordinance because of circumstances unique to 
the property. The unique circumstances were not created by persons presently having an interest in the 
property and are not based on economic considerations alone. 
 
The site plan incorporates asphalt-paved trails along the north and east sides of the site and connecting 
to Wayzata Boulevard across the southeast corner.  These trails are located within the required north, 
east and south yards.  Concrete walkways no wider than 6 feet are permitted obstructions in these 
yards; however, the proposed trails are 7 feet wide and paved with asphalt.  The purpose of these trails 
is to provide recreational access between the neighborhood and Theodore Wirth Park, so the wider 
pathway with asphalt paving typically used for park trails is appropriate.  The site is uniquely-situated 
between the Bryn Mawr Neighborhood and the Park and the trails will provide new access points into 
the Park.  These are unique circumstances not created by the applicant. 
 
2) The property owner or authorized applicant proposes to use the property in a reasonable 
manner that will be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 
 
Yard controls are established to provide for the orderly development and use of land and to minimize 
conflicts among land uses by regulating the dimension and use of yards in order to provide adequate 
light, air, open space and separation of uses.  Seven-foot wide, asphalt trails will not interfere with light, 
air or open space.  The proposed trails will not create conflicts between the adjacent open space owned 
by the School District to the north or with the residential uses that have rear yards abutting the site to 
the east.  The trail on the east side will be located between the parking lot and the residential lots and 
will be screened along their east side with trees and shrubs.  The Zoning Code allows public recreational 
walkways and bicycle trails in required yards to be wider and paved in asphalt and these trails will 
function similarly.  The trails are consistent with 2040 Plan policies that encourage pedestrian amenities 
and “design of open spaces that are interconnected across developments, facilitate public access to, 
movement along, and views of public amenities such as parks, trails, and historic and natural features.”  
The proposed trails meet the intent of the ordinance and the City’s land use policies. 
 
3)  The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity.  If granted, the proposed variance will not be detrimental to 
the health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 
 
The proposed trails will not alter the essential character of the locality or have injurious or detrimental 
effects.  The trails will complement the natural, open space character of the adjacent Park and School 
District property and are compatible with the adjacent residential uses.  Bollard lighting will be provided 
along the north and east trails. 
 
Additional considerations for a variance in the Shoreland Overlay District: 
 
Please see the discussion of these factors in the proposed findings for the PUD. 
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SUBDIVISION/REGISTERED LAND SURVEY 
REQUIRED FINDINGS 

 
1) The subdivision is in conformance with these land subdivision regulations, the applicable 
regulations of the zoning ordinance and policies of the comprehensive plan. 
 
The subdivision is in conformance with the applicable zoning and land subdivision regulations, including 
the design requirements of Chapter 598, Article III, of the subdivision ordinance.  The subdivision by RLS 
will allow for development of a new senior living community with both market rate and affordable units 
on the west side of the site.  The proposed east tract of the RLS will promote additional development 
through a future second phase of the PUD.  The proposed subdivision allows for the project which, as 
discussed above, is consistent with many 2040 Plan policies. 
 
2) The subdivision will not be injurious to the use and enjoyment of other property in the immediate 
vicinity, nor be detrimental to present and potential surrounding land uses, nor add substantially to 
congestion in the public streets. 
 
The subdivision will not be injurious to the use and enjoyment of other property in the vicinity, be 
detrimental to surrounding land uses, or increase congestion in the public streets.  The subdivision will 
divide a single lot into three tracts so that the site can be redeveloped and renovated into a mixed-use 
site in keeping with City goals for infill density.  The proposed addition of senior housing to the site is 
compatible with the surrounding residential, park and school uses.  As evidenced by the traffic study, 
the traffic generated by the project will not add substantially to congestion in the public streets.  The 
development site will have sufficient area for off-street parking and loading. 
 
3) All land intended for building sites can be used safely without endangering the residents or users 
of the subdivision or the surrounding area because of flooding, erosion, high water table, soil conditions, 
improper drainage, steep slopes, rock formations, utility easements or other hazard. 
 
The site is not located in a flood plain.  Any soil conditions that require environmental or other 
remediation will be addressed in accordance with applicable regulations and plans.  Redevelopment will 
be subject to the City’s standard review and approval processes to ensure compliance with all applicable 
regulations for erosion control, drainage and utilities. 
 
4) The lot arrangement is such that there will be no foreseeable difficulties, for reasons of 
topography or other conditions, in securing building permits and in providing driveway access to 
buildings on such lots from an approved street. Each lot created through subdivision is suitable in its 
natural state for the proposed use with minimal alteration. 
 
The lot arrangement will pose no difficulties in securing building permits or in providing driveway access 
to the site.  Regrading in compliance with City regulations and environmental conditions will occur on 
the development site. 
 
5) The subdivision makes adequate provision for stormwater runoff, and temporary and permanent 
erosion control in accordance with the rules, regulations and standards of the city engineer and the 
requirements of these land subdivision regulations. To the extent practicable, the amount of stormwater 
runoff from the site after development will not exceed the amount occurring prior to development. 
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As discussed above, two options for stormwater management are being discussed with the Park Board 
and School District.  The final design and stormwater management plan will be submitted to the City of 
Minneapolis and the Bassett Creek Watershed Management Organization for review and will be 
designed to comply with the requirements of Chapter 54 of the City of Minneapolis Code of Ordinances 
and Watershed District requirements for water quality and rate control.  With the utilization of 
stormwater best management practices, the proposed plan will improve the conditions of the site with 
the addition of rate control and water quality treatment for runoff leaving the site. 
 
Erosion and sediment control practices will be implemented prior to demolition and site work to protect 
the downstream water bodies and conveyance systems.  Both temporary and permanent erosion 
control measures have been incorporated in the plan according to Minnesota’s best management 
practices.   
 
 
 
US.125439805.03 
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POLLUTION
PREVENTION PLAN
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TREES CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
AC-P 10 ACER PLATANOIDES `EMERALD LUSTRE` / NORWAY MAPLE 3" CAL. B&B TRUNK FREE OF BRANCHES 6`-7` FROM BASE

AC-F 7 ACER X FREEMANII / FREEMAN MAPLE 2.5" CAL. B&B TRUNK FREE OF BRANCHES 6`-7` FROM BASE

AM-G 7 AMELANCHIER X GRANDIFLORA / AUTUMN BRILLIANCE SERVICEBERRY 12` HEIGHT B&B CLUMP FORM

BE-P 10 BETULA POPULIFOLIA `WHITESPIRE` / WHITESPIRE BIRCH 10` HEIGHT B&B CLUMP FORM

CE-O 14 CELTIS OCCIDENTALIS `JFS-KSU1` / PRARIE SENTINEL HACKBERRY 2.25" CAL. B&B TRUNK FREE OF BRANCHES 6`-7` FROM BASE

GL-T 25 GLEDITSIA TRIACANTHOS INERMIS `SKYCOLE` TM / SKYLINE THORNLESS HONEY LOCUST 3.5" CAL B&B TRUNK FREE OF BRANCHES 6`-7` FROM BASE

QU-B 40 QUERCUS BICOLOR / SWAMP WHITE OAK 3" CAL. B&B SINGLE LEADER, WELL BRANCHED

QU-W 30 QUERCUS X WAREI `LONG` TM / REGAL PRINCE OAK 3" CAL. B&B SINGLE LEADER, WELL BRANCHED

SY-R 12 SYRINGA RETICULATA / JAPANESE TREE LILAC 10` HEIGHT B&B CLUMP FORM

TI-A 23 TILIA AMERICANA `BOULEVARD` / BOULEVARD LINDEN 2.5" CAL. B&B TRUNK FREE OF BRANCHES 6`-7` FROM BASE

TI-M 7 TILIA AMERICANA `MCKSENTRY` / SENTRY LINDEN 2.5" CAL. B&B SINGLE LEADER, WELL BRANCHED

UL-A 4 ULMUS AMERICANA `ST CROIX` / ST. CROIX AMERICAN ELM 3" CAL. B&B NATURAL FORM, SINGLE LEADER

CONIFERS CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
PI-C 6 PINUS CEMBRA / SWISS STONE PINE 7` HEIGHT B&B NATURAL, FULL FORM

SHRUBS CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
AR-M 334 ARONIA MELANOCARPA `UCONNAM165` / LOW SCAPE MOUND CHOKEBERRY #2 CONT. SPACE 2`-0" O.C.

CO-H 152 CORNUS HESSEI `GARDEN GLOW` / DOGWOOD #10 CONT. SPACE 4`-0" O.C.

CO-S 15 CORNUS SERICEA `BAILADELINE` / FIREDANCE DOGWOOD #10 CONT. SPACE 4`-0" O.C.

DI-L 529 DIERVILLA LONICERA / DWARF BUSH HONEYSUCKLE #5 CONT. SPACE 3`-0" O.C.

HY-L 54 HYDRANGEA PANICULATA `LIMELIGHT` TM / LIMELIGHT HYDRANGEA #10 CONT. SPACE 5`-0" O.C.

RH-A 254 RHUS AROMATICA `GRO-LOW` / GRO-LOW FRAGRANT SUMAC #2 CONT. SPACE 5`-0" O.C.

TA-M 92 TAXUS X MEDIA `TAUNTONII` / TAUTON YEW #5 CONT. SPACE 3`-6" O.C.

GRASSES CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
CA-A 825 CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` / FEATHER REED GRASS #3 CONT. SPACE 2`-0" O.C.

PERENNIALS CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
HE-R 74 HEMEROCALLIS X `RED VOLUNTEER` / DAYLILY #1 CONT. SPACE 2`-0" O.C.

SHRUB AREAS CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
7,403 SF POLLINATOR GARDEN

7,403 SF SPECIES TBD #1 CONT

GROUND COVERS CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
SM-1 32,858 SF DETENTION BASIN SEED MIX / VARIOUS SPECIES SEED SEED B.O.D.: PRAIRIE MOON NURSERY

T-SOD 42,443 SF TURF / SOD SOD ROLL

OVERALL PLANT SCHEDULE
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401 North 2nd Avenue, Suite 410
Minneapolis, MN 55401
p: 612.332.7522

GENERAL NOTES
AND SCHEDULES

L010

SITE AND LANDSCAPE NOTES
SITE PREPARATION NOTES
1. CONTRACTOR SHALL INSPECT THE SITE AND BECOME FAMILIAR WITH

EXISTING CONDITIONS RELATING TO THE NATURE AND SCOPE OF WORK.

2. CONTRACTOR SHALL VERIFY PLAN LAYOUT AND BRING TO THE
ATTENTION OF THE LANDSCAPE ARCHITECT DISCREPANCIES WHICH MAY
COMPROMISE THE DESIGN OR INTENT OF THE LAYOUT.

3. CONTRACTOR SHALL ASSURE COMPLIANCE WITH APPLICABLE CODES
AND REGULATIONS GOVERNING THE WORK AND MATERIALS SUPPLIED.

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

5. CONTRACTOR SHALL VERIFY ALIGNMENT AND LOCATION OF
UNDERGROUND AND ABOVE GRADE UTILITIES AND PROVIDE THE
NECESSARY PROTECTION FOR SAME BEFORE CONSTRUCTION BEGINS
(MINIMUM 10' CLEARANCE).

6. CONTRACTOR SHALL COORDINATE THE PHASES OF CONSTRUCTION AND
PLANTING INSTALLATION WITH OTHER CONTRACTORS WORKING ON
SITE.

7. UNDERGROUND UTILITIES SHALL BE INSTALLED SO THAT TRENCHES DO
NOT CUT THROUGH ROOT SYSTEMS OF EXISTING TREES TO REMAIN.

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

9. HORIZONTAL AND VERTICAL ALIGNMENT OF PROPOSED WALKS, TRAILS
OR ROADWAYS ARE SUBJECT TO FIELD ADJUSTMENT REQUIRED TO
CONFORM TO LOCALIZED TOPOGRAPHIC CONDITIONS AND TO MINIMIZE
TREE REMOVAL AND GRADING.  CHANGES IN ALIGNMENT AND GRADES
MUST BE APPROVED BY THE LANDSCAPE ARCHITECT PRIOR TO
IMPLEMENTATION.

10. CONTRACTOR SHALL REVIEW THE SITE FOR DEFICIENCIES IN SITE
CONDITIONS WHICH MIGHT NEGATIVELY AFFECT PLANT ESTABLISHMENT,
SURVIVAL OR WARRANTY.  UNDESIRABLE SITE CONDITIONS SHALL BE
BROUGHT TO THE ATTENTION OF THE LANDSCAPE ARCHITECT PRIOR TO
COMMENCEMENT OF WORK.

11. CONTRACTOR IS RESPONSIBLE FOR ONGOING MAINTENANCE OF NEWLY
INSTALLED MATERIALS UNTIL TIME OF SUBSTANTIAL COMPLETION.
REPAIR OF ACTS OF VANDALISM OR DAMAGE WHICH MAY OCCUR PRIOR
TO SUBSTANTIAL COMPLETION SHALL BE THE RESPONSIBILITY OF THE
LANDSCAPE CONTRACTOR.

12. EXISTING TREES OR SIGNIFICANT SHRUB MASSINGS FOUND ON SITE
SHALL BE PROTECTED AND SAVED UNLESS NOTED TO BE REMOVED OR
ARE LOCATED IN AN AREA TO BE GRADED.  QUESTIONS REGARDING
EXISTING PLANT MATERIAL SHALL BE BROUGHT TO THE ATTENTION OF
THE LANDSCAPE ARCHITECT PRIOR TO REMOVAL.

13. EXISTING TREES TO REMAIN, UPON DIRECTION OF LANDSCAPE
ARCHITECT, SHALL BE FERTILIZED AND PRUNED TO REMOVE DEAD
WOOD, DAMAGED AND RUBBING BRANCHES.

14. CONTRACTOR SHALL PREPARE AND SUBMIT A WRITTEN REQUEST FOR
THE SUBSTANTIAL COMPLETION INSPECTION OF LANDSCAPE AND SITE
IMPROVEMENTS PRIOR TO SUBMITTING FINAL PAY REQUEST.

15. CONTRACTOR SHALL PREPARE AND SUBMIT REPRODUCIBLE AS-BUILT
DRAWING(S) OF LANDSCAPE INSTALLATION, IRRIGATION AND SITE
IMPROVEMENTS UPON COMPLETION OF CONSTRUCTION INSTALLATION
AND PRIOR TO SUBSTANTIAL COMPLETION.

16. SYMBOLS ON PLAN DRAWING TAKE PRECEDENCE OVER SCHEDULES IF
DISCREPANCIES IN QUANTITIES EXIST.  SPECIFICATIONS AND DETAILS
TAKE PRECEDENCE OVER NOTES.

GRADING
1. ROUGH GRADING AND FINISHED GRADING TO BE DONE BY OTHERS

EXCEPT WHERE NOTED.

2. GRADING LIMITS ARE DEFINED AS THE JUNCTURE OF PROPOSED GRADE
WITH EXISTING GRADE UNLESS NOTED OTHERWISE.

3. GRADING LIMITS AND LIMITS OF WORK SHOWN ON PLAN ARE ONLY
APPROXIMATE AND MAY BE ADJUSTED IN FIELD BY LANDSCAPE
ARCHITECT.  WORK OUTSIDE OF THESE LIMITS WILL BE DONE AT
LANDSCAPE CONTRACTORS EXPENSE UNLESS DIRECTED BY LANDSCAPE
ARCHITECT OR OWNER IN WRITING.

4. FILL/CUT AS NECESSARY TO PROVIDE A 1% MINIMUM GRADE AWAY FROM
BUILDINGS WITHIN LIMITS OF CONSTRUCTION.

5. SALVAGE TOPSOIL FROM THE EARTHWORK AREAS AS APPROPRIATE OR
AS INDICATED ON PLANS AND STOCKPILE FOR REUSE.

6. OBTAIN SOIL SAMPLE FROM SALVAGED TOPSOIL STOCKPILE AND SUBMIT
TO INDEPENDENT TESTING AGENCY FOR ANALYSIS.

7. MAINTAIN A UNIFORM GRADE BETWEEN CONTOURS IN AREAS TO BE
GRADED UNLESS NOTED OTHERWISE.

8. ELEVATIONS, IF SHOWN ARE FINISHED ELEVATIONS.  SPOT ELEVATIONS
TAKE PRECEDENCE OVER CONTOURS.

9. ADD EROSION CONTROL MEASURES IF GRADES GREATER THAN 3:1 OR IF
CONDITIONS WARRANT.  REFER TO MNDOT SPECIFICATIONS FOR
EROSION CONTROL.

10. CONTRACTOR SHALL CONTACT PUBLIC UTILITIES FOR LOCATION OF
UNDERGROUND WIRES, CABLES, CONDUITS, PIPES, MANHOLES, VALVES
OR OTHER BURIED STRUCTURES BEFORE DIGGING.  LANDSCAPE
CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE IF DAMAGED
DURING CONSTRUCTION AT NO ADDITIONAL COST TO THE OWNER.

11. CONTRACTOR SHALL PROVIDE PROPER EROSION CONTROL MEASURES
AS REQUIRED TO ENSURE THAT EROSION IS KEPT TO AN ABSOLUTE
MINIMUM.

12. PROVIDE TEMPORARY COVERING FOR CATCH BASINS AND MAN HOLES
UNTIL FINISHED GRADING IS COMPLETE.

13. CONTRACTOR SHALL CONSTRUCT DRAINAGE BASINS AS NEEDED.

14. PERIMETER SILT FENCE AND ROCK CONSTRUCTION ENTRANCES SHALL
BE INSTALLED PRIOR TO CONSTRUCTION.  REFER TO STATE
SPECIFICATIONS FOR AGGREGATE BASE AND SILT FENCE.

15. CONTRACTOR SHALL INSTALL CATCH BASIN EROSION CONTROL
MEASURES PER LOCAL  POLLUTION CONTROL AGENCY AND
SPECIFICATIONS.

16. WITHIN TWO WEEKS OF FINISHED SITE GRADING, DISTURBED AREAS
SHALL BE STABILIZED WITH SEED, SOD, MULCH OR ROCK BASE.

17. CONTRACTOR SHALL MAINTAIN EROSION CONTROL MEASURES,
INCLUDING THE REMOVAL OF ACCUMULATED SILT IN FRONT OF SILT
FENCES AND EXCESS SEDIMENT IN PROPOSED CATCH BASINS, FOR THE
DURATION OF CONSTRUCTION.

18. CONTRACTOR SHALL REMOVE EROSION CONTROL MEASURES AFTER
VEGETATION IS ESTABLISHED AND DISPOSE OF OFF SITE.

19. CONTRACTOR SHALL ENSURE THAT SOIL CONDITIONS AND 
COMPACTION ARE ADEQUATE TO ALLOW FOR PROPER DRAINAGE
AROUND THE CONSTRUCTION SITE. UNDESIRABLE CONDITIONS SHALL
BE BROUGHT TO THE ATTENTION OF THE LANDSCAPE ARCHITECT PRIOR
TO BEGINNING OF WORK.  IT SHALL BE THE LANDSCAPE CONTRACTOR'S
RESPONSIBILITY TO ENSURE PROPER SURFACE AND SUBSURFACE
DRAINAGE IN PLANTING AREAS.

DF
PLANTING
1. SPRING PLANT MATERIAL INSTALLATION IS FROM APRIL 15 TO JUNE 15.

2. FALL CONIFEROUS PLANTING IS ACCEPTABLE FROM AUGUST 21 TO
SEPTEMBER 30.

3. FALL DECIDUOUS PLANTING IS ACCEPTABLE FROM AUGUST 15 UNTIL
NOVEMBER 15.

4. ADJUSTMENTS TO PLANTING DATES MUST BE APPROVED IN WRITING BY
THE LANDSCAPE ARCHITECT.

5. STAKE PROPOSED PLANTING LOCATIONS  PER PLAN FOR REVIEW AND
APPROVAL BY LANDSCAPE ARCHITECT PRIOR TO INSTALL.

6. PLANT MATERIAL SHALL COMPLY WITH THE CURRENT EDITION OF THE
AMERICAN STANDARD FOR NURSERY STOCK, ANSI Z60.1.  UNLESS NOTED
OTHERWISE, DECIDUOUS SHRUBS SHALL HAVE AT LEAST 5 CANES AT
THE SPECIFIED HEIGHT. ORNAMENTAL TREES SHALL HAVE NO 'V'
CROTCHES AND SHALL BEGIN BRANCHING NO LOWER THAN 3' FEET
ABOVE THE ROOT BALL.  STREET AND BOULEVARD TREES SHALL BEGIN
BRANCHING NO LOWER THAN 6' ABOVE PAVED SURFACE.

7. INSTALL PLANT MATERIAL AFTER FINAL GRADING AND CONSTRUCTION
HAS BEEN COMPLETED IN THE IMMEDIATE AREA.

8. INSTALL PLANT MATERIALS  PER PLANTING DETAILS.

9. SUBSTITUTION REQUESTS FOR PLANT MATERIAL TYPE & SIZE SHALL BE
SUBMITTED TO THE LANDSCAPE ARCHITECT FOR CONSIDERATION PRIOR
TO BIDDING.  SUBSTITUTIONS AFTER BIDDING MUST BE APPROVED BY
LANDSCAPE ARCHITECT AND ARE SUBJECT TO CONTRACT
ADJUSTMENTS.

10. ADJUSTMENTS IN LOCATION OF PROPOSED PLANT MATERIALS MAY BE
NEEDED IN FIELD. LANDSCAPE ARCHITECT MUST BE NOTIFIED PRIOR TO
ADJUSTMENT OF PLANTS.

11. FERTILIZE PLANT MATERIAL UPON INSTALLATION WITH DRIED BONE MEAL
AND OTHER APPROVED FERTILIZER MIXED IN WITH THE PLANTING SOIL
(PER THE MANUFACTURER'S INSTRUCTIONS) OR TREAT FOR SUMMER
AND FALL INSTALLATION WITH AN APPLICATION OF GRANULAR 10-0-5 OF
12 OZ. PER 2.5" CALIPER TREE AND 6 OZ. PER SHRUB WITH AN
ADDITIONAL APPLICATION OF 10-0-10 THE FOLLOWING SPRING IN THE
TREE SAUCER.

12. INSTALL 18" DEPTH OF PLANTING SOIL IN AREAS RECEIVING GROUND
COVER, PERENNIALS, AND ANNUALS.   PLANTING SOIL SHALL CONSIST OF
MnDOT 3877-B MODIFIED TO CONTAIN A MAXIMUM OF 30% SAND, A PH OF
7.1 MAX,  OR AS OTHERWISE SPECIFIED IN THE PROJECT
SPECIFICATIONS MANUAL.

13. [TREE WRAPPING MATERIAL SHALL BE TWO-WALLED PLASTIC SHEETING
APPLIED FROM TRUNK FLARE TO FIRST BRANCH.  WRAP
SMOOTH-BARKED DECIDUOUS TREES PLANTED IN THE FALL PRIOR TO
DECEMBER 1 AND REMOVE WRAPPING AFTER MAY 1.]

14. APPLY PRE-EMERGENT HERBICIDE (PREEN OR APPROVED EQUAL) IN
ANNUAL, PERENNIAL, AND SHRUB  BEDS FOLLOWED BY SHREDDED
HARDWOOD MULCH. REFER TO SPECIFICATIONS FOR ADDITIONAL
INFORMATION REGARDING USE OF HERBICIDES.

MULCHING
1. INSTALL 4" DEEP SHREDDED HARDWOOD MULCH] RINGS AT 

CONIFEROUS & DECIDUOUS TREES WITH NO MULCH IN DIRECT 
CONTACT WITH TREE TRUNK.

2. INSTALL 3" DEEP SHREDDED HARDWOOD MULCH] RINGS AT SHRUB
PLANTING AREAS WITH NO MULCH IN DIRECT CONTACT WITH SHRUB
STEMS.

3. INSTALL 3" DEEP FINELY SHREDDED MULCH IN PERENNIAL PLANTING
BEDS.  REMOVE ALL MULCH FROM STEMS OF PERENNIALS - PLANT
STEMS SHOULD NOT BE IN DIRECT CONTACT WITH MULCH.

WATERING
1. PLANTED MATERIALS SHALL BE WATERED BY TEMPORARY MEANS UNTIL

PLANTS ARE ESTABLISHED.

2. TEMPORARY WATERING MEANS, METHODS, AND SCHEDULING SHALL BE
THE CONTRACTOR'S RESPONSIBILITY. REMOVE TEMPORARY WATERING
EQUIPMENT UPON PLANT ESTABLISHMENT.

WARRANTY
WARRANTY NEW PLANT MATERIAL THROUGH [ONE] CALENDAR YEAR FROM

THE DATE OF SUBSTANTIAL COMPLETION.  NO PARTIAL ACCEPTANCE
WILL BE CONSIDERED.

IRRIGATION NOTES
1. CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING AN 

IRRIGATION LAYOUT PLAN AND SPECIFICATION THAT MEETS THE
REQUIREMENTS OF THE PROVIDED PERFORMANCE SPECIFICATION AS
PART OF THE SCOPE OF WORK.  SUBMIT LAYOUT PLAN AND
SPECIFICATIONS FOR APPROVAL BY THE LANDSCAPE ARCHITECT PRIOR
TO ORDER AND/OR CONSTRUCTION.  IT SHALL BE THE CONTRACTOR'S
RESPONSIBILITY TO ENSURE THAT SODDED/SEEDED AND PLANTED
AREAS ARE IRRIGATED PROPERLY, INCLUDING THOSE AREAS DIRECTLY
AROUND AND ABUTTING BUILDING FOUNDATION.

2. CONTRACTOR SHALL FIELD VERIFY WATER SUPPLY, VOLUME, PRESSURE
AND LOCATION FOR SYSTEM TAP PRIOR TO SYSTEM DESIGN.

3. CONTRACTOR SHALL CONFIRM COMPLETE LIMITS OF IRRIGATION WITH
LANDSCAPE ARCHITECT PRIOR TO SUPPLYING SHOP DRAWINGS.

4. CONTRACTOR SHALL CONTACT LANDSCAPE ARCHITECT FOR 
INSPECTION AND APPROVAL OF AREAS RECEIVING DRIP 
IRRIGATION PRIOR TO INSTALLATION OF MULCH.

5. CONTRACTOR SHALL PROVIDE THE OWNER AND LANDSCAPE ARCHITECT
WITH AS-BUILT DRAWINGS, DETAILED SYSTEM OPERATION
INSTRUCTIONS AND AN IRRIGATION SCHEDULE APPROPRIATE TO THE
PROJECT SITE CONDITIONS AND PLANTED MATERIAL GROWTH
REQUIREMENTS.

6. IRRIGATION SYSTEM SHALL BE DESIGNED SO THAT NO WATER DIRECTED
TOWARDS OR IS IN CONTACT WITH VERTICAL HARDSCAPE AND/OR
STRUCTURES.

TURF NOTES
1. SOD AREAS DISTURBED DUE TO GRADING UNLESS NOTED

OTHERWISE.

2. WHERE SOD ABUTS PAVED SURFACES, FINISHED GRADE
OF SOD/SEED SHALL BE HELD 1" BELOW SURFACE ELEVATION OF
TRAIL, SLAB, CURB, ETC.

3. SOD SHALL BE LAID PARALLEL TO THE CONTOURS AND SHALL HAVE
STAGGERED JOINTS.  ON SLOPES STEEPER THAN 3:1 OR IN DRAINAGE
SWALES, SOD SHALL BE STAKED SECURELY.

4. UNLESS NOTED OTHERWISE, THE APPROPRIATE DATES FOR SPRING
SEED & SOD PLACEMENT IS FROM THE TIME GROUND HAS THAWED
TO JUNE 15.

5. FALL SODDING IS ACCEPTABLE FROM AUGUST 15 TO NOVEMBER 1.
FALL SEEDING IS ACCEPTABLE FROM AUGUST 15 TO SEPTEMBER 15.
ADJUSTMENTS TO SOD/SEED PLANTING DATES MUST BE
APPROVED IN WRITING BY THE LANDSCAPE ARCHITECT.



GREENHOUSE

EXISTING OFFICE
BUILDING
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BUILDING B

BUILDING A
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SITE INFORMATION

SITE AREA: 352,024 SF
BUILDING A: 19,867   SF (5.6%)
BUILDING B: 16,287   SF (4.6%)
GREENHOUSE 620    SF   (0.2%)
EXISTING OFFICE: 33,912   SF (9.6%)

PERVIOUS AREA: 89,910   SF (25.6%)
IMPERVIOUS AREA: 192,048 SF (54.6%)



GREENHOUSE

1 - SY-R

28 - CA-A

66 - CA-A

2 - SY-R

30 - CA-A

1 - SY-R

4 - QU-B

11 - CO-H

52 - CA-A

7 - HY-L
18 - HE-R

8 - HY-L
19 - HE-R

32 - CA-A

43 - TA-M

49 - TA-M

13 - HY-L

50 - DI-L

44 - CO-H

4 - QU-B

11 - HY-L

27 - HE-R

4 - HY-L
10 - HE-R

20 - QU-W

5 - QU-W

5 - QU-W

58 - DI-L

11 - HY-L

50 - CO-H

2 - AM-G

2 - AM-G

1 - AC-P 2 - QU-B2 - AM-G

3 - BE-P 3 - BE-P

6 - GL-T

4 - TI-M

4 - BE-P

WAYZATA BOULEVARD

ACCESS TO UNDERGROUND
PARKING

ARBOR STRUCTURE,
SEE ARCHITECTURE

PET AREA

4'-0" HEIGHT FENCE

RETAINING WALL

TURF

TURF

PATHWAY CONNECTION
TO PARK

PROPERTY LINE

PR
O

PE
R

TY
 L

IN
E

PROPERTY LINE

BUILDING B

BUILDING A

FIRE PIT PATIO

SEE L114 FOR PROPOSED
STORMWATER BASIN LOCATIONS

PATHWAY CONNECTION
TO PARK

TREES CODE BOTANICAL / COMMON NAME
AC-P ACER PLATANOIDES `EMERALD LUSTRE` / NORWAY MAPLE

AM-G AMELANCHIER X GRANDIFLORA / AUTUMN BRILLIANCE SERVICEBERRY

BE-P BETULA POPULIFOLIA `WHITESPIRE` / WHITESPIRE BIRCH

GL-T GLEDITSIA TRIACANTHOS INERMIS `SKYCOLE` TM / SKYLINE THORNLESS HONEY LOCUST

QU-B QUERCUS BICOLOR / SWAMP WHITE OAK

QU-W QUERCUS X WAREI `LONG` TM / REGAL PRINCE OAK

SY-R SYRINGA RETICULATA / JAPANESE TREE LILAC

TI-M TILIA AMERICANA `MCKSENTRY` / SENTRY LINDEN

SHRUBS CODE BOTANICAL / COMMON NAME
CO-H CORNUS HESSEI `GARDEN GLOW` / DOGWOOD

DI-L DIERVILLA LONICERA / DWARF BUSH HONEYSUCKLE

HY-L HYDRANGEA PANICULATA `LIMELIGHT` TM / LIMELIGHT HYDRANGEA

TA-M TAXUS X MEDIA `TAUNTONII` / TAUTON YEW

GRASSES CODE BOTANICAL / COMMON NAME
CA-A CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` / FEATHER REED GRASS

PERENNIALS CODE BOTANICAL / COMMON NAME
HE-R HEMEROCALLIS X `RED VOLUNTEER` / DAYLILY

SHRUB AREAS CODE BOTANICAL / COMMON NAME
POLLINATOR GARDEN

SPECIES TBD

GROUND COVERS CODE BOTANICAL / COMMON NAME
SM-1 DETENTION BASIN SEED MIX / VARIOUS SPECIES

T-SOD TURF / SOD

PLANT SCHEDULE WEST
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EXISTING OFFICE
BUILDING

WAYZATA BOULEVARD

1 - QU-B

1 - QU-B

1 - QU-B

1 - QU-B

1 - QU-B
151 - RH-A

3 - QU-B

14 - TI-A

26 - DI-L

35 - DI-L

1 - CE-O
45 - CA-A

1 - CE-O 45 - CA-A

1 - CE-O
45 - CA-A

1 - CE-O 45 - CA-A

45 - CA-A1 - CE-O

1 - CE-O 45 - CA-A

27 - DI-L

27 - DI-L

6 - GL-T

2 - UL-A

2 - UL-A

26 - CO-H

21 - CO-H

21 - AR-M

5 - CO-S

5 - CO-S

35 - AR-M

5 - CO-S

45 - AR-M

4 - GL-T

28 - AR-M 56 - AR-M

10 - DI-L

72 - AR-M

10 - DI-L

3 - AC-P

1 - QU-B

6 - GL-T

1 - AM-G

12 - DI-L

77 - AR-M

3 - GL-T

NEW CONCRETE
WALKWAY

6'
-0

"

EXISTING LANDSCAPE
AND RETAINING WALL, TO REMAIN

RETAINING WALL CONCRETE WALKWAY
(7'-0" WIDTH)

LANDSCAPE BUFFER
(10'-0" WIDTH)

SURFACE PARKING

PLAZA SPACE

EXISTING ELM TREES TO
REMAIN AND BE PROTECTED

NEW ADA RAMP TO
EXISTING OFFICE BUILDING

ACCESS TO UNDERGROUND
PARKING

RETAINING WALL

EXISTING LANDSCAPE,
TO REMAIN

PROPERTY LINE

PROPERTY LINE

RETAINING WALL

EXISTING LANDSCAPE,
TO REMAIN

OFFICE LOADING ZONE
(12' X 50')

TREES CODE BOTANICAL / COMMON NAME
AC-P ACER PLATANOIDES `EMERALD LUSTRE` / NORWAY MAPLE

AM-G AMELANCHIER X GRANDIFLORA / AUTUMN BRILLIANCE SERVICEBERRY

CE-O CELTIS OCCIDENTALIS `JFS-KSU1` / PRARIE SENTINEL HACKBERRY

GL-T GLEDITSIA TRIACANTHOS INERMIS `SKYCOLE` TM / SKYLINE THORNLESS HONEY LOCUST

QU-B QUERCUS BICOLOR / SWAMP WHITE OAK

TI-A TILIA AMERICANA `BOULEVARD` / BOULEVARD LINDEN

UL-A ULMUS AMERICANA `ST CROIX` / ST. CROIX AMERICAN ELM

SHRUBS CODE BOTANICAL / COMMON NAME
AR-M ARONIA MELANOCARPA `UCONNAM165` / LOW SCAPE MOUND CHOKEBERRY

CO-H CORNUS HESSEI `GARDEN GLOW` / DOGWOOD

CO-S CORNUS SERICEA `BAILADELINE` / FIREDANCE DOGWOOD

DI-L DIERVILLA LONICERA / DWARF BUSH HONEYSUCKLE

RH-A RHUS AROMATICA `GRO-LOW` / GRO-LOW FRAGRANT SUMAC

GRASSES CODE BOTANICAL / COMMON NAME
CA-A CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` / FEATHER REED GRASS

GROUND COVERS CODE BOTANICAL / COMMON NAME
T-SOD TURF / SOD

PLANT SCHEDULE 
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3 - QU-B

3 - QU-B

3 - QU-B

3 - QU-B

1 - AC-P

1 - TI-M

1 - TI-M

1 - AC-P

1 - AC-P

1 - TI-M

2 - PI-C

1 - PI-C

2 - SY-R

2 - SY-R

2 - PI-C

1 - PI-C

2 - SY-R

2 - SY-R

3 - AC-P

103 - RH-A
1 - QU-B

9 - TI-A

18 - DI-L18 - DI-L 18 - DI-L

18 - DI-L 18 - DI-L 18 - DI-L

18 - DI-L 18 - DI-L 18 - DI-L

45 - CA-A

1 - CE-O

1 - CE-O

45 - CA-A

1 - CE-O

45 - CA-A

1 - CE-O

45 - CA-A

1 - CE-O

45 - CA-A

1 - CE-O

45 - CA-A

1 - CE-O

45 - CA-A

1 - QU-B

7 - AC-F

7 - QU-B

(2,667 sf) POLLINATOR GARDEN

36 - DI-L 36 - DI-L 40 - DI-L

1 - CE-O

32 - CA-A

SURFACE PARKING

SURFACE PARKING

CONCRETE WALKWAY
(7'-0" WIDTH)

CONCRETE WALKWAY
(7'-0" WIDTH)

CONCRETE WALKWAY
(7'-0" WIDTH)

PR
O

PE
R

TY
 L

IN
E

PROPERTY LINE

PROPERTY LINE

EXISTING FENCES,
TO REMAIN

CONCRETE WALKWAY
(4'-6" WIDTH)

TREES CODE BOTANICAL / COMMON NAME
AC-P ACER PLATANOIDES `EMERALD LUSTRE` / NORWAY MAPLE

AC-F ACER X FREEMANII / FREEMAN MAPLE

CE-O CELTIS OCCIDENTALIS `JFS-KSU1` / PRARIE SENTINEL HACKBERRY

QU-B QUERCUS BICOLOR / SWAMP WHITE OAK

SY-R SYRINGA RETICULATA / JAPANESE TREE LILAC

TI-A TILIA AMERICANA `BOULEVARD` / BOULEVARD LINDEN

TI-M TILIA AMERICANA `MCKSENTRY` / SENTRY LINDEN

CONIFERS CODE BOTANICAL / COMMON NAME
PI-C PINUS CEMBRA / SWISS STONE PINE

SHRUBS CODE BOTANICAL / COMMON NAME
DI-L DIERVILLA LONICERA / DWARF BUSH HONEYSUCKLE

RH-A RHUS AROMATICA `GRO-LOW` / GRO-LOW FRAGRANT SUMAC

GRASSES CODE BOTANICAL / COMMON NAME
CA-A CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` / FEATHER REED GRASS

SHRUB AREAS CODE BOTANICAL / COMMON NAME
POLLINATOR GARDEN

SPECIES TBD

GROUND COVERS CODE BOTANICAL / COMMON NAME
T-SOD TURF / SOD

PLANT SCHEDULE EAST
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BUILDING A

OPTION "A"
PROPOSED STORMWATER BASIN

17,902 SF SM-1

OPTION "B"
PROPOSED STORMWATER BASIN

14,956 SF SM-1

ENHANCED TRAIL CONNECTION,
CONNECT TO THEODORE WIRTH
TRAIL SYSTEM

EXISTING TREE  CANOPY

EXISTING TREE  CANOPY

BRYN MAWR ELEMENTARY
& MIDDLE SCHOOL

GROUND COVERS CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
SM-1 32,858 SF DETENTION BASIN SEED MIX / VARIOUS SPECIES SEED SEED B.O.D.: PRAIRIE MOON NURSERY

PLANT SCHEDULE RAINGARDEN

NORTH

0

SCALE: 1"=16''

16' 32' 48'
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PLANTING PLAN-
OFF-SITE
STORMWATER
BASINS

L114
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LANDSCAPE
DETAILS

L500

1

1

36" RADIUS

D
IG

 P
LA

N
TI

N
G

 P
IT

4"
 T

O
 6

" D
EE

PE
R

TH
AN

 R
O

O
T 

BA
LL

UNDISTURBED SUBGRADE

NOTE:
CONTRACTOR SHALL BE RESPONSIBLE FOR
MAINTAINING TREES IN A PLUMB POSITION
THROUGHOUT THE WARRANTY PERIOD. WRAP
TREE TRUNKS ONLY UPON APPROVAL BY
LANDSCAPE ARCHITECT. SEE SPECIFICATION
SECTION RELATED TO PLANTS AND SOIL
PREPARATION.

EACH TREE SHALL BE PLANTED SUCH THAT THE
ROOT FLARE IS VISIBLE AT THE TOP OF THE
ROOT BALL. IF THE ROOT FLARE IS NOT VISIBLE,
THE SOIL SHALL BE REMOVED IN A LEVEL
MANNER FROM THE ROOT BALL TO WHERE THE
FIRST MAIN ORDER ROOT (1

2" DIA. OR LARGER)
EMERGES FROM THE TRUNK. SET MAIN ORDER
ROOT 1" HIGHER THAN ADJACENT GRADE. DO
NOT COVER TOP OF ROOT BALL WITH SOIL.

PLACE ROOT BALL ON UNDISTURBED OR
COMPACTED SOIL

TAMP SOIL AROUND ROOT BALL BASE FIRMLY
WITH FOOT PRESSURE SO THAT ROOT BALL
DOES NOT SHIFT

4" BUILT-UP EARTH SAUCER BEYOND EDGE OF
ROOT BALL

PLANTING PIT TO BE TWO
TO FIVE TIMES THE DIAMETER
OF THE ROOT BALL, SLOPED

PREPARED PLANTING SOIL
PER SPEC

6' DIAMETER
MULCH RING

REMOVE BURLAP, TWINE, ROPE AND WIRE FROM
TOP HALF OF ROOT BALL

EDGE CONDITION VARIES;
REFER TO PLAN

4" ORGANIC MULCH; DO NOT PLACE MULCH IN
CONTACT WITH TREE TRUNK

SCARIFY SIDES OF TREE PIT
WITH SPADE BY HAND TO BIND
WITH PREPARED PLANTING SOIL

DETAIL - TREE PLANTING
3/4" = 1'-0"

PROVIDE & INSTALL RODENT PROTECTION.12"
HARDWIRE CLOTH MESH CYLINDER, 8" DIA. OR
GREATER X 36" HGT; STAKE IN PLACE. PER SPEC

P-19 105-01
1

PREPARE PLANTING SOIL FOR
THE ENTIRE BED

APPLICATION OF PRE-EMERGENT
HERBICIDE
3" MULCH; DO NOT PLACE IN
CONTACT WITH SHRUB STEM

PR
EP

AR
E 

BE
D

A 
M

IN
. 4

" D
EE

PE
R

TH
AN

 R
O

O
T 

BA
LL

12" MIN.

SPACING

DETAIL - SHRUB PLANTING
1" = 1'-0"

EDGE CONDITION VARIES;
REFER TO PLAN
PLANTING SOIL FOR SHRUBS

SCARIFY SIDES AND BOTTOM OF ENTIRE
BED WITH SPADE BY HAND TO BIND
WITH PLANTING SOIL

UNDISTURBED SUBGRADE

CONTAINER GROWN MATERIAL
SHALL HAVE ROOTS HAND LOOSENED

P-19 105-02
2
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HOLD FINISHED GRADE 1/2"
BELOW EDGER- SEE PLAN FOR
EDGE CONDITION

3/16" METAL EDGER W/ STAKE

PLANTING AREA- SEE PLANTING
PLAN

TURF- SEE PLANTING PLAN

DETAIL - STEEL EDGER
1 1/2" = 1'-0" P-19 105-09
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OMEGA ARCHITECTURAL
FENCE SYSTEM,
INSTALL PER
MANUFACTURER'S
DETAILS AND
RECOMMENDATIONS

2"

3"

6"X6" BASE PLATE
C-FLANG3GV

12" DIA SONOTUBE
CONCRETE FOOTING

EQUAL SPACED SEGMENTS -
7'-6" O.C. MAX SPACING
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EXTERIOR FENCE - 4` HEIGHT
1/2" = 1'-0"

4'
-0

"

NOTE:
ALL GATE HARDWARE SHALL BE
COMPLIANT WITH ADA STANDARDS AND
GUIDELINES.

PROVIDE 10" HIGH SMOOTH SURFACE
AS KICK PLATE ACROSS BASE OF PUSH
SIDE OF GATE PER ADA REQUIREMENTS.

P-19 105-10
6





































































©
 U

R
B

A
N

W
O

R
K

S
 A

R
C

H
IT

E
C

TU
R

E
 L

LC
, 2

01
9

90
1 

N
O

R
TH

 T
H

IR
D

 S
TR

E
E

T,
 S

U
IT

E
 1

45
, M

IN
N

E
A

P
O

LI
S

, M
N

  5
54

01

CONSULTANT

PRELIMINARYP

REVISIONS

DATE
PROJECT #
PHASE
DRAWN BY
CHECKED BY

NOT FOR
CONSTRUCTION

LAND USE & PDR USE
APPLICATION
11.8.2019

28
00

 W
A

Y
ZA

TA
 B

LV
D

  |
  M

IN
N

E
A

P
O

LI
S

, M
N

11.8.2019
UWI02400

LAND USE / PDR
SOW
LMC

TH
E

 G
A

R
D

E
N

S
 A

T 
B

R
Y

N
 M

A
W

R

SITE LIGHTINGS
PHOTOMETRICH
PLANAN

E-L-S-S



VIEW FROM WAYZATA BLVD 

LOOKING NORTHWEST

VIEW FROM WAYZATA BLVD 
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PDR Comprehensive Report 
  

        

   

Project Name Senior Housing (199 Units) 

Site Address 2800 NORTH WAYZATA BLVD 

PDR Meeting Date 12/4/2019 

Development Coordinator Assigned:    JENNIFER THORESON 

 (612)673-5867 

 jennifer.thoreson@minneapolismn.gov  
 

  

        
   

Status 

Resubmission Required 
 

 

PDR Number:  PLAN9990 

Applicant URBAN WORKS ARCHITECTURE LLC 

 901 3rd St N #145 

 Minneapolis, MN  55401 
 

 

      

        

  

DISCLAIMER: The information in this review is based solely on the preliminary site plan submitted. The comments contained in this 
report are preliminary ONLY and are subject to modification. Because of the nature of the process, resubmittals may result in 
additional or modified comments; note however, that efforts will be made to limit additional comments to only those areas that are 
subject to revision. 
 
You are required to resubmit a complete electronic copy of the updated plan for review by City staff to ensure that all comments 
below have been incorporated. The project cannot move forward to Formal Site Plan approvals and permitting until the PDR process is 
complete. 

 

 

        

  

In addition to the revised site plan, please provide a written response to all comments (a Comment Response Sheet), which at a 
minimum, should include identification of the commenting City Department followed by the corresponding response and site plan 
page references. The comment response sheet should be labeled and uploaded to the documents folder. 
 
As a general rule: 

1. All comments shall be addressed. 

2. Provide explanations as to how a particular comment was addressed; or 

3. Why a comment was addressed differently than requested; or 

4. Why a particular comment or request could not be accomplished. 

Please submit your plans via the city e-planning online portal.  You should have received an email with a link.  Please provide a 
complete set of updated plans (to include site, civil, landscaping, elevation, floor plans, and all associated documents identified below) 
for review by City staff to ensure that all comments have been incorporated. The project cannot move forward to Formal Site Plan 
approvals and permitting until the PDR process is completed. 

 

 

  



 

Review Findings (by Discipline) 

Business Licensing Review Continue to work with Jennifer Thoreson (612-673-5867) concerning the following: 
 All establishments that sell or handle food are required to complete a food plan review and obtain approval from the 

Minneapolis Health Department before any permits or business licenses can be approved/issued. 
 You may also be required to obtain a City of Minneapolis Business License. You can find more information on the Business 

License website or by calling 612-673-2080. 
Construction Review Contact Scott Knudson at 612-673-2873 or Scott.Knudson@minneapolismn.gov with questions 

 No CCS comments at this time.  A building code review will be conducted at the time construction plans are available and 
submitted for permit. 

 A Service Availability Charge (SAC) determination will need to be submitted to the Metropolitan Council for the proposed 
project. Please refer to this link for more information SACprogram@metc.state.mn.us. or 
http://www.minneapolismn.gov/www/groups/public/@regservices/documents/webcontent/convert_281675.pdf    

Environmental Review Contact Tom Frame at 612-673-5807 or Tom.Frame@minneapolismn.gov with questions 
 There are areas of perched groundwater in the area which may be encountered during construction.  
 Discharge of water during construction requires permit from environmental services.  
 If any monitoring wells are in the area, a permit must be obtained prior to their removal.  
 If abandoned tanks are found during excavation a permit must be obtained prior to their removal.  
 If contaminated soil must be staged on site or is to be reused onsite a permit is required.  
 Contact Tom Frame from environmental services regarding environmental permit requirements, 

tom.frame@minneapolismn,gov  or by cell 612-685-8501. 
Fire Safety Review 

 Provide automatic fire suppression and fire detection systems throughout buildings per building and fire codes  
 Fire department connection must be on the address side of building and within 150 feet of a fire hydrant  
 Provide and maintain fire apparatus access at all times 

Forestry Contact Craig Pinkalla (612-499-9233 cpinkalla@minneapolisparks.org) regarding any questions related to planting, removal 
or the process for protection of trees during construction in the city right of way.  

 Trees in City ROW along Wayzata Blvd. must be identified for protection on demolition and site plan.  
 Include City Detail FORE-1001 (tree protection) in plan details.  
 Roots may not be cut for installation of sediment protection in ROW. 

Park Board Effective January 1, 2014, the City of Minneapolis and the Minneapolis Park and Recreation Board adopted an update to 
the existing Parkland Dedication Ordinance. The adopted City of Minneapolis Parkland Dedication ordinance is located in Section 
598.340 of the City's Land Subdivision ordinance: http://library.municode.com/index.aspx?clientId=11490 
     
As adopted, the fee in lieu of dedication for new residential units is $1614.00 per unit (affordable units excluded per ordinance) and 
for commercial and industrial development it is $215.00 per development employee (as defined in ordinance). Any dedication fee (if 
required) must be paid at the time of building permit issuance. There is also an administration fee that is 5% of the calculated park 
dedication fee. As proposed, for your project, the calculated dedication fee is as follows: 
Park Dedication Fee Calculation = 
• Residential Building A (99 units x $1614.00 per unit)  = $159,786.00 
• Residential Building B (100 units x $1614.00 per unit)  = $161,400.00 
• Non-Residential Commercial Space  = $N/A 
• 5% of $321,186.00 (Administration Fee max $1,000.00)  = $1,000.00 
• Total Park Dedication Fee:       $322,186.00 
This is a preliminary calculation based on your current proposal; a final calculation will be made at the time of building permit 
submittal. For further information, please contact Jennifer Thoreson at 612-673-5867. 
Right of Way Review 

 Plans propose fencing off pet area in the boulevard, this will not likely be allowed. 
 An encroachment permit shall be required for all non-standard streetscape elements in the Public right-of-way such 

as:  shrubs, planters, tree grates and other landscaping elements, sidewalk furniture (including bike racks and bollards), and 
sidewalk elements other than standard concrete walkways such as pavers, stairs, raised landings, retaining walls, access 
ramps, and railings (NOTE:  railings may not extend into the sidewalk pedestrian area).  Please contact Matt Hanan at (612) 
673-3607 for further information.   

o No encroachment permit found for existing retaining wall at office building.  This should have an encroachment 
permit as well.  

 Per the Minneapolis Code of Ordinances, permanent physical features of a building are permitted to encroach a maximum of 
4” into the Public right-of-way; with the following exceptions:  

o Balconies are permitted to encroach a maximum of a 2’-0”  
o Underground footings are permitted to encroach a maximum of a 3’-0”  

 
 

 



 Note to the Applicant:  Permanent structural elements that extend into the Public right-of-way are subject to restrictions per 
the Minneapolis Code of Ordinances; permanent structural elements of a building are permitted to encroach a maximum of 
4” into the Public right-of-way; with the following exceptions:  

o Balconies are permitted to encroach a maximum of a 2’-0”  
o Underground footings are permitted to encroach a maximum of a 3’-0”  

 Note to the Applicant:  Any elements of an earth retention system and related operations (such as construction crane boom 
swings) that fall within the Public right-of-way will require an encroachment permit application.  If there are to be any earth 
retention systems which will extend outside the property line of the development then a plan must be submitted showing 
details of the system.  All such elements shall be removed from the Public right-of-way following construction with the 
exception of tie-backs which may remain but must be uncoupled and de-tensioned.  Please contact Matt Hanan at (612) 673-
3607 for further information.  

 In addition, any elements of an earth retention system and related excavations that fall within the Public right-of-way will 
require a “Right-of-Way Excavation Permit”.  This permit is typically issued to the General Contractor just prior to the start of 
construction.  However, it is the Applicant’s responsibility to insure that all required permits have been acquired by its 
consultants, contractors, sub-contractor’s prior to the start of work.  

 The site plan does not indicate locations of proposed electric utility transformers; it is recommended that the Applicant begin 
discussions with Xcel Energy as soon as possible in order to identify electric utility and transformer locations on the site 
plan.  To the extent possible, transformers should be located on private property; it should not be assumed that the City will 
approve any proposed transformer location in the Public right-of-way.   

 In addition to an encroachment permit application, any irrigation system in the Public right-of-way will require the Applicant 
to register as a private utility and to enroll in the Gopher State One-Call system, so that anyone digging in your area will be 
made aware that your lines are in the right-of-way. 

Sewer Review 
General: 

 The plans should identify what is proposed to be constructed, not different possible options.  
Groundwater: 

 Identify if any pumping of groundwater is proposed in order to keep the below grade areas dry after completion of 
construction.  If not, this should be noted on the plans.  Any proposed groundwater discharges require review by the 
City.  Provide copies of any geotechnical reports for the site. 

Stormwater Management: 
 The project is subject to the stormwater treatment requirements of Chapter 54 of the Minneapolis Code of 

Ordinances.  Please provide the necessary documentation and analysis demonstrating compliance with Chapter 54, including 
stormwater calculations, BMP maintenance plans, etc.  

 Constructing stormwater management BMPs on property not associated with the development will require private 
easements and/or agreements between the properties.  These easements/agreements will need to be recorded with the 
County.  

 Once it has been determined which stormwater management option is being proposed, provide confirmation of who the 
project is in contact with regarding obtaining easements/agreements with the adjacent property owners. 

Surface Drainage: 
 The existing grading information in the area of the proposed stormwater BMPs should be provided in the plans. 

Utility Connections:   
 SSWR #2 manhole should be located within the private property not within the right-of-way. 
 The existing sanitary sewer within Wayzata Boulevard is a private connection serving the site.  The City is not responsible for 

maintenance of this line.  The City main is located within Upton Ave S.  Future repairs or maintenance of this private line may 
be costly, since a significant portion of the roadway may need to be excavated/replaced.  You may want to consider 
connecting the existing building to the new sanitary sewer service as well. 

 Verify the location of the existing storm and sanitary sewer infrastructure at the intersection of Upton and Mount View Ave 
are based on survey information.  It appears the MH locations may not be accurate.  

 Depending on where the actual sewer MHs in the intersection of Upton and Mount View are located, it may be preferred to 
make the sanitary sewer connection to the existing MH on the sanitary main.  Verify survey locations and evaluate if this is 
feasible.  

 Further review of the proposed storm sewer discharges will be provided once it has been confirmed what is being proposed. 
 Records indicate there may be an existing storm connection from the property to the storm line in Upton Ave.  The 

connection record suggests the connection may be to the MH in the intersection of Upton and North Wayzata Blvd.  This 
should be verified and incorporated into the stormwater modeling if necessary.  

 The survey seems to suggest there may be a 8” storm connection from the site to the existing CB on North Wayzata Blvd.  This 
should be verified and incorporated into the stormwater modeling if necessary.  

 City MH cover, SEWR-2000-R1, should not be used on private structures.  If no City MHs are being constructed or impacted 
this detail should be removed to avoid confusion. 

 
 
 



Erosion Control:   
 Perimeter sediment control should be provided down gradient of the proposed wet pond disturbed area.  
 Owners and operators are responsible for complying with regulations and obtaining any necessary coverage under the 

MPCA’s general permit to Discharge Stormwater Associated with Construction Activity (Permit No. MN R100001). 
Sidewalk Review 

 Note to the Applicant:  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 the time of site re-development.   

 All proposed trees in the Public right-of-way are subject to the review and approval of the Minneapolis Park Board.  Please 
contact Craig Pinkalla at (612) 499-9233 to discuss tree species selection, planting method, spacing and locations.  Tree 
planting details shall be included in the plans.  For all trees proposed in “hardscape environments” within the Public right-of-
way, the Applicant shall provide engineered/structured soil in the form of a tree trench or tree pit for all proposed street 
trees.  Landscaping in the Public right-of-way shall follow established design standards in accordance with the City of 
Minneapolis Standard Supplemental Specifications for Construction current edition and its attachments (refer to the 
following:  http://www.minneapolismn.gov/publicworks/plates/index.htm).  

 All proposed work in the Public right-of-way shall comply with the current edition of the City of Minneapolis Standard 
Supplemental Specifications for Construction and Minnesota Department of Transportation Standard Specifications for 
Construction, current edition and its attachments (refer to the 
following:  http://www.minneapolismn.gov/publicworks/plates/index.htm).  

 ADA compliant pedestrian ramps are required. Construct two (2) ADA compliant pedestrian ramps at this location.  Truncated 
domes should be the width of the PAR (see sidewalk comment regarding width of PAR).  Include the appropriate details and 
standard plates in the site plan; refer Mn/DOT Standard Plan 5-297.250 Pedestrian Curb Ramp Details 
at:  http://standardplans.dot.state.mn.us/stdplan.aspx  

Street Design Review 
 All proposed work in the Public right-of-way shall comply with the current edition of the City of Minneapolis Standard 

Supplemental Specifications for Construction and Minnesota Department of Transportation Standard Specifications for 
Construction, current edition and its attachments; for detailed information related to City of Minneapolis standard 
specifications, details, and standard plates refer to the 
following:  http://www.minneapolismn.gov/publicworks/plates/index.htm  

 For detailed information related to City of Minneapolis standard specifications, details, and standard plates refer to the 
following:  http://www.minneapolismn.gov/publicworks/plates/index.htm  

 All driveway aprons shall be designed and constructed to City standards.  All driveway aprons shall be shown graphically 
correct on all related plan sheets.  Please refer to the following:  http://www.minneapolismn.gov/publicworks/plates/public-
works_road.  Add the following details from the ROAD-2000 Series - Driveways to the plans:  ROAD-2000-R1 (sheet 1 and 
sheet 2), ROAD-2001-R1, ROAD-2002, and ROAD-2003-R1.   

 All curb & gutter in the Public right-of-way shall be designed and constructed to City standards, curb & gutter to be City 
standard B624 Curb and Gutter.  Please refer to the following:  http://www.minneapolismn.gov/publicworks/plates/public-
works_road.  Add the following details from the ROAD-1000 Series - Curbs and Gutters to the plans:  ROAD-1003 and ROAD-
1010. 

Traffic and Parking Review 
 The nature of the proposed development is such that traffic impacts may be an issue; please contact Allan Klugman at (612) 

673-2743 to discuss the requirements of a Travel Demand Management Plan (TDMP). 
 Current ordinance states that all maneuvers associated with vehicle circulation, loading, parking or sanitation pick up for a 

private development shall occur on private property.  Please provide a narrative explaining the trash removal operations and 
show turning maneuvers for all vehicle types that will be using the loading dock/parking entrance areas.  Per City Ordinance 
the Applicant shall provide for (and identify) a solid waste collection point (SWCP) on the site plans.  The location of the SWCP 
is subject to the review and approval of the Public Works Department. 

 The maximum standard curb cut opening allowed is 25’.  Larger openings are allowed by variance (to an absolute maximum of 
35’); please provide a narrative and show turning movements in order to justify the larger dimension opening. 

 Minneapolis Traffic has underground infrastructure within the project boundaries that are not shown on the site plan.  All 
Traffic infrastructure shall be clearly shown on the site plan.  Please contact Darryn Proch at (612) 673-5516 or at 
darryn.proch@minneapolismn.gov for further information.    

 All street lighting (existing and proposed) shall be shown clearly on the site plan.  If City owned street lighting exists on the 
proposed site it must be preserved or replaced at existing levels. 

 Note to the Applicant:  If older lighting exists that pre-dates 1973, it is likely the conduit contains asbestos materials and must 
be removed and disposed of by a qualified asbestos hauling contractor.  The City must be provided with the waste haul 
manifests in this instance.  The lighting system shall be replaced with new poles, fixtures and conduit.  

 
 
 
 
 



o Per the City of Minneapolis Street Lighting Policy 
(http://www.minneapolismn.gov/publicworks/streetlighting/index.htm)  street lighting will be strongly encouraged 
in areas immediately adjacent to existing lighting systems, in high density areas such as Uptown and the University of 
Minnesota, and along major pedestrian corridors and business nodes as identified in the Minneapolis Street Lighting 
Policy.  

o Per the City of Minneapolis Street Lighting Policy 
(http://www.minneapolismn.gov/publicworks/streetlighting/index.htm),  street lighting is required if the project falls 
within the Downtown Central Business District or along streets designated in the policy as Pedestrian Street Lighting 
Corridors.  Street lighting will be strongly encouraged in areas immediately adjacent to existing lighting systems, in 
high density areas such as Uptown and the University of Minnesota, and along major pedestrian corridors and 
business nodes as identified in the Minneapolis Street Lighting Policy.  

 All street lighting in the Public right-of-way shall be designed and constructed to City standards.  Please refer to the 
following:  http://www.ci.minneapolis.mn.us/publicworks/plates/public-works_traffic.  Prior to site plan approval, the 
Applicant shall contact Joseph Laurin at 612-673-5987 to determine street lighting requirements.  The Applicant shall submit 
a detailed plan specifying pole locations, light standards and fixture types, and include all required Minneapolis standard 
plates for installation details.   

 Note to the Applicant:  The construction of this development will likely require the use of Public right-of-way (roadway and 
sidewalks) for construction purposes.  A request for an estimate of street use and obstruction permit fees can be made to the 
City’s Traffic Department; please contact Scott Kramer at (612) 673-2383 for further information.  

 Note to the Applicant:  Please add the following notes to the site plan:  
 Street lighting installed as part of the Project shall be inspected by the City.  Contractors shall arrange for inspections 

with the Traffic Department, please contact Dave Prehall at (612) 673-5759 for further information.  Any lighting 
installations not meeting City specifications will be required to be reinstalled at Owner expense.   

 Impacts to existing traffic signal and street lighting systems (including installation of new street lights) will require 
the Applicant and respective Contractors to enter into a separate Right-of-Way Excavation Permit (including Testing 
and Inspection requirements) with the Public Works Department, for further information regarding this permit 
please coordinate with Tilahun Hailu at (612) 673-5809.  

 An obstruction permit is required anytime construction work is performed in the Public right-of-way.  Please contact 
Scott Kramer at (612) 673-2383 regarding details of sidewalk and lane closures.  Log on to 
http://minneapolis.mn.roway.net/ for a permit.  

 Any metered parking spaces needed to facilitate project work must be hooded at project expense for the length of 
disruption required.  If sidewalk is removed and parking lane is closed, the meter and space delineators must be 
removed and reinstalled upon project completion at project expense.  This can be requested at the same time that 
the “Obstruction Permit” is obtained via www.minneapolis.mn.roway.net. Contact Scott Kramer at 
scott.kramer@minneapolismn.gov if you have any questions regarding obstruction permits or meter removal.  

 Contact Tilahun Hailu at (612) 673-5809 prior to construction for the temporary removal/temporary relocation of 
any City of Minneapolis lighting or traffic signal system that may be in the way of construction.  

 Pavement markings that exist prior to the start of the Project must be re-placed in kind.  If it is latex or epoxy paint 
then it must go back in with that type of paint unless otherwise directed by City of Minneapolis Traffic Division.  All 
costs associated with pavement marking replacement shall be borne by the Contractor and/or Property Owner.  

 All costs for relocation and/or repair of City Traffic facilities including traffic signal systems, street lighting, traffic 
signs, parking meters, and pavement markings shall be borne by the Contractor and/or Property Owner.  

 Contact Shane Morton at (612) 673-5517 prior to construction for the removal of any City of Minneapolis right of 
way signs or pavement markings that may be in the way of construction.   

Water Review 
 Per City Ordinance, buildings are limited to a single water service connection (or a separated domestic and fire service 

connection; the current site plan proposes a non-standard water utility installation that will require additional analysis and 
review; please contact Chad Donnelly at (612) 661-4903 for further information. 

 Domestic service lines larger than three inches require a Bypass Assembly (see attachment); the Bypass Assembly detail shall 
be included in the site plans.   

 The City of Minneapolis Water Treatment & Distribution Services Division (WTDS) requires that domestic water and fire 
supply service lines shall be sized based upon the total demand and shall be determined in accordance with recognized 
engineering methods and procedures.  The Applicant (and Engineer) shall be responsible for designing domestic water and 
fire supply systems that are not oversized for their intended use so that turnover is sufficient to maintain water quality.  The 
Applicant shall confirm that the proposed fire supply service is sized correctly and fire flow capacity is available at the source 
for the buildings fire protection system. The Applicant shall provide a confirmation of domestic and fire service design 
methods prior to site plan approval.  Please contact Rock Rogers at (612) 673-2286, to review domestic and fire service 
design, connections, and sizes.   

 
 

 



Zoning Review Contact Andrew Frenz at 612-673-3790 or Andrew.Frenz@Minneapolismn.gov with questions 
The following land use applications are required for the project as proposed: 

 Rezoning to the OR2 District for the eastern portion of the property. 
 Conditional use permit to allow a planned unit development. 
 Variance to reduce the west interior side yard setback. 
 Variance to allow development on or within 40’ of the top of a steep slope in the SH Overlay District. 
 Variance to the subdivision standards to allow a residential parcel with more than 5 sides. 
 Site plan review. 
 Registered land survey. 

 
Address Review Per City of Minneapolis Street Naming and Address Standard V1.22, the City of Minneapolis holds authority for 
assignment of all addresses, verification, change, and/or additions.  Each assigned address number uses the street that provides the 
best/direct access for life safety equipment and best/direct access to the occupants.   

 The address for the proposed Building A (farthest from N Wayzata Blvd) will be 2820 North Wayzata Blvd.  
 The address for the proposed Building B (closest to N Wayzata Blvd) will be addresses 2810 North Wayzata Blvd. 

These addresses meet the City of Minneapolis Street Naming and Address Standard requirements. When assigning suite sequences the 
following guidelines are as follows: 

 The first one to two digits of the suite sequence number will designate the floor number of the site.  
 The last two digits of the suite sequence number will designate the unique ID for the unit (condo, suite, unit, or apartment).  
  Suite sequence digit numbers will be assigned to dwelling, commercial and retail units, not common areas.  For example, 

laundry rooms, saunas, workout rooms, etc., would not be assigned numbers.  
 Please provide each condo, suite, unit or apartment number.   

Ramp Review 
 This building is also considered to have a parking ramp per MCO Chapter 108. As such, within 5 years of the date of the 

certificate of occupancy being issued, the parking ramp will be required to have annual inspections and apply for a Ramp 
Operating Certificate.  

   



 

Resubmittal instructions for ProjectDox (you should be using Internet Explorer 11) 

1. Name your revised files the same name that you used for the original submittal and save them individually on your computer 

2. Log into Project Dox (Using Internet Explorer 11) 

3. Click on the project number that was included in your revision email 

4. Click on the drawings folder 

5. Click the upload Files box (DO NOT delete the files that were previously uploaded!!!!) 

6. Upload you revised plans (named the same as your originals) by browsing or dragging 

7. Click Upload Files 

8. Click Close window 

9. Complete the same tasks above to upload any new/revised documents in the documents folder. You must upload your 
comment response sheet to this (document) folder. 

10. Click the Workflow Portals button 

11. Click on the Applicant Resubmit 

12. Do you want to accept? Click OK 

13. Under Task Instruction, read and check the three boxes (if you experience difficulties or cannot see these boxes you should 
confirm that you are using Internet Explorer 11 and the ProjectDox Components have been installed on the computer you are 
using) 

14. Click the Complete box at the very end of the page 

15. If everything is complete/submitted, you will have any task available (to complete)  
 

 

 



  
 

 
 
 
 
 

 
AUTHORIZED PROPERTY REPRESENTATIVE: 
 
 
By_______________________________ Dated: __________________________ 
 INGAUGE Engineering & Technology 
 c/o Jenny Dutra  
 3412 10th Avenue S 
 Minneapolis, MN 55407 
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Executive Summary  
 

Background:  
Lupe Development Partners is proposing a mixed-use residential and general office 
development plan located at 2800 Wayzata Boulevard in Minneapolis, Minnesota. The purpose 
of this study is to determine the transportation implications of the development, identify solutions 
to resolve any impacts, and examine how the proposed development meets the City’s goals to 
reduce automobile traffic. It should be noted minor impacts are expected on corridors not 
analyzed in this study and improvements along those corridors may be needed in the future to 
accommodate incremental traffic growth from this and other area developments. 
 
Results:  
The principal findings of this study are: 

 The proposed 2800 Wayzata Boulevard development is expected to generate 1,982 new 
trips during an average weekday, 176 new trips during the a.m. peak hour and 194 new 
trips during the p.m. peak hour.  

 All studied intersections are expected to operate acceptably through the full build 
scenario. 

 The proposed parking supply exceeds the forecasted average peak hour demand. 
 

Recommendations:  
The following items are recommended based on the analyses contained in this study: 

 Bicycle parking for office and residential use, and a secure bicycle storage area for 
residential use is required. 

 Rotating the parking aisles north of the office building will allow for better pedestrian 
access to spaces further from the building. 

 The travel demand management measures documented in Section 5 of this report shall 
be implemented to encourage non-single occupancy vehicle modes of transportation for 
the site’s residents and employees. 
 
 

This study is based upon a concept development plan dated July 22, 2019.  Assuming the 
general characteristics of the proposed development remain approximately the same as 
documented, minor changes in the final design are not expected to alter the results or 
recommendations of this study. 
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1. Introduction 

a. Proposed Development 
Lupe Development Partners is proposing a mixed-use residential and general office 
development plan located at 2800 Wayzata Boulevard in Minneapolis, Minnesota. 
Following are key attributes of the proposed development: 

i. Access to the site will be provided via two driveways on Wayzata Boulevard, per 
the concept development plan shown in the Appendix.  

ii. The proposed development will include 200 senior housing units in two new 
buildings, a 100,830 square-foot general office in one existing building, and 80-
100 units of assisted living and memory care in one new building.  

iii. For the purpose of this study, the development is expected to be fully occupied 
by 2022. Two phases are proposed for construction of this development, with 
the first phase including the senior housing buildings and office building and the 
second phase including the assisted living and memory care building. For the 
purposes of this study, the total build out of the site is analyzed. 

iv. On-site parking at the end of Phase 1 will include 180 below grade and 20 
surface level parking stalls for the senior housing buildings and 454 surface stalls 
for the office building. At the end of Phase 2, the office parking will be reduced 
to 303 surface stalls with 33 surface stalls for the assisted living and memory 
care building. 

b. Purpose of Study 
The purpose of this study is to determine the traffic impacts associated with the build 
out of the proposed development, as well as examine how the proposed development 
meets the City’s goals to reduce automobile traffic. The traffic impacts are studied on 
the roads and intersections where significant impact is anticipated, and improvements 
are recommended where mitigation is needed. For those not familiar with the general 
concepts and terms associated with traffic engineering, The Language of Traffic 
Engineering guide is included in the Appendix. 

c. Study Objectives 
The objectives of this study are: 

i. Document how the study intersections and roadways currently operate. 
ii. Forecast the amount of traffic expected to be generated by the proposed 

development. 
iii. Determine how the study intersections and roadways will operate in the future 

with and without the proposed development. 
iv. Recommend appropriate mitigation measures if poor operations are identified. 
v. Identify the program, responsibilities, and implementation of measures for any 

identified transportation issues.  
 
The roadways corridors studied in this document include those surrounding the 
proposed site, which are: 

i. Cedar Lake Road 
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ii. Penn Avenue 
iii. Theodore Wirth Parkway 
iv. Upton Avenue 
v. Wayzata Boulevard 

 
For the purposes of this traffic study, the study intersections closest to the proposed 
development and where the greatest impact is expected were chosen for review and 
include: 

i. Theodore Wirth Parkway/Wayzata Boulevard N 
ii. Cedar Lake Road S/Upton Avenue S/Wayzata Boulevard N 
iii. Cedar Lake Road S/Penn Avenue S 
iv. Penn Avenue S/Westbound 394 Ramp 
v. Penn Avenue S/Eastbound 394 Ramp/Wayzata Boulevard S 

 
This study does not account for the existing roadway conditions such as pavement 
quality or appropriate drainage. 
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2.  Existing Conditions 

a. Corridor Characteristics 
As mentioned, the proposed site is located at 2800 Wayzata Boulevard. Table 1 shows 
the characteristics of the key roadway corridors around this site and within the study 
area. 
 
Table 1 – Study Corridor Characteristics 

Name Designation1 Classification2 Speed 
Limit Lanes Transit Peds/ 

Bicycles 

Cedar Lake Road Minneapolis 
MSAS 1463 Local 30 mph 2 

Undivided None Sidewalks 
Both Sides 

Penn Avenue Hennepin 
CSAH 2 Minor Arterial 30 mph 2 

Undivided 1 Route Sidewalks 
Both Sides 

Theodore Wirth 
Parkway 

Minneapolis 
MSAS 430 Major Collector 30 mph 2 

Undivided None Sidewalks 
Both Sides 

Upton Avenue Minneapolis 
MSAS 438 Local 30 mph 2 

Undivided 1 Route Sidewalks 
Both Sides 

Wayzata 
Boulevard N 

Minneapolis 
MSAS 355 Local 30 mph 2 

Undivided 1 Route Sidewalk 
North Side 

1 CSAH = County State Aid Highway, MSAS = Municipal State Aid Street. 
2 Source: Metropolitan Council Functional Classification Map 

b. Transit 
There are bus stops directly in front of the site on Wayzata Boulevard that are served 
by a single Metro Transit route, route 9. Route 9 givers service from Minnetonka, 
through Downtown Minneapolis, to the 46th Street LRT station on Hiawatha Avenue. 
Service is every 15-30 minutes on weekdays and every 30-60 minutes on weekends. 
 
Walkscore.com, which gives ratings to addresses based on transit, bicycle, and 
pedestrian access gives 2800 Wayzata Boulevard a 31/100 for transit meaning there is 
some transit accessibility for the site, but it is not comprehensive. 

c. Pedestrians/Bicycles 
As with nearly all roadways in this part of Minneapolis, sidewalks are available on both 
sides of all roadways surrounding the site except for Wayzata Boulevard which has a 
sidewalk on the north side only. Connections to Bryn Mawr Elementary, the surrounding 
neighborhood, and Theodore Wirth Park are also proposed with the new development. 
This allows for good pedestrian access to and around the site. Walkscore.com gives 
2800 Wayzata Boulevard a score of 42/100 for pedestrian access meaning that most 
errands are not convenient for pedestrians. 
 
Bicycle lanes are not present along any of the corridors around the site, however, the 
site is close to the Grand Rounds Trail on Theodore Wirth Parkway and is also near the 
Cedar Lake Regional Trail. Walkscore.com gives 2800 Wayzata Boulevard a score of 
77/100 meaning that biking is convenient for most trips.  
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Additionally, there is a Nice Ride bicycle sharing station at the intersection of Cedar 
Lake Road and Penn Avenue. 

d. Study Intersection Characteristics 
The intersections of Theodore Wirth Parkway/Wayzata Boulevard, Upton 
Avenue/Cedar Lake Road/Wayzata Boulevard, and the proposed access points on 
Wayzata Boulevard are under side-street stop control. The intersection of Cedar Lake 
Road/Penn Avenue is under all-way stop control. The Penn Avenue/394 Ramp 
intersections are signalized. The capacity analysis portion of the appendix details the 
lane configurations of the intersections. 

e. Traffic Volumes 
Intersection video was collected at the existing study intersections under normal 
weekday conditions in April 2019. Using these videos, 48-hour turning movement 
counts were obtained at the study intersections. The data from the two days was 
averaged to provide the base traffic for a “typical weekday”. 
 
The turning movement count data from the counts are contained in fifteen-minute 
intervals in the Appendix.  
 
Based on the “typical day” turning movement volumes, the current daily traffic volumes 
on each study corridor are: 

i. 2,900 vehicles per day on Cedar Lake Road east of Penn Avenue 
ii. 1,600 vehicles per day on Cedar Lake Road west of Penn Avenue 
iii. 8,000 vehicles per day on Penn Avenue south of Cedar Lake Road 
iv. 5,500 vehicles per day on Penn Avenue north of Cedar Lake Road 
v. 4,000 vehicles per day on Theodore Wirth Parkway 
vi. 400 vehicles per day on Upton Avenue 
vii. 1,200 vehicles per day on Wayzata Boulevard 
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3. Forecasted Traffic 

a. Site Traffic Forecasting 
A trip generation analysis was performed for the development site based on the 
methods published in the Institute of Transportation Engineers (ITE) Trip Generation 
Manual, 10th Edition. Trip generation rates are also based on local data collected by 
Spack Consulting.  
 
The ITE manual compiles studies from across the country to provide a national average 
traffic for various land uses. Spack Consulting collects current average traffic volumes 
for various land uses in the Twin Cities regional area for use in our studies. Local data 
is considered more relevant than the ITE national data as it is generally newer and 
accounts for our area’s specific characteristics and driving habits. 

 
The resultant new trips generated by the proposed development are shown in Table 2.  
 
Table 2 – New Trip Generation 

Land Use 
Code – 
Source1 

Description & Size 
Daily AM Peak Hour PM Peak Hour 

In Out In Out In Out 

252 - ITE 
Senior Adult Housing – 

Attached  
(200 DU) 

370 370 14 26 29 23 

254 - ITE Assisted Living 
(100 Beds) 130 130 12 7 10 16 

710 - ITE General Office 
(100,830 square feet) 491 491 101 16 19 97 

Totals Using ITE Rates 991 991 127 49 58 136 

Local Senior Housing – Phase 1 
(200 DU) 330 330 21 13 21 27 

Local Senior Housing – Phase 2 
(100 DU) 165 165 11 6 10 14 

Local General Office  
(100,830 square feet) 202 202 52 4 5 43 

Totals Using Local Rates 697 697 84 23 36 84 
1 Local = Trip generation data collected by Spack Consulting. 
 
As shown in Table 2, the local data collected by Spack Consulting yields nearly 600 
fewer daily trips than the ITE data. However, to present a conservatively high estimate 
of traffic generated by the development the ITE data was used for the analysis. 
 
A trip distribution pattern was developed for the generated traffic going to and from the 
proposed development. This pattern is based on the existing traffic volumes, site 
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access, competing land uses, and access to the regional transportation system. The 
general trip distribution pattern for this study is: 

i. 27% of the generated traffic to/from the south on Theodore Wirth Parkway 
ii. 25% of the generated traffic to/from the south on Penn Avenue. 
iii. 22% of the generated traffic to/from the north on Theodore Wirth Parkway. 
iv. 17% percent of the generated traffic to/from the north on Penn Avenue. 
v. 9% percent of the generated traffic to/from the northeast on Cedar Lake Road. 

 
Traffic generated by the site development was assigned to the area roadways per this 
distribution pattern.  

b. Non-site Traffic Forecasting 
The impacts of the proposed development are studied in 2022.To forecast future traffic 
volumes in the study area outside of the proposed development’s traffic the general 
growth in traffic is considered. Several sources were considered to determine general 
background growth in the area, including: 

 Historic traffic data on the study roadways. 
 2030 forecast volumes from the 2030 Comprehensive Plan. 
 Generic growth factor for the County as developed by Hennepin County. 

 
Based on this information, a growth rate of approximately 1.0% per year was calculated. 
This growth rate was applied to all movements in the study network except for those 
accessing the development, since those movements will only be increased with the 
development’s forecast trip generation.  

c. Total Traffic 
Traffic forecasts were developed for the 2022 scenarios by adding the traffic generated 
by the proposed development to the non-site forecast volumes. The average daily and 
peak hour traffic volume forecasts developed through this process are shown in the 
capacity analysis portion of the Appendix.   



 

TDMP 7  
2800 Wayzata Boulevard 

4. Analyses  
a. Corridor Vehicular Analysis 

While many factors contribute to a road feeling congested, the two biggest factors are 
volume, how many vehicles are using the road, and capacity, how many vehicles the 
road can accommodate a day. Transportation professionals use these pieces of 
information to create a ratio of volume to capacity. For example, a road with a volume 
to capacity ratio of 1.0, where the traffic demand is nearly equal to the traffic supply, 
will feel congested to motorists. 
 
Different types of roads can accommodate different amounts of traffic. Based on 
Exhibits 16-16 and 12-39 of the Highway Capacity Manual, 6th Edition, a two-lane (one 
in each direction with left turn lanes at busy intersections and coordinated signals), 
undivided street, is considered congested with a volume between 8,900 to 18,300 
vehicles per day. If the Average Daily Traffic (ADT) volume on a roadway is below the 
threshold, then it is considered un-congested. If the daily volume falls inside the range, 
the road is almost congested, and if the daily volume is over the threshold the road is 
congested. 
 
To provide an initial planning level screening, Chart 1 provides volume to capacity ratios 
of the study corridors during each of the study years to determine if any of the roadway 
corridors are candidates for additional through lanes. As can be seen in Chart 1, the 
surrounding roadways are operating within their daily capacities. 
 
Chart 1 – Study Corridor Volume to Capacity 
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b. Intersection Vehicular Analysis 
Individual intersections can perform poorly during peak periods while the overall 
roadway corridor is operating with an uncongested daily volume to capacity ratio lower 
than 1.0. Therefore, capacity analyses are performed for the study intersections to 
determine if they need improvements such as turn lanes or an upgrade in traffic control. 
 
The existing and forecasted turning movement volumes along with the existing 
intersection configurations and traffic control were used to develop the average delay 
per intersection in each study scenario. The delay calculations were done in 
accordance with the Highway Capacity Manual, 6th Edition using the Vistro software 
package. The full calculations for each study scenario, including Level of Service (LOS) 
grades and queue lengths, are included in the Appendix. Also, included in the Appendix 
is a guide explaining the Level of Service grade concept. 
 
Chart 2 (a.m. peak hour) and Chart 3 (p.m. peak hour) show the average peak hour 
delay per traffic signal-controlled intersection for each study scenario. The LOS D/E 
boundary of 55 seconds of delay per vehicle is considered the threshold between 
acceptable and unacceptable traffic signal operation in Minnesota. 
 
 
Chart 2 – A.M. Peak Hour Delays: Signal Controlled Intersections 
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Chart 3 – P.M. Peak Hour Delays: Signal Controlled Intersections 

 
 
Chart 4 (a.m. peak hour) and Chart 5 (p.m. peak hour) show the average peak hour 
delay per all way stop sign and roundabout controlled intersection for each study 
scenario. The LOS D/E boundary of 35 seconds of delay per vehicle is considered the 
threshold between acceptable and unacceptable all-way stop and roundabout 
operation in Minnesota. The Highway Capacity Manual sets the threshold lower at all-
way stop signs and roundabouts then at traffic signal-controlled intersections based on 
the theory motorists have more patience at traffic signal-controlled intersections and 
accept longer delays at a red light. 
 
Chart 4 – A.M. Peak Hour Delays: All-Way Stop Sign/Roundabout Controlled 
Intersections 
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Chart 5 – P.M. Peak Hour Delays: All-Way Stop Sign/Roundabout Controlled 
Intersections 

 
 
Chart 6 (a.m. peak hour) and Chart 7 (p.m. peak hour) show the 95th percentile queue 
lengths on the busiest stop sign controlled approach at intersections with side street 
stop sign control. Average delays are not calculated for intersections with side street 
stop sign control because the vast majority of vehicles going through the intersection 
are on the main roadway and have zero delay, which leads to low overall average 
delays. At side street stop sign controlled approaches to busy roadways, the average 
delay for all the vehicles on the approach often exceeds 60 seconds. This can be the 
case for a few vehicles waiting at the stop sign where improvements would not be 
justified for the low traffic volume. Based on our experience, improvements are not 
warranted at these types of intersections until the 95th percentile queue at a stop sign 
is in the five to ten vehicle range.  
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Chart 6 – A.M. Peak Hour Queues: Side Street Stop Sign Controlled 
Intersections 

 
 
 
Chart 7 – P.M. Peak Hour Queues: Side Street Stop Sign Controlled 
Intersections 
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c. Automobile Parking Forecasting & Analysis 
Parking to be Provided On-Site 
With full build out of the site, 303 surface parking stalls are proposed for office use, 180 
covered parking stalls and 20 surface parking stalls are proposed for the senior living 
buildings and 33 parking stalls are proposed for the assisted living and memory care 
building totaling 536 parking stalls on site. After Phase 1 of construction but before 
construction of the assisted living and memory care building, the office use will have 
454 surface parking stalls available.  
 
Parking Required by Minneapolis Code 
This development is in the OR2 High Density Office Residence zoning district and is 
within the Shoreland Overlay district. Because the site is in Minneapolis, it is subject to 
the City of Minneapolis’ Code of Ordinances. Table 3 lists the parking requirements for 
this site based on City Ordinances. 
 
Table 3 – Minneapolis Parking Requirements 

Land 
Use Size 

City 
Ordinance 

Classification 

Minimum Parking 
Requirement 

Maximum 
Parking 

Requirement 

Parking 
Provided 

Senior 
Living 200 units Dwellings 1 stall per dwelling unit = 

200 stalls None 200 stalls 

Office 
100,830 
square 

feet 
Offices 

1 stall per 500 square feet 
over 4,000 square feet 

= 194 stalls 

1 stall per 200 
square feet 

= 504 stalls 
303 stalls 

Assisted 
Living 100 units Assisted 

Living 
1 stall per 3 beds  

= 33 stalls 
1 stall per bed 

= 100 stalls 33 stalls 

 
As shown in Table 3, the parking proposed to be provided on site will meet City 
Ordinances. 
 
Expected Parking Demand - ITE 
The Institute of Transportation Engineers (ITE) has put together a document, ITE 
Parking Generation, 5th Edition, that compiled parking demand data from different land 
uses. Using that data, peak period parking demands were calculated for each land use 
of this development for a weekday. Those peak period parking demands are 
summarized in Table 4. 
 
Table 4 – Peak Period Parking Demands from ITE Parking Generation 

Land Use Peak Parking Demand 
Weekday 

Senior Living Apartment (200 Units) 122 stalls 
Office (100,830 square feet) 241 Stalls 
Memory Care/Assisted Living Facility (100 beds) 39 Stalls 

Total  402 Stalls 
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With the site proposing 536 parking stalls, the parking supply is forecast to exceed the 
parking demand. The office building on site may potentially have a significant portion of 
it leased to a tenant with a higher employee count than a general office. Based on these 
results, there would be adequate parking available to accommodate a higher density 
office population. 
 
The demand for the assisted living and memory care building may exceed the 33 stalls 
dedicated for that building, but there is forecast to be an excess of office parking that 
can be utilized. 

d. Bicycle Parking Forecasting & Analysis 
Section 541.180 of the City of Minneapolis Code of Ordinances states that for the 
residential portion of the site, one bicycle parking space is required for every two 
dwelling units. With 200 dwelling units, 100 bicycle parking spaces would be required 
with not less than 90% of the spaces meeting the requirement for long-term bicycle 
parking. Required long-term bicycle parking spaces are to be located in enclosed and 
secured or supervised areas protecting from theft, vandalism, and weather and shall 
be accessible to intended users. Required long-term bicycle parking for residential 
uses is not to be located within dwelling units or within deck or patio areas accessory 
to dwelling units. Since the residential building on site are to be for senior living, it is 
anticipated that the bicycle parking demand will be lower than for a non-senior 
residential building. However, it is still recommended that some bicycle parking be 
provided on-site for residents due to the site being located near many bicycle facilities. 
 
For the office portion of the site, one space per 15,000 square-feet is required. With 
100,830 square-feet, the office portion of the site requires seven bicycle parking 
spaces. 

e. Access Points 
Two vehicle access points currently exist at the site. The development is planning on 
utilizing the existing curb cuts and will not be adding any additional access points.  

 
The site accesses on Wayzata Boulevard are expected to operate as full-movement 
accesses. 

f. Loading Zones 
The City of Minneapolis Code of Ordinances requires a small loading space of at least 
10 feet by 25 feet for the residential portion of the development and two large loading 
spaces of at least 12 feet by 50 feet for the office portion of the development.  
 
Trash areas for the residential portion of the development are located in the 
underground level parking area. Building maintenance will pull trach/recycling bins from 
the underground room and place them in a designated collection point near the ramp. 
Collection trucks will utilize the western access to get to and from that collection point.  
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Moving/loading vehicles for the residential area will be accommodated in two areas as 
shown below in pink. Utilization of these areas for loading will still allow full movement 
for other vehicles throughout the site during those times. 
 

 
 
A loading area for the office will be included on the northeast side of the building in the 
area shown below in pink. Additional loading as needed will occur on the eastern edge 
of the building within the drive aisle. 
 

 
Loading and unloading on site are encouraged to occur outside of peak periods (7:00 
to 9:00 a.m. and 4:00 to 6:00 p.m.) to reduce potential conflicts.  
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g. Turn Lanes/Traffic Control 
No new turn lanes are denoted on the site plan at the site accesses. Based on the 
results of the capacity analysis, neither added turn lanes nor a change in traffic control 
are recommended.  

h. Concept Site Plan Review 
The concept site plan contained in the Appendix was reviewed to determine if the plan 
meets city requirement’s, provides appropriate circulation, and minimizes conflicts. 
Following are key transportation elements of the concept site plan: 

i. Car Circulation: Vehicle access is proposed to remain via two existing access 
points on Wayzata Boulevard with no new curb cuts. Items in favor of keeping 
the two access points rather than consolidating to one are the expected low 
volumes on Wayzata Boulevard, suggesting few conflicts, and the different 
nature of the parking areas, one for office and phase two residential use, and 
one for phase one residential use. 

ii. Pedestrian Circulation: Sidewalks are proposed to be provided throughout the 
site giving good pedestrian access to all portions of the site. 

iii. Site Layout: For parking areas, it is generally recommended to have the parking 
aisles be perpendicular to buildings so pedestrians walking to/from their vehicle 
do not need to walk through parking aisles. For this site, rotating the parking 
aisles north of the office building will allow for better pedestrian access to spaces 
further from the building. This is illustrated here: 
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5. Travel Demand Management (TDM) Plan 
The purpose of this section is to provide a description of the 2800 Wayzata Boulevard 
TDMP Plan and related programs to support the use of alternative methods of 
transportation other than a single occupancy vehicle.  The developer or property manager 
will develop and implement measures to encourage non-single occupancy vehicle modes 
of transportation with the goal of having at least 45% of its transportation trips being made 
by transit, bicycling or walking.  The developer or property manager is responsible for and 
specifically commits to the implementation of the following actions. 

  
a. Designate a Transportation Coordinator 

The developer or property manager will designate an employee or contractor to act as 
the Transportation Coordinator. That employee or contractor will implement, maintain 
and monitor TDM activities.  The Transportation Coordinator will serve as the conduit 
for providing up-to-date information to site residents, employees and visitors including 
those visiting the site for reception hall events.  
 

b. Disseminate Information 
The Transportation Coordinator will be responsible for clearly communicating 
information for all TDM activities to site employees, residents and visitors. This 
communication includes, but is not limited to, the following: 

 A packet of multi-modal information (either printed, digital, or both) to be given 
to each new resident and office tenant upon signing a lease and moving in. 
These packets will include maps and information on alternate modes of travel, 
bus routes, NiceRide MN, car sharing options and bike routes. 

 Having office tenants provide a flyer in each new employee’s paperwork outlining 
the multi-modal options around the site. 

 Distributing information on Mn/DOT’s real-time traveler information program: 5-
1-1 or www.511mn.org. 

 
c. Promote Walking 

Well-lit sidewalks will be provided on each side of the site.  The site will meet 
Minneapolis’ requirements for on-site lighting to provide a pedestrian friendly 
environment.   
 
If any existing sidewalks are impacted by construction, the sidewalks shall be rebuilt 
with ADA-compliant tactile dome curb ramps to assist all pedestrians. 
 
Clear sidewalks will be maintained along the frontage of the site. 
 

d. Promote Bicycling 
The site will provide convenient and safe bicycle storage. Space for at least 107 
bicycles would be needed to meet requirements in Minneapolis’ Code of Ordinances 
Table 541-3 Minimum Bicycle Parking Requirements.   
 
The site will provide a bicycle maintenance station for use by site residents and 
employees. 
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The Transportation Coordinator will provide maps and information to direct riders 
through the area and to adjacent bicycle trails, as well as to bike repair services close-
by. 
 

e. Promote Transit 
The Transportation Coordinator will work with office building tenants to establish 
Metropass systems for employees. Metropass is only available to employees at 
participating companies and allows for unlimited transit rides for employees with a 
monthly fee.  
 
Transit information will be provided in the apartment lobbies/entrances as well in the 
entrance way of the office building. Information will include items such as transit 
schedules and the Metro Transit commuter/carpool program information. If the 
proposed apartment building has a lobby/gathering area, a real time transit display 
boards (NexTrip Partner Displays) should be displayed in that area. Consideration 
should also be given to including a real time transit display board in the entrance area 
of the office building. Metro Transit will freely provide the content for those displays.  
 
Residents and employees will be informed of Metro Transit’s “Go-To Card” passes for 
hassle-free transit. 
 

f. Promote Car Sharing & Carpooling 
The Transportation Coordinator will investigate ways in which they can assist office 
employees with carpooling opportunities. One parking stall in the surface lot will be a 
designated space for an HOURCAR car sharing vehicle. 
 

g. Minimize the Impact of Trucks 
To the extent possible, the developer or their successors will encourage truck and 
service vehicles (not including small package deliveries) to access the site outside of 
the weekday peak hours (from 7-9 a.m. and 4-6 p.m.).   

 
h. Monitor Operations 

The Transportation Coordinator will monitor the impact of traffic at the two proposed 
site accesses.  
 

i. Monitor Effectiveness 
The Transportation Coordinator will conduct baseline surveys to assess resident and 
employee commuting habits within six months of 50% building occupancy. The 
Transportation Coordinator will then conduct an annual follow up survey. 
 
If the survey shows that the modal goals of 45% pedestrian/bike/transit are not met, the 
property owner commits to ongoing mitigations or alternatives strategies that will be 
employed in the future to address the situation. 
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6. Conclusions and Recommendations 
 

Conclusions:  
The traffic impacts of the proposed development were thoroughly studied, and the principal 
findings are: 

 The proposed 2800 Wayzata Boulevard development is expected to generate 
1,982 new trips during an average weekday, 176 new trips during the a.m. peak 
hour and 194 new trips during the p.m. peak hour.  

 All studied intersections are expected to operate acceptably through the full build 
scenario. 

 The proposed parking supply exceeds the forecasted average peak hour demand. 
 Added turn lanes into the development are not needed or recommended. 

 
Recommendations:  
The following items are recommended based on the analyses contained in this study: 

 Bicycle parking for office and residential use, including secure bicycle storage area 
for residential use, be included on site. 

 Rotating the parking aisles north of the office building will allow for better pedestrian 
access to spaces further from the building. 

 The travel demand management measures documented in Section 5 of this report 
shall be implemented to encourage non-single occupancy vehicle modes of 
transportation for the site’s residents and employees. 

 
 



 

TDMP 19  
2800 Wayzata Boulevard 

7. Appendix 

A. Site Plan 

B. The Language of Traffic Engineering 

C. Traffic Counts 

D. Level of Service (LOS) 

E. Capacity Analysis Backup 
 AM Existing 
 PM Existing 
 AM 2022 Build  
 PM 2022 Build  
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The Language of Traffic Engineering

Types of Studies
Access Management – The practice of government
agencies limiting the amount of intersections (both public
roadway crossings and private driveways) along a roadway
corridor based on the function of the roadway to improve
safety and mobility while streamlining access.

Corridor Study – A transportation review and analysis

segment. Varies in length from a couple blocks to a few
miles and typically covers all modes of travel.

Intersection Control Evaluation (ICE) Report – A
document that examines and determines the most
appropriate type of control (stop sign, signal, roundabout,
or other) at one or more intersections.

Safety Study – An examination of crash records to identify
potential trends, issues, and problem intersections/
corridors. Usually includes potential mitigation options
expected to decrease crash rates in the future.

Speed Study – A review of existing travel speeds and the
corridor characteristics to determine if speeding is an issue,
the appropriate speed to post as the limit, and/or areas to
provide reduced speed warnings.

–  A document that addresses

necessary, mitigation options that will reduce or eliminate

Analysis.

Transportation Plan – A document developed by a
government agency to take inventory of their transportation
network, identify concerns or issues and lay out the path for
improvement of the system.

Travel Demand Management Plan (TDMP) – A plan
that documents the existing infrastructure around a site,
including transit and non-motorized vehicle options, and
develops measures to be implemented to encourage those
alternative modes of travel.

Warrant Evaluation
characteristics at an intersection against thresholds to

needed/warranted.

Key Organizations
AASHTO – American Association of State Highway and

DOT

FHWA

ITE

Source: ETH Zurich
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Resources
MUTCD, 2009 Edition, published by FHWA

Highway Capacity Manual, HCM2010

Highway Safety Manual, HSM

About This Brief

and transportation planning.  Transportation professionals from around the world have assisted us in developing this 
document.  We are providing this brief under the Creative Commons Attribution License.  Feel free to use-modify-share this 
guide, but please give us some credit in your document.  To request our whole series of Design Briefs and to be included 
on our distribution list for new materials, please email mspack@spackconsulting.com.  And please reach out if you have 
any comments or questions related to this Design Brief.
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Important Manuals/Guides 

HCM – Highway Capacity Manual 

A document that sets minimum standards and provides 

 

Results
85th Percentile Speed – Speed at which 85 percent of 
drivers are traveling at or below. Speed limits are typically 
set at the 85th percentile speed. 
95th Percentile Queue – The distance, generally measured 
in feet or number of vehicles, which will be exceeded in 

time. Usually used to help determine intersection turn lane 
lengths.
Control Delay – The total amount of time a motorist takes 
to get through a road segment or intersection minus the 

decelerating and accelerating back to full driving speed.
 – the grouping of streets and 

highways into categories according to their characteristics 
and emphasis on mobility or access. Generally, categories 
include arterials (emphasizing mobility and fast travel), local 
roads (emphasizing access to adjoining properties), and 
collector roads (emphasizing a balance between the two 
and usually connecting arterials to local roads).
Intersection Delay – The average amount of time, usually 
expressed in seconds, experienced by any vehicle traveling 
through an intersection.
Level of Service (LOS)
operations related to the amount of average delay 
experienced. Expressed in letter grades with LOS A 
representing the best operations with little to no delay and 
LOS F representing the worst operations with excessive 
delays and congestion.

 – Performance measures that 

intersection. The common MOEs are travel time, corridor 
speed, delay, and queues.
Mitigation – Measures intended to reduce the impact of a 

improving capacity (like adding lanes) or reducing demand 
(like encouraging carpooling).

Queue – Length of line of cars waiting at an intersection or 
at a bottleneck in a corridor, typically measured for each 

Volume to Capacity (v/c) ratio – the number of vehicles 

amount of time divided by the expected capacity of the 
road. Less than 1.0 indicates available capacity and above 
1.0 indicates more vehicles than can be accommodated. 
Typically, a v/c ratio above 0.85 suggests operational issues.
Trip Generation
by a land use. One trip is equal to one vehicle traveling from 
an origin to a destination (traveling to and from work equals 
two trips).
Warrants – Criteria based on volumes and other Measures 

be installed.
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Level of Service (LOS)
-

Common Factors

 

Common Factors Impacting Level of Service

• Number of Lanes.
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Resources

LOS D is typically 
considered the lowest LOS 
acceptable by government 
agencies

About This Brief
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LOS A

LOS C

LOS D = Acceptable

LOS F = Unacceptable
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GLEON 
GALLEON LED

1-10 Light Squares

Solid State LED

 
AREA/SITE LUMINAIRE

McGraw-Edison

SPECIFICATION FEATURES

Construction
Extruded aluminum driver 
enclosure thermally isolated from 
Light Squares for optimal thermal 
performance. Heavy-wall, die-
cast aluminum end caps enclose 
housing and die-cast aluminum 
heat sinks. A unique, patent 
pending interlocking housing and 
heat sink provides scalability with 
superior structural rigidity. 3G 
vibration tested and rated. Optional 
tool-less hardware available 
for ease of entry into electrical 
chamber. Housing is IP66 rated.

Optics
Patented, high-efficiency 
injection-molded AccuLED 
Optics technology. Optics are 
precisely designed to shape 
the distribution maximizing 
efficiency and application spacing. 
AccuLED Optics create consistent 
distributions with the scalability 
to meet customized application 
requirements. Offered standard 
in 4000K (+/- 275K) CCT 70 CRI. 
Optional 3000K, 5000K and 6000K 
CCT.

Electrical
LED drivers are mounted to 
removable tray assembly for ease 
of maintenance. 120-277V 50/60Hz, 
347V 60Hz or 480V 60Hz operation. 
480V is compatible for use with 
480V Wye systems only. Standard 
with 0-10V dimming. Shipped 
standard with Eaton proprietary 
circuit module designed to 
withstand 10kV of transient line 
surge. The Galleon LED luminaire 
is suitable for operation in -40°C 
to 40°C ambient environments. 
For applications with ambient 
temperatures exceeding 40°C, 
specify the HA (High Ambient) 
option. Light Squares are IP66 
rated. Greater than 90% lumen 
maintenance expected at 60,000 
hours. Available in standard 1A 
drive current and optional 600mA, 
800mA and 1200mA drive currents 
(nominal).

Mounting
STANDARD ARM MOUNT: 
Extruded aluminum arm includes 
internal bolt guides allowing for 
easy positioning of fixture during 
mounting. When mounting two 
or more luminaires at 90° and 
120° apart, the EA extended arm 
may be required. Refer to the 

arm mounting requirement table. 
Round pole adapter included. For 
wall mounting, specify wall mount 
bracket option. QUICK MOUNT 
ARM: Adapter is bolted directly to 
the pole. Quick mount arm slide 
into place on the adapter and is 
secured via two screws, facilitating 
quick and easy installation. The 
versatile, patent pending, quick 
mount arm accommodates 
multiple drill patterns ranging 
from 1-1/2" to 4-7/8". Removal 
of the door on the quick mount 
arm enables wiring of the fixture 
without having to access the driver 
compartment. A knock-out enables 
round pole mounting.

Finish
Housing finished in super durable 
TGIC polyester powder coat paint, 
2.5 mil nominal thickness for 
superior protection against fade 
and wear. Heat sink is powder 
coated black. Standard housing 
colors include black, bronze, grey, 
white, dark platinum and graphite 
metallic. RAL and custom color 
matches available.

Warranty
Five-year warranty.
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The Galleon™ LED luminaire delivers exceptional performance in a 
highly scalable, low-profile design. Patented, high-efficiency AccuLED 
Optics™ system provides uniform and energy conscious illumination to 
walkways, parking lots, roadways, building areas and security lighting 
applications. IP66 rated and UL/cUL Listed for wet locations.

DESCRIPTION

*www.designlights.org

S

YSTEMS

C

E R T I F I E

D

C E R T I F I C A T I O N  D A T A
3G Vibration Rated
DesignLights Consortium® Qualified*
IP66 Rated
ISO 9001
LM79 / LM80 Compliant
UL/cUL Wet Location Listed

E N E R G Y  D A T A
Electronic LED Driver
>0.9 Power Factor
<20% Total Harmonic Distortion
120V-277V 50/60Hz
347V, 480V 60Hz
-40°C Min. Temperature
40°C Max. Temperature
50°C Max. Temperature (HA Option)

Catalog # Type 

Date 

Project 

Comments 

Prepared by 

TY P E  " N "
3/4" [19mm]

Diameter
Hole

(2) 9/16" [14mm]
Diameter

Holes

1-3/4"
[44mm]

7/8" [22mm]

2"
[51mm]

DRILLING PATTERN

"A"

3-15/16" 
[100mm]

21-3/4" [553mm] "B"

DIMENSIONS

DIMENSION DATA

Number of 
Light Squares

"A"  
Width

"B"  
Standard 

Arm Length

"B"  
Optional 

Arm Length 1

Weight 
with Arm 

(lbs.)

EPA  
with Arm 2 

(Sq. Ft.)

1-4 15-1/2" 
(394mm)

7"  
(178mm)

10"  
(254mm)

33  
(15.0 kgs.) 0.96

5-6 21-5/8" 
(549mm)

7"  
(178mm)

10"  
(254mm)

44  
(20.0 kgs.) 1.00

7-8 27-5/8" 
(702mm)

7"  
(178mm)

13"  
(330mm)

54  
(24.5 kgs.) 1.07

9-10 33-3/4" 
(857mm)

7"  
(178mm)

16"  
(406mm)

63  
(28.6 kgs.) 1.12

NOTES: 1. Optional arm length to be used when mounting two fixtures at 90° on a single pole. 2. EPA         
calculated with optional arm length.

LumenSafe Technology

WaveLinx

AAL-AAL4



Specifications and 
dimensions subject to 
change without notice.

Eaton 
1121 Highway 74 South
Peachtree City, GA 30269
P: 770-486-4800
www.eaton.com/lighting
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2 @ 180° Triple1

4 @ 90°

2 @ 90° Triple2 2 @ 120°

NOTES: 1 Round poles are 3 @ 120°. Square poles are 3 @ 90°. 2 Round poles are 3 @ 90°.

"A"

QM Quick Mount Arm (Standard) QMEA Quick Mount Arm (Extended)

21-3/4" [553mm]21-3/4" [553mm]
10-5/8"

[269mm]
16-9/16" 
[421mm]

3-15/16"
[100mm]

ARM MOUNTING REQUIREMENTS

8-1/8" [206mm]

1-13/16"
[47mm]

(2) 27/64"
[11mm]

Dia. Hole

3"
[76mm]

3-13/16"
[97mm]

3-13/64"
[82mm]

MAST ARM MOUNT

4-15/16"
[125mm]

3-3/4"
[96mm]

6-15/16"
[177mm]

4"
[102mm]

4-7/8"
[124mm]

1-1/4" [32mm]

9/16"
[15mm]

Dia. Hole

QUICK MOUNT ARM (INCLUDES FIXTURE ADAPTER)

10-5/32" 
[256mm]

6-3/16" 
[157mm]

21-3/4"
[553mm]

7"
[178mm]

2-7/16"
[61mm]

STANDARD WALL MOUNT

page 2

Configuration 90° Apart 120° Apart

GLEON-AF-01 7" Arm 
(Standard)

7" Arm 
(Standard)

GLEON-AF-02 7" Arm 
(Standard)

7" Arm 
(Standard)

GLEON-AF-03 7" Arm 
(Standard)

7" Arm 
(Standard)

GLEON-AF-04 7" Arm 
(Standard)

7" Arm 
(Standard)

GLEON-AF-05 10" Extended Arm 
(Required)

7" Arm
(Standard)

GLEON-AF-06 10" Extended Arm 
(Required)

7" Arm 
(Standard)

GLEON-AF-07 13" Extended Arm 
(Required)

13" Extended Arm 
(Required)

GLEON-AF-08 13" Extended Arm 
(Required)

13" Extended Arm 
(Required)

GLEON-AF-09 16" Extended Arm 
(Required)

16" Extended Arm 
(Required)

GLEON-AF-10 16" Extended Arm 
(Required)

16" Extended Arm 
(Required)

GLEON GALLEON LED

QUICK MOUNT ARM DATA

Number of Light Squares 1, 2 "A"  
Width

Weight with QM Arm
(lbs.) 

Weight with QMEA Arm
(lbs.)

EPA 
(Sq. Ft.)

1-4 15-1/2" (394mm) 35 (15.91 kgs.) 38 (17.27 kgs.)

1.115-6 3 21-5/8" (549mm) 46 (20.91 kgs.) 49 (22.27 kgs.)

7-8 27-5/8" (702mm) 56 (25.45 kgs.) N/A

NOTES: 1 QM option available with 1-8 light square configurations. 2 QMEA option available with 1-6 light square configurations. 3 QMEA arm to be used when mounting two fixtures at 90° on a single pole.
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Standard

Street Side

House Side

Street Side

House Side

Street Side

House Side

Optics Rotated Left @ 90° [L90] Optics Rotated Right @ 90° [R90]

OPTIC ORIENTATION

Asymmetric Area Distributions

Symmertric Distributions

T3
(Type III)

SL2
(Type II with Spill Control)

SL3
(Type III with Spill Control)

T4FT
(Type IV Forward Throw)

T4W
(Type IV Wide)

SL4
(Type IV with Spill Control)

Specialized Distributions

Asymmetric Roadway Distributions

AFL
(Automotive Frontline)

SLL
(90° Spill Light Eliminator Left)

SLR
(90° Spill Light Eliminator Right)

T2R
(Type II Roadway)

RW
(Rectangular Wide Type I)

T3R
(Type III Roadway)

5NQ
(Type V Square Narrow)

5MQ
(Type V Square Medium)

5WQ
(Type V Square Wide)

T2
(Type II)

OPTICAL DISTRIBUTIONS

LUMEN MULTIPLIERLUMEN MAINTENANCE

100

0 10 20 30 40 50 60 70 80 90 100
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Hours (Thousands)

Calculated per IESNA TM-21 Data Projected
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Up to 1A, up to  50°C
1.2A, up to  40°C
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Ambient 
Temperature

Lumen Multiplier

0°C 1.02

10°C 1.01

25°C 1.00

40°C 0.99

50°C 0.97

Drive Current Ambient Temperature
TM-21 Lumen 
Maintenance 

(60,000 Hours)

Projected L70 
(Hours)

Up to 1A Up to 50°C > 95% 416,000

1.2A Up to 40°C > 90% 205,000
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NOMINAL POWER LUMENS (1.2A)

page 4 GLEON GALLEON LED

Number of Light Squares 1 2 3 4 5 6 7 8 9 10

Nominal Power (Watts) 67 129 191 258 320 382 448 511 575 640

Input Current @ 120V (A) 0.58 1.16 1.78 2.31 2.94 3.56 4.09 4.71 5.34 5.87

Input Current @ 208V (A) 0.33 0.63 0.93 1.27 1.57 1.87 2.22 2.52 2.8 3.14

Input Current @ 240V (A) 0.29 0.55 0.80 1.10 1.35 1.61 1.93 2.18 2.41 2.71

Input Current @ 277V (A) 0.25 0.48 0.70 0.96 1.18 1.39 1.69 1.90 2.09 2.36

Input Current @ 347V (A) 0.20 0.39 0.57 0.78 0.96 1.15 1.36 1.54 1.72 1.92

Input Current @ 480V (A) 0.15 0.30 0.43 0.60 0.73 0.85 1.03 1.16 1.28 1.45

Optics

T2

4000K/5000K Lumens  6,863  13,412  20,011  26,441  32,761  39,205  46,364  52,534  58,601  64,880 

3000K Lumens  6,489  12,681  18,919  25,000  30,974  37,066  43,836  49,668  55,405  61,341 

BUG Rating B1-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

T2R

4000K/5000K Lumens  7,285  14,238  21,246  28,072  34,780  41,621  49,221  55,770  62,212  68,878 

3000K Lumens  6,888  13,462  20,087  26,541  32,884  39,351  46,537  52,729  58,819  65,122 

BUG Rating B1-U0-G1 B2-U0-G2 B2-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5

T3

4000K/5000K Lumens  6,995  13,670  20,397  26,951  33,391  39,959  47,256  53,544  59,728  66,130 

3000K Lumens  6,613  12,924  19,284  25,480  31,570  37,780  44,679  50,624  56,471  62,524 

BUG Rating B1-U0-G2 B2-U0-G2 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

T3R

4000K/5000K Lumens  7,150  13,973  20,850  27,549  34,134  40,846  48,307  54,734  61,056  67,598 

3000K Lumens  6,761  13,212  19,713  26,046  32,272  38,619  45,673  51,750  57,726  63,911 

BUG Rating B1-U0-G2 B2-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5

T4FT

4000K/5000K Lumens  7,036  13,748  20,515  27,107  33,586  40,191  47,530  53,854  60,074  66,512 

3000K Lumens  6,652  12,999  19,397  25,629  31,754  37,999  44,938  50,917  56,797  62,885 

BUG Rating B1-U0-G2 B2-U0-G3 B2-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5

T4W

4000K/5000K Lumens  6,945  13,571  20,249  26,756  33,152  39,671  46,917  53,160  59,298  65,653 

3000K Lumens  6,566  12,831  19,146  25,297  31,344  37,508  44,358  50,260  56,064  62,072 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

SL2

4000K/5000K Lumens  6,851  13,388  19,977  26,396  32,704  39,137  46,283  52,444  58,498  64,768 

3000K Lumens  6,477  12,658  18,888  24,957  30,920  37,003  43,759  49,584  55,308  61,235 

BUG Rating B1-U0-G2 B2-U0-G3 B3-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5 B4-U0-G5

SL3

4000K/5000K Lumens  6,994  13,668  20,394  26,947  33,388  39,953  47,249  53,537  59,720  66,119 

3000K Lumens  6,612  12,922  19,281  25,477  31,567  37,774  44,673  50,618  56,463  62,514 

BUG Rating B1-U0-G2 B2-U0-G3 B2-U0-G3 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B4-U0-G5 B4-U0-G5

SL4

4000K/5000K Lumens  6,645  12,986  19,378  25,603  31,723  37,962  44,893  50,868  56,743  62,824 

3000K Lumens  6,282  12,279  18,321  24,207  29,993  35,892  42,445  48,094  53,648  59,398 

BUG Rating B1-U0-G2 B1-U0-G3 B2-U0-G4 B2-U0-G4 B2-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5

5NQ

4000K/5000K Lumens  7,214  14,097  21,036  27,795  34,437  41,210  48,734  55,220  61,597  68,199 

3000K Lumens  6,820  13,329  19,888  26,279  32,558  38,962  46,077  52,208  58,237  64,479 

BUG Rating B3-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4

5MQ

4000K/5000K Lumens  7,347  14,356  21,423  28,306  35,071  41,969  49,632  56,237  62,730  69,454 

3000K Lumens  6,947  13,573  20,254  26,762  33,158  39,680  46,925  53,170  59,309  65,667 

BUG Rating B3-U0-G1 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5 B5-U0-G5

5WQ

4000K/5000K Lumens  7,366  14,396  21,480  28,381  35,164  42,080  49,765  56,386  62,898  69,639 

3000K Lumens  6,964  13,610  20,308  26,833  33,247  39,786  47,050  53,311  59,468  65,842 

BUG Rating B3-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G5 B5-U0-G5 B5-U0-G5 B5-U0-G5

SLL/SLR

4000K/5000K Lumens  6,147  12,010  17,921  23,679  29,339  35,109  41,521  47,046  52,478  58,102 

3000K Lumens  5,811  11,355  16,944  22,388  27,739  33,194  39,256  44,479  49,617  54,933 

BUG Rating B1-U0-G2 B2-U0-G3 B2-U0-G3 B3-U0-G4 B3-U0-G4 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5 B3-U0-G5

RW

4000K/5000K Lumens  7,149  13,970  20,846  27,543  34,126  40,837  48,295  54,722  61,042  67,582 

3000K Lumens  6,760  13,208  19,709  26,041  32,264  38,610  45,661  51,738  57,713  63,897 

BUG Rating B3-U0-G1 B3-U0-G2 B4-U0-G2 B4-U0-G2 B5-U0-G3 B5-U0-G3 B5-U0-G4 B5-U0-G4 B5-U0-G4 B5-U0-G4

AFL

4000K/5000K Lumens  7,175  14,021  20,921  27,643  34,249  40,986  48,470  54,920  61,262  67,828 

3000K Lumens  6,784  13,256  19,780  26,136  32,381  38,750  45,827  51,925  57,922  64,129 

BUG Rating  B1-U0-G1  B2-U0-G2  B2-U0-G2  B3-U0-G3  B3-U0-G3  B3-U0-G3  B3-U0-G3  B3-U0-G3  B4-U0-G4  B4-U0-G4 

* Nominal data for 70 CRI.
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NOMINAL POWER LUMENS (1A)

page 5 GLEON GALLEON LED

Number of Light Squares 1 2 3 4 5 6 7 8 9 10

Nominal Power (Watts) 59 113 166 225 279 333 391 445 501 558

Input Current @ 120V (A) 0.51 1.02 1.53 2.03 2.55 3.06 3.56 4.08 4.60 5.07

Input Current @ 208V (A) 0.29 0.56 0.82 1.11 1.37 1.64 1.93 2.19 2.46 2.75

Input Current @ 240V (A) 0.26 0.48 0.71 0.96 1.19 0.41 1.67 1.89 2.12 2.39

Input Current @ 277V (A) 0.23 0.42 0.61 0.83 1.03 1.23 1.45 1.65 1.84 2.09

Input Current @ 347V (A) 0.17 0.32 0.50 0.64 0.82 1.00 1.14 1.32 1.50 1.68

Input Current @ 480V (A) 0.14 0.24 0.37 0.48 0.61 0.75 0.91 0.99 1.12 1.28

Optics

T2

4000K/5000K Lumens  6,256  12,225  18,242  24,104  29,865  35,739  42,265  47,888  53,420  59,144 

3000K Lumens  5,915  11,559  17,248  22,789  28,236  33,790  39,960  45,277  50,506  55,919 

BUG Rating  B1-U0-G2  B2-U0-G2  B3-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4  B4-U0-G5  B4-U0-G5  B4-U0-G5  B4-U0-G5 

T2R

4000K/5000K Lumens  6,642  12,979  19,366  25,589  31,705  37,941  44,870  50,840  56,711  62,789 

3000K Lumens  6,280  12,271  18,311  24,193  29,976  35,872  42,423  48,068  53,619  59,365 

BUG Rating  B1-U0-G1  B2-U0-G2  B2-U0-G2  B3-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G5  B4-U0-G5  B4-U0-G5 

T3

4000K/5000K Lumens  6,377  12,461  18,593  24,568  30,439  36,426  43,077  48,810  54,447  60,282 

3000K Lumens  6,029  11,781  17,580  23,229  28,781  34,441  40,731  46,150  51,480  56,997 

BUG Rating  B1-U0-G2  B2-U0-G2  B3-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G5  B4-U0-G5  B4-U0-G5  B4-U0-G5  B4-U0-G5 

T3R

4000K/5000K Lumens  6,518  12,739  19,006  25,113  31,116  37,235  44,036  49,895  55,658  61,622 

3000K Lumens  6,029  11,781  17,579  23,229  28,779  34,440  40,729  46,148  51,478  56,995 

BUG Rating  B1-U0-G2  B2-U0-G2  B2-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5  B3-U0-G5  B4-U0-G5  B4-U0-G5 

T4FT

4000K/5000K Lumens  6,414  12,533  18,702  24,710  30,616  36,637  43,328  49,093  54,763  60,631 

3000K Lumens  6,064  11,849  17,681  23,363  28,946  34,638  40,966  46,417  51,776  57,325 

BUG Rating  B1-U0-G2  B2-U0-G3  B2-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5  B3-U0-G5  B3-U0-G5  B4-U0-G5  B4-U0-G5 

T4W

4000K/5000K Lumens  6,331  12,372  18,459  24,391  30,221  36,163  42,769  48,459  54,056  59,849 

3000K Lumens  5,986  11,697  17,452  23,061  28,572  34,192  40,436  45,817  51,108  56,585 

BUG Rating  B1-U0-G2  B2-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5  B4-U0-G5  B4-U0-G5  B4-U0-G5  B4-U0-G5 

SL2

4000K/5000K Lumens  6,245  12,205  18,212  24,062  29,813  35,677  42,192  47,807  53,326  59,042 

3000K Lumens  5,904  11,539  17,218  22,750  28,187  33,732  39,891  45,199  50,418  55,822 

BUG Rating  B1-U0-G2  B2-U0-G3  B3-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G5  B4-U0-G5  B4-U0-G5  B4-U0-G5  B4-U0-G5 

SL3

4000K/5000K Lumens  6,376  12,460  18,591  24,564  30,436  36,421  43,072  48,803  54,439  60,273 

3000K Lumens  6,028  11,780  17,578  23,224  28,776  34,435  40,723  46,141  51,471  56,986 

BUG Rating  B1-U0-G2  B2-U0-G3  B2-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5  B3-U0-G5  B4-U0-G5  B4-U0-G5 

SL4

4000K/5000K Lumens  6,058  11,838  17,664  23,340  28,918  34,605  40,924  46,370  51,727  57,269 

3000K Lumens  5,727  11,193  16,701  22,067  27,341  32,718  38,692  43,841  48,906  54,146 

BUG Rating  B1-U0-G2  B1-U0-G3  B2-U0-G4  B2-U0-G4  B2-U0-G5  B3-U0-G5  B3-U0-G5  B3-U0-G5  B3-U0-G5  B3-U0-G5 

5NQ

4000K/5000K Lumens  6,577  12,851  19,176  25,336  31,392  37,566  44,426  50,337  56,151  62,170 

3000K Lumens  6,218  12,151  18,131  23,955  29,680  35,517  42,003  47,592  53,089  58,779 

BUG Rating  B2-U0-G1  B3-U0-G2  B4-U0-G2  B4-U0-G2  B5-U0-G2  B5-U0-G3  B5-U0-G3  B5-U0-G3  B5-U0-G4  B5-U0-G4 

5MQ

4000K/5000K Lumens  6,697  13,088  19,528  25,803  31,970  38,258  45,243  51,264  57,185  63,313 

3000K Lumens  6,332  12,374  18,463  24,395  30,227  36,171  42,776  48,468  54,066  59,861 

BUG Rating  B3-U0-G1  B4-U0-G2  B4-U0-G2  B5-U0-G3  B5-U0-G4  B5-U0-G4  B5-U0-G4  B5-U0-G5  B5-U0-G5  B5-U0-G5 

5WQ

4000K/5000K Lumens  6,715  13,122  19,580  25,871  32,055  38,360  45,365  51,401  57,337  63,482 

3000K Lumens  6,348  12,406  18,513  24,461  30,307  36,268  42,891  48,599  54,210  60,021 

BUG Rating  B3-U0-G2  B4-U0-G2  B5-U0-G3  B5-U0-G3  B5-U0-G4  B5-U0-G4  B5-U0-G5  B5-U0-G5  B5-U0-G5  B5-U0-G5 

SLL/SLR

4000K/5000K Lumens  5,604  10,949  16,337  21,586  26,745  32,004  37,850  42,886  47,838  52,965 

3000K Lumens  5,298  10,351  15,446  20,409  25,287  30,258  35,786  40,547  45,229  50,077 

BUG Rating  B1-U0-G2  B1-U0-G3  B2-U0-G3  B2-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5  B3-U0-G5  B3-U0-G5  B3-U0-G5 

RW

4000K/5000K Lumens  6,517  12,735  19,002  25,107  31,109  37,227  44,025  49,883  55,644  61,607 

3000K Lumens  6,162  12,040  17,965  23,738  29,413  35,197  41,623  47,163  52,609  58,247 

BUG Rating  B3-U0-G1  B3-U0-G2  B4-U0-G2  B4-U0-G2  B5-U0-G3  B5-U0-G3  B5-U0-G3  B5-U0-G4  B5-U0-G4  B5-U0-G4 

AFL

4000K/5000K Lumens  6,541  12,781  19,072  25,199  31,221  37,362  44,185  50,065  55,846  61,831 

3000K Lumens  6,184  12,084  18,032  23,825  29,519  35,325  41,775  47,334  52,801  58,459 

BUG Rating  B1-U0-G1  B2-U0-G2  B2-U0-G2  B3-U0-G2  B3-U0-G3  B3-U0-G3  B3-U0-G3  B3-U0-G3  B4-U0-G4  B4-U0-G4 

* Nominal data for 70 CRI.



Specifications and 
dimensions subject to 
change without notice.

Eaton 
1121 Highway 74 South
Peachtree City, GA 30269
P: 770-486-4800
www.eaton.com/lighting

NOMINAL POWER LUMENS (800MA)

TD500020EN
July 23, 2019 2:40 PM

page 6 GLEON GALLEON LED

Number of Light Squares 1 2 3 4 5 6 7 8 9 10

Nominal Power (Watts) 44 85 124 171 210 249 295 334 374 419

Input Current @ 120V (A) 0.39 0.77 1.13 1.54 1.90 2.26 2.67 3.03 3.39 3.80

Input Current @ 208V (A) 0.22 0.44 0.62 0.88 1.06 1.24 1.50 1.68 1.87 2.12

Input Current @ 240V (A) 0.19 0.38 0.54 0.76 0.92 1.08 1.30 1.46 1.62 1.84

Input Current @ 277V (A) 0.17 0.36 0.47 0.72 0.83 0.95 1.19 1.31 1.42 1.67

Input Current @ 347V (A) 0.15 0.24 0.38 0.49 0.63 0.77 0.87 1.01 1.15 1.52

Input Current @ 480V (A) 0.11 0.18 0.29 0.37 0.48 0.59 0.66 0.77 0.88 0.96

Optics

T2

4000K/5000K Lumens  5,054  9,878  14,739  19,475  24,129  28,875  34,148  38,691  43,159  47,785 

3000K Lumens  4,779  9,338  13,935  18,412  22,813  27,301  32,286  36,581  40,805  45,179 

BUG Rating  B1-U0-G1  B2-U0-G2  B2-U0-G2  B3-U0-G3  B3-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4  B4-U0-G5  B4-U0-G5 

T2R

4000K/5000K Lumens  5,366  10,486  15,647  20,675  25,616  30,654  36,252  41,076  45,819  50,730 

3000K Lumens  5,074  9,914  14,794  19,548  24,218  28,982  34,276  38,835  43,320  47,964 

BUG Rating  B1-U0-G1  B1-U0-G2  B2-U0-G2  B2-U0-G2  B3-U0-G3  B3-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G5 

T3

4000K/5000K Lumens  5,153  10,068  15,022  19,849  24,593  29,430  34,805  39,436  43,990  48,705 

3000K Lumens  4,872  9,519  14,203  18,766  23,251  27,825  32,907  37,285  41,591  46,048 

BUG Rating  B1-U0-G1  B2-U0-G2  B2-U0-G2  B3-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G5  B4-U0-G5  B4-U0-G5 

T3R

4000K/5000K Lumens  5,266  10,292  15,356  20,290  25,140  30,084  35,578  40,312  44,968  49,786 

3000K Lumens  4,979  9,731  14,518  19,184  23,769  28,443  33,638  38,114  42,516  47,071 

BUG Rating  B1-U0-G2  B1-U0-G2  B2-U0-G3  B2-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5  B3-U0-G5  B3-U0-G5 

T4FT

4000K/5000K Lumens  5,182  10,126  15,109  19,964  24,736  29,600  35,006  39,664  44,245  48,987 

3000K Lumens  4,899  9,574  14,285  18,876  23,387  27,986  33,097  37,501  41,832  46,315 

BUG Rating  B1-U0-G2  B1-U0-G2  B2-U0-G3  B2-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5  B3-U0-G5  B3-U0-G5 

T4W

4000K/5000K Lumens  5,115  9,995  14,914  19,706  24,417  29,218  34,554  39,152  43,674  48,354 

3000K Lumens  4,836  9,450  14,100  18,631  23,085  27,624  32,670  37,017  41,292  45,717 

BUG Rating  B1-U0-G2  B2-U0-G2  B2-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5  B4-U0-G5  B4-U0-G5 

SL2

4000K/5000K Lumens  5,046  9,860  14,713  19,441  24,087  28,825  34,089  38,625  43,085  47,702 

3000K Lumens  4,771  9,322  13,911  18,381  22,774  27,253  32,229  36,518  40,735  45,101 

BUG Rating  B1-U0-G1  B2-U0-G2  B2-U0-G3  B3-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5  B4-U0-G5 

SL3

4000K/5000K Lumens  5,152  10,067  15,020  19,846  24,591  29,426  34,800  39,431  43,984  48,698 

3000K Lumens  4,871  9,518  14,200  18,764  23,249  27,822  32,902  37,280  41,585  46,042 

BUG Rating  B1-U0-G2  B1-U0-G2  B2-U0-G3  B2-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5  B3-U0-G5  B3-U0-G5 

SL4

4000K/5000K Lumens  4,894  9,565  14,271  18,857  23,364  27,959  33,065  37,465  41,792  46,270 

3000K Lumens  4,627  9,043  13,492  17,829  22,090  26,434  31,261  35,422  39,513  43,746 

BUG Rating  B1-U0-G2  B1-U0-G3  B1-U0-G3  B2-U0-G4  B2-U0-G4  B2-U0-G4  B2-U0-G5  B3-U0-G5  B3-U0-G5  B3-U0-G5 

5NQ

4000K/5000K Lumens  5,313  10,383  15,493  20,470  25,363  30,351  35,893  40,669  45,367  50,229 

3000K Lumens  5,024  9,817  14,647  19,354  23,980  28,696  33,936  38,452  42,893  47,490 

BUG Rating  B2-U0-G1  B3-U0-G1  B3-U0-G2  B4-U0-G2  B4-U0-G2  B4-U0-G2  B5-U0-G3  B5-U0-G3  B5-U0-G3  B5-U0-G3 

5MQ

4000K/5000K Lumens  5,411  10,574  15,778  20,848  25,830  30,911  36,554  41,418  46,202  51,154 

3000K Lumens  5,117  9,997  14,917  19,710  24,421  29,225  34,561  39,160  43,682  48,364 

BUG Rating  B3-U0-G1  B3-U0-G2  B4-U0-G2  B4-U0-G2  B5-U0-G3  B5-U0-G3  B5-U0-G4  B5-U0-G4  B5-U0-G4  B5-U0-G4 

5WQ

4000K/5000K Lumens  5,426  10,603  15,820  20,903  25,899  30,992  36,652  41,529  46,325  51,290 

3000K Lumens  5,130  10,025  14,958  19,763  24,486  29,302  34,654  39,263  43,799  48,493 

BUG Rating  B3-U0-G1  B4-U0-G2  B4-U0-G2  B5-U0-G3  B5-U0-G3  B5-U0-G4  B5-U0-G4  B5-U0-G4  B5-U0-G5  B5-U0-G5 

SLL/SLR

4000K/5000K Lumens  4,528  8,846  13,199  17,440  21,609  25,858  30,580  34,649  38,651  42,792 

3000K Lumens  4,281  8,364  12,480  16,489  20,430  24,448  28,912  32,759  36,543  40,459 

BUG Rating  B1-U0-G2  B1-U0-G2  B2-U0-G3  B2-U0-G3  B2-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5  B3-U0-G5  B3-U0-G5 

RW

4000K/5000K Lumens  5,265  10,289  15,353  20,285  25,134  30,077  35,569  40,303  44,958  49,775 

3000K Lumens  4,978  9,727  14,516  19,179  23,763  28,437  33,629  38,105  42,506  47,060 

BUG Rating  B2-U0-G1  B3-U0-G1  B3-U0-G2  B4-U0-G2  B4-U0-G2  B4-U0-G2  B5-U0-G3  B5-U0-G3  B5-U0-G3  B5-U0-G4 

AFL

4000K/5000K Lumens  5,285  10,327  15,409  20,360  25,225  30,186  35,699  40,450  45,120  49,956 

3000K Lumens  4,996  9,763  14,569  19,249  23,849  28,540  33,752  38,244  42,659  47,232 

BUG Rating  B1-U0-G1  B1-U0-G1  B2-U0-G2  B2-U0-G2  B3-U0-G2  B3-U0-G3  B3-U0-G3  B3-U0-G3  B3-U0-G3  B3-U0-G3 

* Nominal data for 70 CRI.
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Number of Light Squares 1 2 3 4 5 6 7 8 9 10

Nominal Power (Watts) 34 66 96 129 162 193 226 257 290 323

Input Current @ 120V (A) 0.30 0.58 0.86 1.16 1.44 1.73 2.03 2.33 2.59 2.89

Input Current @ 208V (A) 0.17 0.34 0.49 0.65 0.84 0.99 1.14 1.30 1.48 1.63

Input Current @ 240V (A) 0.15 0.30 0.43 0.56 0.74 0.87 1.00 1.13 1.30 1.43

Input Current @ 277V (A) 0.14 0.28 0.41 0.52 0.69 0.81 0.93 1.04 1.22 1.33

Input Current @ 347V (A) 0.11 0.19 0.30 0.39 0.49 0.60 0.69 0.77 0.90 0.99

Input Current @ 480V (A) 0.08 0.15 0.24 0.30 0.38 0.48 0.53 0.59 0.71 0.77

Optics

T2

4000K/5000K Lumens  4,121  8,055  12,019  15,881  19,676  23,547  27,847  31,552  35,196  38,967 

3000K Lumens  3,896  7,615  11,363  15,015  18,604  22,263  26,328  29,831  33,276  36,842 

BUG Rating  B1-U0-G1  B1-U0-G2  B2-U0-G2  B2-U0-G2  B3-U0-G3  B3-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G4 

T2R

4000K/5000K Lumens  4,376  8,552  12,760  16,860  20,890  24,998  29,563  33,497  37,365  41,369 

3000K Lumens  4,138  8,085  12,064  15,941  19,751  23,635  27,951  31,670  35,328  39,113 

BUG Rating  B1-U0-G1  B1-U0-G2  B2-U0-G2  B2-U0-G2  B2-U0-G2  B3-U0-G3  B3-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4 

T3

4000K/5000K Lumens  4,201  8,210  12,251  16,187  20,055  23,999  28,383  32,159  35,873  39,718 

3000K Lumens  3,973  7,763  11,583  15,304  18,961  22,691  26,835  30,406  33,916  37,552 

BUG Rating  B1-U0-G1  B1-U0-G2  B2-U0-G2  B2-U0-G3  B3-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G5 

T3R

4000K/5000K Lumens  4,294  8,393  12,523  16,546  20,501  24,532  29,014  32,875  36,671  40,600 

3000K Lumens  4,060  7,936  11,840  15,644  19,383  23,195  27,432  31,082  34,671  38,386 

BUG Rating  B1-U0-G1  B1-U0-G2  B2-U0-G2  B2-U0-G3  B2-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5 

T4FT

4000K/5000K Lumens  4,226  8,257  12,321  16,280  20,172  24,139  28,547  32,346  36,082  39,948 

3000K Lumens  3,996  7,807  11,649  15,392  19,071  22,822  26,990  30,582  34,114  37,770 

BUG Rating  B1-U0-G1  B1-U0-G2  B2-U0-G2  B2-U0-G3  B2-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5  B3-U0-G5 

T4W

4000K/5000K Lumens  4,171  8,151  12,162  16,071  19,912  23,827  28,178  31,928  35,615  39,432 

3000K Lumens  3,943  7,706  11,498  15,194  18,825  22,527  26,642  30,187  33,673  37,281 

BUG Rating  B1-U0-G1  B2-U0-G2  B2-U0-G2  B2-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5  B3-U0-G5 

SL2

4000K/5000K Lumens  4,114  8,041  11,998  15,854  19,643  23,506  27,799  31,498  35,135  38,901 

3000K Lumens  3,890  7,603  11,344  14,989  18,572  22,224  26,282  29,780  33,219  36,779 

BUG Rating  B1-U0-G1  B1-U0-G2  B2-U0-G3  B2-U0-G3  B3-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G5 

SL3

4000K/5000K Lumens  4,200  8,209  12,249  16,184  20,053  23,996  28,379  32,154  35,869  39,712 

3000K Lumens  3,972  7,762  11,580  15,302  18,960  22,688  26,831  30,400  33,913  37,546 

BUG Rating  B1-U0-G1  B1-U0-G2  B2-U0-G3  B2-U0-G3  B2-U0-G3  B3-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5 

SL4

4000K/5000K Lumens  3,992  7,799  11,638  15,378  19,053  22,801  26,964  30,552  34,081  37,733 

3000K Lumens  3,774  7,374  11,003  14,539  18,015  21,557  25,493  28,886  32,222  35,674 

BUG Rating  B1-U0-G2  B1-U0-G2  B1-U0-G3  B1-U0-G3  B2-U0-G4  B2-U0-G4  B2-U0-G4  B2-U0-G5  B2-U0-G5  B3-U0-G5 

5NQ

4000K/5000K Lumens  4,333  8,467  12,634  16,694  20,683  24,751  29,271  33,166  36,996  40,961 

3000K Lumens  4,097  8,005  11,945  15,784  19,555  23,401  27,674  31,357  34,978  38,727 

BUG Rating  B2-U0-G1  B3-U0-G1  B3-U0-G1  B3-U0-G2  B4-U0-G2  B4-U0-G2  B4-U0-G2  B5-U0-G2  B5-U0-G3  B5-U0-G3 

5MQ

4000K/5000K Lumens  4,413  8,622  12,867  17,000  21,064  25,207  29,810  33,777  37,677  41,715 

3000K Lumens  4,173  8,152  12,165  16,073  19,915  23,832  28,185  31,934  35,623  39,440 

BUG Rating  B3-U0-G1  B3-U0-G2  B4-U0-G2  B4-U0-G2  B4-U0-G2  B5-U0-G3  B5-U0-G3  B5-U0-G4  B5-U0-G4  B5-U0-G4 

5WQ

4000K/5000K Lumens  4,424  8,646  12,900  17,046  21,120  25,274  29,890  33,866  37,778  41,826 

3000K Lumens  4,182  8,175  12,197  16,117  19,968  23,896  28,260  32,018  35,717  39,545 

BUG Rating  B3-U0-G1  B3-U0-G2  B4-U0-G2  B4-U0-G2  B5-U0-G3  B5-U0-G3  B5-U0-G4  B5-U0-G4  B5-U0-G4  B5-U0-G4 

SLL/SLR

4000K/5000K Lumens  3,692  7,214  10,763  14,222  17,621  21,086  24,937  28,256  31,519  34,897 

3000K Lumens  3,491  6,820  10,176  13,447  16,660  19,937  23,577  26,715  29,800  32,994 

BUG Rating  B1-U0-G1  B1-U0-G2  B1-U0-G3  B2-U0-G3  B2-U0-G3  B2-U0-G4  B3-U0-G4  B3-U0-G4  B3-U0-G5  B3-U0-G5 

RW

4000K/5000K Lumens  4,293  8,390  12,520  16,542  20,496  24,527  29,007  32,866  36,662  40,591 

3000K Lumens  4,059  7,932  11,837  15,640  19,378  23,189  27,425  31,074  34,662  38,377 

BUG Rating  B2-U0-G1  B3-U0-G1  B3-U0-G2  B4-U0-G2  B4-U0-G2  B4-U0-G2  B4-U0-G2  B5-U0-G3  B5-U0-G3  B5-U0-G3 

AFL

4000K/5000K Lumens  4,310  8,421  12,566  16,602  20,571  24,616  29,112  32,986  36,795  40,738 

3000K Lumens  4,074  7,962  11,881  15,697  19,448  23,273  27,525  31,187  34,788  38,516 

BUG Rating  B1-U0-G1  B1-U0-G1  B2-U0-G2  B2-U0-G2  B2-U0-G2  B3-U0-G2  B3-U0-G3  B3-U0-G3  B3-U0-G3  B3-U0-G3 

* Nominal data for 70 CRI.
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0-10V (DIM)
This fixture is offered standard with 0-10V dimming driver(s). The DIM option provides 0-10V dimming wire leads for use with a lighting control  panel or other control method.

Photocontrol (P, R and PER7)
Optional button-type photocontrol (P) and photocontrol receptacles (R and PER7) provide a flexible solution to enable “dusk-to-dawn” lighting by  sensing light levels. Advanced  
control systems compatible with NEMA 7-pin standards can be utilized with the PER7 receptacle.

After Hours Dim (AHD)
This feature allows photocontrol-enabled luminaires to achieve additional energy savings by dimming during scheduled portions of the night.  The dimming profile will automatically 
take effect after a “dusk-to-dawn” period has been calculated from the photocontrol input. Specify the  desired dimming profile for a simple, factory-shipped dimming solution  
requiring no external control wiring. Reference the After Hours Dim  supplemental guide for additional information.

Dimming Occupancy Sensor (MS/DIM-LXX, MS/X-LXX and MS-LXX)
These sensors are factory installed in the luminaire housing. When the MS/DIM-LXX sensor option is selected, the occupancy sensor is connected  to a dimming driver and the entire 
luminaire dims when there is no activity detected. When activity is detected, the luminaire returns to full light  output. The MS/DIM sensor is factory preset to dim down to  
approximately 50 percent power with a time delay of five minutes. The MS-LXX sensor  is factory preset to turn the luminaire off after five minutes of no activity. The MS/X-LXX is also 
preset for five minutes and only controls the  specified number of light engines to maintain steady output from the remaining light engines.

These occupancy sensors includes an integral photocell that can be activated with the FSIR-100 accessory for “dusk-to-dawn” control or daylight  harvesting - the factory preset is OFF. 
The FSIR-100 is a wireless tool utilized for changing the dimming level, time delay, sensitivity and other  parameters. A variety of sensor lens are available to optimize the coverage. 
pattern for mounting heights from 8’-40’.

LumaWatt Pro Wireless Control and Monitoring System (LWR-LW and LWR-LN)
The Eaton’s LumaWatt Pro powered by Enlighted is a connected lighting solution that combines a broad selection of energy-efficient LED luminaires with a powerful integrated  
wireless sensor system. The sensor controls the lighting system in compliance with the latest energy codes and collects valuable data about building performance and use.  
Software applications turn the granular data into information through energy dashboards and specialized apps that make it simple and help optimize the use of building resources, 
beyond lighting.

WaveLinx Wireless Outdoor Lighting Control Module (WOLC-7P-10A)
The 7-pin wireless outdoor lighting control module enables WaveLinx to control outdoor area, site and flood lighting. WaveLinx controls  outdoor lighting using schedules to provide 
ON, OFF and dimming controls based on astronomic or time schedules based on a 7 day week.

LumenSafe Integrated Network Security Camera (LD)
Eaton brings ease of camera deployment to a whole new level. No additional wiring is needed beyond providing line power to the luminaire. A variety of networking options allows  
security integrators to design the optimal solution for active surveillance. As the ideal solution to meet the needs for active surveillance, the LumenSafe integrated network camera is a 
streamlined, outdoor-ready fixed dome that provides HDTV 1080p video. This IP camera is optimally designed for deployment in the video management system or security software platform 
of choice. 
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Sample Number: GLEON-AF-04-LED-E1-T3-GM-QM

Product  
Family 1, 2 Light Engine

Number  
of Light  
Squares 3

Lamp Type Voltage Distribution Color Mounting

GLEON=Galleon AF= 1A Drive Current 01= 1
02= 2
03= 3
04= 4
05= 5 4

06= 6
07= 7 5

08= 8 5

09= 9 6

10= 10 6

LED= Solid State Light 
Emitting Diodes

E1=120-277V
347=347V 7

480=480V 7, 8

T2=Type II
T2R=Type II Roadway
T3=Type III
T3R=Type III Roadway
T4FT=Type IV Forward Throw
T4W=Type IV Wide
5NQ=Type V Narrow
5MQ=Type V Square Medium
5WQ=Type V Square Wide
SL2=Type II w/Spill Control
SL3=Type III w/Spill  Control
SL4=Type IV w/Spill Control
SLL=90° Spill Light Eliminator Left
SLR=90° Spill Light Eliminator Right 
RW=Rectangular Wide Type I
AFL=Automotive Frontline 

AP=Grey
BZ=Bronze
BK=Black
DP=Dark Platinum
GM=Graphite Metallic
WH=White

[Blank]= Arm for Round or 
               Square Pole
EA=Extended  Arm 9

MA= Mast Arm Adapter 10

WM=Wall Mount
QM= Quick Mount Arm 
          (Standard Length) 11

QMEA= Quick Mount Arm 
             (Extended Length) 12

Options (Add as Suffix) Accessories (Order Separately)

7027=70 CRI 2700K 13

7030=70 CRI 3000K 13

8030=80 CRI 3000K 13 
7050=70 CRI 5000K 13 
7060=70 CRI 6000K 13

600= Drive Current Set to Nominal 600mA 15

800= Drive Current Set to Nominal 800mA 15

1200= Drive Current Set to Nominal 1200mA 15, 16

F= Single Fuse (120, 277 or 347V. Specify Voltage)
FF=Double Fuse (208, 240 or 480V. Specify Voltage)
2L=Two Circuits 17, 18

DIM=External 0-10V Dimming Leads 19, 20

AHD145=After Hours Dim, 5 Hours 22

AHD245=After Hours Dim, 6 Hours 22

AHD255=After Hours Dim, 7 Hours 22

AHD355=After Hours Dim, 8 Hours 22

HA=50°C High Ambient 23

L90=Optics Rotated 90° Left
R90=Optics Rotated 90° Right
MT=Installed Mesh Top
TH=Tool-less Door Hardware
HSS=Installed House Side Shield 28

CE=CE Marking 29

LCF=Light Square Trim Painted to Match Housing 27

P=Button Type Photocontrol (120, 208, 240 or 277V. Must Specify Voltage) 21

PER7=NEMA 7-PIN Photocontrol Receptacle 21

R= NEMA Photocontrol Receptacle 21

MS-L20=Motion Sensor for ON/OFF Operation, 9' - 20' Mounting Height 24 

MS-L40W=Motion Sensor for ON/OFF Operation, 21' - 40' Mounting Height 24

MS/DIM-L08= Motion Sensor for Dimming Operation, Maximum 8' Mounting Height 24

MS/DIM-L20=  Motion Sensor for Dimming Operation, 9' - 20' Mounting Height 24 

MS/DIM-L40W=Motion Sensor for Dimming Operation, 21' - 40' Mounting Height 24

MS/X-L08=Bi-Level Motion Sensor, Maximum 8' Mounting Height 24, 25

MS/X-L20=Bi-Level Motion Sensor, 9' - 20' Mounting Height 24, 25

MS/X-L40W=Bi-Level Motion Sensor, 21' - 40' Mounting Height 24, 25

MS-L08=Motion Sensor for ON/OFF Operation, Maximum 8' Mounting Height 24

LWR-LW=LumaWatt Pro Wireless Sensor, Wide Lens for 8' - 16' Mounting Height 26

LWR-LN=LumaWatt Pro Wireless Sensor, Narrow Lens for 16' - 40' Mounting Height 26

ZW =WaveLinx-enabled 4-PIN Twistlock Receptacle 19, 33

ZW-SWPD4WH=Wavelinx Wireless Sensor, 7’ – 15’ Mounting Height, White  19, 33

ZW-SWPD4BZ=Wavelinx Wireless Sensor, 7’ – 15’ Mounting Height, Bronze 19, 33

ZW-SWPD5WH=Wavelinx Wireless Sensor, 15’ – 40’ Mounting Height, White  19, 33

ZW-SWPD5BZ=Wavelinx Wireless Sensor, 15’ – 40’ Mounting Height, Bronze 19, 33

OA/RA1016=NEMA Photocontrol Multi-Tap - 105-285V
OA/RA1027=NEMA Photocontrol - 480V
OA/RA1201=NEMA Photocontrol - 347V
OA/RA1013=Photocontrol Shorting Cap
OA/RA1014=120V Photocontrol
MA1252=10kV Surge Module Replacement
MA1036-XX=Single Tenon Adapter for 2-3/8" O.D. Tenon
MA1037-XX=2@180° Tenon Adapter for 2-3/8" O.D. Tenon
MA1197-XX=3@120° Tenon Adapter for 2-3/8" O.D. Tenon
MA1188-XX=4@90° Tenon Adapter for 2-3/8" O.D. Tenon
MA1189-XX=2@90° Tenon Adapter for 2-3/8" O.D. Tenon
MA1190-XX=3@90° Tenon Adapter for 2-3/8" O.D. Tenon
MA1191-XX=2@120° Tenon Adapter for 2-3/8" O.D. Tenon
MA1038-XX=Single Tenon Adapter for 3-1/2" O.D. Tenon
MA1039-XX=2@180° Tenon Adapter for 3-1/2" O.D. Tenon
MA1192-XX=3@120° Tenon Adapter for 3-1/2" O.D. Tenon
MA1193-XX=4@90° Tenon Adapter for 3-1/2" O.D. Tenon
MA1194-XX=2@90° Tenon Adapter for 3-1/2" O.D. Tenon
MA1195-XX=3@90° Tenon Adapter for 3-1/2" O.D. Tenon
FSIR-100=Wireless Configuration Tool for Occupancy Sensor 24

GLEON-MT1=Field Installed Mesh Top for 1-4 Light Squares
GLEON-MT2=Field Installed Mesh Top for 5-6 Light Squares
GLEON-MT3=Field Installed Mesh Top  for 7-8 Light Squares
GLEON-MT4=Field Installed Mesh Top for 9-10 Light Squares
GLEON-QM=Quick Mount Arm Kit 11

GLEON-QMEA=Quick Mount Extended Arm Kit 12 
LS/HSS=Field Installed House Side Shield 28, 30

WOLC-7P-10A=WaveLinx Outdoor Control Module 19, 31

SWPD4-WH=Wavelinx Wireless Sensor, 7’ – 15’ Mounting Height,  White 19, 33, 34

SWPD4-BZ=Wavelinx Wireless Sensor, 7’ – 15’ Mounting Height, Bronze 19, 33, 34

SWPD5-WH=Wavelinx Wireless Sensor, 15’ – 40’ Mounting Height, White 19, 33, 34

SWPD5-BZ=Wavelinx Wireless Sensor, 15’ – 40’ Mounting Height, Bronze 19, 33, 34

NOTES: 
1 Customer is responsible for engineering analysis to confirm pole and fixture compatibility for all applications. Refer to our white paper WP513001EN for additional support information. 2 DesignLights Consortium® 
Qualified. Refer to www.designlights.org Qualified Products List under Family Models for details. 3 Standard 4000K CCT and minimum 70 CRI. 4 Not compatible with MS/4-LXX or MS/1-LXX sensors. 5 Not compatible 
with extended quick mount arm (QMEA). 6 Not compatible with standard quick mount arm (QM) or extended quick mount arm (QMEA). 7 Requires the use of an internal step down transformer when combined with 
sensor options. Not available with sensor at 1200mA. Not available in combination with the HA high ambient and sensor options at 1A. 8 Only for use with 480V Wye systems. Per NEC, not for use with ungrounded 
systems, impedance grounded systems or corner grounded systems (commonly known as Three Phase Three Wire Delta, Three Phase High Leg Delta and Three Phase Corner Grounded Delta systems). 9 May be 
required when two or more luminaires are oriented on a 90° or 120° drilling pattern. Refer to arm mounting requirement table. 10 Factory installed. 11 Maximum 8 light squares. 12 Maximum 6 light squares. 
13 Extended lead times apply. Use dedicated IES files for 2700K, 3000K, 5000K and 6000K when performing layouts. 14 Reserved 15 1 Amp standard. Use dedicated IES files for 600mA, 800mA and 1200mA when 
performing layouts. 16 Not available with HA option. 17 2L is not available with MS, MS/X or MS/DIM at 347V or 480V. 2L in AF-02 through AF-04 requires a larger housing, normally used for AF-05 or AF-06. Extended 
arm option may be required when mounting two or more fixtures per pole at 90° or 120°. Refer to arm mounting requirement table. 18 Not available with LumaWatt Pro wireless sensors. 19 Cannot be used with other 
control options. 20 Low voltage control lead brought out 18" outside fixture. 21 Not available if any “MS” sensor is selected. Motion sensor has an integral photocell. 22 Requires the use of P photocontrol or the PER7 
or R photocontrol receptacle with photocontrol accessory. See After Hours Dim supplemental guide for additional information. 23 50°C lumen maintenance data applies to 600mA, 800mA and 1A drive currents. 24 The 
FSIR-100 configuration tool is required to adjust parameters including high and low modes, sensitivity, time delay, cutoff and more. Consult your lighting representative at Eaton for more information. 25 Replace X with 
number of Light Squares operating in low output mode. 26 LumaWatt Pro wireless sensors are factory installed only requiring network components LWP-EM-1, LWP-GW-1 and LWP-PoE8 in appropriate quantities. See 
www.eaton.com/lighting for LumaWatt Pro application information. 27 Not available with house side shield (HSS). 28 Only for use with SL2, SL3, SL4 and AFL distributions. The Light Square trim plate is painted black 
when the HSS option is selected. 29 CE is not available with the LWR, MS, MS/X, MS/DIM, P, R or PER7 options. Available in 120-277V only. 30 One required for each Light Square. 31 Requires PER7. 32 Reserved. 33 WAC 
Gateway required to enable field-configurability: Order WAC-PoE and WPOE-120 (10V to PoE injector) power supply if needed. 34 Requires ZW. 35 Reserved.

LumenSafe Integrated Network Security Camera Technology Options (Add as Suffix)

Product Family Camera Type Data Backhaul

L=LumenSafe Technology* D=Dome Camera, Standard
H=Dome Camera, Hi-Res
Z=Dome Camera, Remote PTZ

C=Cellular, Customer Installed SIM Card
A=Cellular, Factory Installed AT&T SIM Card
V=Cellular, Factory Installed Verizon SIM Card
S=Cellular, Factory Installed Sprint SIM Card

W=Wi-Fi Networking w/ Omni-Directional Antenna
E=Ethernet Networking

*Consult LumenSafe system pages for additional details and compatibility.

LumenSafe Technology



Application 
Light building element with asymmetric wide beam light distribution. Light 
building elements are luminous design features for public areas. They are 
usually suited for delineating and structuring interior and exterior spaces 
such as landscape areas, plazas, building entrances and atria. 

Materials 
Luminaire housing and post constructed of extruded and die-cast marine 

 
Clear safety glass 
Reflector made of pure anodized aluminum 
Silicone applied robotically to casting, plasma treated for increased 
adhesion 
High temperature silicone gasket 
Mechanically captive stainless steel fasteners 
Stainless steel helicoils 
Heavy gauge galvanized steel mounting base

NRTL  
 

Effective projection area: 12.81 sq. ft. 

Electrical 
 

 
 
 

 
 

 

LED color temperature

K4 
K35 
K3 
K27 
AMB

Wildlife friendly amber LED - Optional 
Luminaire is optionally available with a narrow bandwidth, amber LED 

for use within close proximity to sea turtle nesting and hatching habitats. 
Electrical and control information may vary from standard luminaire.

BEGA can supply you with suitable LED replacement modules for up to  

Finish  

 

  CUS:

Light building element - asymmetric wide beam distribution

C

AB B

BEGA  1000 BEGA Way, Carpinteria, CA 93013  (805) 684-0533  info@bega-us.com
Due to the dynamic nature of lighting products and the associated technologies, luminaire data on this sheet is subject to change at the discretion of BEGA North America. For the most current technical data, please refer to bega-us .com 
© copyright BEGA 2019     Updated 08/13/19

Type:

Project:

Modified:

Light building element · asymmetric wide beam light distribution

 LED C

99 072 9 1 2 12 1 2 79 802

AAL5



Application 
LED bollard with single-sided light output. The light distribution allows for 
wide spacing between luminaires, ideal for the illumination of pathways or 
entrances. Provided with a mounting system that allows the luminaire to be 
adjusted independent of anchor bolt orientation.

Materials 
Luminaire housing, tube and base plate constructed of die-cast and 

aluminum alloy 
Clear safety glass 
Reflector made of pure anodized aluminum 
High temperature silicone gasket 
Mechanically captive stainless steel fasteners

NRTL  
 

Electrical 
 

 
LED module wattage  8.2 W 

 
 

 
 

LED color temperature

K4 
K35 
K3 (EXPRESS) 
K27 
AMB

Wildlife friendly amber LED - Optional 
Luminaire is optionally available with a narrow bandwidth, amber LED 

for use within close proximity to sea turtle nesting and hatching habitats. 
Electrical and control information may vary from standard luminaire.

 
 

BEGA can supply you with suitable LED replacement modules for up to  

Finish  

 

 

Shielded bollard - asymmetric

BEGA  1000 BEGA Way, Carpinteria, CA 93013  (805) 684-0533  info@bega-us.com
Due to the dynamic nature of lighting products and the associated technologies, luminaire data on this sheet is subject to change at the discretion of BEGA North America. For the most current technical data, please refer to bega-us .com 
© copyright BEGA 2018     Updated 07/30/19

Type:

Project:

Modified:

Shielded bollard · asymmetric

 LED  

88 659 8.2 W 8 8 79 817

A

B

AAL5
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Note: Mounting plate center is located in 
the center of the luminaire width and 2.38" 
(6.03cm) above the luminaire bottom (lens 
down position). Splices must be made in the 
J-box (by others).  Mounting plate must be 
secured by max. 1/4" (.64cm) diameter bolts 
(by others) structurally to the wall.

12-1/8"
30.79 cm

5-11/32"
13.57 cm

7"
17.78 cm

Dimensions

Ordering guide example: 111L-16L-350-CW-G2-2-UNV-DD-BK

Prefix

 111L

No. of LEDs

 16

Drive Current Color / Generation Distribution Voltage Controls Electrical/Luminaire Finish

111L 
Trapezoidal 
Wedge LED

16L  16 LED  
module

350 350mA

550 550mA

750 750mA

CW-G2  Cool White 
5700K, 70 CRI 
generation 2

NW-G2  Neutral White 
4000K, 70 CRI 
generation 2

WW-G2  Warm White 
3000K, 70 CRI 
generation 2

2  Type II  
Wide Throw Optic, 
with maximized 
lateral throw

3  Type III  
Preferred  
Wide Throw Optic, 
with improved 
forward throw

4  Type IV  
Maximized 
forward throw 
optic

UNV  120-277V 
50hz/ 60hz

120 120V

208 208V

240 240V

277 277V

PCB  Photocontrol 
Button2

DD  0-10V Dimming

F1  Single fusing  
(120, 277VAC)1

F2  Double fusing 
(208, 240VAC)1

F3  Canadian double 
pull fusing  
(208, 240VAC)1

DL  Diffusing Lens 

WS  Wall Mounted 
Box for Surface 
Conduit

Textured

BK Black

WH White

BZ Bronze

DGY Dark Grey

MGY Medium Grey

Customer specified

RAL  Specify optional 
color or RAL  
(ex: OC-LGP or  
OC-RAL7024)

CC  Custom color  
(must supply color 
chip for required 
factory quote)

1. Provide specific input voltage.

Philips Gardco 111 LED mini sconce luminaires are compact in size, perfect for 
low mounting height wall mount applications. 111 LED luminaires are designed 
to integrate naturally to wall surfaces. 111 LED luminaires are available with 
three (3) different distribution patterns, providing full cutoff performance 
(in the normal downlight position) and featuring LED arrays. Luminaires 
provide performance excellence and advanced Philips Gardco LED thermal 
management technology. High performance Class 1 LED systems offer potential 
energy savings of 50 % or more compared to HID systems. 111 LED luminaires 
are also available with 0-10V Dimming.

Project: 

Location: 

Cat.No: 

Type: 

Lamps:  Qty: 

Notes: 

Wall Mount

LED Mini sconce

111L

CCL



Specifications

Housing

Housings are die cast aluminum. A memory 
retentive gasket seals the housing to the door 
frame to exclude moisture, dust, insects and 
pollutants from the optical system. A black, die 
cast ribbed backplate dissipates heat for longer 
system life. Main body cast housing and back plate 
made of a low copper die cast. Hinged door allows 
access to driver and LED compartment.

Mounting

Mounting is completed through integral back plate 
that features a separate recessed feature for hook 
and lock quick mount plate that secures with two 
set screws from bottom of luminaire. Luminaire 
ships fully assembled, ready to install.

Light Engine

Composed of 4 main components: Heat Sink/
LED Module/Optical System/Driver. Electrical 
components are RoHS compliant.  Metal core board 
ensures greater heat transfer and longer lifespan.

IP Rating

Luminaires are rated IP66.

Predicted Lumen Depreciation Data

Optical systems

The advanced LED optical systems provide IES 
Types 2, 3, 4. Composed of high performance UV 
stabilized optical grade polymer refractor lenses 
to achieve desired distribution optimized to get 
maximum spacing, target lumens and a superior 
lighting uniformity. Performance shall be tested 
per LM-63, LM-79 and TM-15 (IESNA) certifying its 
photometric performance. Dark sky compliant with 
0% uplight and U0 per IESNA TM-15. 

Door Frame

A single-piece die cast aluminum door frame 
integrates to the housing form. The door frame is 
hinged closed and secured to the housing with 
captive stainless steel fasteners. The heat and 
impact resistant 1/8" (.32cm) tempered glass lens 
and one-piece gasket are mechanically secured to 
the door frame with galvanized steel retainers. A 
clear tempered glass lens is included. A diffuse lens 
is available as an option.

Thermal Management

Philips Gardco 111 LED luminaires utilize extruded 
aluminum integral thermal radiation fins to provide 
excellent thermal management critical to long 
LED system life. 

Finish

Five standard colors offered in textured black, 
white, bronze, dark gray and medium gray. Color 
in accordance with the AAMA 2604 standard. 
Application of polyester powder coat paint 2.5 mils 
minimum. The thermosetting resins provides a 
discoloration resistant finish in accordance with the 
ASTM D2244 standard, as well as luster retention in 
keeping with the ASTM D523 standard and humidity 
proof in accordance with the ASTM D2247 standard. 
RAL and custom color matching available. 

LED Useful Life

Luminaire Useful Life accounts for LED lumen 
maintenance. Refer to IES files for energy 
consumption and delivered lumens for each 
option. Based on ISTMT in situ thermal testing in 
accordance with UL1598 and UL8750, LED LM-80/
TM-21, expected to reach 100,000+ hours with 
>L70 lumen maintenance @ 25°C.

Certifications and Compliance

cULus Listed for Canada and USA suitable for wet 
locations when mounted downward facing. cULus 
Listed for Canada and USA suitable for damp 
locations when inverted upward facing when 
mounted in covered ceiling application. DesignLights 
Consortium qualified on models as listed on DLC 
QPL. Luminaire is rated for operation in ambient 
temperature of -40°C (-40°F) up to +40°C (+104°F)4.

Limited Warranty

5-year limited warranty. See philips.com/
warranties for details and restrictions. Visit 
our eCatalog or contact your local sales 
representative for more information.

111 Mini Sconce LED 
110 Line LED, Wall Mount

LED Wattage and Lumen Values

Ordering Code
Total  
LEDs

LED  
Current  

(mA)

Avg System 
Wattage 1 

(W)

Type 2 Type 3 Type 4

Lumen 
Output 2

Bug  
Rating

Efficacy 
(LPW)

Lumen 
Output 2

Bug  
Rating

Efficacy 
(LPW)

Lumen 
Output 2

Bug  
Rating

Efficacy 
(LPW)

111L-16L-350-NW-G2 16 350 18 1908 B1-U0-G0 106 1799 B0-U0-G0 100 1768 B0-U0-G0 98

111L-16L-550-NW-G2 16 550 29 2900 B1-U0-G0 101 2735 B1-U0-G1 95 2688 B1-U0-G1 93

111L-16L-750-NW-G2 16 750 40 3807 B1-U0-G1 95 3591 B1-U0-G1 90 3529 B1-U0-G1 88

Ambient  
Temperature °C

System 
Current

LED  
Current

Calculated 
L70hrs 1,2

L70 per 
TM21 2,3

Lumen Maintenance  
@ 60,000hrs

25 °C 750 mA 750 mA >100,000 >60,000 97%

1. Predicted performance derived from LED manufacturer’s data and engineering design estimates,     
based on IESNA LM-80 methodology.  Actual experience may vary due to field application conditions.

2. L70 is the predicted time when LED performance depreciates to 70% of initial lumen output.
3. Calculated per IESNA TM 21-11. Published L70 hours limited to 6 times actual LED test hours.

1. Wattage and lumen output may vary by +/- 8% due to LED manufacturer forward volt specification and ambient temperature.  

Wattage shown is average for 120V through 277V input. Actual wattage may vary by an additional +/- 10% due to actual input voltage.

2. Tests available for luminaires with the DL option and other color temperatures. Contact outdoorlighting.applications@philips.com if any approximate estimates are required for design purposes.

3. Absolute lumens for Cool White (CW) matches the Neutral White (NW) lumen outputs. Warm White (WW) performance is reduced by 12% compared to Neutral White (NW) values shown.

© 2019 Signify Holding. All rights reserved. The information provided herein is 
subject to change, without notice. Signify does not give any representation or 
warranty as to the accuracy or completeness of the information included herein 
and shall not be liable for any action in reliance thereon. The information presented 
in this document is not intended as any commercial offer and does not form part of 
any quotation or contract, unless otherwise agreed by Signify. All trademarks are 
owned by Signify Holding or their respective owners.

10-111_LED_Spec_Sheet 05/19 page 2 of 2

Signify, North America Corp., 
200 Franklin Square Drive,  
Somerset, NJ 08873  
Tel. 855-486-2216

Signify, Canada Ltd., 
281 Hillmount Rd, Markham, ON, 
Canada L6C 2S3  
Tel. 800-668-9008

www.gardcolighting.com
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Ordering guide example: 101L-32L-700-NW-G1-3-120-IMRI2-BZ

Prefix

101L

Number 

of LEDs Drive Current

LED Color - 

Generation Distribution Emergency Voltage

Options 

FinishControls Electrical

101L 
101L LED  
Wall 
Sconce

16L 
16 LEDs 
(1 module)

530 530 mA

650 650 mA 1

700 700 mA

1000 1000 mA

1200 1200 mA

CW-G1 
Cool White 
5700K, 70 CRI 
Generation 1

NW-G1 
Neutral White 
4000K, 
70 CRI 
Generation 1

WW-G1 
Warm White 
3000K, 
70 CRI 
Generation 1

2 Type 2

3 Type 3

4 Type 4

EBPC 
Emergency 
Battery 
Pack Cold 
Weather 3,4,6,12

Leave blank  
to omitt an 
emergency 
option

UNV 120-277V

HVU 347-480V

120 120V

208 208V

240 240V

277 277V

347 347V

480 480V

DD  0-10V Dimming Driver  5,6

DCC Dual Circuit Control  6,7,8

DynaDimmer: Automatic Profile Dimming

CS50 Safety 50% Dimming (7 hours) 7,9,10 
CM50 Median 50% Dimming (8 hours) 7,9,10 
CE50 Economy 50% Dimming (9 hours) 7,9,10 
DA50 All Night 50% Dimming 7,9,10

Photoelectric/Receptacle systems  
(Twist Lock Receptacle)

PCB  Photocontrol Button 5,10,11,12

TLRD5  Twist Lock Receptacle 5-Pin 13

TLRD7  Twist Lock Receptacle 7-Pin 13

TLRPC  Twist Lock Receptacle w/
Photocell 11,12,16

Infrared Motion Response systems

IMRI2 Integral with #2 lens 9,12,14 
IMRI3 Integral with #4 lens 9,12,14

Network system (SiteWise)

SW  SW Integral module 4,17

Wireless system

LLC2 Integral module with #2 lens 5,7,9,15 
LLC3 Integral module with #3 lens 5,7,9,15

Fusing

F1 Single (120, 277, 347VAC) 12 
F2 Double (208, 240, 
480VAC) 12 
F3  Canadian Double Pull  

(208, 240, 480VAC) 12

Textured

BK Black
WH White
BZ Bronze
DGY  Dark Gray
MGY  Medium Gray

Customer specified

RAL  Specify 
optional  
color or RAL  
(ex: OC-LGP or 
OC-RAL7024)

CC Custom color 
(Must supply 
color chip 
for required 
factory quote)

32L 
32 LEDs 
(2 module)

530 530 mA

650 650 mA 1

700 700 mA

1000 1000 mA 2

1. 650mA only available with Emergency Battery Pack Cold 
Rated (EBPC) option

2. 32L rated for 30°C at 1000mA
3. Available for use with 16L and 32L in 530mA or 650mA only.  

Rated for -20°C to 35° C.  
4. Available in 120 or 277V only.
5. Not available with Dual Circuit Control (DCC) option.
6. EBPC is not available with DCC.
7. Not available with Dimming Driver (DD) option.

8. Available in 32L with 530mA. Consult technical support center 
for use with photocell and CS/CM/CE/DA.

9. Available in 120-277V (UNV) only.
10. Not available with LLC, TLR and DCC.
11. Not available with 480V.
12. Must specify input voltage.
13. TLRD5/7 option not available with LLC, PCB, DCC.  Works 

with 3 or 5 pin NEMA photocell dimming.  Dimming will not be 
connected to TLR if ordering with DD, CS/CM/CE/DA and IMRI.

14. Not available with DD, DCC or LLC.

15. LLC2/3 Not available with TLR, PCB, IMRI, CS/CM/CE/DA.  
Ships with WS accessory attached to wireless module.  Not for 
use with LLCR accessory.

16. Not available with PCB, TLRD5/7, DCC, LLC.
17. SW option is not available with any other control options with 

the exception of IMRI2, IMRI3 motion response options.

LED Wall Sconce

101L

Wall Mount

Gardco 101 LED wall sconces feature a low-profile design that provides wide flexibility in high performance exterior 
wall illumination. Full cutoff performance, usable illumination patterns, and powerful wattages combine into a 
compact and architecturally pleasing design. 101L sconces are available in Type 2, 3, and 4 distributions, and provide 
output of up to 9500 lumens. Energy saving control options increase energy savings and offer California Title 24 
compliance. Emergency Battery Backup option available for path of egress. 

Project: 

Location: 

Cat.No: 

Type: 

Lamps:  Qty: 

Notes: 

AAL5

CCL1
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Dimensions

16 1⁄4"
(413 mm)

19 3⁄4"
(502 mm)

16 3⁄8"
(415 mm)

9"
(229 mm)

4 1⁄2"
(114 mm)

9"
(229 mm)

10 1⁄2"
(267 mm)

7 1⁄4"
(184 mm)

7 3⁄4"
(197 mm)

8 3⁄4"
(222 mm)

Wireless Controls 

Motion Response

Luminaire Accessories  (order separately)

Mounting accessories

Wall Mount

WS Wall Mounted Box for Surface Conduit

System accessories

Wireless system remote mount module

LLCR2-(F) #2 lens - specify finish in place of (F)
LLCR3-(F) #3 lens - specify finish in place of (F)

Central Remote Motion Response  
(used connected to SiteWise main panel)

MS2-A-FVR-3 
MS2-A-FVR-7

Wireless system remote controller accessory
Wireless system offers a remote radio/sensor module that 
allows to connected to a Limelight system (sold by other). 
Remote module can be mounted to wall or pole with 
j-box supplied. May be specified by choosing one of two 
different lenses to accommodate a variety of mounting 
heights/sensor detection ranges. Must specify option DD 
on luminaires that are planned to be used with remote 
mount controllers. See page 4 for Wireless system details.

Luminaire Weights

LED Wall Sconce 101L Weight

Luminaire 13.5 lbs
Luminaire - EBPC (EM battery pack) 17.0 lbs
Luminaire - Integrated system controls16.3 lbs

101L Sconce LED 

Wall Mount
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Luminaire options

DD: 0-10V dimming driver with leads supplied 
through back of luminaire (for secondary 
dimming controls by others).

Dynadimmer Automatic Profile Dimming: 
Automatic dimming profiles (CS50/CM50/
CE50) offer safety, median, or economy 
settings, for shorter or longer duration. 
Dimming profiles provide flexibility towards 
energy savings goals while optimizing light 
levels during specific dark hours. 50% dimming 
is standard. DA50 offers 50% instantaneous 
dimming all night (during all dark hours). Other 
dimming settings are also available if different 
light levels are required (contact Technical 
Support for details).

TLRD5: Twist Lock Receptacle with 5 pins 
enabling dimming, can be used with a 
twistlock photoelectric cell or a shorting cap. 
Can also be used with third party control 
system.

TLRD7: Twist Lock Receptacle with 7 pins 
enabling dimming and additional functionality, 
can be used with twistlock photoelectric cell 
or a shorting cap. Can also be used with third 
party control system. 

TLRDPC: Receptacle with twistlock 
photoelectric cell (must specify voltage). 
Receptacle located on top of luminaire 
housing.

IMRI2, IMRI3: Infrared Motion Response 
Integral (IMRI). IMRI module is mounted 
integral to the luminaire door and is available 
with two different sensor lens types to 
accommodate various mounting heights and 
occupancy detection ranges (see charts for 
approximate detection patterns). Motion 
response used in combination of Dynadimmer 
and SiteWise are not programmable and used 
to override controllers schedule when motion 
is detected. When used not combined with 
any controller, IMRI is set/operates in the 
following fashion: The motion sensor is set to 
a constant 50%. When motion is detected by 
the PIR sensor, the luminaire returns to 100% 
light output. Dimming on low is factory set 
to 50% with 5 minute default in "full power" 
prior to dimming back to low. When no 
motion is detected for 5 minutes, the motion 
response system reduces the wattage by 50% 
of the normal constant wattage reducing the 
light level. IMRI can also be specified with 
automatic profile dimming for the added 
benefit of a combined dimming profile with 
sensor detection, where the PIR sensor will 
override the dimming profile when occupancy 
is detected. Passive infrared (PIR) motion 
sensor, WattStopper FSP-211, equipped with 
lens choice specified. Available from 120V 
to 277V input only. Motion sensor off state 
power is 0.0 watts. The FSP-211 can also be 
reprogrammed with WattStopper’s FS1R-100 
remote programming tool accessory.

DCC: Dual Circuit Control permits separate 
switching of 32L models only, where a 
quantity of (2) 16 LED modules are controlled 
independently by use of two sets of leads, 
one for each module. 

SW

SiteWise option is a fully integrated controller 
that connects to  SiteWise system in order to 
offer a complete area lighting management 
system.  The communication signal is based on 
patented central dimming technology.  SiteWise 
delivers it deliver optimal energy savings using 
your site’s existing cabling. No additional wiring 
required, installation and commissioning are 
simple. An intuitive, mobile app makes it easy 
for authorized users to set schedules to meet 
site specific lighting needs, local regulations, 
and energy codes.

Wireless system: 101L luminaires are available 
with optional wireless controllers ready to 
be connected to a Limelight system (sold by 
other). The system allows you to Wirelessly 
manage the entire site, independent lighting 
groups or individual luminaires while on-site 
or remotely. 
Based on a high density mesh network with 
an easy to use web-based portal, you can 
conveniently access, monitor and manage your 
lighting network remotely. Wireless System can 
be combined with site and area, pedestrian, 
and parking garage luminaires as well, for a 
completely connected outdoor.  

LED Wattage and Lumen Values

Ordering Code
LED 
Qty

LED  
Current  

(mA)
Color 
Temp.

Average  
System 
Watts 1

Type 2 Type 3 Type 4

Lumen 
Output 1, 2

BUG  
Rating

Efficacy 
(LPW)

Lumen 
Output 1, 2

BUG  
Rating

Efficacy 
(LPW)

Lumen 
Output 1, 2

BUG  
Rating

Efficacy 
(LPW)

101L-16L-530-NW-G1 16 530 4000K 28 2944 B1-U0-G0 106 2687 B1-U0-G1 97 2747 B1-U0-G1 99

101L-16L-700-NW-G1 16 700 4000K 37 3789 B1-U0-G1 103 3458 B1-U0-G1 94 3535 B1-U0-G1 96

101L-16L-1000-NW-G1 16 1000 4000K 55 5050 B1-U0-G1 92 4609 B1-U0-G1 84 4712 B1-U0-G1 86

101L-16L-1200-NW-G1 16 1200 4000K 65 5744 B2-U0-G1 89 5242 B1-U0-G2 81 5359 B1-U0-G2 83

101L-32L-530-NW-G1 32 530 4000K 52 5698 B2-U0-G1 110 5200 B1-U0-G2 100 5316 B1-U0-G2 102

101L-32L-700-NW-G1 32 700 4000K 70 7242 B2-U0-G1 103 6609 B1-U0-G2 94 6757 B1-U0-G2 96

101L-32L-1000-NW-G1 32 1000 4000K 107 9797 B2-U0-G1 92 8941 B2-U0-G2 84 9140 B2-U0-G2 86

Ordering Code LED Qty LED Current (mA) Color Temp. Ave. System Watts (charging mode) Type 2 Type 3 Type 4

101L-16L-NW-EBPC 16 N/A 4000K 14 1345 1228 1255

101L-32L-NW-EBPC 32 N/A 4000K 14 1754 1600 1636

LED Wattage and Lumen Values (Emergency Mode)3

Profile
Dimming

Schedule Duration Level
Economy 9 PM - 6 AM 9 hours 50%

Median 10 PM - 6 AM 8 hours 50%

Safety 11 PM - 6 AM 7 hours 50%

Reactive 50 all night dynamic 50%

1.  Wattage and lumen output may vary by +/- 8% due to LED manufacturer forward volt specification and ambient temperature.  
Wattage shown is average for 120V through 277V input. Actual wattage may vary by an additional +/- 10% due to actual input voltage.

2.  Lumen values based on photometric tests performed in compliance with IESNA LM-79.
3. For emergency EBPC option, publish values are based on initial lumens.

101L Sconce LED 

Wall Mount
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Wireless Radio

- 1.8 Watts max (no load draw) 

- Operating voltage 120-277 VAC RMS 

- Communicates using the ZigBee protocol 

- Carries out dimming commands from Gateway 

- Reports ambient light readings to 1500 Ft-Cd 

- Transmission Systems Operating within the 
band 2400-2483.5Mhz 

- ROHS Compliant 

Photocell 

-  Ambient light photocell on 
every wireless radio that 
averages the light levels of up 
to 5 controllers for an accurate 
reading and optimal light 
harvesting activity.

-  Reports ambient light readings 
to 1500 Fc.

Motion Response

- Detects motion through passive infrared 
sensing technology with three different lens 
configurations

- Motion sensor coverage can be adjusted from 
a narrow to a wide detection range, which helps 
reduce false triggers to further increase energy 
savings.

- Sensing profiles can be updated to adapt to 
activity levels in the environment, such as 
occupancy level, wind, and mounting height

Controller

Infrared Motion Response and Wireless system sensor coverage patterns

Remote Mount Wireless Controller

Used to extend the 
communication on site, to 
extend motion response 
and add other luminaires 
that are not pole mounted. 
Consult factory for more 
information.

LLC2/3 Luminaire mounted controller 

Controller attached to luminaire and Includes radio, 
photocell and motion sensor with #2 or #3 lens  
for 8-20' mounting heights.

0'

20'

10'

10'

20'

40'
10'

20'

0'

15'

5'

0'

8'

0' 3'3' 7'7' 11' '42'1124'

30'

20'

10'

10'

20'

0'

10' 0' 10' 20'20'

0' 10'10' 20'20'

44 ft

  20' 18' 15' 12' 9' 6' 3' 0 3' 6' 9' 12' 15' 18' 20'

IMRI2/LLC2/LLCR2

IMRI3/LLC3/LLCR3

F1: Fusing Single (for 120, 277 or 347VAC)

F2: Fusing Double (for 208, 240 or 480VAC)

F3: Fusing Canadian Double Pull  
(for 208, 240 or 480VAC)

EBPC: Emergency battery pack is cold weather 
rated down to -20C (-4F) and integral to the 
luminaire , allowing for a consistent look 
between emergency and non-emergency 
sconces.  A separate surface mount accessory 
box is not required. Dual light engines (32L) are 
wired in parallel, both operating in emergency 
mode to meet various redundancy lamp 

requirements. Also available with single light 
engine (16L). Secondary driver with relay 
immediately detects AC power loss and 
powers luminaire for a minimum of 90 minutes 
from the time power is lost. 

Luminaire options (continued)

101L Sconce LED 

Wall Mount
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SiteWise system

SiteWise system diagram

SiteWise system interface

SiteWise system specifications

SiteWise is a complete area lighting management system including a luminaire integrated controller, dimming signal transmitter cabinet, and 
locally accessible user interface. Installation and commissioning are simple.  The cabinet communicates with the luminaires using a patented 
central dimming technology.  The control signal is embedded on the existing electrical line – no new cabling is required. An intuitive, locally 
accessible interface makes it easy for authorized users to set schedules in order to meet site specific lighting needs, local regulations,  
and energy codes.

The SiteWise system includes both luminaires and controls.  The controls used for SiteWise are circuit load dependent.  Required for a complete 
installation are the following SiteWise components:  user interface, control kit, dimming signal transmitter cabinet, and dimming signal receiver 
located in the luminaire (SW option). Optional luminaire-integrated or external motion sensors may also be specified as required.  Within the 
electrical closet, the control kit and dimming signal transmitter cabinet are installed into the electrical system between the existing breaker panel 
and the site luminaires.  New LED luminaires containing the dimming signal receiver are installed on the site.  Once completed, use of the interface 
allows for scheduling and override capabilities.  Wireless access point and tablet should be supplied by others.  Complete information on the 
control system can be found on the SiteWise website at philips.com/sitewise 

SiteWise has an intuitive user interface that makes it easy to plan, edit, and implement lighting schedules for 
your site.  Authorized users can access the interface via a local app.  

To ensure that only authorized users can access your lighting, SiteWise offers two user types, each with 
different permissions. An advanced user, or administrator, can set and edit schedules using the ten pre-set 
scenes, assign those schedules to calendar days, and check system status.

For everyday use, a basic user can manually override a schedule that is currently running but cannot create 
or edit schedules.

Authorized user

Mains 
power

LAN / WiFi

Parking lot

Gateway

Dimming  
signal  

transmitter  
and  

transformer

101L Sconce LED 
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Housing

Main body cast housing and back plate made 
of a low copper die cast Aluminum alloy for a 
high resistance to corrosion, 0.100" (2.5mm) 
minimum thickness. Hinged door allows access 
to driver and LED compartment. 

Mounting

Mounting is completed through integral 
back plate that features a separate recessed 
feature for hook and lock quick mount plate 
that secures with two set screws from bottom 
of luminaire. Mounting plate is located in the 
center of the luminaire width and 3.5” above 
the luminaire bottom (lens down position). 
Luminaire ships fully assembled, ready to install. 

Light Engine

Composed of 4 main components: Heat Sink / 
LED Module / Optical System / Driver. Electrical 
components are RoHS compliant. IP66 sealed 
light engines. LEDs tested by ISO 17025-2005 
accredited lab in accordance with IESNA LM-80 
guidelines extrapolations in accordance with 
IESNA TM-21. Metal core board ensures greater 
heat transfer and longer lifespan.

Heat Sink

Integral door/heat sink design made of low 
copper die cast Aluminum alloy for a high 
resistance to corrosion. 

LED Module

Composed of high performance white LEDs. 
Color temperature as per ANSI/NEMA bin Neutral 
White, 4000K nominal (+/- 275K), CRI 70 Min. 
Available in other color temperatures including 
Cool White, 5700K and Warm White, 3000K. 

SiteWise Network System

SiteWise system includes a controller fully 
integrated in the luminaire that enables the 
luminaires to communicate with a dimming 
signal transmitter cabinet located on site 
using patented central dimming technology. 
A locally accessible mobile app allows users 
to access the system and set functionalities 
such as ON/OFF, dimming levels and 
scheduling. SiteWise is available with motion 
response options in order to bring the light 
back to 100% when motion is detected.  
Additional functionalities are available such 
as communication with indoor lighting and 
connection to BMS systems.

Hardware

All exposed screws shall be stainless  
and/or corrosion resistant and captive.

Optical System

The advanced LED optical systems provide IES 
Types 2, 3, 4. Composed of high performance 
UV stabilized optical grade polymer refractor 
lenses to achieve desired distribution optimized 
to get maximum spacing, target lumens and a 
superior lighting uniformity. System is rated IP66. 
Performance shall be tested per LM-63, LM-79 
and TM-15 (IESNA) certifying its photometric 
performance. Dark sky compliant with 0% uplight 
and U0 per IESNA TM-15. 

Driver

High power factor of 90% min. Electronic 
driver, operating range 50/60 Hz. Auto 
adjusting universal voltage input from 120 
to 277 VAC or 347 to 480 VAC rated for both 
application line to line or line to neutral, Class 
I, THD of 20% max. The current supplying 
the LEDs will be reduced by the driver if the 
driver experiences internal overheating as 
a protection to the LEDs and the electrical 
components. Output is protected from short 
circuits, voltage overload and current overload. 
Automatic recovery after correction. Standard 
built in driver surge protection of 2.5kV (min).

Surge Protection

Each luminaire is provided as standard 
with surge protector (designed SP1) tested 
in accordance with ANSI/IEEE C62.45 per 
ANSI/IEEE C62.41.2 Scenario I Category C 
High Exposure 10kV/5kA waveforms for Line 
Ground, Line Neutral and Neutral Ground, and 
in accordance with U.S. DOE (Department of 
Energy) MSSLC (Municipal Solid State Street 
Lighting Consortium) Model Specification 
for LED Roadway Luminaires Appendix D 
Electrical Immunity High Test Level 10kV / 5kA.

Wiring (supplied by others)

Splices must be made in the junction box.

Finish

Five standard colors offered in textured black, 
white, bronze, dark gray and medium gray. 
Color in accordance with the AAMA 2604 
standard. Application of polyester powder coat 
paint 2.5 mils minimum. The thermosetting 
resins provides a discoloration resistant finish 
in accordance with the ASTM D2244 standard, 
as well as luster retention in keeping with the 
ASTM D523 standard and humidity proof in 
accordance with the ASTM D2247 standard. 
RAL and custom color matching available. 

LED Products Manufacturing Standard

The electronic components sensitive to 
electrostatic discharge (ESD) such as light 
emitting diodes (LEDs) are assembled in 
compliance with EC61340-5-1 and ANSI/ESD 
S20.20 standards so as to eliminate ESD events 
that could decrease the useful life of the product.

LED Useful Life

Luminaire Useful Life accounts for LED lumen 
maintenance. Refer to IES files for energy 
consumption and delivered lumens for each 
option. Based on ISTMT in situ thermal testing 
in accordance with UL1598 and UL8750, LED 
LM-80/TM-21, expected to reach 100,000 + 
hours with >L70 lumen maintenance @ 25°C. 

Certifications and Compliance

cULus Listed for Canada and USA suitable for 
wet locations when mounted downward facing. 
cULus Listed for Canada and USA suitable for 
damp locations when inverted upward facing 
when mounted in covered ceiling application. 
Emergency Battery Pack option is tested 
and listed to UL924 and CSA C22.2 No. 141-10 
DesignLights Consortium qualified on models 
as listed on DLC QPL. Luminaire is rated for 
operation in ambient temperature of -40°C 
(-40°F) up to +40°C (+104°F).

Limited Warranty

5-year limited warranty. See philips.com/
warranties for details and restrictions. 
Visit our eCatalog or contact your local sales 
representative for more information.

Specifications

101L Sconce LED 
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LED Performance

Predicted lumen depreciation data1

Ambient 
Temperature (°C) Driver mA

Calculated 
L70 hours1,2 L70 per TM-212,3

Lumen Maintenance %  
@ 60,000 hours

25°C up to 1200 mA >100,000 >60,000 88%

1.   Predicted performance derived from LED manufacturer’s data and engineering design estimates,  
based on IESNA LM-80 methodology. Actual experience may vary due to field application conditions.

2.  L70 is the predicted time when LED performance depreciates to 70% of initial lumen output. 
3.  Calculated per IESNA TM21-11. Published L

70
 hours limited to 6 times actual LED test hours. 

© 2019 Signify Lighting Holding B.V. All rights reserved. Signify reserves the right 
to make changes in specifications and/or to discontinue any product at any time 
without notice or obligation and will not be liable for any consequences resulting 
from the use of this publication. signify.com/luminaires
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A comparison of 2015 Enterprise Green Communities Criteria 
and USGBC’s LEED v4 Homes Design and Construction  

(Includes LEED BD+C Homes and Multifamily Lowrise, LEED BD+C Midrise) 
Released: February 19, 2016 

 

EXECUTIVE SUMMARY  

LEED v4 Homes and the 2015 Enterprise Green Communities Criteria (2015 Criteria) are very similar 

programs. Similar categories are covered, although each program includes distinct mandatory 

requirements and optional points that do not overlap. Importantly, the 2015 Criteria and LEED v4 BD+C 

Homes and MFMR pathways incorporate ENERGY STAR or ASHRAE 90.1-2010 performance targets for 

building energy performance standards, and feature criterion/points that focus on improving indoor air 

quality and health by considering material selection and ventilation strategies. A project that meets the 

2015 Criteria will most likely meet the Silver tier of LEED v4 Homes, assuming the verification steps of 

LEED v4 are followed. 

 
INTRODUCTION: LEED v4 

Leadership in Energy and Environmental Design (LEED) is a suite of rating systems developed by the 

United States Green Building Council (USGBC). LEED rating systems are applicable to buildings (including 

schools, residential, commercial) as well as neighborhoods. The LEED v4 Homes Design and Construction 

program focuses on whole buildings and has two pathways: Homes and Multifamily Lowrise (Homes), 

and Multifamily Midrise (MFMR). The LEED v4 Homes Design and Construction program is an updated 

framework designed around goal oriented impact categories in order to improve the residential built 

environment.  Certification to all of the LEED rating systems is completed by the Green Building 

Certification Institute (GBCI). 

 

PROGRAM ELIGIBILITY: LEED v4 

The LEED v4 Homes pathway applies to single family homes and low-rise multi-family buildings (one to 

three stories). These projects may be new construction or rehabilitation.*  
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The LEED MFMR pathway applies to mid-rise multi-family buildings (four to eight plus stories). These 

projects may be new construction or rehabilitation.* Buildings that are greater than eight stories should 

contact the USGBC to determine the appropriate pathway. 

Under either pathway of the LEED v4 Homes Design and Construction program, prerequisites and credits 

are applicable for the entire building, not just the residential spaces.  

For more information on building classifications, see http://www.usgbc.org/cert-guide/homes 

* Rehabilitation projects must be of a significant scope to meet the requirements. 

 

POINT STRUCTURE: LEED v4  

LEED v4 BD+C: Homes and MFMR include four levels of certification that a project may achieve through 

meeting the applicable prerequisites and optional credits for the project type. The certification tiers 

include “Certified” (40-49) points, “Silver” (50-59), “Gold” (60-79), and “Platinum” (80+ Points). 

Category Comparison 
Homes and Multifamily 

Lowrise 
Multifamily Midrise 

LEED CATEGORIES 
EGC SECTION 
ALLIGNMENT 

Number of 
Prerequisites 

Optional 
Points (max) 

Number of 
Prerequisites 

Optional 
Points (max) 

 1. Integrative Design LEED does not feature an Integrative Design category, but 
does include Integrative Process credit (2 points) 

Location and 
Transportation 

2. Location + 
Neighborhood Fabric 

1 15 1 15 

Sustainable Sites 3. Site Improvements  2 7 2 7 

Water Efficiency 4. Water Conservation 1 12 1 12 

Energy and 
Atmosphere 

5. Energy Efficiency 4 38 3 37 

Materials and 
Resources 

6. Materials 2 10 2 9 

Indoor 
Environmental 

7. Healthy Living 
Environment 

7 16 7 18 

 8.  Operations, 
Maintenance + 
Resident Engagement 

LEED does not feature an Operations, Maintenance and 
Resident Engagement category, but does include several 

credits that address these topics. 

Innovation n/a 1 6 1 6 

Regional Priority n/a n/a 4 n/a 4 
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CERTIFICATION: LEED v4  

To certify to the LEED v4 Homes Design and Construction system, project teams will:  

 Register: Register the project in LEED Online 
 Identify: Assemble the project team and assign roles for the submission.  
 Build:  Ensure the project is built to meet the stated goals and have the green measures 

verified by the Verification Team. 
 Verify: The project verification team confirms all prerequisites and pursued credits 
 Review: The Green Raters submits the appropriate documentation to the LEED for Homes 

Provider for review and then the GBCI review begins. 
 Certify: Achieve certification and marketing support.  

A Green Rater must be involved throughout the design and construction process of each LEED v4 

certified home. At design, the Green Rater will be responsible for confirming all prerequisites and credits 

in the applicable LEED v4 BD+C: Homes or MFMR rating system have been incorporated into the plans. 

During construction, the Green Rater will perform onsite verification (including diagnostic testing) at key 

intervals. And prior to submission of the project to GBCI, the Green Rater will be responsible for 

confirming that all of the necessary credits have been met.   
 
The Green Rater will conduct several inspections and provide performance testing for several credits 
including:  
 

 Preliminary Ratings 
 Mid-construction verification visit 
 Final construction verification visit 
 Supplemental Documentation 

 

Verification fees will be negotiated between the Green Rater and the project team.  
 
See more: http://www.usgbc.org/guide/homes 

 

FEES: LEED v4 

The certification fee depends upon the project rating system and size. Please consult the USGBC Homes 

program fee page for additional information. 
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SIMILARITIES AND DIFFERENCES WITH THE 2015 GREEN COMMUNITIES CRITERIA: 

Similarities: 

 Similar categories are covered by Enterprise Green Communities (2015 Criteria) and the LEED v4 

BD+C Homes and MFMR pathways, although each program has mandatory requirements and 

optional points that do not overlap. 

 A pre-construction green development plan is a component of both programs. In the 2015 Criteria 

this requirement is addressed in the mandatory Criteria 1.1a Goal Setting and 1.1b Criteria 

Documentation.  In the LEED v4 BD+C Homes and MFMR pathways, a preliminary meeting to 

identify the goals of the project is documented in the optional credit: Integrative Process. 

 The 2015 Criteria and LEED v4 BD+C Homes and MFMR pathways incorporate ENERGY STAR or 

ASHRAE 90.1-2010 performance targets to set requirements for the building energy performance 

standards.  

 The 2015 Criteria and the LEED v4 BD+C  Homes and MFMR pathways feature criterion/points that 

focus on improving indoor air quality and health by considering material selection and ventilation 

strategies. 

Differences: 

 The 2015 Criteria is designed with mandatory measures that address resident health (Criteria 1.2a 

Resident Health and Well-Being: Design for Health) and resiliency (Criteria 1.3a Resilient 

Communities: Design for Resilience).  

 While new construction projects would follow similar combustion safety prerequisites in the 2015 

Criteria and the LEED v4 BD+C Homes and MFHR pathways, the 2015 Criteria also contains 

allowances for Substantial and Moderate Rehab projects, including a measure that allows these 

projects to keep space or water heating that is not power-vented or direct vent so long as these 

pass a combustion safety test.  

 LEED v4 BD+C Homes implements a Home Size Adjuster. 

 LEED v4 BD+C Homes and MFHR require onsite verification by a Green Rater 

 A project that meets the 2015 Criteria will most likely meet the “Silver” tier of LEED v4 BD+C 

Homes and MFMR.  On the other hand, a LEED v4 BD+C Homes and MFMR may not meet all of the 

mandatory requirements of the 2015 Criteria. 
 




































