ITEM #: 32
DATE: 12-22-20

COUNCIL ACTION FORM

SUBJECT: MAJOR SITE DEVELOPMENT PLAN ALTERNATIVE LANDSCAPE
PLAN FOR 1910 ISAAC NEWTON DRIVE

BACKGROUND:

KWIK TRIP, INC is the owner of property at 1910 Isaac Newton Drive and requests
approval of an Alternative Landscape Plan for the property. The property is located in the
Highway Oriented Commercial (HOC) and the Southeast Gateway Overlay (O-GSE) zone
(Attachment A). This is a newly platted lot and will be developed with a convenience store,
gas station, semi-truck fueling, and parking. A Minor Site Development Plan cannot be
approved administratively for this site until an alternative landscape plan is approved due
to the proposed modifications.

The proposed site is 3.7 acres with approximately 2.5 acres of paving and an 11,017
square-foot building. All commercial development within the City is subject to landscape
standards of Article IV of the Zoning Ordinance related to front yard landscaping and
parking lot landscaping. Additionally, the Southeast Gateway Overlay does include
required prairie and native lowa plantings to be used on sites within the overlay. The
landscaping standards applicable to this site address a combination of front yard and
parking lot plantings that include mix of shrubs, ornamental grasses, and trees. The
overall size of the site, the amount of paving and the fact that the site encompasses street
frontage on three sides is atypical. The developer is seeking approval of an alternative
plan in order to move forward with site plan approval.

Alternative Landscape Design approvals are allowed under Sec. 29.403.3(J) when
prepared by a licensed Landscape Architect, as part of a Major Site Development Plan.
The proposed plan must be found to address the purposes of the ordinance for
landscaping and provide for a unique or high-quality landscape environment. The intent
is to allow flexibility in creating desirable landscape treatments in response to either
design constraints or to allow for specific desirable features that are not accounted for in
the base landscape standards. The applicant believes the proposed plan provides a great
degree of diversity and visual interest with its proposed plantings and layout and meets
the intent of the landscaping ordinance (Attachment B).

The proposed plan complies with front yard planting requirements with a minimum of 1
overstory tree per 50 linear feet of frontage (before allowed tree substitutions), shrub and
grass plantings, and use of prairie and native plants. The Overlay requires the use of
limited set of plants to support a native or prairie theme and to use decorative groups of
plants within front yards. Front yard tree plantings include 18 overstory and 13



ornamentals. Notably for this site that the required number of front yard trees cannot
count towards the required parking lot trees. The total number of trees must be provided
as calculated for each requirement.

Parking lots tree planting requirements are based upon the amount of paved parking and
maneuvering area. This site is unique from most other gas station and convenience store
sites in that there is additional area to allow for semi-truck parking, fueling, and
maneuvering. One Parking Lot tree is to be provided per 200 square feet of paving based
on ten percent of the paved area (Section 29.403(10(E)). The intent of this standard is to
generate tree cover for parking areas without specifying precise parking lot island and
planter requirements based upon parking stall counts alone.

This site would require 50 overstory trees to satisfy the parking lots standard alone. Based
on Code requirements, parking lot trees are to be overstory in size, distributed in and
around the parking lot area, and planted within ten feet of paving. The proposed
landscaping plan shows a total of 62 trees not counting the required front yard trees. Of
these trees provided only 22 can be officially counted towards the parking lot
requirements dues to their location and size requirements. The developer believes the
that the total number of trees provided and the design with large planting areas
that generally exceed minimum requirements create an attractive design for the
site, although they do not strictly match the parking lot overstory tree requirement.

On other commercial lots with different uses you typically see a parking lot layout with
islands large enough to provide space for parking lot trees. This allows for trees to be
planted along the outer edge of the site and within the parking lot, meeting the purpose
of parking lot trees. However, this layout, with trees planted mainly on the outer edge of
the site, is a result of where large trees can be planted in relation to semi-truck
maneuvering areas and other automobiles circulating through the site for gas and use of
the car wash.

As proposed the site plan complies with all other landscaping requirements. The
mandatory front yard landscaping is required along street frontages. Front yards require
a combination of large trees with shrubs and grasses. The developer is using the allowed
substitutions in order to meet the number of front yard trees and grasses required in the
front yard. These allowed substitutions are 2 ornamental trees in place of 1 overstory
trees and 60 square feet of perennial beds in place of 6 required grasses. The
substitutions and other plantings meet the front yard landscaping requirements.

PLANNING & ZONING COMMISSION RECOMMENDATION:

At the December 16th Planning & Zoning Commission meeting the Planning & Zoning
Commission voted 7-0 to recommend that the City Council approve the Major Site Plan
Alternative Landscape Plan at 1910 Isaac Newton Drive. The Commission did question if
other substitutions or locations for overstory trees were possible. Staff explained that all
allowed substitutions that were allowed by Code had been made. The applicant stated



that some areas, specifically the northeast corner of the site, were left open for site
visibility.

ALTERNATIVES:

1. Approve the Major Site Development Plan Alternative Landscape plan for 1910
Isaac Newton Drive.

2. Deny the Major Site Development Plan Alternative Landscape plan and require
conformance to base landscape standards.

3. Defer action on this item and request more information from staff.
CITY MANAGER'S RECOMMENDED ACTION

Alternative Landscape Design Approvals are allowed under Sec. 29.403.3(J) when
prepared by a licensed Landscape Architect, as part of a Major Site Development Plan.
The proposed plan must be found to address the purposes of the ordinance and provide
for a unique or high-quality landscape environment. The proposed plan is seen as
adequate for creating some visual interest meets the intent of the Landscaping.

This site is unique in that is has approximately 2.5 Acres of paving and three street
frontages. Staff has worked with the developer to work through other ideas and options.
It has become evident that it is not physically possible to provide the number of required
overstory parking lot trees and meet the goals of the developer for use of the site.

Staff finds that the proposed alternative landscape plan can be seen as
meeting the standards of the alternative landscape design standards in Section
29.403(3)(J.) Therefore, it is the recommendation of the City Manager that the
City Council approve Alternative No. 1 thereby approving the Major Site
Development Plan Alternative Landscape plan for 1910 Isaac Newton Drive.



Attachment A-Location Map

’X 1910 Isaac Newton Drive
N Alternative Landscpape Plan



Attachment B- Landscape Plan
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- CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS FOR PLANTING IN ALL R.O.W.

- LANDSCAFPE CONTRACTOR SHALL VERIFY ALL UTILITIES WHICH MAY EFFECT HIS WORK.
- LANDSCAFPE CONTRACTOR SHALL COORDINATE HIS WORK WITH OTHERS AT SITE AND COMPLETE HIS WORK PER OWNERS CONSTRUCTION SCHEDULE.
- ALL PLANT MATERIALS SHALL BE GUARANTEED ONE (1) FULL YEAR UPON TOTAL COMFLETION AND ACCEPTANCE BY OWNER, WITH ONE TIME REPLACEMENT AT
= APPROFPRIATE TIME OR UPON REQUEST OF OWNER.

- REPLACEMENT TOPSOIL SHALL BE CLEAN, FREE OF STONES, WEEDS, AND OTHER UNDESIRABLE DEBRIS.
- PLANTING SOIL MIX (INCIDENTAL COST ITEM)
;Lo MIX T LB, 5-20-20 COMMERCIAL FERTILIZER PER CU. YD. TOPSOIL

| 2. THOROUGHLY MIX |-PART SAND AND | -PART PEAT MOSS WITH 5-PARTS FERTILIZER AND TOP SOIL.
:— USE PLANTING SOIL AT ALL LOCATIONS PER DETAILS THIS SHEET.

- LANDSCAPE CONTRACTOR SHALL VERIFY TOPSOIL DEPTH AND NOTIFY OWNER OF ANY DEFICIENCY.

- 50D SHALL BE CULTURED WITH PREDOMINATELY KENTUCKY BLUEGRASS SEED OF RECENT DISEASE RESISTANT INTRODUCTIONS. NO GUARANTEE ON SOD
EXCEFT ANY SOD NOT SATISFACTORY AT TIME OF COMPLETION INSPECTION SHALL BE PROMPTLY REFPLACED PRIOR TO COMPLETION OF JOB. STAKE SOD ON

- GENERAL CONTRACTOR TO SWEEP PAVEMENT AREAS PRIOR TO TURN OVER TO OWNER.

-EIGHT SHRUBS AND TWELVE ORNAMENTAL GRASSES/PERENNIALS PER 1,000 SF OF YARD FRONTAGE
27,315 SF OF FRONTAGE
219 SHRUBS REQUIRED, 3286 GRASSES REQUIRED
236 SHRUBS PROVIDED, 366 GRASSES/PERENIALS PROVIDED

-10% PARKING LOT GREEN AREA, ONE OVER STORY TREE PER 200 SF REQUIRED GREEN AREA
100,441 PARKING LOT AREA = 1,004 SF GREEN REQUIRED --> 50 TREES REQUIRED

- WHERE EXISTING CONCRETE/ ASPHALT AREAS ARE TO BE REFPLACED WITH LANDSCAFING, PROVISIONS SHOULD BE TAKEN TO COORDINATE EXCAVATION OF
SUBSOIL TO A DEPTH OF 2" WITH GRADING CONTRACTOR. REPLACE WITH COMPACTED TOPSOIL. ALL AREAS TO BE LANDSCAPED AND SODDED SHALL BE

- LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR SODDING ALL AREAS WHICH ARE DISTURBED BY CONSTRUCTION INCLUDING ALL R.O.W. AND ADJACENT

- LANDSCAPE CONTRACTOR 1S RESPONSIBLE FOR PROVIDING BLANKET ON ALL SEEDED AREAS THAT ARE SLOPED. MULCH APPLICATION FOR ALL OTHER
SEEDED AREAS SHALL BE EITHER HYDROMULCH OR DISKED STRAW DEPENDING ON SEED TYPE, APPLICATION, AND OWNER REQUEST.

- LANDSCAPE CONTRACTOR TO INSTALL 'VALLEY VIEW', "BLACK DIAMOND" EDGING AROUND ALL PLANTING BEDS AS SHOWN ON THIS PLAN.

- ALL MULCH TO BE FINELY SHREDDED HARDWOOD ORGANIC BARK MULCH. NO DYED MULCHES. INSTALL 4" DEPTH. NO FILTER FABRIC BENEATH ORGANIC
MULCHES. NO EDGING AROUND ALL TREES OUTSIDE SHRUB BEDS.
- IF SPECIFIED; ALL GRAVEL MULCH SHALL BE 1"+ DIA. WASHED "RIVER ROCK'".
- LANDSCAPE CONTRACTOR 1S RESPONSIBLE FOR IRRIGATION SYSTEM INSTALLATION PER IRRIGATION PLAN. DESIGN SHALL BE APPROVED BY OWNER PRIOR
TO INSTALLATION. [IRRIGATION DESIGN SHOULD ENCOMFPASS ALL LANDSCAPE AREAS WITH SOD AND/ OR PLANTINGS, FROM CURB TO CURB. R.O.W.
SHOULD BE IRRIGATED FROM SPRINKLER HEADS LOCATED WITHIN PROPERTY BOUNDARY. CARE SHOULD BE TAKEN IN VICINITY OF ALL WALKS AND DRIVES
TO MINIMIZE OVER SPRAY. COORDINATE INSTALLATION OF ALL PVC SLEEVE UNDER DRIVE AREAS WITH GENERAL CONTRACTOR.

- LANDSCAPE CONTRACTOR SHALL CLEAN ALL PAVEMENT AREAS AFTER ALL LANDSCAPE INSTALLATION 1S COMPLETE AND ACCEPTED BY OWNER AND DAILY AS

INSTALL 4" DEPTH WITH APPROVED WEED FABRIC BARRIER IF INDICATED PLAN.

HNwixc
TRIP

Awix

STt

KWIK TRIP, Inc.

P.O. BOX 2107
1626 OAK STREET
LACROSSE, WI 54602-2107

PH. (608) 781-8988
FAX (608) 781-8960

=] 2
o [ 0
—_—— e —_— —_— vﬂ
SITE PLANNING LANDSCAPE ARCHITECTURE:
3131 Fernbrook Lane North, STE 260
Plymouth Minnesota 55447
763.383.8400
fax 763.383.8440

g,
WOSCApL ",

7,
Wit 7
\ <
\ ’ ~,
W2

\

o
®)

YRR
W ‘r,
(@)

o
[&N]
~
~
4 \
EATITEAN

2 3
/// ’ W \\\
’ ’ A} N
7,
7,

TOWA
. | ONOV2020

——

PLOTTING NOTE: PLANS PLOTTED TO | Ix17
SHEET SIZE ARE /> SCALE- 1"=60".

PLANT MATERIAL HEIGHT
X
ROOT COMMON NAME wIDTH'
ANTITY
QUAN SIZE TYPE BOTANICAL NAME
OVERSTORY
TREES
AMERICAN SYCAMORE , ,
@ AS 18 2.5" CAL BB 50'x 35
Platanus occidentalis
COMMON HONEYLOCUST
CH Il 5" . 40'x 35
{:; 2.5 CAL B+B Gleditsia tricanthos
WASHINGTON HAWTHORN , ,
WH 9 2.5" CAL. BB 30'x 25
Crataegus phaenopyrum
AMERICAN HORNBEAM
Q AH 13 2.5" CAL. B¢B ; . 30'x 25
Carpinus betulus 'Pendula
@ ER 3 2.5" CAL. B¢B CASTERN REDBUD 25'x 30
Cercis canadensis
THORNLESS COCKSPUR HAWTHORN , ,
O H Xe; 2.5" CAL. B¢B 25'x 30
Crataegus crus-galli
UNDERSTORY
TREES
PRAIRIE FIRE CRABAPPLE
( ) PF 12 |.5" CAL. B¢B R R 17 % |7
Malus 'Prairie Fire'
SERVICEBERRY
O SB |7 |.5" CAL. B¢B R RR 20'x |5
Amelanchier arborea
SHRUBS
ANNYBERRY VIB
@ NV 5 #5 CONT pot NANN RRY VIBURNUM I5'x 10O
Viburnum lentago
BLA HOKEBERRY
(Y ec| s7 #5 CONT pot LACK CHOREBERR oye
Aronia melanocarpa
COMMON NINEBA
68 #3 CONT pot AN 5
Physocarpus opulifolius
ARCTIC FIRE DOGWOOD
&4 #3 CONT pot 4 X 4
Cornus stolonifera 'Farrow!
g GRO-LOW FRAGRANT SUMAC R
-3 GL| 20 #3 CONT pot ex7
Rhus aromatica 'Gro-Low'
PERENNIALS
SHOWY GOLDENROD
H o5 8 #1 CONT pot R 2.5 x 4
Solidago speciosa
WILD BERGAMOT
&3 we 20 #1 CONT pot R 3'x 2.5
Monarda fistulosa
BLACK EYED SUSAN
H 109 ot 2.5'x 2
% R #1 CONT P Rudbeckia hirta X
NEW ENGLAND ASTE
O ne| ¢ #1 CONT pot R S
Aster novae-angliae
GRASSES
LITTLE BLUE STEM
¥ B 70 #1 CONT pot 4% 3
Schizachyrium scoparium
SWITCH GRASS
¥ sc| 74 #1 CONT pot 4o
Panicum virgatum
SIDEOATS GRAMA
¥ so| 73 #1 CONT pot 3'x2!
Boutelous curtipendula
EDGING - --- LF
MULCH - --- CY
S0D - --- 5Y

o]
3)
S
o
o
-
»
2 §
e =
~ S
w o>
@ =<
Z O 3%
< = 2gWw
| D u > =
o w & g oc
O o
I.u 0 (&) 0 -
o £ 5Z0o
< | W o<
O | =z ©EsS ‘;’:
(d)p] w = (7p) % o
O > SEon
2 | Z zZoqv
< O L v LU
-4 O cwwn=
J0NSd
NO. DATE DESCRIPTION
- 215EP20 SUBMITTAL
- I|ONOV20 COMMENTS
DRAWN BY
SCALE GRAPHIC
PROJ. NO. 20-1158
DATE 27AUG2020

SHEET L1

INSITES 20-035 PM S.Z.



_ _ [[[\] Sst——F
—— | =, i
M 2 M M —— 1 M w’}j \:‘D' ‘;u N W w | w
5 R T3¢ cmoteon | || |
sT-027 || e ‘ |
B LSAAC NEWTON PRIVE 5 B 9 N | =
2l U ﬂ, || l L@
— 463' = 9.26 FRONTAGE TREES REQUIRED = — 3 OVERSTORY TREES TO COUNT AS PARKING LOT TREESI S
— — rwm = | O PROVIDED - I FLIN = 876.44 (S5-07 EX) (8 - LQ
—— %= DN — = 2 FL OUT = 876.236 (SS—08 EX) (8"
: ) N\ — . 20 P | A\
QHCRISQ S > 2 o \ N ‘ ‘Q
/ 2 = ; 3—{ ! SO0 S S O S YAR SN\ SN NS N- NS SSBR 0B. (S0 RR I XB0) SRR
~ AN TN NGRPNR) RN NN 5 NN ASEIV AV//AANNNNNNN RN NN L NN NN ANNNNN LN VANNSNN VAN NS B ,gss—o RENEY) N~
-07 FE NS B2 8RN S50 PR\ \ N N N O S 898 CON , Q
o / TOS\RYR 48|(qq—n NN N » AN . . ) ‘ N
dcdi T g SR ~- / \ N
7o) ~ . SN | 7/ b, i
V) M o oA NAY | v, N 3
& ' S . B rp L L S L L ; L LR A A |
@0 et & X
/ // / /ﬂ Cﬁ ’ ™ PLIT |20 VX g i s > g‘? \ ’ [ N c,)
/ I 0907 b ] NE =
/ - — k £ J \ 5‘0 2 ] = l
de Q) § ‘ ~ — ALTERNATIVE FRONT YARD PLANTING:
/ 124 ,,,;,'I /, _? AT ¢ i Y | %é 7 UNDERSTORY TREES
p 45 o :-—E]L‘ T H -;@1- T f@f T T@*"} y . =3.5 FRONTAGE TREES
/ AT T 7 A J|'— =B — B B8 —Lﬂ” —: ————— S5 - 14% OF REQUIRED FRONTAGE TREES
o % g' |+ i U’Jf‘ L L /| /( - KEEP TREES OUT OF UTILITY EASEMENT
BRI ESREE, L L N L L L =
y 2% . § | @ @ @ @ @ V\ { Efi \
2 ) L \ 4 =N
S ~ [ \
l( 7 N ‘
( : } ;
i
b( | O' PERIMETER DX
|~ y PARKING STRIP.
< N~ PROPOSED
* USING FULL 25 _
S =
T TO PROPERTY . % AN, |
LINE : / LN 370 = 7.4 TREES REQUIRED
| AIAZ NS 8.5 PROVIDED
VENIENCE N |
- i‘ STORE VIS5
B FFE=891.403 Y507 |
! NOTE: = i —I— =
FE AT THE HIGHEST POINT ON THE BUILDING PAD IS 884.50 NGVD29 ’ .| X FAEWET 7 ‘
|
[ | — 3 OVERSTORY TREES TO COUNT AS PARKING LOT TREES
S |
2 590 ]
=
39’5 s
WA\ ))
. L
oVi 3 LANDSCAPE REQUIREMENTS:
WH
% \ -ONE OVERSTORY TREE PER 50' OF YARD FRONTAGE
1,296 LINEAR FT OF FRONTAGE = 24 OVERSTORY TREES REQUIRED
N = 24.5 PROVIDED
. o~ e\ s s s ISR YN S NS ONAITYAA NN SRR N N NANN D SR AN NN S S S e e e e e A A e A A A A AN AN AN AN AN AN AN NN NN = \ NS, 1
9O‘Hj } | ‘ -EIGHT SHRUBS AND TWELVE ORNAMENTAL GRASSES/PERENNIALS PER 1,000 SF OF YARD FRONTAGE
B - 2O 2N 27,315 SF OF FRONTAGE
=~ NN N \ ‘ 219 SHRUBS REQUIRED, 328 GRASSES REQUIRED
2NN\ \ 236 SHRUBS PROVIDED, 366 GRASSES/PERENIALS PROVIDED
&Y
QY
o e — I -1 0% PARKING LOT GREEN AREA, ONE OVER STORY TREE PER 200 SF REQUIRED GREEN AREA
A e e N N N OHE —— J 1 100,44 | PARKING LOT AREA = 1,004 SF GREEN REQUIRED --> 50 TREES REQUIRED
: 1 /e _ 26 PROVIDED
288' = 5.76 FRONTAGE TREES REQUIRED z e o0 R TEE =1/ SARTTEAR B—
6 PROVIDED N A A =t 213”;\”// 7 W -2,346 SF OF PERENNIAL BED PROVIDED = 234 GRASSES SUBSTITUTED
4 —11
S S (s5-10 EX) (10”)
FL OUT = §74.902 (s5-11 BX) (10°) -PLANTING SOIL SHALL BE TOP SOIL FROM SITE, PENDING CITY APPROVAL
/7
e JoTH STREET REQUIRED (IF APPLICABLE) PROVIDED
STORM INTAKE =
- S RIM=884.88 (</()
o0 03 ek Y@\ | STREET FRONTAGE 1,926 LINEAR FT
FL OUT=879.83(15"RCP W) '
S ‘\\ i ﬁ — ' FRONT YARD AREA 19,260 SF MINIMUM 29,058 SF
SANITARY MH . / SANITARY MH -
i | PARKING LOT AREA 92,223 SF
[ w w FL IN=87IT';|(%"F?\?3 38 W W W W FL |N=376.33(’gsw§v8g73«8)_ l W / "
FL IN=877.61(6"PVC S) FL OUT=876.13(8"PVC N)
FL 0UT=877.36(8°PVC E) PARKING LOT GREEN AREA 9,222 SF 10,275 SF
SAN ’ SAN SAN SAN SAN \'

HNwixc
TRIP

Awix

STt

KWIK TRIP, Inc.

P.O. BOX 2107
1626 OAK STREET
LACROSSE, WI 54602-2107

PH. (608) 781-8988
FAX (608) 781-8960

3131 Fernbrook Lane North, STE 260
Plymouth Minnesota 55447

763.383.8400
fax 763.383.8440

g,

\ /,
\\\\\\/P\\\D SCAp Ly,

"
\‘\\I ”I’/
\ ’
SN

= S
/// ‘s \\\ \\\
Z, ’ S
////* TN *\\\\
%, N

I OWA
. | ONOV2020

o)
o
S
-
o
0
2 §
= =
e P
O w
I o>
N E 3<
< O o2
w | = 29&
c N E : >
=
< W g5E
I.u 0 (&) 0 -
o £ 5Z0o
< | W o<
— . <
(d)p] LLl T »nu
A |s 3x2°
=X
s | Z Sogq®
< O L v L
— cwwn=
0 J0NnS<
NO. DATE DESCRIPTION
- 215EP20 SUBMITTAL
- 1ONOV20 COMMENTS
DRAWN BY
SCALE GRAPHIC
PROJ. NO. 20-1158
DATE 27AUG2020
SHEET

L1.1

INSITES 20-035 PM S.Z.



	32
	ITEM #:        32  DATE: 12-22-20_
	PLANNING & ZONING COMMISSION RECOMMENDATION:
	ALTERNATIVES:
	CIT Y MANAGE R’S RECOMMENDED ACTION

	32 Attachment

