
SEE REVERSE SIDE FOR RULES FOR PUBLIC HEARINGS AND  
DISCUSSION FROM THE FLOOR 

 

Individuals with disabilities needing auxiliary aid(s) may request assistance by contacting the City Clerk at 
1301 81st Avenue NE, Spring Lake Park, MN  55432. Ph.763-784-6491 at least 48 hours in advance. 

 

PLANNING COMMISSION AGENDA 
MONDAY, MARCH 28, 2022 

CITY HALL at 7:00 PM 
 

 
 
1.     CALL TO ORDER 
 
2.     ROLL CALL 
 
3.     PLEDGE OF ALLEGIANCE 
 
4.     APPROVAL OF MINUTES 

A. Approval of Minutes - January 24, 2022 
 
5.     PUBLIC HEARING 

A. Conditional Use Permit - Mister Car Wash - 8188/8200 Hwy 65 NE 
B. Preliminary Plat - Middletown 65 Addition (Mister Car Wash) 

 
6.     OTHER 
 
7.     ADJOURN 
  



 

 

 

CITY OF SPRING LAKE PARK RULES 
FOR PUBLIC HEARINGS 

 

Public hearings are formal proceedings giving citizens an opportunity to express their concerns on 
a specific issue. Some issues on which the Planning Commission is required to hold public hearings 
include subdivisions, zoning changes, conditional use permits, and ordinance amendments. 

The following format will be used to conduct a public hearing: 

1. Planning Commission Chair opens the hearing. 
 

2. City staff describes the proposal. 

3. The applicant has an opportunity to further explain the proposal and respond to questions/ 
comments on the proposal from the Planning Commissioners. 

 
4. Citizens will then have the opportunity to ask questions and/or comment on the proposed 

project. 
 

a. Those wishing to comment are asked to limit their comments to 3 minutes 

b. A group of residents wishing to have their collective opinions voiced may elect a 
spokesperson to represent them. The spokesperson may have a maximum of 10 
minutes to express the views of the group. 

c. People wishing to comment are asked to keep their comments succinct and specific. 
 

5. After everyone wishing to address the subject of the hearing has done so, the Planning 
Commission Chair will close the hearing. 

 

6. Planning Commissioners will have an additional opportunity to comment and ask questions on 
the issue. 

 
7. The Planning Commission will make a formal recommendation on the issue to the City Council 

or defer decision pending additional information. 
 



OFFICIAL PROCEEDINGS 
 

Pursuant to due call and notice thereof, the regularly scheduled meeting of the Spring Lake Park Planning 
Commission was held on January 24, 2022, at the City Hall, at 7:00 PM 
 
1.     CALL TO ORDER 
 
Chair Hansen called the meeting to order at 7:00 PM. 
 
2.     ROLL CALL 
 
MEMBERS PRESENT 
Chair Hans Hansen 
Commissioner Doug Eischens 
Commissioner Jeff Bernhagen 
Commissioner Rick Cobbs 
Commissioner Eric Julien 
 
STAFF PRESENT 
Building Official Baker, City Planner Lauren Wahlberg, Administrator Buchholtz 
 
OTHERS PRESENT 
Ryan and Kelsey Hollihan, 518 Rosedale Road NE 
Marty Fischer, Premier Commercial Properties 
Reverend Zuku John Yalley, Jesus Christ International Ministry 
 
3.     PLEDGE OF ALLEGIANCE 
 
4.     ELECT OFFICERS 
 

A. Chair 
 
Motion made by Commissioner Eischens, seconded by Commissioner Julien, to elect 
Commissioner Hansen as Chair for 2022. 
 
Voting Yea:  Commissioner Bernhagen, Commissioner Cobbs, Commissioner Eischens, 
Commissioner Julien.  Abstain:  Chair Hansen.  Motion carried. 
 
B. Vice Chair 
 
Motion made by Commissioner Julien, seconded by Commissioner Cobbs, to elect 
Commissioner Bernhagen has Vice Chair for 2022. 
 
Voting Yea:  Chairperson Hansen, Commissioner Bernhagen, Commissioner Cobbs, 
Commissioner Eischens, Commissioner Julien.  Motion carried. 
 



OFFICIAL PROCEEDINGS PAGE 2 January 24, 2022 
 
 
5.     APPROVAL OF MINUTES 
 

A. Approval of Minutes - October 25, 2021 
 
Motion made by Commissioner Bernhagen, seconded by Commissioner Julien, to approve the 
minutes from the October 25, 2021 Planning Commission meeting. 
 
Voting Yea:  Chairperson Hansen, Commissioner Bernhagen, Commissioner Cobbs, 
Commissioner Eischens, Commissioner Julien.  Motion carried. 

 
6.     PUBLIC HEARING 

A. Conditional Use Permit for Assembly Use - Jesus Christ International Ministry, 1440 85th 
Ave NE 

 
Planner Wahlberg provided an overview of the conditional use permit request from Jesus Christ 
International Ministry.  She stated that the applicant is seeking to lease space in the 1440-1450 
85th Avenue NE for a church, which is classified as an assembly use in the Zoning Code.  She 
noted that the Zoning Code classifies assembly uses in the C-1 zoning district as a conditional 
use. 
 
Planner Wahlberg said that the church will use 4,000 square feet of leased space for a 
preaching/sanctuary space, restrooms, educational space and administrative offices.  She noted 
that the applicant stated that 22 people will be in the worship area and 10 children in the 
education area at any one time.  She stated the church predicts a maximum parking need of 7 
cars on Sunday mornings. 
 
Planner Wahlberg stated that she has reviewed the application and is recommending approval 
of the application, with the following conditions: 
 
1. The property owners will reserve at least 12 spaces on Sunday morning for exclusive use by 

the church.  The applicant and the property owner will need to discuss the number of 
spaces the church needs during evenings and weekdays.  The spaces for church use will be 
clearly marked and the building owner will enforce the use of them.  If parking becomes a 
problem, in the City’s sole opinion, on-site or on the street, the City reserves the right to 
review the Conditional Use Permit and impose additional conditions, limit the use of the 
space or revoke the Conditional Use Permit. 

2. The property owner and church will arrange for off-site joint parking with an adjacent 
property if parking needs grow beyond available parking. 

3. The church or the property owners will apply for a sign permit if and when the church 
wishes to install new signage, which will comply with the City’s sign regulations. 

4. Any changes proposed to the exterior of the building or site as a result of this church use, 
other than signage will be reviewed by City staff to see if such changes require review of the 
Conditional Use Permit.  In such a case, the City reserves the right to refer the Conditional 
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Use Permit to the Planning Commission and City Council and impose additional conditions 
or limit the use of the space. 

 
Rev. Zuku John Yalley, head pastor of Jesus Christ International Ministries (J-CIM), stated that 
they plan to start a small ministry in Spring Lake Park.  He stated that J-CIM plans to deliver a 
service to the community, providing support to people in areas such as hunger, emotional 
stress, hopelessness, confusion, sickness, joblessness and homelessness. 
 
Administrator Buchholtz inquired about growth plans for the congregation.  Rev. Yalley stated 
that he is unsure how much the church will grow over the 4-year term of the lease.  He stated 
that if the church outgrew the facility, they would look for a more permanent home. 
 
Commissioner Eischens inquired about code requirements.  Building Official Baker noted that, 
should the CUP be approved, the applicant will need to apply for a Certificate of Occupancy for 
the site, which could result in improvements to bring the site up to current Building and 
Accessibility Codes.  Administrator Buchholtz noted that while these could be significant and 
could result in the applicant not moving forward, the Commission is evaluating the CUP 
application based on zoning ordinance requirements. 
 
Commissioner Bernhagen inquired about parking lot striping.  Administrator Buchholtz noted 
that parking lot striping can be included as a condition of approval. 
 
Chair Hansen opened the public hearing at 7:45 pm.  Hearing no public input, Chair Hansen 
closed the public hearing at 7:46 pm. 
 
Motion made by Commissioner Cobbs, seconded by Commissioner Julien to recommend 
approval of the conditional use permit to J-CIM for an assembly use at 1440 85th Avenue NE, 
subject to the following conditions: 
 

1. The property owners will reserve at least 12 spaces on Sunday morning for exclusive use 
by the church.  The applicant and the property owner will need to discuss the number of 
spaces the church needs during evenings and weekdays.  The spaces for church use will 
be clearly marked and the building owner will enforce the use of them.  If parking 
becomes a problem, in the City’s sole opinion, on-site or on the street, the City reserves 
the right to review the Conditional Use Permit and impose additional conditions, limit 
the use of the space or revoke the Conditional Use Permit. 

2. The property owner and church will arrange for off-site joint parking with an adjacent 
property if parking needs grow beyond available parking. 

3. The church or the property owners will apply for a sign permit if and when the church 
wishes to install new signage, which will comply with the City’s sign regulations. 

4. Any changes proposed to the exterior of the building or site as a result of this church 
use, other than signage will be reviewed by City staff to see if such changes require 
review of the Conditional Use Permit.  In such a case, the City reserves the right to refer 
the Conditional Use Permit to the Planning Commission and City Council and impose 
additional conditions or limit the use of the space. 
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5. All parking lot areas shall be striped in accordance with current Code standards. 
 
Voting Yea:  Chairperson Hansen, Commissioner Bernhagen, Commissioner Cobbs, 
Commissioner Eischens, Commissioner Julien.  Motion carried. 
 
B. Variance from Impervious Surface Maximum and Maximum Percentage of Lot Coverage for 

Structures Regulations for Backyard Pool - Ryan & Kelsey Hollihan, 518 Rosedale Road NE 
 
Administrator Buchholtz provided an overview of the variance application.  He stated that Ryan 
and Kelsey Hollihan are requesting a variance from two sections of the City Code to permit the 
construction of a 16 foot by 32 foot in-ground swimming pool in their backyard for aquatic 
therapy purposes.  He stated that the pool addition would require a variance from Section 
16.20.090 of the Zoning Code which limits impervious surface coverage to 50% of any zoning lot 
in the R-1 district and from Appendix E of the Zoning Code limiting the maximum percentage of 
lot coverage for all structures in the R-1 district to 35%. 
 
Administrator Buchholtz stated that staff’s review determined the pool will not alter the 
character of the neighborhood as in-ground pools are found in the community and that the 
pool will be screened by existing fencing on the south and west property lines, the home to the 
north and the accessory building to the east.  Administrator Buchholtz did note that concerns 
about excess impervious surface are valid and stormwater runoff from the additional 
impervious surface would need to be addressed. 
 
Administrator Buchholtz stated that if the Planning Commission wished to recommend 
approval, it could do so with the following conditions: 
 

1. Applicant shall comply with all swimming pool performance standards specified in 
Section 16.28.020 of the Zoning Code. 

2. Applicant shall apply for a building permit prior to construction of the pool. 
3. Applicant shall ensure that no runoff from the additional impervious surface shall 

impact property owners to the west and south of the applicant’s property. 
4. [Optional] Applicant shall construct a rain garden to treat stormwater runoff generated 

by additional impervious surfaces created by the swimming pool. 
 

Kelsey Hollihan, 518 Rosedale Road NE, stated that she has been facing significant mobility 
issues resulting from nerve damage in her leg.  She stated that she has exhausted surgical 
options to address the nerve damage and insurance benefits for off-site aquatic therapy.  She 
stated that she had a letter from her surgeon strongly supporting the construction of the 
swimming pool. 
 
Commissioner Julien inquired if there was a way to reduce the amount of impervious surface on 
the lot, including the possibility of replacing concrete with pervious pavers or an alternative 
solution.  Ryan Hollihan, 518 Rosedale Road NE, stated that they could explore the installation 
of pervious pavers to replace concrete on the west side of the existing accessory building. 
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Chair Hansen opened the public hearing at 8:10 pm.  Hearing no public comment, Chair Hansen 
closed the public hearing at 8:11 pm. 
 
Commissioner Bernhagen expressed his opinion that the applicant has a number of structures 
and hard surfaces on the property already and that the addition of the swimming pool would 
be out of character for the neighbor and have negative stormwater impacts on neighboring 
properties and the City’s stormwater collection system.  Eischens agreed, stating he would like 
the applicant to make changes to the property to reduce the number of impervious surfaces 
and structures to meet the existing code. 
 
Motion made by Commissioner Julien, seconded by Commissioner Cobbs, to approve the 
variance at 518 Rosedale Road NE with the following conditions: 
 

1. Applicant shall comply with all swimming pool performance standards specified in 
Section 16.28.020 of the Zoning Code. 

2. Applicant shall apply for a building permit prior to construction of the pool. 
3. Applicant shall ensure that no runoff from the additional impervious surface shall 

impact property owners to the west and south of the applicant’s property. 
4. Applicant shall construct a rain garden to treat stormwater runoff generated by 

additional impervious surfaces created by the swimming pool.  Rain garden design and 
location shall be reviewed by the City Engineer prior to construction. 

5. Applicant shall remove the concrete walkway located on the west side of the existing 
accessory building and replace it with pervious pavers or other pervious surface to 
reduce storm water runoff. 

 
Voting Yea:  Chairperson Hansen, Commissioner Cobbs, Commissioner Julien.  Voting Nay:  
Commissioner Eischens, Commissioner Bernhagen.  Motion carried. 

 
7.     OTHER 
 
Administrator Buchholtz reported that there is an opening on the Planning Commission.  He requested 
that any residents interested in serving on the Commission to please contact City Hall for an 
application. 
 
8.     ADJOURN 
 
Motion made by Commissioner Eischens, seconded by Commissioner Bernhagen, to adjourn. 
 
Voting Yea:  Chairperson Hansen, Commissioner Bernhagen, Commissioner Cobbs, Commissioner 
Eischens, Commissioner Julien.  Motion carried. 
 
Meeting adjourned at 8:20pm. 



Planning Report 
 

 

  

To: Spring Lake Park Planning Commission   From: Phil Carlson, AICP, Stantec 
 

 City of Spring Lake Park   

File: Mr. Car Wash  
8200 Central Ave NE 
Applicant:  Brittney Whitley, CWP West Corp  
Owners: Tam Le, Jin Yuan 

Date: March 28, 2022 

 

Re: Conditional Use Permit, Preliminary Plat, Mr. Car Wash, 8200 Central Avenue NE 

INTRODUCTION 

Mr. Car Wash proposes to build a new car wash facility at 8200 Central 
Avenue NE, on the parcels now occupied by Taco Lindo restaurant and 
Hope’s Chinese Buffet. The property address is Central Avenue, but its 
access is from Middletown Road, the frontage road for Central 
Avenue/Highway 65. 

Surrounding uses are commercial uses fronting Highway 65 both north and 
south of the site, with the Cottages and Middletown townhouse residential 
uses west across Middletown Road. Across Highway 65 to the east is the 
HyVee Foods store and gas station.  

The property is guided Commercial and zoned C-1 Shopping Center, 
shown on the maps below. A car wash is a conditional use in the C-1 
district, noted in the list of uses in the code as “Auto and marine; service, 
parts, repair and wash”. They are also applying to plat the property. 
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SITE ISSUES – CONDITIONAL USE PERMIT 

The Zoning Code allows the City to impose reasonable conditions on certain uses to address issues that may impact 
surrounding properties or public health, safety, and welfare. Conditional uses are considered permitted uses to which 
reasonable conditions may be attached based on findings of fact. The assumption is that the use is allowed and the City 
needs to articulate the conditions under which the use might be approved, rather than deny it because of potential 
conditions that do not yet exist. If it appears there is no reasonable way to accommodate the use in this location, the City 
can deny the use. 

Site Operation & Access 

Car wash customers would enter off Middletown Road at the SW corner of the site, through the four-lane automated pay 
stations, then turn into the long, enclosed car wash building. Much of the wash operation is automated but there are 
attendants on duty for detailing, drying, interior vacuuming and cleaning, etc. Exiting the car wash at the north end of the 
building, customers can either go straight out the north end of the site, turning right to get directly onto Highway 65, or turn 
left within the site and get back to the parking area in front of the building where there are vacuums at each parking space 
for customers. Exiting from the parking/vacuum area is one-way out onto Middletown Road. The site plan is illustrated on 
the next page. 

Within the building there are also restrooms for customers, office space and service functions for staff, and mechanical 
equipment. The pay station canopy is a separate structure apart from the main building. There are two small, enclosed 
structures for the vacuum equipment, one on each end of the parking area with underground tubing connecting to each 
vacuum station. Next to the south vacuum equipment enclosure is the trash dumpster enclosure. 

Traffic 

The access points described above are the three driveways for the site: one-way in at the SW corner of the site from 
Middletown Road, one-way out next to it from the parking/vacuum area, also onto Middletown Road, and one-way out at 
the NE corner of the site. It will be important to have clear signage so that traffic can be managed safely. 

The current two properties have four driveways onto Middletown Road between them – separate entrance and exit 
driveways for Taco Lindo on the west side of the site, a two-way driveway for Hope’s Chinese Buffet on the west side of 
the site, and a two-way driveway out the north end of the site for Hope’s. The proposed Mr. Car Wash plan would replace 
these four with the three described above. Public works and engineering recommends that the north access drive, 
proposed as one-way out, be signed to only allow right turns onto Highway 65, and not allow traffic to go straight onto 
northbound Middletown Road. The existing and proposed driveways are illustrated on the site plan on the next page. 

An issue with any drive-through type facility is adequate stacking and making sure that cars waiting in line don’t interfere 
with cars on the adjacent street. The site plan submitted by the applicants shows 19 cars waiting in the pay station lines.  
This may be adequate, depending on their experience with their facilities. But on a very busy day cars may back up onto 
Middletown Road, or be tempted to do so. There needs to be clear signage so that stacking onto the road is not allowed 
and also a condition in the CUP that any traffic problems could result in review and revocation of the permit.   

Parking 

There are 24 parking spaces in front of the building in the parking/vacuum area. This would serve customers and staff for 
the facility. Spring Lake Park’s parking standards require 10 spaces per lane in a commercial car wash. This facility may 
be different than what was imagined for a “commercial car wash” when the code was written. We recommend relying on 
the applicants’ experience with their facilities to propose adequate parking.  
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Landscaping & Screening 

The landscape plan proposes significant landscaping on the 
west side of the site towards the existing townhouses, 
consisting of spruce, cedar and pine trees. There are large 
deciduous trees proposed in other parts of the site and four 
existing trees on the north side of the site are to be saved. 
There is a generous and varied complement of shrubs and 
perennials around the site and building as well.  

Noise 

The car wash operations are noisy, especially the blowers for 
drying, but they will be within the building and should be 
significantly muffled by the building and by the fact that the 
entry and exit doors face north and south, not toward the 
nearby residential uses. The vacuums can also be noisy and 
may need more muffling than would be provided by the 
proposed landscaping. We have asked for noise information 
from the applicants. Even if the site meets State standards a 
noise source can still be pretty annoying. We suggest some 
reasonable mitigation, which could include a solid fence or wall 
on the west side of the site to block noise. The graphic above 
right shows the site plan over an aerial. The purple area is 
where the vacuums are, the yellow lines are potential fence/wall 
locations to block the noise. The arrows show noise from four 
locations in the vacuum area. The orange arrows show noise 
that is directly blocked or at least muffled by the fence and red 
lines show noise that would get past the fences. With the two 
yellow fence lines suggested the only places noise would get 
directly through is to the south to other commercial uses, to the 
west at the driveway between the Middletown townhouses, and 
to the NW past the east edge of the Cottages. If we require a 
fence, we want it to block as much noise as possible but not 
block visibility for cars going in and out of the site.  

Lighting 

Lighting is proposed with wall-mounted fixtures on all sides of 
the building plus 20-ft tall light poles in three locations. All lights 
will be downcast cutoff type fixtures which will not spill more 
than 0.5 footcandle beyond the property lines or onto the public 
street. Initially the lights on the east side of the budling facing 
Highway 65 were proposed as “up/down sconces” meaning that 
they would shine both up and down. We recommend there be 
no up lighting. The lighting scheme is illustrated, approximately, 
to the right.   

 



March 28, 2022 
Spring Lake Park Planning Commission   
Page 5 of 7  

Re: Conditional Use Permit, Preliminary Plat, Mr. Car Wash, 8200 Central Avenue NE 

  

Hours 

The applicants’ narrative proposed hours of 7:30 am to 7:00 pm, which is reasonable. 

Signage 

Signage is proposed on all four sides of the building and will need to meet the City’s sign permit standards. 

Building Materials 

The exterior materials on the main building will be a combination of decorative block, concrete block, EIFS, pre-finished 
metal panels, and stone veneer. As we understand the architectural drawings, parts of the main building and accessory 
buildings are proposed to be painted concrete block or painted wood siding. The architecture is interesting and varied, but 
we recommend that the building materials not include painted concrete block, but rather integrally colored block and no 
wood.    

PRELIMINARY PLAT 

The property is now two lots and the applicants propose to plat it into one new lot, a plat to be called Middletown 65. The 
City Engineer is requesting including the following within that plat: 

1) Include a 5-wide drainage and utility easement along the south and east sides of the plat.  

2) Include a 15-foot wide drainage and utility easement along the west and north sides of the plat.  

3) Provide a separate, 10-foot wide road and sidewalk easement document covering the west and north sides of 
the plat.  Record this road and sidewalk easement when the plat is recorded. 

RECOMMENDATION 

Conditional Use Permit 

I recommend that the Conditional Use Permit for the proposed Mr. Car Wash at 8200 Central Avenue NE be approved as 
submitted on plans from Kimley-Horn dated 3-3-2022 and architectural elevations from Mr. Car Wash (no date), with 
following conditions: 

1) Hours of operation will be 7:30 am to 7:00 pm. 

2) If noise information from the applicants warrants additional sound mitigation, a solid fence or wall 6 feet in height 
will be installed on the west side of the site as illustrated in the Planner’s report dated March 28, 2022, to block 
noise from the vacuum and parking area. The fence or wall will be of materials and colors compatible with the 
building, to be reviewed and approved by the City Administrator. 

3) The entry drive on Middletown Road will be signed as entrance only and indicating that no stacking is allowed 
onto the public street. If the City becomes aware of problems with cars stacking in the street or other traffic 
problems on site, the City Council reserves the right to review and potentially revoke the Conditional Use Permit. 

4) Building materials will not include painted concrete block or wood. All concrete block will be integrally colored. 
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5) All lighting will be downcast cutoff type fixtures that allow no more than 0.5 footcandle of light spillage beyond the 
property lines or onto the public road rights-of-way. This includes the up/down sconces proposed on the east 
side of the car wash building, which will not include any up lighting. 

6) Signage will be submitted for a sign permit before a building permit is issued. 

7) The driveway at the north side of the site will include signage indicating exit only and right turn onto Highway 65. 

8) All landscaping will be installed as indicated on the landscape plan and guaranteed for at least one year. 

9) All requirements of the City Engineer will be followed for engineering and utility issues prior to issuing a building 
permit. 

Finding of Fact for Approval of Conditional Use Permit 

1) The City has standards for review of conditional uses to review and regulate potential impacts to surrounding 
properties and public roadways. 

2) The proposed car wash use may generate traffic that could impact area roadways. Limiting and regulating traffic 
on and around the site is a reasonable exercise of the City’s authority. 

3) The proposed car wash use may generate noise beyond an acceptable level given its location near existing 
residential uses. Requiring screening to block noise is a reasonable exercise of the City’s authority. 

4) The use as conditioned with this approval meets the criteria for approving a Conditional Use Permit in Section 
16.56.030(E)(1) of the City Code. 

Preliminary Plat 

I recommend that the Planning Commission recommend approval of the preliminary plat with the following conditions:  

1) Include a 5-wide drainage and utility easement along the south and east sides of the plat.  

2) Include a 15-foot wide drainage and utility easement along the west and north sides of the plat.  

3) Provide a separate, 10-foot wide road and sidewalk easement document covering the west and north sides of 
the plat.  Record this road and sidewalk easement when the plat is recorded. 

Finding of Fact for Approval of Preliminary Plat 

1) The City has reasonable expectations for provision of streets, sidewalks, utilities, and other public functions. 
Requiring property to dedicate easements for such features is reasonable. 

OPTIONS 

1) Recommend approval of the CUP and Preliminary Plat as presented with the recommended conditions and 
findings, or as modified by the Planning Commission. 

2) Recommend denial of the CUP and Preliminary Plat, with findings for denial.  

3) Continue one or both items to a future meeting to gather more information or more discussion. 
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60-DAY RULE 

The Conditional Use Permit application was received on March 2, 2022 and was considered complete on March 11, 2022, 
with receipt of the landscape plan. The 60-day deadline for final action by the City Council is May 11, 2022.  

The Preliminary Plat has its own 120-day deadline under State statute. The application was received on March 2, 2022. 
The deadline for final action by the City Council is July 10, 2022.  

 







City of Spring Lake Park 
Conditional Use Permit Worksheet 

 
A conditional use permit cannot be approved unless the Planning and Zoning Commission and the City 

Council make certain findings and recommendations.  Please provide a response on how/why your project 

meets the below stated criteria.  Use additional sheets if necessary.  If some items are not applicable for 

your project, write N/A.  Contact the Zoning Administrator with any questions. 

1. That the proposed use at the particular location requested is necessary or desirable to provide a 

service or a facility which is in the interest of public convenience and will contribute to the 

general welfare of the neighborhood or community.      

            

            

             

2. That the use will not be detrimental to the health, safety, morals, or general welfare of persons 

residing or working in the vicinity of the use or injurious to property values/improvements 

within the vicinity of the use.         

            

            

             

3. That the proposed use will comply with the regulations specified in Chapter 153 of the Zoning 

Code.            

            

            

             

4. That the proposed use shall not have a detrimental effect on the use and enjoyment of other 

property in the immediate vicinity.        

            

            

             

  

arik.lokensgard
Text Box
The proposed use will revitalize the existing lot via providing a desirable and convenient service that is becoming more popular as consumer demand increases in this segment. Along with the investment in a modern building, the site will utilize specific planting, traffic patterns, and provide stormwater management that will all benefit the community.

arik.lokensgard
Text Box
The proposed use will not be detrimental to the health, safety, morals, or welfare of persons near the facility. The proposed building and site provide adequate accessible routes throughout the site. Also, the building is positioned in such a way on the site that it is closer to Highway 65, the noisiest portion of the site that carries 40,000 vehicles per day.

arik.lokensgard
Text Box
Chapter 153 does not currently exist within the City's Code, however the development team will continue to work with City Staff such that the project will comply with zoning code ordinances.

arik.lokensgard
Text Box
It is anticipated that the proposed use will not have a detrimental effect on the use and enjoyment of other property in the vicinity. The current site consists of a pair of restaurants - the proposed project will revitalize the parcel with a reinvestment in modern sustainable building materials and landscaping, providing a welcoming experience for members of the community.



City of Spring Lake Park  Conditional Use Permit Worksheet 

Page | 2  
 

 

5. That the use will not lower property values or impact scenic views in the surrounding area. 

            

            

            

             

6. That existing utilities, streets, highways and proposed access roads will be adequate to 

accommodate anticipated traffic.        

            

            

             

7. That the use includes adequate protection for the natural drainage system and natural 

topography.           

            

            

             

8. That the proposed use includes adequate measures to prevent or control offensive odor, fumes, 

dust, noise or vibration so that none of these will constitute a nuisance.    

            

            

             

9. That the proposed use will not stimulate growth incompatible with prevailing density standards. 

            

            

            

             

 

arik.lokensgard
Text Box
N/A - no anticipated scenic views, and no anticipated lowering of adjacent property values.

arik.lokensgard
Text Box
It is anticipated that the existing infrastructure is suitable to accommodate the anticipated traffic generated as part of this redevelopment.

arik.lokensgard
Text Box
The proposed project and topography generally follows the existing drainage patterns. There is a ditch within the Hwy-65 right-of-way that is proposed to be unchanged as part of this redevelopment, and stormwater on-site will be collected and treated such that it is released at a lower rate than the existing condition.

arik.lokensgard
Text Box
The development team will continue to work with the city such that suitable measures to reduce noise are employed.  The project includes the latest car wash technologies to minimize noise and the building has been located along a state hwy that carries 40,000 vehicles per day.  Additionally, the hours of operation are proposed to be between the daytime hours of 7:30am and 7:00pm.

arik.lokensgard
Text Box
It is anticipated that the proposed use will not stimulate growth incompatible with prevailing density standards. 
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N.T.S.
SITE

SPRING LAKE PARK, ANOKA COUNTY, MN

1. CONTRACTOR SHALL CONFIRM THAT THE EXISTING CONDITIONS FOR THE SITE MATCH
WHAT IS SHOWN ON THE DRAWINGS INCLUDED PRIOR TO CONSTRUCTION.

2. IF REPRODUCED, THE SCALES SHOWN ON THESE PLANS ARE BASED ON A ANSI full bleed D
(34.00 x 22.00 Inches) SHEET.

3. ALL NECESSARY INSPECTIONS AND/OR CERTIFICATIONS REQUIRED BY CODES AND/OR
UTILITY SERVICES COMPANIES SHALL BE PERFORMED PRIOR TO ANNOUNCED BUILDING
POSSESSION AND THE FINAL CONNECTION OF SERVICES.

4. ALL GENERAL CONTRACTOR WORK TO BE COMPLETED (EARTHWORK, FINAL UTILITIES,
AND FINAL GRADING) BY THE MILESTONE DATE IN PROJECT DOCUMENTS.

NOTES:

LANDSCAPE ARCHITECT
KIMLEY-HORN AND ASSOCIATES, INC.
767 EUSTIS STREET, SUITE 100
St. PAUL, MN 55114
TELEPHONE (651) 645-4197

PROJECT TEAM:

SURVEYOR
EGAN, FIELD, AND NOWAK, INC.
475 OLD HIGHWAY 8 NW, SUITE 800
NEW BRIGHTON, MN 55112
TELEPHONE: (612) 466-3368
CONTACT: CHRIS TERWEDO

ENGINEER
KIMLEY-HORN AND ASSOCIATES, INC.

PREPARED BY: BRIAN M. WURDEMAN,
P.E.
767 EUSTIS STREET, SUITE 100
ST. PAUL, MN 55114
TELEPHONE (651) 645-4197

DEVELOPER
MISTER CAR WASH

222 E 5TH STREET
TUCSON, AZ 85719
TELEPHONE: (520) 615-4000
PM: BRITTNEY WHITLEY

MCW - SPRING LAKE PARK, MN
SECTION 1, TOWNSHIP 30N, RANGE 24W

FOR
SITE DEVELOPMENT PLANS

Know what'sbelow.
before you dig.Call

ARCHITECT
A.23 STUDIOS
711 EAST 9TH STREET
TUCSON, AZ 85719
TELEPHONE: (520) 903-2323
CONTACT: BURAK BEKAT

DRAWING INDEX
Sheet Number Sheet Title

C000 COVER SHEET

C400 SITE PLAN

C500 GRADING PLAN

C600 UTILITY PLAN

MULTICORELINK:C4-SITE PLAN-C400 SITE PLAN
MULTICORELINK:C4-SITE PLAN-C400 SITE PLAN
MULTICORELINK:C5-GRADING PLAN-C500 GRADING PLAN
MULTICORELINK:C5-GRADING PLAN-C500 GRADING PLAN
MULTICORELINK:C6-UTILITY PLAN-C600 UTILITY PLAN
MULTICORELINK:C6-UTILITY PLAN-C600 UTILITY PLAN


CAR WASH
130' TUNNEL

±5,400 SF

10' DRAINAGE AND UTILITY EASEMENT

EXISTING
MONUMENT SIGN

10' DRAINAGE AND UTILITY EASEMENT

10' PARKING SETBACK

30' BUILDING SETBACK

10' PARKING SETBACK

30' BUILDING SETBACK

25' PARKING SETBACK

40' BUILDING SETBACK

10' PARKING SETBACK

15' BUILDING SETBACK

VACUUM ENCLOSURE

TRANSFORMER PAD

TRASH ENCLOSURE

VACUUM ENCLOSURE
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BUILDING  DATA SUMMARY
AREAS

PROPOSED PROPERTY 1.46 AC

BUILDING AREA ±5,400 SF

PARKING

REQUIRED PARKING 4 SPACES PER 1,000 SF

PROPOSED PARKING 25 SPACES

ADA STALLS REQ'D / PROVIDED 1 STALLS / 1 STALLS

LEGEND

SITE PLAN NOTES
1. ALL WORK AND MATERIALS SHALL COMPLY WITH ALL CITY/COUNTY REGULATIONS

AND CODES AND O.S.H.A. STANDARDS.

2. CONTRACTOR SHALL REFER TO THE ARCHITECTURAL PLANS FOR EXACT
LOCATIONS AND DIMENSIONS OF VESTIBULES, SLOPE PAVING, SIDEWALKS, EXIT
PORCHES, TRUCK DOCKS, PRECISE BUILDING DIMENSIONS AND EXACT BUILDING
UTILITY ENTRANCE LOCATIONS.

3. ALL INNER CURBED RADII ARE TO BE 2' AND OUTER CURBED RADII ARE TO BE <10'>
UNLESS OTHERWISE NOTED. STRIPED RADII ARE TO BE 5'.

4. ALL DIMENSIONS AND RADII ARE TO THE FACE OF CURB UNLESS OTHERWISE
NOTED.

5. EXISTING STRUCTURES WITHIN CONSTRUCTION LIMITS ARE TO BE ABANDONED,
REMOVED OR RELOCATED AS NECESSARY. ALL COST SHALL BE INCLUDED IN BASE
BID.

6. CONTRACTOR SHALL BE RESPONSIBLE FOR ALL RELOCATIONS, (UNLESS
OTHERWISE NOTED ON PLANS) INCLUDING BUT NOT LIMITED TO, ALL UTILITIES,
STORM DRAINAGE, SIGNS, TRAFFIC SIGNALS & POLES, ETC. AS REQUIRED.  ALL
WORK SHALL BE IN ACCORDANCE WITH GOVERNING AUTHORITIES REQUIREMENTS
AND PROJECT SITE WORK SPECIFICATIONS AND SHALL BE APPROVED BY SUCH. ALL
COST SHALL BE INCLUDED IN BASE BID.

7. SITE BOUNDARY, TOPOGRAPHY, UTILITY AND ROAD INFORMATION TAKEN FROM A
SURVEY BY EGAN, FIELD & NOWAK, INC.

KIMLEY-HORN ASSUMES NO LIABILITY FOR ANY ERRORS, INACCURACIES, OR
OMISSIONS CONTAINED THEREIN.

8. TOTAL LAND AREA IS 1.12 ACRES.

9. PYLON / MONUMENT SIGNS SHALL BE CONSTRUCTED BY OTHERS. SIGNS ARE
SHOWN FOR GRAPHICAL & INFORMATIONAL PURPOSES ONLY. CONTRACTOR TO
VERIFY SIZE, LOCATION AND ANY REQUIRED PERMITS NECESSARY FOR THE
CONSTRUCTION OF THE PYLON / MONUMENT SIGN.

10. CONTRACTOR SHALL REFERENCE ARCH / MEP PLANS FOR SITE LIGHTING AND
ELECTRICAL PLAN.

11. NO PROPOSED LANDSCAPING SUCH AS TREES OR SHRUBS, ABOVE AND
UNDERGROUND STRUCTURES, OR OTHER OBSTRUCTIONS SHALL BE LOCATED
WITHIN EXISTING OR PROPOSED UTILITY EASEMENTS AND RIGHTS OF WAY UNLESS
SPECIFICALLY NOTED ON PLANS OTHERWISE.

12. REFERENCE ARCHITECTURAL PLANS FOR DUMPSTER ENCLOSURE DETAILS.

13. REFER TO FINAL PLAT OR ALTA SURVEY FOR EXACT LOT AND PROPERTY
BOUNDARY DIMENSIONS.

14. ALL AREAS ARE ROUNDED TO THE NEAREST SQUARE FOOT.

15. ALL DIMENSIONS ARE ROUNDED TO THE NEAREST TENTH FOOT.

16. ALL PARKING STALLS TO BE 13' IN WIDTH AND 18' IN LENGTH UNLESS OTHERWISE
INDICATED.

PROPERTY SUMMARY
SPRING LAKE PARK, MN MISTER CAR WASH

TOTAL PROPERTY AREA 1.46 AC

ZONING SUMMARY

EXISTING ZONING C-1

PROPOSED ZONING C-1

PARKING SETBACKS
FRONT: 25'

SIDE: 10'
REAR: 10'

BUILDING SETBACKS
FRONT: 40'

SIDE: 15'
REAR: 30'

KEYNOTE LEGEND
CONCRETE SIDEWALK

MATCH EXISTING EDGE OF PAVEMENT/ CURB & GUTTER

ACCESSIBLE CURB RAMP

ACCESSIBLE PARKING SIGN

ACCESSIBLE PARKING STALL

AREA STRIPED WITH 4" SYSL @ 45° 2' O.C.

CONCRETE PAVEMENT PER MISTER CARWASH STANDARDS AND
SPECIFICATIONS

LANDSCAPE AREA

VERTICAL CURB (TYP.)

TRANSITION CURB

FLUSH CURB

ROLLED CURB

TRENCH DRAIN WITH EXIT SIGN PER MISTER CAR WASH
STANDARDS AND SPECIFICATIONS
BYPASS GATE PER MISTER CAR WASH STANDARDS AND
SPECIFICATIONS

DIRECTIONAL TRAFFIC ARROW. PER GREENBOOK STANDARDS

VACUUM EQUIPMENT: REF. ARCHITECTURAL PLANS

POS CANOPY AND EQUIPMENT: REF. ARCHITECTURAL PLANS

A

B

C

D

E

F

G

H

I

J

K

L

M

N

O

P

Q

PROPOSED CURB AND GUTTER

PROPERTY LINE

PROPOSED FENCE

SETBACK LINE

PROPOSED CONCRETE SIDEWALK

PROPOSED CONCRETE PAVEMENT

NORTH



D

D

D

D

D

D

GRADING LIMITS (TYP.)

GRADING LIMITS (TYP.)

GRADING LIMITS (TYP.)

GRADING LIMITS (TYP.)

CAR WASH
130' TUNNEL

MAIN FFE: 910.00

10' DRAINAGE AND UTILITY EASEMENT

EXISTING
MONUMENT SIGN

10' DRAINAGE AND UTILITY EASEMENT
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UNDERGROUND STORMWATER MANAGEMENT SYSTEM
PRINSCO HS75 CHAMBERS OR APPROVED EQUAL

WQV: 3160 CF
TOTAL VOLUME PROVIDED: 7560 CF

CHAMBER IE: 702.50
TOP OF STONE: 705.67

100-YR HWL: 905.46

FFE: 909.25

FF
E:

 9
09

.8
3
FFE: 909.50

ST-403
CBMH
RE:911.33
IE:905.00 NW
IE:905.00 SW

ST-401
MH
RE:909.76
IE:903.41 E
IE:903.41 NW

ST-400
MH
RE:909.12
IE:902.71 SE

ST-201
MH

RE:909.01
IE:903.72 NE
IE:903.72 SE

ST-404
CONNECT TO
TRENCH DRAIN
IE:907.60 SE

ST-200
MH
RE:908.74
IE:903.57 NW

ST-300
MH
RE:908.68
IE:903.90 W

ST-402
CBMH
RE:908.61
IE:903.77 NE
IE:903.77 W

OCS-101
OUTLET CONTROL
STRUCTURE
RE:908.51
IE:902.50 W

ST-203
CB
RE:908.48
IE:904.98 SW

ST-202
CBMH

RE:908.16
IE:904.08 NE
IE:904.08 SW

ST-302
CB
RE:908.05
IE:904.55 NE

ST-301
CBMH

RE:907.69
IE:904.27 SW

IE:904.27 E

EX-100
CONNECT TO
EXISTING CB

IE:902.50 E

27 LF - 12" RCP
@ 9.62%

123 LF - 12" RCP
@ 1.00%

36 LF - 15" RCP
@ 1.00%

70 LF - 15" RCP
@ 1.00%

90 LF - 15" RCP
@ 1.00%

36 LF - 15" RCP
@ 1.00%

15 LF - 15" RCP
@ 1.00%

49 LF - 15" RCP
@ 0.00%

28 LF - 15" RCP
@ 1.00%

38 LF - 15" RCP
@ 1.00%

ME:908.17

ME:907.75

ME:907.31

ME:908.66

ME:908.58

ME:908.90

ME:908.62

ME:908.62

ME:909.83

ME:910.00

ME:908.95
T/G:909.64

T/G:909.20

T/G:909.65

T/G:909.67

T/G:909.40

T/G:909.73

T/G:909.72

G:908.60

G:909.42

G:910.31

G:909.52

G:909.16

G:909.20

G:909.23

G:908.79

G:908.85

G:909.11

G:908.93

G:908.94

G:909.04

T/G:909.07

T/G:909.07
G:908.77

G:908.59

G:908.75

G:908.93
G:908.57

G:907.52

G:909.14

G:909.60

G:909.70

G:910.02
G:910.31

G:909.50
G:909.50

G:909.84
G:909.84

G:908.73

G:909.28

G:908.59

G:909.32

G:909.46
G:909.64

G:909.39

G:908.65

G:909.16

G:909.40

G:909.40

G:909.40

G:909.40

G:909.40
G:909.25

G:909.20
T/G:909.30
T/G:909.28

910.60
910.12

909.91

909.93

910.00

909.76

910.00

910.00

909.97

909.97
909.98

909.94

909.96

909.99
910.00

910.00

910.01

910.14

910
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8
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9
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9
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91091
0
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9
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908
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1.30% 1.57%

1.45%

2.1
5%

1.51%

1.68%

2.83%

1.57%

2.51%

1.53%

1.50%

1.60%
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GRADING PLAN NOTES
1. ALL WORK SHALL BE PERFORMED IN ACCORDANCE WITH THE CITY OF SPRING LAKE

PARK, SPECIFICATIONS AND BUILDING PERMIT REQUIREMENTS.

2. CONTRACTOR TO CALL GOPHER STATE CALL ONE @ <1-800-252-1166> AT LEAST TWO
WORKING DAYS PRIOR TO EXCAVATION/CONSTRUCTION FOR UTILITY LOCATIONS.

3. STORM SEWER PIPE SHALL BE AS FOLLOWS:
RCP PER ASTM C-76
HDPE: 0" - 10" PER AASHTO M-252
HDPE: 12" OR GREATER PER ASTM F-2306
PVC SCH. 40 PER ASTM D-1785

STORM SEWER FITTINGS SHALL BE AS FOLLOWS:
RCP PER ASTM C-76, JOINTS PER ASTM C-361, C-990, AND C-443
HDPE PER ASTM 3212
PVC PER ASTM D-3034, JOINTS PER ASTM D-3212

4. CONTRACTOR TO FIELD VERIFY THE LOCATIONS AND ELEVATIONS OR EXISTING
UTILITIES AND TOPOGRAPHIC FEATURES PRIOR TO THE START OF SITE GRADING.  THE
CONTRACTOR SHALL IMMEDIATELY NOTIFY THE PROJECT ENGINEER OF ANY
DISCREPANCIES OR VARIATIONS.

5. SUBGRADE EXCAVATION SHALL BE BACKFILLED IMMEDIATELY AFTER EXCAVATION TO
HELP OFFSET ANY STABILITY PROBLEMS DUE TO WATER SEEPAGE OR STEEP SLOPES.
WHEN PLACING NEW SURFACE MATERIAL ADJACENT TO EXISTING PAVEMENT, THE
EXCAVATION SHALL BE BACKFILLED PROMPTLY TO AVOID UNDERMINING OF EXISTING
PAVEMENT.

6. CONTRACTOR SHALL BE RESPONSIBLE FOR ALL HORIZONTAL AND VERTICAL CONTROL.

7. CONTRACTOR SHALL EXCAVATE DRAINAGE TRENCHES TO FOLLOW PROPOSED STORM
SEWER ALIGNMENTS.

8. GRADES SHOWN ARE FINISHED GRADES. CONTRACTOR SHALL ROUGH GRADE TO
SUBGRADE ELEVATION AND LEAVE STREET READY FOR SUBBASE.

9. ALL EXCESS MATERIAL, BITUMINOUS SURFACING, CONCRETE ITEMS, ANY ABANDONED
UTILITY ITEMS, AND OTHER UNSTABLE MATERIALS SHALL BECOME THE PROPERTY OF
THE CONTRACTOR AND SHALL BE DISPOSED OF OFF THE CONSTRUCTION SITE.

10. REFER TO THE UTILITY PLAN FOR SANITARY SEWER MAIN, WATER MAIN SERVICE
LAYOUT AND ELEVATIONS AND CASTING / STRUCTURE NOTATION.

11. CONTRACTOR IS RESPONSIBLE FOR CONSTRUCTION OF PAVEMENTS AND CURB AND
GUTTER WITH SMOOTH UNIFORM SLOPES TO PROVIDE POSITIVE DRAINAGE.

12. INSTALL A MINIMUM OF <4" CLASS 5> AGGREGATE BASE UNDER CURB AND GUTTER AND
CONCRETE SIDEWALKS.

13. UPON COMPLETION OF EXCAVATION AND FILLING, CONTRACTOR SHALL RESTORE ALL
STREETS AND DISTURBED AREAS ON SITE.  ALL DISTURBED AREAS SHALL BE
RE-VEGETATED WITH A MINIMUM OF <4" OF TOPSOIL>.

14. ALL SPOT ELEVATIONS/CONTOURS ARE TO GUTTER / FLOW LINE UNLESS OTHERWISE
NOTED.

15. GRADING FOR ALL SIDEWALKS AND ACCESSIBLE ROUTES INCLUDING CROSSING
DRIVEWAYS SHALL CONFORM TO CURRENT ADA STATE/NATIONAL STANDARDS. IN NO
CASE SHALL ACCESSIBLE RAMP SLOPES EXCEED 1 VERTICAL TO 12 HORIZONTAL.  IN NO
CASE SHALL SIDEWALK CROSS SLOPES EXCEED 2% . IN NO CASE SHALL LONGITUDINAL
SIDEWALK SLOPES EXCEED 5%. IN NO CASE SHALL ACCESSIBLE PARKING STALLS OR
AISLES EXCEED 2% (1.5% TARGET) IN ALL DIRECTIONS. SIDEWALK ACCESS TO EXTERNAL
BUILDING DOORS AND GATES SHALL BE ADA COMPLIANT. CONTRACTOR SHALL NOTIFY
ENGINEER IMMEDIATELY IF ADA CRITERIA CANNOT BE MET IN ANY LOCATION PRIOR TO
PAVING. NO CONTRACTOR CHANGE ORDERS WILL BE ACCEPTED FOR A.D.A COMPLIANCE
ISSUES.

16. MAINTAIN A MINIMUM OF 0.5% GUTTER SLOPE TOWARDS LOW POINTS.

17. CONTRACTOR TO PROVIDE 3" INSULATION BY 5' WIDE CENTERED ON STORM PIPE IF
LESS THAN 4' OF COVER IN PAVEMENT AREAS AND LESS THAN 3' OF COVER IN
LANDSCAPE AREAS.

18. ROOF DRAIN INVERT CONNECTIONS AT THE BUILDING SHALL BE AT ELEVATION <XXX.XX>
OR LOWER UNLESS NOTED OTHERWISE. REFERENCE MEP PLANS FOR ROOF DRAIN
CONNECTION.

19. ALL STORM SEWER CONNECTIONS SHALL BE GASKETED AND WATER TIGHT INCLUDING
MANHOLE CONNECTIONS.

20. ALL STORM SEWER PIPE SHALL BE AIR TESTED IN ACCORDANCE WITH THE CURRENT
PLUMBING CODE.

21. MAINTAIN A MINIMUM OF 1.25% SLOPE IN BITUMINOUS PAVEMENT AREAS, 0.5% SLOPE IN
CONCRETE PAVEMENT AREAS.

22. CONTRACTOR SHALL REVIEW PAVEMENT GRADIENT AND CONSTRUCT "INFALL CURB"
WHERE PAVEMENT DRAINS TOWARD GUTTER, AND "OUTFALL" CURB WHERE PAVEMENT
DRAINS AWAY FROM GUTTER.

PROPOSED STORM SEWER

PROPOSED STORM SEWER

PROPERTY LINE

EXISTING CONTOUR

PROPOSED CONTOUR925

PROPOSED SPOT ELEVATION100.00

LEGEND

PROPOSED GUTTER ELEVATION 

PROPOSED TOP OF CURB ELEVATION 

PROPOSED FLUSH PAVEMENT ELEVATION 

G:0.00

T:0.00

T/G:0.0

0.0% PROPOSED DRAINAGE DIRECTION 

ME:0.0 MATCH EXISTING ELEVATION 

PROPOSED STORM MANHOLE (SOLID CASTING)

PROPOSED STORM MANHOLE (ROUND INLET CASTING)

PROPOSED STORM MANHOLE/ CATCH BASIN (CURB INLET CASTING)

PROPOSED FLARED END SECTION

D
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CAR WASH
130' TUNNEL

±5,400 SF

10' DRAINAGE AND UTILITY EASEMENT

10' DRAINAGE AND UTILITY EASEMENT

TRANSFORMER PAD

HW
Y 

65
 N

E

M
ID

DL
ET

O
W

N 
RD

MIDDLETOWN RD

UNDERGROUND
STORMWATER
MANAGEMENT

SYSTEM

CONNECT GAS IN ROW. CONTRACTOR TO
COORDINATE AND VERIFY WITH FRANCHISE

UTILITY COMPANIES ON EXACT LOCATION

CONNECT COMM IN ROW. CONTRACTOR TO
COORDINATE AND VERIFY WITH FRANCHISE

UTILITY COMPANIES ON EXACT LOCATION

CONNECT POWER IN ROW.
CONTRACTOR TO COORDINATE AND
VERIFY WITH FRANCHISE UTILITY
COMPANIES ON EXACT LOCATION

CONNECT TO EXISTING WATERMAIN STUB
WITH 6" VALVE. CONTRACTOR TO VERIFY SIZES

AND INVERTS PRIOR TO CONSTRUCTION

6" DOMESTIC/FIRE
WATER SERVICE

NATURAL
GAS SERVICE

ELECTRIC
SERVICE

TELECOMM
SERVICE

PROPOSED SANITARY
SEWER SERVICES. REF
MEP PLANS AND
CARWASH EQUIPMENT
PLANS FOR DETAILS

PROPOSED SAND/OIL SEPARATOR. SEE
CARWASH EQUIPMENT PLANS FOR DETAILS

PROPOSED RECLAIM TANKS. SEE
CARWASH EQUIPMENT PLANS FOR DETAILS

6" WATER
SERVICE LINE

CONTRACTOR TO VERIFY INVERTS
PRIOR TO CONSTRUCTION

SS-107
CLEANOUT
RE:909.97
IE:903.00 NW

SS-105
CLEANOUT
RE:909.84
IE:903.00 NW

SS-104
CLEANOUT

RE:909.19
IE:902.76 SE
IE:902.76 NE

SS-106
CLEANOUT

RE:909.12
IE:902.75 SE
IE:902.75 NE

SS-101
MH

RE:909.08
IE:901.66 SW

IE:901.89 S
IE:901.66 NW

SS-100
CONNECT TO
EXISTING STUB
RE:908.49
IE:900.99 SE

SS-103
CONNECT TO
SEPARATOR

RE:902.84
IE:902.29 SW

SS-102
CONNECT TO
SEPARATOR
RE:902.50
IE:901.96 N

25 LF - 6" PVC
@ 1.00%

109 LF - 6" PVC
@ 1.00%

67 LF - 6" PVC
@ 1.00%

24 LF - 6" PVC
@ 1.00%

47 LF - 6" PVC
@ 1.00%

7 LF - 6" PVC
@ 1.00%
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UTILITY PLAN NOTES
1. ALL FILL MATERIAL IS TO BE IN PLACE, AND COMPACTED BEFORE   INSTALLATION OF

PROPOSED UTILITIES.

2. SANITARY SEWER PIPE SHALL BE AS FOLLOWS:
8" PVC SDR35 PER ASTM D-3034, FOR PIPES LESS THAN 12' DEEP

  8" PVC SDR26 PER ASTM D-3034, FOR PIPES MORE THAN 12' DEEP
6" PVC SCHEDULE 40 PER ASTM D-1785
DUCTILE IRON PIPE PER AWWA C150

3. WATER LINES SHALL BE AS FOLLOWS:
6" AND LARGER, PVC C-900 PER ASTM D 2241
CLASS 200 UNDER COUNTY ROADS, OTHERWISE CLASS 150
4" AND LARGER DUCTILE IRON PIPE PER AWWA C150
SMALLER THAN 3" PIPING SHALL BE COPPER TUBE TYPE "K" PER
ANSI 816.22 OR PVC, 200 P.S.I., PER ASTM D1784 AND D2241.

4. MINIMUM TRENCH WIDTH SHALL BE 2 FEET.

5. ALL WATER JOINTS ARE TO BE MECHANICAL JOINTS WITH RESTRAINTS SUCH AS THRUST
BLOCKING, WITH STAINLESS STEEL OR COBALT BLUE BOLTS, OR AS INDICATED IN THE
CITY SPECIFICATIONS AND PROJECT DOCUMENTS.

6. ALL UTILITIES SHOULD BE KEPT TEN (10') APART (PARALLEL) OR WHEN CROSSING 18"
VERTICAL CLEARANCE (OUTSIDE EDGE OF PIPE TO OUTSIDE EDGE OF PIPE OR
STRUCTURE).

7. CONTRACTOR SHALL MAINTAIN A MINIMUM OF 7'-5" COVER ON ALL WATERLINES.

8. IN THE EVENT OF A VERTICAL CONFLICT BETWEEN WATER LINES, SANITARY LINES,
STORM LINES AND GAS LINES, OR ANY OBSTRUCTION (EXISTING AND PROPOSED), THE
SANITARY LINE SHALL BE SCH. 40 OR C900 WITH MECHANICAL JOINTS AT LEAST 10 FEET
ON EITHER SIDE OF THE CENTER LINE OF THE CROSSING. THE WATER LINE SHALL HAVE
MECHANICAL JOINTS WITH APPROPRIATE FASTENERS AS REQUIRED TO PROVIDE A
MINIMUM OF 18" VERTICAL SEPARATION. MEETING REQUIREMENTS OF ANSI A21.10 OR
ANSI 21.11 (AWWA C-151) (CLASS 50).

9. LINES UNDERGROUND SHALL BE INSTALLED, INSPECTED AND APPROVED BEFORE
BACKFILLING.

10. TOPS OF MANHOLES SHALL BE RAISED AS NECESSARY TO BE FLUSH WITH PROPOSED
PAVEMENT ELEVATIONS, AND TO BE ONE FOOT ABOVE FINISHED GROUND ELEVATIONS, IN
GREEN AREAS, WITH WATERTIGHT LIDS.

11. ALL CONCRETE FOR ENCASEMENTS SHALL HAVE A MINIMUM 28 DAY COMPRESSION
STRENGTH AT 3000 P.S.I.

12. EXISTING UTILITIES SHALL BE VERIFIED IN FIELD PRIOR TO INSTALLATION OF ANY NEW
LINES.

13. REFER TO INTERIOR PLUMBING DRAWINGS FOR TIE-IN OF ALL UTILITIES.

14. CONTRACTOR IS RESPONSIBLE FOR COMPLYING TO THE SPECIFICATIONS OF THE CITY
OF SPRING LAKE PARK AND/OR STATE OF MN WITH REGARDS TO MATERIALS AND
INSTALLATION OF THE WATER AND SEWER LINES.

15. THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION AND/OR ELEVATION
OF EXISTING UTILITIES AS SHOWN ON THESE PLANS IS BASED ON RECORDS OF THE
VARIOUS UTILITY COMPANIES, AND WHERE POSSIBLE, MEASUREMENTS TAKEN IN THE
FIELD. THE INFORMATION IS NOT TO BE RELIED ON AS BEING EXACT OR COMPLETE. THE
CONTRACTOR MUST CALL THE APPROPRIATE UTILITY COMPANIES AT LEAST 72 HOURS
BEFORE ANY EXCAVATION TO REQUEST EXACT FIELD LOCATION OF UTILITIES. IT SHALL
BE THE RESPONSIBILITY OF THE CONTRACTOR TO RELOCATE ALL EXISTING UTILITIES
WHICH CONFLICT WITH THE PROPOSED IMPROVEMENTS SHOWN ON THE PLANS.

16. CONTRACTOR IS RESPONSIBLE FOR ALL NECESSARY INSPECTIONS AND/OR
CERTIFICATIONS REQUIRED BY CODES AND/OR UTILITY SERVICE COMPANIES.

17. CONTRACTOR SHALL COORDINATE WITH ALL UTILITY COMPANIES FOR INSTALLATION
REQUIREMENTS AND SPECIFICATIONS.

18. CONTRACTOR SHALL REFERENCE ARCH / MEP PLANS FOR SITE LIGHTING AND
ELECTRICAL PLAN.

19. BACKFLOW DEVICES (DDCV AND PRZ ASSEMBLIES) AND METERS ARE LOCATED IN THE
INTERIOR OF THE BUILDING. REF. ARCH / MEP PLANS.

20. ALL ONSITE WATERMAINS AND SANITARY SEWERS SHALL BE PRIVATELY OWNED AND
MAINTAINED.

21. ALL WATERMAIN STUBOUTS SHALL BE MECHANICALLY RESTRAINED WITH REACTION
BLOCKING.

SANITARY SEWER MANHOLE

STORM SEWER

SANITARY SEWER

WATERMAIN

GATE VALVE

HYDRANT

TEE

REDUCER

UNDERGROUND ELECTRIC

TELEPHONE

GAS MAIN

STORM SEWER

LEGEND

CO SANITARY CLEANOUTCO

EXISTING PROPOSED

NORTH
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CAR WASH
130' TUNNEL

±5,400 SF

10' DRAINAGE AND UTILITY EASEMENT

EXISTING
MONUMENT SIGN

10' DRAINAGE AND UTILITY EASEMENT

10' PARKING SETBACK

30' BUILDING SETBACK

10' PARKING SETBACK

30' BUILDING SETBACK

25' PARKING SETBACK

40' BUILDING SETBACK

10' PARKING SETBACK

15' BUILDING SETBACK
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BUILDING  DATA SUMMARY
AREAS

PROPOSED PROPERTY 1.46 AC

BUILDING AREA ±5,400 SF

PARKING

REQUIRED PARKING 4 SPACES PER 1,000 SF

PROPOSED PARKING 25 SPACES

ADA STALLS REQ'D / PROVIDED 1 STALLS / 1 STALLS

LEGEND

SITE PLAN NOTES
1. ALL WORK AND MATERIALS SHALL COMPLY WITH ALL CITY/COUNTY REGULATIONS

AND CODES AND O.S.H.A. STANDARDS.

2. CONTRACTOR SHALL REFER TO THE ARCHITECTURAL PLANS FOR EXACT
LOCATIONS AND DIMENSIONS OF VESTIBULES, SLOPE PAVING, SIDEWALKS, EXIT
PORCHES, TRUCK DOCKS, PRECISE BUILDING DIMENSIONS AND EXACT BUILDING
UTILITY ENTRANCE LOCATIONS.

3. ALL INNER CURBED RADII ARE TO BE 2' AND OUTER CURBED RADII ARE TO BE <10'>
UNLESS OTHERWISE NOTED. STRIPED RADII ARE TO BE 5'.

4. ALL DIMENSIONS AND RADII ARE TO THE FACE OF CURB UNLESS OTHERWISE
NOTED.

5. EXISTING STRUCTURES WITHIN CONSTRUCTION LIMITS ARE TO BE ABANDONED,
REMOVED OR RELOCATED AS NECESSARY. ALL COST SHALL BE INCLUDED IN BASE
BID.

6. CONTRACTOR SHALL BE RESPONSIBLE FOR ALL RELOCATIONS, (UNLESS
OTHERWISE NOTED ON PLANS) INCLUDING BUT NOT LIMITED TO, ALL UTILITIES,
STORM DRAINAGE, SIGNS, TRAFFIC SIGNALS & POLES, ETC. AS REQUIRED.  ALL
WORK SHALL BE IN ACCORDANCE WITH GOVERNING AUTHORITIES REQUIREMENTS
AND PROJECT SITE WORK SPECIFICATIONS AND SHALL BE APPROVED BY SUCH. ALL
COST SHALL BE INCLUDED IN BASE BID.

7. SITE BOUNDARY, TOPOGRAPHY, UTILITY AND ROAD INFORMATION TAKEN FROM A
SURVEY BY EGAN, FIELD & NOWAK, INC.

KIMLEY-HORN ASSUMES NO LIABILITY FOR ANY ERRORS, INACCURACIES, OR
OMISSIONS CONTAINED THEREIN.

8. TOTAL LAND AREA IS 1.12 ACRES.

9. PYLON / MONUMENT SIGNS SHALL BE CONSTRUCTED BY OTHERS. SIGNS ARE
SHOWN FOR GRAPHICAL & INFORMATIONAL PURPOSES ONLY. CONTRACTOR TO
VERIFY SIZE, LOCATION AND ANY REQUIRED PERMITS NECESSARY FOR THE
CONSTRUCTION OF THE PYLON / MONUMENT SIGN.

10. CONTRACTOR SHALL REFERENCE ARCH / MEP PLANS FOR SITE LIGHTING AND
ELECTRICAL PLAN.

11. NO PROPOSED LANDSCAPING SUCH AS TREES OR SHRUBS, ABOVE AND
UNDERGROUND STRUCTURES, OR OTHER OBSTRUCTIONS SHALL BE LOCATED
WITHIN EXISTING OR PROPOSED UTILITY EASEMENTS AND RIGHTS OF WAY UNLESS
SPECIFICALLY NOTED ON PLANS OTHERWISE.

12. REFERENCE ARCHITECTURAL PLANS FOR DUMPSTER ENCLOSURE DETAILS.

13. REFER TO FINAL PLAT OR ALTA SURVEY FOR EXACT LOT AND PROPERTY
BOUNDARY DIMENSIONS.

14. ALL AREAS ARE ROUNDED TO THE NEAREST SQUARE FOOT.

15. ALL DIMENSIONS ARE ROUNDED TO THE NEAREST TENTH FOOT.

16. ALL PARKING STALLS TO BE 13' IN WIDTH AND 18' IN LENGTH UNLESS OTHERWISE
INDICATED.

PROPERTY SUMMARY
SPRING LAKE PARK, MN MISTER CAR WASH

TOTAL PROPERTY AREA 1.46 AC

ZONING SUMMARY

EXISTING ZONING C-1

PROPOSED ZONING C-1

PARKING SETBACKS
FRONT: 25'

SIDE: 10'
REAR: 10'

BUILDING SETBACKS
FRONT: 40'

SIDE: 15'
REAR: 30'

KEYNOTE LEGEND
CONCRETE SIDEWALK

MATCH EXISTING EDGE OF PAVEMENT/ CURB & GUTTER

ACCESSIBLE CURB RAMP

ACCESSIBLE PARKING SIGN

ACCESSIBLE PARKING STALL

AREA STRIPED WITH 4" SYSL @ 45° 2' O.C.

CONCRETE PAVEMENT PER MISTER CARWASH STANDARDS AND
SPECIFICATIONS

LANDSCAPE AREA

VERTICAL CURB (TYP.)

TRANSITION CURB

FLUSH CURB

ROLLED CURB

TRENCH DRAIN WITH EXIT SIGN PER MISTER CAR WASH
STANDARDS AND SPECIFICATIONS
BYPASS GATE PER MISTER CAR WASH STANDARDS AND
SPECIFICATIONS

DIRECTIONAL TRAFFIC ARROW. PER GREENBOOK STANDARDS

VACUUM EQUIPMENT: REF. ARCHITECTURAL PLANS

POS CANOPY AND EQUIPMENT: REF. ARCHITECTURAL PLANS

LIGHT POLE

A

B

C

D

E

F

G

H

I

J

K

L

M

N

O

P

Q

R

PROPOSED CURB AND GUTTER

PROPERTY LINE

PROPOSED FENCE

SETBACK LINE

PROPOSED CONCRETE SIDEWALK

PROPOSED CONCRETE PAVEMENT

NORTH
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MISTER CAR WASH

PT-9 PT-9MP-4 MP-4SV-1 EIFS/
PT-7

EIFS/
PT-7MP-1 SV-1CU-2CU-1 ALUCU-2CU-1

CAR WASH TUNNEL EXIT

CAR WASH TUNNEL WALL ELEVATION 

NOT TO SCALE

NOT TO SCALE

1

2

MP-4 PT-9 SV-1 MP-1 MP-2
FINISH LEGEND

METAL PANEL - CTMRS / PRE-
FINISHED R-PANEL / IN THE 
NAVY - SW9178

MP-2

METAL PANEL - CTRMS / PRE-
FINISHED STANDING SEAM 
METAL ROOF / 436B3488 
FLUROPON IN THE NAVY

MP-4

METAL PANEL - ALUMABOARD 
/ PRE-FINISHED METAL SCREEN 
SYSTEM / HAZELNUT BROWN

MP-1

STONE VENEER - CORONADO / 
6” LIMESTONE / CREAMSV-1

CMU (TEXTURED) - COLOR TO BE 
CLOSE TO WALL STREET SW7665CU-1

WINDOWS & DOORS - 
THERMALLY BROKEN ANODIZED 
ALUMINUM / CLEAR

ALU

CMU (SMOOTH) - COLOR TO 
BE CLOSE TO MORNING FOG 
SW6255

CU-2

EXTERIOR PAINT - SHERWIN-
WILLIAMS / IN THE NAVY SW9178

PT-9

EXTERIOR PAINT - SHERWIN-
WILLIAMS / MORNING FOG 
SW6225

PT-6

EXTERIOR PAINT - SHERWIN-
WILLIAMS / WALL STREET 
SW7665

PT-3

EXTERIOR PAINT - SHERWIN-
WILLIAMS / DRESS BLUES 
SW9176

EXTERIOR INSULATION 
FINISHING SYSTEM

PT-7

EIFS

MATERIAL TAKE OFF

Exterior Building Finishes - 8,885 sqft - 100%

A. (SV-1) Natural Stone (Veneer) - 2,108 sqft - 24%

B. (ALU) Store Front and Glass - 511 sqft - 6%

C. (EIFS) EIFS - 1,609 sqft - 18%

D. (CU-1/2) CMU - 1,032 sqft - 12%

E. ( MP-1) Alumaboard - 2,422 sqft - 27%

F. (MP-2) Metal Wall Panel - 798 sqft - 9%

G. Polycarbonate Overhead Doors - 312 sqft - 3%

H. Painted Hollow Metal Doors - 93 sqft - 1%
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MISTER CAR WASH

MP-2 MP-1MP-4ALUMP-1 SV-1

MP-4 MP-2 ALUMP-1 MP-4MP-1SV-1 SV-1PT-9 MP-1EIFS/ 
PT-6

EIFS/ 
PT-7

EIFS/ 
PT-3

EIFS/ 
PT-7

BUSINESS/ MECHANICAL ELEVATION
NOT TO SCALE

4

FINISH LEGEND
METAL PANEL - CTMRS / PRE-
FINISHED R-PANEL / IN THE 
NAVY - SW9178

MP-2

METAL PANEL - CTRMS / PRE-
FINISHED STANDING SEAM 
METAL ROOF / 436B3488 
FLUROPON IN THE NAVY

MP-4

METAL PANEL - ALUMABOARD 
/ PRE-FINISHED METAL SCREEN 
SYSTEM / HAZELNUT BROWN

MP-1

STONE VENEER - CORONADO / 
6” LIMESTONE / CREAMSV-1

CMU (TEXTURED) - COLOR TO BE 
CLOSE TO WALL STREET SW7665CU-1

WINDOWS & DOORS - 
THERMALLY BROKEN ANODIZED 
ALUMINUM / CLEAR

ALU

CMU (SMOOTH) - COLOR TO 
BE CLOSE TO MORNING FOG 
SW6255

CU-2

EXTERIOR PAINT - SHERWIN-
WILLIAMS / IN THE NAVY SW9178

PT-9

EXTERIOR PAINT - SHERWIN-
WILLIAMS / MORNING FOG 
SW6225

PT-6

EXTERIOR PAINT - SHERWIN-
WILLIAMS / WALL STREET 
SW7665

PT-3

EXTERIOR PAINT - SHERWIN-
WILLIAMS / DRESS BLUES 
SW9176

EXTERIOR INSULATION 
FINISHING SYSTEM

PT-7

EIFS

MATERIAL TAKE OFF

Exterior Building Finishes - 8,885 sqft - 100%

A. (SV-1) Natural Stone (Veneer) - 2,108 sqft - 24%

B. (ALU) Store Front and Glass - 511 sqft - 6%

C. (EIFS) EIFS - 1,609 sqft - 18%

D. (CU-1/2) CMU - 1,032 sqft - 12%

E. ( MP-1) Alumaboard - 2,422 sqft - 27%

F. (MP-2) Metal Wall Panel - 798 sqft - 9%

G. Polycarbonate Overhead Doors - 312 sqft - 3%

H. Painted Hollow Metal Doors - 93 sqft - 1%

CAR WASH TUNNEL ENTRANCE
NOT TO SCALE

3



LANDSCAPE KEYNOTESLANDSCAPE LEGEND

EXISTING DECIDUOUS TREE (TYP.)

EXISTING CONIFEROUS TREE (TYP.)

EXISTING SHRUB (TYP.)

EDGER (TYP.)

APPROXIMATE LIMITS OF SOD / IRRIGATION,
SOD ALL DISTURBED AREAS (TYP.)

A

A

B

C

D

LANDSCAPE KEYNOTES
EDGER (TYP.)

DOUBLE SHREDDED HARDWOOD MULCH (TYP.)

ROCK MULCH (TYP.)

SOD (TYP.)

CAR WASH
130' TUNNEL

±5,400 SF

10' DRAINAGE AND UTILITY EASEMENT

EXISTING
MONUMENT SIGN

10' DRAINAGE AND UTILITY EASEMENT

VACUUM ENCLOSURE

TRANSFORMER PAD

TRASH ENCLOSURE

VACUUM ENCLOSURE
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B

A

B

B

A
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B

B

D

D

D

D

D

D

D

D

D

D

D

D

D

D

4 - DBH

5 - WBM
2 - ANH

6 - KFG
2 - ANH

5 - WBM

2 - ANH
6 - KFG

2 - ANH

5 - WBM

7 - DBH

3 - TAU
11 - DBH

10 - RBC
7 - KFG

18 - RBC
8 - KFG

3 - CBS

9 - DBH

7 - KFG
9 - DBH

4 - TAU
6 - GGD

4 - TAU
9 - AFD
7 - KFG

9 - AFD
4 - TAU

6 - GGD

4 - TAU
9 - DBH
7 - KFG

9 - DBH
4 - TAU

5 - WHP
6 - GGD
4 - TAU

9 - HMA

3 - ANH

2 - IHL

5 - BOL
1 - IHL

3 - ERC

1 - HCK

1 - HCK

15 - SDO

19 - AFD

1 - HCK

27 - KFG

CONIFEROUS TREE CODE QTY BOTANICAL NAME COMMON NAME CONT CAL/SIZE

CBS 3 PICEA PUNGENS COLORADO SPRUCE B & B 8` HT.

ERC 4 JUNIPERUS VIRGINIANA EASTERN RED CEDAR B & B 8` HT.

WHP 5 PINUS STROBUS WHITE PINE B & B 8` HT.

OVERSTORY TREE CODE QTY BOTANICAL NAME COMMON NAME CONT CAL/SIZE

BOL 5 TILIA AMERICANA `BOULEVARD` BOULEVARD LINDEN B & B 2.5" CAL.

HCK 3 CELTIS OCCIDENTALIS COMMON HACKBERRY B & B 2.5" CAL.

IHL 4 GLEDITSIA TRIACANTHOS VAR. INERMIS `IMPERIAL` IMPERIAL HONEYLOCUST B & B 2.5" CAL.

CONIFEROUS SHRUBS CODE QTY BOTANICAL NAME COMMON NAME CONT SPACING

HMA 9 THUJA OCCIDENTALIS `HOLMSTRUP` HOLMSTRUP ARBORVITAE #5 CONT. 3` O.C.

TAU 27 TAXUS X MEDIA `TAUNTONII` TAUTON YEW #5 CONT. 5` O.C.

WBM 15 PINUS MUGO `WHITE BUD` MUGO WHITE BUD PINE #5 CONT. 3` O.C.

DECIDUOUS SHRUBS CODE QTY BOTANICAL NAME COMMON NAME CONT SPACING

AFD 37 CORNUS SERICEA `ARTIC FIRE` ARTIC FIRE DOGWOOD #5 CONT.

ANH 11 HYDRANGEA ARBORESCENS `ANNABELLE` ANNABELLE HYDRANGEA #5 CONT. 4` O.C.

DBH 58 DIERVILLA LONICERA DWARF BUSH HONEYSUCKLE #5 CONT. 3` O.C.

GGD 18 CORNUS HESSEI `GARDEN GLOW` GARDEN GLOW DOGWOOD #5 CONT. 5` O.C.

PERENNIALS CODE QTY BOTANICAL NAME COMMON NAME CONT SIZE SPACING

KFG 82 CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` KARL FOERSTER FEATHER REED GRASS #1 CONT 30" o.c.

RBC 28 ECHINACEA PURPUREA `RUBY STAR` RUBY STAR CONEFLOWER #1 CONT 20" o.c.

SDO 15 HEMEROCALLIS X `STELLA DE ORO` STELLA DE ORO DAYLILY #1 CONT 18" o.c.

PLANT SCHEDULE
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OFF STREET PARKING REQUIREMENTS

OVERSTORY TREES REQUIRED: 3 TREES = 1 TREE / 10 PARKING SPACES = 25 SPACES / 10
OVERSTORY TREES PROVIDED: 3 TREES

SCREENING REQUIRED: BUFFER YARD REQUIRED WHEN COMMERCIAL ABUTS A RESIDENTIAL
ZONE

SCREENING PROVIDED: SEE PLAN

**NOTE: DECIDUOUS TREES TO BE SPACED NO MORE THAN 40' APART. EVERGREEN TREES TO BE SPACED NO
MORE THAN 15' APART. DECIDUOUS SHRUBS TO BE NO MORE THAN 4' O.C.. EVERGREEN SHRUBS TO BE NO
MORE THAN 3' O.C..SHRUBS TO BE STAGGERED IN A DOUBLE ROW TO MEET SCREENING REQUIREMENTS.

BUILDING PERIMETER REQUIREMENTS

FOUNDATION PLANTINGS REQUIRED: AT LEAST 50% OF TOTAL PERIMETER TO BE SODDED OR LANDSCAPED
FOUNDATION PLANTINGS PROVIDED: 180 LF OF FOUNDATION PLANTINGS = 360 LF PERIMETER / 2

PLANT DIVERSITY REQUIREMENTS
*NOTE: PLAN MUST MEET 3 OF THE FOLLOWING

*OVERSTORY TREES REQUIRED: 12 TREES = 1 TREE / 3,000 SF OF OPEN AREA = 35,322 SF / 3,000
OVERSTORY TREES PROVIDED: 12 TREES

*ORNAMENTAL TREES REQUIRED: 24 TREES = 1 TREE / 1,500 SF OF OPEN AREA = 35,322 SF / 1,500
ORNAMENTAL TREES PROVIDED: 4 EXISTING ORNAMENTAL TREES

*EVERGREEN TREES REQUIRED: 12 TREES = 1 TREE / 3,000 SF OF OPEN AREA = 35,322 SF / 3,000
EVERGREEN TREES PROVIDED: 12 TREES

*SHRUBS REQUIRED: 354 SHRUBS = 1 DECIDUOUS OR 1 EVERGREEN SHRUB / 100 SF OF 
OPEN AREA = 35,322 SF / 100

SHRUBS PROVIDED: 175 SHRUBS

LANDSCAPE SUMMARY
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DOUBLE SHREDDED HARDWOOD MULCH

NOTES:

2X ROOT BALL WIDTH

SOD
4" TOPSOIL

PREPARED PLANTING BED AND
BACKFILL SOIL
(THOROUGHLY LOOSENED)

NOTES:

1. SCARIFY SIDES AND BOTTOM OF HOLE.
2. PROCEED WITH CORRECTIVE PRUNING OF TOP AND ROOT.
3. REMOVE CONTAINER AND SCORE OUTSIDE OF SOIL MASS TO REDIRECT

AND PREVENT CIRCLING FIBROUS ROOTS. REMOVE OR CORRECT STEM
GIRDLING ROOTS.

4. PLUMB AND BACKFILL WITH PLANTING SOIL.
5. WATER THOROUGHLY WITHIN 2 HOURS TO SETTLE PLANTS AND FILL

VOIDS.
6. BACK FILL VOIDS AND WATER SECOND TIME.
7. PLACE MULCH WITHIN 48 HOURS OF THE SECOND WATERING UNLESS

SOIL MOISTURE IS EXCESSIVE.
8. MIX IN 3-4" OF ORGANIC COMPOST.

1. SCARIFY SIDES AND BOTTOM OF HOLE.
2. PROCEED WITH CORRECTIVE PRUNING.
3. SET PLANT ON UNDISTURBED NATIVE SOIL OR

THOROUGHLY COMPACTED PLANTING SOIL.
INSTALL PLANT SO THE ROOT FLARE IS AT OR UP
TO 2" ABOVE THE FINISHED GRADE WITH BURLAP
AND WIRE BASKET, (IF USED), INTACT.

4. SLIT REMAINING TREATED BURLAP AT 6"
INTERVALS.

5. BACKFILL TO WITHIN APPROXIMATELY 12" OF THE
TOP OF THE ROOTBALL, THEN WATER PLANT.
REMOVE THE TOP 1/3 OF THE BASKET OR THE TOP
TWO HORIZONTAL RINGS WHICHEVER IS
GREATER.  REMOVE ALL BURLAP AND NAILS FROM
THE TOP 1/3 OF THE BALL.  REMOVE ALL TWINE.
REMOVE OR CORRECT STEM GIRDLING ROOTS.

6. PLUMB AND BACKFILL WITH PLANTING SOIL.
7. WATER THOROUGHLY WITHIN 2 HOURS TO

SETTLE PLANTS AND FILL VOIDS.
8. BACK FILL VOIDS AND WATER SECOND TIME.
9. PLACE MULCH WITHIN 48 HOURS OF THE SECOND

WATERING UNLESS SOIL MOISTURE IS EXCESSIVE.
10. FINAL LOCATION OF TREE TO BE APPROVED BY

OWNER.

PLANTING SOIL

ON CENTER SPACING
AS STATED ON PLAN.

EXTEND HOLE EXCAVATION WIDTH
A MINIMUM OF 6" BEYOND
THE PLANTS ROOT SYSTEM.

FINISHED GRADE

EDGER, AS SPECIFIED

TREE PLANTING DETAIL
SCALE:  N.T.S. L1011 SHRUB / PERENNIAL PLANTING DETAIL

SCALE:  N.T.S. L1012

1/
2"

FINISHED GRADE AT LAWN, 
1/2" BELOW TOP OF DIVIDER.

LAWN SIDE

"BLACK DIAMOND" EDGING BY
VALEEY VIEW SPECIALTIES CO.
USE 20 FT. LENGTHS.  USE
KNURLED CONNECTOR AT SPLICES, 
USE CORNER, TEE, VEE, OR WIDE
ANBLE CONNECTORS AT ANGLE

10" X 7/8" METAL ANCHOR
STAKES AT 48" O.C., AND AT

CHANGES.

EACH END.

PLASTIC DIVIDER:

FINISHED GRADE AT
SHRUBS/ PERENNIALS, 1" BELOW TOP
OF DIVIDER.

PLANTING BED

1"

POLY EDGER DETAIL
SCALE:  N.T.S. L1013

1. CONTRACTOR SHALL CONTACT COMMON GROUND ALLIANCE AT 811 OR CALL811.COM TO VERIFY
LOCATIONS OF ALL UNDERGROUND UTILITIES PRIOR TO INSTALLATION OF ANY PLANTS OR
LANDSCAPE MATERIAL.

2. ACTUAL LOCATION OF PLANT MATERIAL IS SUBJECT TO FIELD AND SITE CONDITIONS.

3. NO PLANTING WILL BE INSTALLED UNTIL ALL GRADING AND CONSTRUCTION HAS BEEN
COMPLETED IN THE IMMEDIATE AREA.

4. ALL SUBSTITUTIONS MUST BE APPROVED BY THE LANDSCAPE ARCHITECT PRIOR TO SUBMISSION
OF ANY BID AND/OR QUOTE BY THE LANDSCAPE CONTRACTOR.

5. CONTRACTOR SHALL PROVIDE TWO YEAR GUARANTEE OF ALL PLANT MATERIALS.  THE
GUARANTEE BEGINS ON THE DATE OF THE LANDSCAPE ARCHITECT'S OR OWNER'S WRITTEN
ACCEPTANCE OF THE INITIAL PLANTING.  REPLACEMENT PLANT MATERIAL SHALL HAVE A ONE
YEAR GUARANTEE COMMENCING UPON PLANTING.

6. ALL PLANTS TO BE SPECIMEN GRADE, MINNESOTA-GROWN AND/OR HARDY.  SPECIMEN GRADE
SHALL ADHERE TO, BUT IS NOT LIMITED BY, THE FOLLOWING STANDARDS:
ALL PLANTS SHALL BE FREE FROM DISEASE, PESTS, WOUNDS, SCARS, ETC.
ALL PLANTS SHALL BE FREE FROM NOTICEABLE GAPS, HOLES, OR DEFORMITIES.
ALL PLANTS SHALL BE FREE FROM BROKEN OR DEAD BRANCHES.
ALL PLANTS SHALL HAVE HEAVY, HEALTHY BRANCHING AND LEAFING.
CONIFEROUS TREES SHALL HAVE AN ESTABLISHED MAIN LEADER AND A HEIGHT TO WIDTH RATIO
OF NO LESS THAN 5:3.

7. PLANTS TO MEET AMERICAN STANDARD FOR NURSERY STOCK (ANSI Z60.1-2014 OR MOST
CURRENT VERSION) REQUIREMENTS FOR SIZE AND TYPE SPECIFIED.

8. PLANTS TO BE INSTALLED AS PER MNLA & ANSI STANDARD PLANTING PRACTICES.

9. PLANTS SHALL BE IMMEDIATELY PLANTED UPON ARRIVAL AT SITE.  PROPERLY HEEL-IN MATERIALS
IF NECESSARY; TEMPORARY ONLY.

10. PRIOR TO PLANTING, FIELD VERIFY THAT THE ROOT COLLAR/ROOT FLARE IS LOCATED AT THE TOP
OF THE BALLED & BURLAP TREE.  IF THIS IS NOT THE CASE, SOIL SHALL BE REMOVED DOWN TO
THE ROOT COLLAR/ROOT FLARE.  WHEN THE BALLED & BURLAP TREE IS PLANTED, THE ROOT
COLLAR/ROOT FLARE SHALL BE EVEN OR SLIGHTLY ABOVE FINISHED GRADE.

11. OPEN TOP OF BURLAP ON BB MATERIALS; REMOVE POT ON POTTED PLANTS; SPLIT AND BREAK
APART PEAT POTS.

12. PRUNE PLANTS AS NECESSARY - PER STANDARD NURSERY PRACTICE AND TO CORRECT POOR
BRANCHING OF EXISTING AND PROPOSED TREES.

13. WRAP ALL SMOOTH-BARKED TREES - FASTEN TOP AND BOTTOM.  REMOVE BY APRIL 1ST.

14. STAKING OF TREES AS REQUIRED; REPOSITION, PLUMB AND STAKE IF NOT PLUMB AFTER ONE
YEAR.

15. THE NEED FOR SOIL AMENDMENTS SHALL BE DETERMINED UPON SITE SOIL CONDITIONS PRIOR TO
PLANTING.  LANDSCAPE CONTRACTOR SHALL NOTIFY LANDSCAPE ARCHITECT FOR THE NEED OF
ANY SOIL AMENDMENTS.

16. BACKFILL SOIL AND TOPSOIL TO ADHERE TO MN/DOT STANDARD SPECIFICATION 3877 (SELECT
TOPSOIL BORROW) AND TO BE EXISTING TOP SOIL FROM SITE FREE OF ROOTS, ROCKS LARGER
THAN ONE INCH, SUBSOIL DEBRIS, AND LARGE WEEDS UNLESS SPECIFIED OTHERWISE.  MINIMUM
4" DEPTH TOPSOIL FOR ALL LAWN GRASS AREAS AND 12" DEPTH TOPSOIL FOR TREE, SHRUBS,
AND PERENNIALS.

17. MULCH TO BE AT ALL TREE, SHRUB, PERENNIAL, AND MAINTENANCE AREAS.  TREE AND SHRUB
PLANTING BEDS SHALL HAVE 4" DEPTH OF DOUBLE SHREDDED HARDWOOD MULCH.  DOUBLE
SHREDDED HARDWOOD MULCH TO BE USED AROUND ALL PLANTS WITHIN TURF AREAS.
PERENNIAL AND ORNAMENTAL GRASS BEDS SHALL HAVE 2" DEPTH DOUBLE SHREDDED
HARDWOOD MULCH.  MULCH TO BE FREE OF DELETERIOUS MATERIAL AND NATURAL IN COLOR,
OR APPROVED EQUAL.  ROCK MULCH TO BE RIVER ROCK, 1 1/2" DIAMETER, AT MINIMUM 3" DEPTH,
OR APPROVED EQUAL.  ROCK MULCH TO BE ON COMMERCIAL GRADE FILTER FABRIC, BY TYPAR,
OR APPROVED EQUAL WITH NO EXPOSURE.  MULCH AND FABRIC TO BE APPROVED BY OWNER
PRIOR TO INSTALLATION.  MULCH TO MATCH EXISTING CONDITIONS (WHERE APPLICABLE).

18. EDGING TO BE COMMERCIAL GRADE VALLEY-VIEW BLACK DIAMOND (OR EQUAL) POLY EDGING OR
SPADED EDGE, AS INDICATED.  POLY EDGING SHALL BE PLACED WITH SMOOTH CURVES AND
STAKED WITH METAL SPIKES NO GREATER THAN 4 FOOT ON CENTER WITH BASE OF TOP BEAD AT
GRADE, FOR MOWERS TO CUT ABOVE WITHOUT DAMAGE.  UTILIZE CURBS AND SIDEWALKS FOR
EDGING WHERE POSSIBLE.  SPADED EDGE TO PROVIDE V-SHAPED DEPTH AND WIDTH TO CREATE
SEPARATION BETWEEN MULCH AND GRASS.  INDIVIDUAL TREE, SHRUB, OR RAIN-GARDEN BEDS TO
BE SPADED EDGE, UNLESS NOTED OTHERWISE.  EDGING TO MATCH EXISTING CONDITIONS
(WHERE APPLICABLE).

19. ALL DISTURBED AREAS TO BE SODDED OR SEEDED, UNLESS OTHERWISE NOTED.  PARKING LOT
ISLANDS TO BE SODDED WITH SHREDDED HARDWOOD MULCH AROUND ALL TREES AND SHRUBS.
SOD TO BE STANDARD MINNESOTA GROWN AND HARDY BLUEGRASS MIX, FREE OF LAWN WEEDS.
ALL TOPSOIL AREAS TO BE RAKED TO REMOVE DEBRIS AND ENSURE DRAINAGE.  SLOPES OF 3:1
OR GREATER SHALL BE STAKED.  SEED AS SPECIFIED AND PER MN/DOT SPECIFICATIONS.  IF NOT
INDICATED ON LANDSCAPE PLAN, SEE EROSION CONTROL PLAN.

20. PROVIDE IRRIGATION TO ALL PLANTED AREAS ON SITE.  IRRIGATION SYSTEM TO BE DESIGN/BUILD
BY LANDSCAPE CONTRACTOR.  LANDSCAPE CONTRACTOR TO PROVIDE SHOP DRAWINGS TO
LANDSCAPE ARCHITECT FOR APPROVAL PRIOR TO INSTALLATION OF IRRIGATION SYSTEM.
CONTRACTOR TO PROVIDE OPERATION MANUALS, AS-BUILT PLANS, AND NORMAL PROGRAMMING.
SYSTEM SHALL BE WINTERIZED AND HAVE SPRING STARTUP DURING FIRST YEAR OF OPERATION.
SYSTEM SHALL HAVE ONE-YEAR WARRANTY ON ALL PARTS AND LABOR.  ALL INFORMATION ABOUT
INSTALLATION AND SCHEDULING CAN BE OBTAINED FROM THE GENERAL CONTRACTOR. SYSTEM
SHALL INCLUDE A RAIN SENSOR AND APPROPRIATE TECHNOLOGY.

21. CONTRACTOR SHALL PROVIDE NECESSARY WATERING OF PLANT MATERIALS UNTIL THE PLANT IS
FULLY ESTABLISHED OR IRRIGATION SYSTEM IS OPERATIONAL.  OWNER WILL NOT PROVIDE
WATER FOR CONTRACTOR.

22. REPAIR, REPLACE, OR PROVIDE SOD/SEED AS REQUIRED FOR ANY ROADWAY BOULEVARD AREAS
ADJACENT TO THE SITE DISTURBED DURING CONSTRUCTION.

23. REPAIR ALL DAMAGE TO PROPERTY FROM PLANTING OPERATIONS AT NO COST TO OWNER.

24. MAINTAIN TREES, SHRUBS, AND OTHER PLANTS UNTIL PROJECT COMPLETION, BUT IN NO CASE,
LESS THAN FOLLOWING PERIOD; 1 YEAR AFTER PROJECT COMPLETION. MAINTAIN TREES,
SHRUBS, AND OTHER PLANTS BY PRUNING, CULTIVATING, AND WEEDING AS REQUIRED FOR
HEALTHY GROWTH.  RESTORE PLANTING SAUCERS.  TIGHTEN AND REPAIR STAKE AND GUY
SUPPORTS AND RESET TREES AND SHRUBS TO PROPER GRADES OR VERTICAL POSITION AS
REQUIRED.   RESTORE OR REPLACE DAMAGED WRAPPINGS.  SPRAY AS REQUIRED TO KEEP
TREES AND SHRUBS FREE OF INSECTS AND DISEASE.  REPLENISH MULCH TO THE REQUIRED
DEPTH. MAINTAIN LAWNS FOR 45 DAYS AFTER INSTALLING SOD INCLUDING MOWING WHEN SOD
RECITES 4” IN HEIGHT. WEED PLANTING BEDS AND MULCH SAUCERS AT MINIMUM ONCE A MONTH
DURING THE GROWING SEASON. PROVIDE A MONTHLY REPORT TO THE OWNER ON WEEDING AND
OTHER MAINTENANCE RESPONSIBILITIES.

25. SEE ELECTRICAL PLANS FOR SITE LIGHTING.

26. OWNER AND ARCHITECT TO CONFIRM SITE FURNISHINGS SUCH AS BENCHES, TABLES AND
CHAIRS, AND TRASH/RECYCLING RECEPTACLES.

LANDSCAPE NOTES



Planning Report 
 

 

  

To: Spring Lake Park Planning Commission   From: Phil Carlson, AICP, Stantec 
 

 City of Spring Lake Park   

File: Mr. Car Wash  
8200 Central Ave NE 
Applicant:  Brittney Whitley, CWP West Corp  
Owners: Tam Le, Jin Yuan 

Date: March 28, 2022 

 

Re: Conditional Use Permit, Preliminary Plat, Mr. Car Wash, 8200 Central Avenue NE 

INTRODUCTION 

Mr. Car Wash proposes to build a new car wash facility at 8200 Central 
Avenue NE, on the parcels now occupied by Taco Lindo restaurant and 
Hope’s Chinese Buffet. The property address is Central Avenue, but its 
access is from Middletown Road, the frontage road for Central 
Avenue/Highway 65. 

Surrounding uses are commercial uses fronting Highway 65 both north and 
south of the site, with the Cottages and Middletown townhouse residential 
uses west across Middletown Road. Across Highway 65 to the east is the 
HyVee Foods store and gas station.  

The property is guided Commercial and zoned C-1 Shopping Center, 
shown on the maps below. A car wash is a conditional use in the C-1 
district, noted in the list of uses in the code as “Auto and marine; service, 
parts, repair and wash”. They are also applying to plat the property. 
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SITE ISSUES – CONDITIONAL USE PERMIT 

The Zoning Code allows the City to impose reasonable conditions on certain uses to address issues that may impact 
surrounding properties or public health, safety, and welfare. Conditional uses are considered permitted uses to which 
reasonable conditions may be attached based on findings of fact. The assumption is that the use is allowed and the City 
needs to articulate the conditions under which the use might be approved, rather than deny it because of potential 
conditions that do not yet exist. If it appears there is no reasonable way to accommodate the use in this location, the City 
can deny the use. 

Site Operation & Access 

Car wash customers would enter off Middletown Road at the SW corner of the site, through the four-lane automated pay 
stations, then turn into the long, enclosed car wash building. Much of the wash operation is automated but there are 
attendants on duty for detailing, drying, interior vacuuming and cleaning, etc. Exiting the car wash at the north end of the 
building, customers can either go straight out the north end of the site, turning right to get directly onto Highway 65, or turn 
left within the site and get back to the parking area in front of the building where there are vacuums at each parking space 
for customers. Exiting from the parking/vacuum area is one-way out onto Middletown Road. The site plan is illustrated on 
the next page. 

Within the building there are also restrooms for customers, office space and service functions for staff, and mechanical 
equipment. The pay station canopy is a separate structure apart from the main building. There are two small, enclosed 
structures for the vacuum equipment, one on each end of the parking area with underground tubing connecting to each 
vacuum station. Next to the south vacuum equipment enclosure is the trash dumpster enclosure. 

Traffic 

The access points described above are the three driveways for the site: one-way in at the SW corner of the site from 
Middletown Road, one-way out next to it from the parking/vacuum area, also onto Middletown Road, and one-way out at 
the NE corner of the site. It will be important to have clear signage so that traffic can be managed safely. 

The current two properties have four driveways onto Middletown Road between them – separate entrance and exit 
driveways for Taco Lindo on the west side of the site, a two-way driveway for Hope’s Chinese Buffet on the west side of 
the site, and a two-way driveway out the north end of the site for Hope’s. The proposed Mr. Car Wash plan would replace 
these four with the three described above. Public works and engineering recommends that the north access drive, 
proposed as one-way out, be signed to only allow right turns onto Highway 65, and not allow traffic to go straight onto 
northbound Middletown Road. The existing and proposed driveways are illustrated on the site plan on the next page. 

An issue with any drive-through type facility is adequate stacking and making sure that cars waiting in line don’t interfere 
with cars on the adjacent street. The site plan submitted by the applicants shows 19 cars waiting in the pay station lines.  
This may be adequate, depending on their experience with their facilities. But on a very busy day cars may back up onto 
Middletown Road, or be tempted to do so. There needs to be clear signage so that stacking onto the road is not allowed 
and also a condition in the CUP that any traffic problems could result in review and revocation of the permit.   

Parking 

There are 24 parking spaces in front of the building in the parking/vacuum area. This would serve customers and staff for 
the facility. Spring Lake Park’s parking standards require 10 spaces per lane in a commercial car wash. This facility may 
be different than what was imagined for a “commercial car wash” when the code was written. We recommend relying on 
the applicants’ experience with their facilities to propose adequate parking.  
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Landscaping & Screening 

The landscape plan proposes significant landscaping on the 
west side of the site towards the existing townhouses, 
consisting of spruce, cedar and pine trees. There are large 
deciduous trees proposed in other parts of the site and four 
existing trees on the north side of the site are to be saved. 
There is a generous and varied complement of shrubs and 
perennials around the site and building as well.  

Noise 

The car wash operations are noisy, especially the blowers for 
drying, but they will be within the building and should be 
significantly muffled by the building and by the fact that the 
entry and exit doors face north and south, not toward the 
nearby residential uses. The vacuums can also be noisy and 
may need more muffling than would be provided by the 
proposed landscaping. We have asked for noise information 
from the applicants. Even if the site meets State standards a 
noise source can still be pretty annoying. We suggest some 
reasonable mitigation, which could include a solid fence or wall 
on the west side of the site to block noise. The graphic above 
right shows the site plan over an aerial. The purple area is 
where the vacuums are, the yellow lines are potential fence/wall 
locations to block the noise. The arrows show noise from four 
locations in the vacuum area. The orange arrows show noise 
that is directly blocked or at least muffled by the fence and red 
lines show noise that would get past the fences. With the two 
yellow fence lines suggested the only places noise would get 
directly through is to the south to other commercial uses, to the 
west at the driveway between the Middletown townhouses, and 
to the NW past the east edge of the Cottages. If we require a 
fence, we want it to block as much noise as possible but not 
block visibility for cars going in and out of the site.  

Lighting 

Lighting is proposed with wall-mounted fixtures on all sides of 
the building plus 20-ft tall light poles in three locations. All lights 
will be downcast cutoff type fixtures which will not spill more 
than 0.5 footcandle beyond the property lines or onto the public 
street. Initially the lights on the east side of the budling facing 
Highway 65 were proposed as “up/down sconces” meaning that 
they would shine both up and down. We recommend there be 
no up lighting. The lighting scheme is illustrated, approximately, 
to the right.   

 



March 28, 2022 
Spring Lake Park Planning Commission   
Page 5 of 7  

Re: Conditional Use Permit, Preliminary Plat, Mr. Car Wash, 8200 Central Avenue NE 

  

Hours 

The applicants’ narrative proposed hours of 7:30 am to 7:00 pm, which is reasonable. 

Signage 

Signage is proposed on all four sides of the building and will need to meet the City’s sign permit standards. 

Building Materials 

The exterior materials on the main building will be a combination of decorative block, concrete block, EIFS, pre-finished 
metal panels, and stone veneer. As we understand the architectural drawings, parts of the main building and accessory 
buildings are proposed to be painted concrete block or painted wood siding. The architecture is interesting and varied, but 
we recommend that the building materials not include painted concrete block, but rather integrally colored block and no 
wood.    

PRELIMINARY PLAT 

The property is now two lots and the applicants propose to plat it into one new lot, a plat to be called Middletown 65. The 
City Engineer is requesting including the following within that plat: 

1) Include a 5-wide drainage and utility easement along the south and east sides of the plat.  

2) Include a 15-foot wide drainage and utility easement along the west and north sides of the plat.  

3) Provide a separate, 10-foot wide road and sidewalk easement document covering the west and north sides of 
the plat.  Record this road and sidewalk easement when the plat is recorded. 

RECOMMENDATION 

Conditional Use Permit 

I recommend that the Conditional Use Permit for the proposed Mr. Car Wash at 8200 Central Avenue NE be approved as 
submitted on plans from Kimley-Horn dated 3-3-2022 and architectural elevations from Mr. Car Wash (no date), with 
following conditions: 

1) Hours of operation will be 7:30 am to 7:00 pm. 

2) If noise information from the applicants warrants additional sound mitigation, a solid fence or wall 6 feet in height 
will be installed on the west side of the site as illustrated in the Planner’s report dated March 28, 2022, to block 
noise from the vacuum and parking area. The fence or wall will be of materials and colors compatible with the 
building, to be reviewed and approved by the City Administrator. 

3) The entry drive on Middletown Road will be signed as entrance only and indicating that no stacking is allowed 
onto the public street. If the City becomes aware of problems with cars stacking in the street or other traffic 
problems on site, the City Council reserves the right to review and potentially revoke the Conditional Use Permit. 

4) Building materials will not include painted concrete block or wood. All concrete block will be integrally colored. 
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5) All lighting will be downcast cutoff type fixtures that allow no more than 0.5 footcandle of light spillage beyond the 
property lines or onto the public road rights-of-way. This includes the up/down sconces proposed on the east 
side of the car wash building, which will not include any up lighting. 

6) Signage will be submitted for a sign permit before a building permit is issued. 

7) The driveway at the north side of the site will include signage indicating exit only and right turn onto Highway 65. 

8) All landscaping will be installed as indicated on the landscape plan and guaranteed for at least one year. 

9) All requirements of the City Engineer will be followed for engineering and utility issues prior to issuing a building 
permit. 

Finding of Fact for Approval of Conditional Use Permit 

1) The City has standards for review of conditional uses to review and regulate potential impacts to surrounding 
properties and public roadways. 

2) The proposed car wash use may generate traffic that could impact area roadways. Limiting and regulating traffic 
on and around the site is a reasonable exercise of the City’s authority. 

3) The proposed car wash use may generate noise beyond an acceptable level given its location near existing 
residential uses. Requiring screening to block noise is a reasonable exercise of the City’s authority. 

4) The use as conditioned with this approval meets the criteria for approving a Conditional Use Permit in Section 
16.56.030(E)(1) of the City Code. 

Preliminary Plat 

I recommend that the Planning Commission recommend approval of the preliminary plat with the following conditions:  

1) Include a 5-wide drainage and utility easement along the south and east sides of the plat.  

2) Include a 15-foot wide drainage and utility easement along the west and north sides of the plat.  

3) Provide a separate, 10-foot wide road and sidewalk easement document covering the west and north sides of 
the plat.  Record this road and sidewalk easement when the plat is recorded. 

Finding of Fact for Approval of Preliminary Plat 

1) The City has reasonable expectations for provision of streets, sidewalks, utilities, and other public functions. 
Requiring property to dedicate easements for such features is reasonable. 

OPTIONS 

1) Recommend approval of the CUP and Preliminary Plat as presented with the recommended conditions and 
findings, or as modified by the Planning Commission. 

2) Recommend denial of the CUP and Preliminary Plat, with findings for denial.  

3) Continue one or both items to a future meeting to gather more information or more discussion. 
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60-DAY RULE 

The Conditional Use Permit application was received on March 2, 2022 and was considered complete on March 11, 2022, 
with receipt of the landscape plan. The 60-day deadline for final action by the City Council is May 11, 2022.  

The Preliminary Plat has its own 120-day deadline under State statute. The application was received on March 2, 2022. 
The deadline for final action by the City Council is July 10, 2022.  
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Legal Description of Surveyed Property

(Per Schedule A of the herein referenced Title Commitment)

That part of Lot 2, Block 2, Middletown, according to the recorded plat thereof, Anika County, Minnesota, lying

Southwesterly of a line drawn parallel to and 60 feet Southwesterly of the Northeasterly line of said Lot 2, as

measured at right angles.

Anoka County, Minnesota

Certification

To:  CWP West Corp., a Delaware corporation, its affiliates, successors, subsidiaries and assigns, Fidelity National Title Insurance

Company and The Matthews Company, Inc.

This is to certify that this map or plat and the survey on which it is based were made in accordance with the 2021 Minimum Standard

Detail Requirements for ALTA/NSPS Land Title Surveys, jointly established and adopted by ALTA and NSPS and includes Table A

items 1, 2, 3, 4, 6(a), 6(b), 7(a), 7(b1), 7(c), 8, 9, 10, 13, 14, 16, 17 and 19. The fieldwork was completed on December 17, 2021.

___________________________

By:  Greg B. Lundquist

Minnesota P.L.S. License No. 52146

Date Signed: December 29, 2021

greg@stcroixsurveying.com

The property depicted on this Survey and the easements of record shown hereon are the same as the property and the easements

described in the Commitment for Title Insurance, issued by Fidelity National Title Insurance Company, Commitment No. 59281, with an

effective date of November 2, 2021 at 7:00 AM.

Zoning Information

(Per Item 6(a) & 6(b) of herein referenced Table A Notes)

Zoning information provided per City of Spring Lake Park, MN Zoning Map & City Code.

 Zoning Designation: C-1, Shopping Center Commercial

Note: No performance standards could be obtained. For detailed information on Zoning

requirements contact said Municipality or an official Zoning Report. St. Croix Surveying does

not guarantee the accuracy of the provided Zoning information.

This Survey has been prepared solely for the benefit of the parties set forth in this Surveyor’s Certification and may not be

quoted or relied upon by, nor may copies be delivered to, any other party or used for any other purpose including, without

limitation, the preparation of zoning reports or any other third party reports, without The Matthews Company, Inc. and St.

Croix Surveyings’ prior written consent.  The Matthews Company, Inc. and St. Croix Surveying expressly disclaims any duty

or obligation towards any party that is not identified in this Surveyor’s Certification.

Please be advised that The Matthews Company, Inc. and St. Croix Surveying will not include the providers of any third party

reports in the Surveyor's Certification.

Vicinity Map

Title Commitment Exceptions

(Per Schedule B, Part 2 of the herein referenced Title Commitment)

The numbers below correspond to those numbers listed in the Title Commitment. Items not listed do not require Survey comment.

12 Drainage and utility easements as shown on plat of Middletown.

Affects - plotted.

13 Right of access to Trunk Highway 65 is restricted as shown by Final Certificate dated June 13, 1960, filed September 23, 1960, as

Document No. 214588, in Book 492 Misc. Page 447.

Affects - plotted.

Possible Encroachments

 None were visible at the time of the Survey.

Survey Notes

A. The observed address of the subject property is 8188 Highway 65 NE, Spring Lake Park MN.

B. The subject property is contained in Zone X (areas determined to be outside the 0.2% annual chance

floodplain), per Flood Insurance Rate Map No. 27003C0401E, with an effective date of 12/16/2015.

C. The total land area of the subject property is 20,000 square feet or 0.46 acres.

D. The subject property has 26 standard parking spaces and1 accessible parking space. Striping of identifiable

parking spaces are shown hereon.

E. No evidence of division or party walls were observed during the fieldwork.

F. The names of adjoining owners are shown per the respective County G.I.S. Maps if available.

G. No evidence of recent earth moving work, building construction, or building additions were observed during the

fieldwork.

H. No information on proposed changes in street right of way lines were provided to St. Croix Surveying.

I. No evidence of recent street or sidewalk construction or repairs were observed during the fieldwork.

J. No evidence of potential wetlands were observed at the time the fieldwork was conducted, nor has St. Croix

Surveying received any documentation of any wetlands or waterways being located on the subject property.

K. The east line bears S28°01'25"W, as referenced to the Anoka County Coordinate System.

L. The subject property has direct access to and from Middletown Road, a public R/W, on the north & west side of

the property.
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