
 
 
 

CITY OF LINO LAKES 
PLANNING & ZONING BOARD MEETING 

 

Wednesday, November 9, 2022 
6:30 p.m. 

Council Chambers 
 

Please be courteous and turn off all electronic devices during the meeting. 
 

 
AGENDA 

 
 
1. CALL TO ORDER AND ROLL CALL 

2. PLEDGE OF ALLEGIANCE 

3. APPROVAL OF AGENDA 

4. APPROVAL OF MINUTES:  October 12, 2022 

5. OPEN MIKE 

6. ACTION ITEMS 

A. None 

7. DISCUSSION ITEMS 

A. Otter Lake Road Master Plan 

B. Promenade (aka Robinson Property) PUD Concept Plan Review #2 

C. Project Updates 

8. ADJOURN 

 

 

 

 

 

 

 

 
  

Meeting guidelines on reverse side. 
 



 
City of Lino Lakes Planning & Zoning Board 

MEETING GUIDELINES 
 
Open Mike – The purpose of a Board Meeting is to accomplish the business of the city.  
When presenting at a meeting please remember to be respectful, and follow these 
guidelines: 
 
• Please address the meeting chair. 
• State your name and address for the record. 
• Please observe a 4-minute limit. 
• The topic must relate to city business. 
• Open Mike is for items not on the agenda. 
• A spokesperson must represent a group of five or more – groups will have 8 minutes. 
• The Presiding Officer may limit duplicative presentations. 
• Remember, the meeting is to discuss city business only. 
 
 
Public Hearing - Held as a separate item of business on the agenda.  The public hearing 
segment is your opportunity to tell the Board how you feel about issues scheduled to be 
heard. Typically, a hearing follows these steps: 
 
• The Presiding Officer (Chair or Vice-Chair) will announce the proposal to be reviewed and ask 

for the staff report.  The presiding Officer shall maintain strict order and etiquette at all 
meetings. 

• Staff will present their report on the proposal. 
• Board members will then ask City Staff questions about the proposal. 
• The Presiding Officer will then open up the public hearing for anyone present who wishes to 

comment on the proposal.  This is the time for the public to make comments or ask questions 
about the proposal. 
Comments should be limited to four (4) minutes unless further time is granted by the Presiding 
Officer.  All comments should be directed to the Board as a body and not to any individual 
Board Member or City Staff Member unless permission is granted by the Presiding Officer.  
No person shall be permitted to enter into any discussion, either directly or through a member 
of the Board without the permission of the Presiding Officer. 

• After everyone in the audience wishing to speak has given his/her comments, the Presiding 
Officer shall close the public hearing. 

• The Board will then discuss the proposal.  No further public comments are allowed. 
• The Board will then make a recommendation(s) and/or a decision. 
 
When you are called upon for your comments, please step to the microphone at the podium 
and state your name and address for the record. 
 
Occasionally, the Board may continue a hearing to another meeting before taking action. 
 
 
 
 

Meeting Etiquette 
 

The Planning & Zoning Board must preserve order and decorum while the meeting is 
in session.  A resident shall not, by conversation or otherwise, delay or interrupt the 
proceedings or the business of the Board, nor disturb any resident or Board Member 
while speaking or refuse to obey the orders of the Board. 



 

DRAFT MINUTES 

 
CITY OF LINO LAKES 

PLANNING & ZONING BOARD MINUTES 

  

 
 
I. CALL TO ORDER AND ROLL CALL:  
 

Vice Chair Michael Root called the Lino Lakes Planning and Zoning Board meeting to 
order at 6:31 p.m. on October 12, 2022. 

 
II. PLEDGE OF ALLEGIANCE  
 
III. APPROVAL OF AGENDA 
 

The agenda was approved as presented.   
 
IV. APPROVAL OF MINUTES:   
 

Mr. Issac Wipperfurth made a motion to approve the September 14, 2022 meeting minutes.  
Motion was supported by Mr. Nathan Vojtech.  Motion carried 5 – 0.   

  
V. OPEN MIKE 
 

Mr. Root declared Open Mike at 6:32 p.m. 
 
There was no one present for Open Mike. Mr. Root addressed the following email received 
from Ryan Johnson – 7840 Knoll Road, Lino Lakes MN 55014:  

Thanked the board for their service. Requested additional mikes for Mr. Michael Grochala 
and Ms. Katie Larsen separately.  It is difficult to hear both of them if they are providing 
information simultaneously. Mr. Johnson made an observation on the ordinance regulating 
delivery of edible cannabinoid products and liquor ordinance.  He stated neighboring 
businesses can deliver to residents here in Lino Lakes and that gives the local businesses a 
disadvantage.   

  
DATE:   October 12, 2022 

 TIME STARTED:  6:31 P.M. 
 TIME ENDED:  9:11 P.M. 
 MEMBERS PRESENT: Michael Root, Neil Evenson, Isaac Wipperfurth 
  Nathan Vojtech, Perry Laden 
 MEMBERS ABSENT: None 
 STAFF PRESENT: Michael Grochala, Katie Larsen, Kelsey Gelhar 
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Mr. Wipperfurth said this question should be addressed by City Council. 
 
Mr. Root called for a motion to close open Mike.  Mr. Vojtech made a motion.  Motion 
was supported by Mr. Neil Evenson.  Open Mike was closed at 6:34 p.m. 

 
VI. ACTION ITEMS 

A. PUBLIC HEARING: Amending City Code Chapter 1007:  Zoning Map 
 
Mr. Kevin Shay presented the report from Landform. 
 
Board members asked for clarification on various issues regarding the rezoning. Mr. 
Shay, Mr. Grochala and Ms. Larsen answered them. 
 
Mr. Root opened the public hearing  at 7:05 p.m. 

 
• Michael Rucinski – 915 Main Street, Lino Lakes MN 55014 

 
Mr. Rucinski wanted to know if property would be taken when sewer and water come 
into his area. Mr. Shay stated earlier the City would not have to acquire the property 
and wanted to know if the City would just take it with the rezoning. 

 
Mr. Grochala stated zoning has nothing to do with the acquisition of any property.  
Any acquisition of land would be related to a public improvement project. Roads and 
sewer and water lines will be covered in public right of way or an easement.  In the 
event we are completing a public improvement project and the City needs to build 
outside the land they have to build it the City would have to acquire it regardless of 
zoning. 
 
• Jim Nelson for Carl and Doris Nelson – 1709 Birch Street Hugo, MN  55038 

 
If they are in a FUD Zone does it mean sewer will come in by the 2040 Plan and does 
it allow for people to petition for it before that time? 
 
Mr. Grochala said timing is estimated and based on a progression in 5 year increments.  
It does not guarantee that it will be there in that 20 years.  It is dependent on when the 
property owner develops where the line is to extend to the next person. 
 
Mr. Root stated it is still dependent on whoever is developing the property to extend 
the sewer into the development. 

 
• Roger Scheunemann – 7865 4th Avenue, Lino Lakes, MN 55014 

 
His property is Rural and is going into FUD.  Is there anything not permitted in FUD 
that is under Rural. 
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There has been nothing eliminated from the FUD that was in the Rural. They are 
identical permitted uses. 

 
Why was the residents not notified sooner if we have been working on this since 2021? 
 
Mr. Grochala said we finish the comp plan and review the documents and identify 
changes.  We compile that into a draft ordinance and then we present to the public for 
comments.  During the comp plan we did a number of open houses through the two 
year process.  The Board has done a good job of going through the comp plan and 
coming up with a proposal to be reviewed by the residents and City Council and then 
make a decision to move forward. 

 
Mr. Root then confirmed what Mr. Grochala said.  He stated at this meeting the Board 
would recommend or not recommend the zoning map as presented with whatever 
changes.  He stated this is the official public hearing. 
 
Mr. Grochala said the comments and the recommendation of the Board will be 
forwarded to City Council which will be reviewed for a 1st ready on November 14th.  
The second reading will be November 28th.  If the ordinance is approved by the City 
Council it will be published in the Quad Press and will go into effect 30 days after 
publication. January 1, 2023 is close when it would go into effect. 

 
• Justin Hanna – 1612 Birch Street, Lino Lakes, MN 55038 

 
Mr. Hanna’s property went from Rural to FUD and the rule now is the owner is 
allowed 3 accessory buildings.  Can he add more under the FUD? 
 
Permitted uses stays the same.  The size of the parcel dictates the number and size of 
the buildings. None of that is changing due to the zoning. 
 
Is FUD making it easier to split lots to acre lots if you have under the 20 acres? 
 
The cluster does not apply in the FUD stage.  That would be in the Rural district.  If 
you are in the FUD you are in the staging zone and means utilities are close.  If you are 
close to it you are guided for sanitary sewer so you could rezone if you are in the 
staging area.  From that standpoint you would be able to sub divide into smaller lots as 
soon as utilities are available. 

 
• Kit Swanson– 890 Oak Lane, Lino Lakes, MN 55014 

 
Due to switching from Rural to FUD if someone sells and it is rezoned could you 
possibly have a multi-level complexes next to single family homes or any type of mix 
where a neighborhood be changed over to a commercial space? 
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How a property is zoned and developed is dictated by the Comphrensive Plan.  The 
FUD identification holds it in a holding pattern and does not change the underlying 
land use that is proposed on that parcel. There could be FUD properties that are guided 
commercial use.  Those would need to be rezoned to Commercial.  Mr. Grochala stated 
if you look at the zoning map you can see how the area is zoned around you in the 
future.  Mr. Root stated there would be a buffer between different zones. 

 
• Linda Broussard Vickers – 6756 Centerville Road, Centerville 55038 

 
Ms. Linda Broussard Vickers believes this is being done because a 20 acre parcel is 
more valuable to future developers not putting the needs of the owner before the 
developer.  Owners have always believed that they could split their land into 10 acre 
parcels which she believes has more value to a seller.  She spoke to the County to see if 
there would be a tax increase with the new zoning for her property of 38 acres and was 
told at this point it will not be changing.  He did say if you divide it down they would 
change the land value making each parcel worth more therefore paying more taxes.  
She said it would be worth it if she went to sell the parcels.  Ms. Broussard Vickers 
stated by doing this rezoning we are potentially taking away someone’s nest egg or not 
allowing children to have the 10 acre parcels nearby.  This rezoning is preventing them 
from using their land the way they wanted to when purchasing the land. 
 
The City’s intent to maintaining those larger sizes is to efficiently expand urban 
services as they become available.  The City is not looking at it from a developer point 
of view.  The City believes it is a benefit to the property owner because they will be 
able to sell the land off for more units.  If they can develop with sewer and water that 
will also bring more value to the property.  Property that can be sold more units per 
acre will yield a higher price per acre than one that can sell 1 unit per 10 acres. 

 
Ms. Broussard  Vickers believes developed land would be more value in the new FUD 
zone. You don’t have to rezone to identify for future development or change the lot 
size.  Any lot can be changed from what it is with a comp plan amendment.  These 
things are not changing availability they are just more attractive.   

 
Mr. Root said her comments and concerns are noted.  Property is developed with 
efficiency with where to put roads to open space.  The decision was to rezone to FUD.  
It will move forward to council the comp plan can always be changed as needed as it’s 
been done before.  The City is showing their intent on how properties can be developed 
in the future and the standards they would have to abide by.  The zoning codes are set 
up to balance the rights of property owners. 

 
• Lydia Becker for Richard Dick – 8061 Lake Drive, Lino Lakes, MN 55014 

 
Ms. Lydia Becker wanted to know the time line that it would take effect. 

 
Around January 1, 2023 
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• Scott Robinson – 8179 4th Avenue, Lino Lakes, MN 55014 

 
The City has been talking about this for a long time and he does not see any credence 
in what the City says or what we do with it.  He wanted to know what was his 
assurance that it was going to happen.  He asked if any developers have come in to say 
a parcel was not big enough to build on. He wanted the public to see who the additional 
3 letters that were from residents who could not make it to the meeting? 
 
Mr. Root said they will be read them at the end of the meeting. 
 
Mr. Robinson also agreed with Linda when planning for future family that wants to 
live on the farm, if we divide the land into 20 acres they will not be able to afford a 
mortgage because the land value is more. 
 
The intent is not to drive up any individual land price.  Obviously buying more land 
would be more expensive.  Our intent is to make properties more efficient for a sub 
division when a property is ready to do that.  It is a saving to the property owner and 
the community. 

 
• Nicholas Schintgen – 59 Marvy Street, Lino Lakes, MN 55014 

 
Mr. Schintgen voiced that people want to be involved and that is why they are here.  
They want to know what FUD means.  He was concerned about how two citizens in 
this meeting were treated when they asked about going from 10 to 20 acres and that it 
was their “opinion”.  
  
Mr. Root we are not disregarding anyone’s comments.  The Board openly invited 
anyone to come forward even after the public hearing.  We do listen and try to 
understand the concerns.  It does not necessarily mean we will vote that way but the 
board does listen. 
 
Mr. Schintgen stated 20 acres is worth more than 10 acres and the City already has a 
plan where the sewer and water are going so changing from FUD to Rural does not 
change where any of that is going. What is the purpose and how does it affect residents 
selling land in the future?  He said the city wants to bring more people in so the City 
can get more taxes.  He said he already sees traffic increasing and asked if there would 
be improvements to the roads.  He said the residents do want to know where the 
Comphrensive Plan is and they want to read it to make decisions for the future. 
 
He does not want to see the zoning changed to FUD because there is no reason to. 

 
Mr. Root stated they understood the concern for the 10 to 20 minimum lot size. It’s 
understood the concern was it was more of value to the developers and a disadvantage 
to home owners who wish to split off the land for family purposes. The Board will 
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balance the best it can while keeping in mind the concerns of the residents.  The City is 
not driving the development but we are trying to manage it in areas of traffic and water 
to name a couple.  Mr. Root asked Mr. Grochala if someone disagrees with the vote 
tonight what their next recourse would be.  Mr. Grochala stated the ordinance is not 
approved until the City Council approves it.  They can send questions to the City 
Council or attend the reading of the ordinance. 

 
• Jeff Joyer – 8174 Lake Drive, Lino Lakes, MN  55014   VIA EMAIL 

 
Mr. Joyer wanted more consideration given to the 50’ setbacks.  He stated several of 
the existing structures on his property would not meet this requirement.  He wanted to 
know if existing structures and roadways would be grandfathered in. He also wanted to 
know if this section was needed. 
 
Ms. Larsen stated she responded via email.  She said tonight is about the zoning map 
and that would be a text amendment conversation.  Any building that is there now 
would be legal and non-conforming and can remain in place.  
 
His 18 acre property is designated medium density in the proposed 2030 Plan.  It is 
proposed FUD in the 2040 plan.  He wanted to know if this preclude medium density 
now or leave the option to be designated high density in the future.  He would like to 
see zoning remain the same as previously planned. 

 
Ms. Larsen clarified zoning concerns via email. 

 
• Scott & Carol Featherstone – 631 Andall Street, Lino Lakes, MN  55014 VIA 

EMAIL 
 

How can the P & Z board change zones? 
 
Vicky Lane development was originally zoned single family residential and now it is 
being zoned to medium density residential.  If a developer comes in and requests it 
does the P & Z board change it?  The concern is having low density homes adjacent to 
their property. They feel low density should be defined as 1 to 2 homes per acre and 
that the developers will put the most they can on the land to make more money. 

 
Ms. Larsen understands the confusion with the comp plan, land use and density vs 
what the property is zoned.  She spoke to Mrs. Featherstone on the telephone and 
answered her zoning questions. 
 
Questioned if a designation of R or R-X cover the possibility of a developer building 
homes with a minimum density of one house per acre or one house per 3 acres? 
 
The Rural zoning is not tied to the density. 
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• Ken Lundgren – 1197 Ash Street, Lino Lakes, MN  55014 VIA EMAIL 
 

Mr. Ken Lundgren expressed he would like their zoning to remain Rural and is against 
the proposed change. He feels the change from 10 acres to 20 acres restricts what he 
can potentially do with his property. Mr. Lundgren also sees no mention of future 
urban Development zoning or changing the lot size for his property from 10 to 20 acres 
within the Comphrensive Plan. 
 
Ms. Larsen spoke to Mr. Lundgren on the phone. 

 
Mr. Wipperfurth informed the residents that all the meetings are public and anyone is 
welcome to come to them. The minutes and video of the meetings are published online. 

 
Mr. Root added there are two empty seats on the board if anyone is interested in filling 
them. 
 
The board discussed the public comments and their concerns.  Mr. Wipperfurth stated he 
was against the 20 acre rule. 

 
The board discussed the ordinance and received clarification regarding board and public 
concerns. Mr. Root asked for a motion to recommend approval or not recommend 
approval.  Mr. Wipperfurth made a motion for approval of the map without the FUD 
designation.  Mr. Vojtech supported the motion.  Motion carried 5-0 
 
After a recess the meeting was called back to order at 8:17 p.m. 
 

 
B.  Watermark PUD Concept Plan for Amendment #4 – Land Use Plan  

 
Ms. Larsen presented the staff report and went over Lennar’s proposed changes. 
 
Josh Metzer with Lennar at 16305 Avenue, Plymouth MN answered questions that the 
board had regarding this development. The Board discussed the lot sizes and that there 
should be more diversity of homes and demographics in the development.  

 
C.  Belland Farms Second Addition Final Plat 

 
Ms. Larsen presented the staff report and requested for the board to approve the final plat. 
Mr. Vojtech made a motion to approve the final plat.  Motion was supported by Mr. 
Evenson and carried 5 – 0. 

 
VII. DISCUSSION ITEMS 

A. Project Updates 

Mr. Grochala updated the committee on current City projects. 
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VIII. ADJOURNMENT 

Mr. Vojtech made a motion to adjourn the meeting at 9:11 p.m.  Motion was supported by 
Mr. Wipperfurth, and passed unanimously. 

 
 Respectfully submitted, 
 Julie Whitney, Community Development Administrative Assistant 
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PLANNING & ZONING BOARD 
AGENDA ITEM 7A 

 
 
STAFF ORIGINATOR:  Michael Grochala 
 
P & Z MEETING DATE:  November 9, 2022 
 
REQUEST: Otter Lake Road Master Plan Review 
      
CASE NUMBER:   N/A 
      
APPLICANT:    City of Lino Lakes 
 
OWNER:    City of Lino Lakes 
 
REVIEW DEADLINE:  N/A 
 
BACKGROUND 
 
The NE quadrant of 35E and Main Street has been the focus of a number of planning and 
infrastructure projects over the past 10 years.  These projects included: 
 
 2012 The Northeast Drainage Area study to develop a drainage route for future 

storm water management.   
 2018 Comprehensive Plan amendment establishing a business park land use 

district and extending utility staging. 
 2019 The City evaluated trunk utility needs and conceptual layouts for the Otter 

Lake Road extension.  
 2021 The City completed the drainage outlet to Peltier Lake, completing the new 

drainage system from 35E to Peltier Lake.   
 2021 Winter Wetland bank evaluation was started. 
 2022 Wetland delineations for Otter Lake Road alignment and stormwater 

management completed. 
 2022 The City awarded the construction contract for extending storm sewer from 

Watermark under I-35E to serve the NE 35E area. 
 
Development along Main Street has reached a point where trunk drainage improvements 
are required to provide a stormwater route to the I-35E crossing.  These improvements 
also need to consider location and stormwater requirements for the Otter Lake Road 
extension. 
 
Because much of the infrastructure planning is interrelated, the City Council authorized a 
master plan covering approximately 400 acres lying north of Main Street and east of 35E.  
The purpose of the plan would be to determine a preferred alignment of Otter Lake Road, 
create a regional stormwater plan and routing for the area, determine sanitary sewer and 
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water routing, and obtain land and engineering information necessary to apply for various 
state and federal funding economic development grant opportunities. 
 
WSB and Associates, was retained to prepare the plan.  Lori Johnson, Senior Planner 
with WSB, will present the draft study, recommendations and respond to any questions 
from the Planning and Zoning Board. 
 
ANALYSIS 
 
With completion of the study and selection of a preferred alignment alternative the City 
will be able to move forward with preparation of construction documents for future 
improvements to both Otter Lake Road and the trunk stormwater system.    Construction 
of the trunk stormwater system from existing Otter Lake Road (McDonald’s area) to the 
35E outlet is the first priority.  Without this improvement additional commercial 
development along Main Street is extremely limited. 
 
Discussion Items: 
 

1. Review of alignment alternatives and consideration of preferred alternative.  WSB 
and staff are recommending Alternative 2. 
 

2. Review of proposed land use alternatives.  
 
The plan proposes certain land use changes for consideration, given market 
conditions, proposed road alignment and topographic features.   The plan and 
recommendation are intended for guidance and support for possible land use 
changes should these be proposed with future development interests. 
 
Bernier Property – west of Otter Lake Road:  Proposed change from commercial 
land use to business campus with consideration for high density residential on east 
side of wetland 3.  Recognizes that physical limitation of site may limit 
commercial viability.  Allows additional flexibility for site development with 
property to north.   High density residential fits in behind wetland and strengthens 
commercial market along with employment base for growing business area. 
 
Winter Property – north end of project area:  Proposed change from 
office/residential to business campus with consideration for high density 
residential.  Limited office demand in metro market doesn’t support this land use.  
Business campus designation would allow for office along with other 
commercial/industrial uses.  Allows for additional site flexibility and possible 
assembly with property to south to avoid physical limitations of site. Offers 
another potential area for high density residential to support growing commercial 
market and strengthen employment base for growing business area. 
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RECOMMENDATION 
 
Staff is requesting feedback from the Planning & Zoning Board.  
 
ATTACHMENTS 
 
1. Proposed Land Use Alternatives 
2. Draft Otter Lake Road Master Plan 

 



 

Winter Property 

Bernier  Property 

Proposed Land Use Alternatives 
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The City of Lino Lakes is an amenity rich outer ring suburb of the Twin Cities filled with lakes, wetlands, and open spaces. The City has had its fair share of housing, commercial and industrial development over the years 
but as an outer ring suburb, Lino Lakes still has plenty of undeveloped land.  The location of this land makes the City a desirable destination for even more commercial and industrial development, as explained below.  

The Metropolitan Council designates the City of Lino Lakes as 
an Emerging Suburban Edge community. This designation is for 
communities in the early stages of transitioning from rural to urban 
and comes with increased population forecasts. Planning for this 
increase in population is critical. Designating areas in Lino Lakes for 
industry and job opportunities as the population grows makes Lino 
Lakes desirable for new businesses. 

The City is in a prime location as both Interstates 35W and 35E 
run through the community providing direct access to both 
downtown Minneapolis and downtown St. Paul. Having access to 
two major interstates makes the City of Lino Lakes a desirable town 
for commuters and for development opportunities. Some of the 
undeveloped land in Lino Lakes comes with challenges. Lino Lakes 
has plenty of water rich areas that can constrain development. 
The City has placed high value on protecting the natural amenities 
through all aspects of community development. 

The City of Lino Lakes has designated 400 acres of undeveloped 
land north of County Road 14 immediately east of Interstate 35E 
for commercial, industrial and office/residential uses.   Otter Lake 
Road is currently positioned in the middle of this 400 acres along 
County Road 14, and only partially extends north to serve the existing 
businesses in this area.   The city is planning Otter Lake Road as an 
extension of County Road 84. The city’s transportation plan identifies 
the northerly extension of Otter Lake Road to be an “A” minor 
expander, and it will act as a reliever to Interstate 35E. The extension 
will also serve all adjacent land uses. Because of the development 
constraints within this study area it is important for the City to think 
critically about future development including future road extension 
scenarios for Otter Lake Road and wetland and natural resource 
management in the area.  For these reasons, the City has chosen 
to create a master plan for the Otter Lake Road extension to ensure 
orderly and efficient development maximizes development potential 
while managing and protecting natural resources.  

The master plan provided in this document accounts for the future Otter Lake Road alignment and other local street connections, 
utilities, land use designations, and natural resource management. Specifically, this document includes the following information:

• a review of the existing conditions in the study area

• an analysis of regional drainage patterns

• wetland sequencing

• review of road alignment scenarios, traffic conditions and 
needs, trail and bicycle planning

• land use scenarios and economic development strategies

• implementation measures and strategies.  
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Change to Existing Zoning and Future Land Use Designations

CHAPTER 2:  BACKGROUND INFORMATION
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The southern portion of the subject area is zoned General Business.  With quick access from the 35E via 
the County Road 14 exit, this district allows for smaller lots and a variety of businesses, specifically retail 
and service uses. Two newer smaller commercial developments have occurred in this area north of County 
Road 14 & east of Otter Lake Road, with another one in the process of being developed to the west of Otter 
Lake Road. The 2040 Comprehensive Plan designates this portion as Commercial. 

The remaining portion of the subject area is zoned Rural/Business Reserve. With the adoption of the 
new zoning ordinance the R-BR designation will be eliminated and replaced with the R, Rural zoning 
designation. This district is intended to preserve a rural very low density environment until such time as 

the land is needed for commercial and industrial uses. Most of this land is existing farmland or contains 
large wetlands. Since the land is dedicated for future development as needed, the 2040 Comprehensive 
Plan divides this area into two future land use designations, Business Campus to the south bordering the 
Commercial area, and Office Residential north of Business Campus. 

Business Campus is for high quality, integrated development of a wide range of business uses at high visibility 
locations. Office Residential is for a mix of office, business and residential uses. Residential development is 
not required in the Office Residential designation and should not exceed 50% of the land area. 
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Existing Transportation Network
The study area is in a strategic location with immediate access from Interstate Highway 35E and County 
Road 14.  The area lies directly northwest of the exits and is bound between 35E to the west and 24th 
Avenue to the east. The area currently has limited access. Otter Lake Road is proposed to be extended 
further into the area to provide access for future development as well as providing east-west connections 
to the existing streets in the Ctiy of Hugo.

The primary purpose of the Otter Lake Road extension is to implement the city’s transportation plan 
goal of creating an “A” minor expander in this location. The access for future development of this area 
is secondary to the transportation plan implementation but it is critical to the alignment decision. It will 
provide principal access to developing parcels in the City of Lino Lakes and east-west connections with 
the existing transportation system in the City of Hugo.

The large wetland system in the northern part of the study area is proposed to be included in the Greenway 
System. The Greenway System includes large open areas in the City of Lino Lakes used for trail networks 
and open space activities. The proposed wetland area will be connected by a future tunnel/bridge over 
Interstate 35E to a greenway and trail network to the west.   It may also be the location of a future wetland 
bank to be owned and operated by the City.  The status of the bank has not been solidified or approved by 
governing bodies as it is still being explored as a possibility for this area.  

Site Constraints
The subject area has plenty of physical constraints which come with unique challenges.  These physical 
constraints include:

• Access constrained by Interstate 35E on the west and Main Street on the south.

• Underground pipeline that runs from the southeast corner near County Road 14 & 24th Avenue N to the 
northeast of the site and then crossing Interstate Highway 35E.

• Multiple wetlands exist on the site with some under the jurisdiction of the Army Corps of Engineers.  

• Flood plain and ditches are located within the study area and the ditches are under the  jurisdiction of 
the Rice Creek Watershed District.
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CHAPTER 3: NATURAL RESOURCES AND DRAINAGE
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Natural Resources
The study area has a historical plant community of Big Woods – Hardwoods, which would have contained 
forest dominated by oak, maple, basswood, and hickory. Under existing conditions, most of the area is 
used for agricultural production and few remnants of a historical plant community exist. Few other natural 
resources are located within one mile of the study area. A query of the Department of Natural Resources 
Natural Heritage Information System database (License Agreement No. 1003) showed that there is one 
known occurrence of the Blanding’s turtle (Emydoidea blandingii) located to the southeast within one mile 
of the study area. A mapped complex of Public Waters Wetlands are located at the north end of the study 
area and includes delineated Wetland G.  To the west of the study area across I-35 is DNR Public Waters 
Basin Peltier Lake (DNR PWI No. 02000400) which also includes Rice Creek (DNR PWI No. M-059) flowing 
through the basin. To the north of the study area is Hardwood Creek (DNR PWI No. M-059-009) which 
connects to Rice Creek at the north end of Peltier Lake.  Based on the Minnesota Pollution Control Agency’s 
2022 impaired waters list, Peltier Lake has impaired uses of aquatic consumption and aquatic recreation 
and has an approved TMDL for mercury and nutrients. Hardwood Creek is also listed with an impaired use 
of aquatic life (AQL) and has an approved TMDL for dissolved oxygen and fish bioassessments. Peltier Lake 
is also mapped by the Minnesota County Biological Survey as having areas of rare species and native plant 
communities with a moderate biological significance. These areas don’t extend into the study area.
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A regional system as proposed has numerous advantages over smaller, individual stormwater management 
BMPs as sites develop. It takes the burden off site developers to meet the restrictive rate limits set by 
RCWD and allows them to develop with the standard requirements seen in other regions of Lino Lakes. 
This system also allows for high-level flood management. As development occurs, more runoff will be 
generated, potentially raising flood elevations at lower-elevation locations of the region. With this regional 
system, these flood elevation increases can be anticipated and incorporated into site designs at an 
early stage. It allows developers to understand what outlots and freeboard requirements will be needed 
based on area flood conditions. The regional system will also enhance and protect the wetlands used 
as stormwater storage. The main drawback of a regional system is the cost to the City to construct and 
maintain it. Parts of the system will need to be built before development can occur and therefore will 
require an initial investment from the City. In addition, potentially developable land will be needed for the 
system, somewhat reducing buildable area in the region. The city has established a trunk surface water 
management charge to recover these costs.

Approval of this drainage system will be regulated by RCWD. The watershed is setting the rate control 
and flood condition requirements and regional plan approval will be needed in order for specific sites to 
develop without the highly restrictive rate limits. In addition, improvements proposed for Wetlands 4, 7 
and 8 within the system will require approval from the Wetland Conservation Act Local Government Unit 
and the US Army Corps of Engineers. The pipe alignment under I-35E has been approved by MnDOT and 
is under construction as of Fall 2022.

Drainage
The City has worked with its consultant, WSB, to create a regional drainage system to serve the study 
area. This regional system will provide rate control as well as flood storage for stormwater within the area. 
Under existing conditions, the study area is functionally landlocked, only outletting via the draintile of the 
Main Trunk and Branch 8 of Anoka County Ditch 55. Stormwater from the site ultimately reaches Peltier 
Lake, which has a TMDL for nutrient loading. Due to a combination of this TMDL and the very limited flow 
capacity of the draintiles, Rice Creek Watershed District (RCWD) has set restrictive flow limits on proposed 
development that routes to the draintile system. WSB is proposing an outlet pipe under Interstate 35E, 
routed to the Watermark development to the west, ultimately reaching Peltier Lake. This pipe will allow the 
area to avoid the restrictive limits of the draintile system and no longer function as a land locked basin.

While this regional system will provide ultimate control of flows coming out of the area, it is not proposed 
as water quality treatment for the sites in the area. All sites will be required to meet RCWD’s standard 
stormwater management requirements, including water quality, volume, and peak rate control; infiltration 
and filtration BMPs will be suggested for site water quality treatment. These site-specific stormwater 
systems will then outlet to the proposed regional system.

The system primarily consists of three water storage areas, two existing wetlands and a constructed wet 
pond. See the Drainage and Natural Resources map on the previous page for proposed system layout. 
Outflows from site-specific stormwater systems will be routed to one of these storage areas and then 
through the rest of regional system from there. Storage areas are proposed to be interconnected with a 
combination of culverts and open ditches. The final and lowest stage of this regional system will be a 0.6-
acre wet pond. This pond will have an outlet control structure with a sluice gate to limit flow rates under 
I-35E and close when needed if Peltier reaches flood stages as required by RCWD.
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Wetlands
Wetlands within the subject area have been delineated and the locations of the wetlands are shown on 
the figure on the right. The majority of the wetlands are degraded, being used for active agriculture or hay 
production. The Wetland Table in the appendix outlines the wetlands and wetland characteristics within the 
subject area.

Wetland Regulation and Sequencing
All wetlands within the study area are subject to regulations under the Wetland Conservation Act (WCA), 
US Army Corps of Engineers (USACE) Section 404, and MN Pollution Control Agency (Section 401) unless 
otherwise determined to be non-jurisdictional. The DNR also regulates a portion of Wetland G within the 
study area as a Public Waters. A sequencing analysis has been reviewed and approved by the WCA LGU, 
which provides approval of the outlined alternatives analysis. Sequencing flexibility was also received for 
Wetlands 6, 11a, 11b, 12, 13, 18, and 23 through this approval due to their degraded quality and alterations 
due to agricultural practices. The city also received an Approved Jurisdictional Determination from the 
USACE, stating that the USACE does not regulate Wetlands 3, 11, 12, 13, 18, 19, and Q.. Impacts to all 
wetlands will require mitigation through WCA. Mitigation will also be required for impacted wetlands under 
the jurisdiction of the USACE. 
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CHAPTER 4: TRANSPORTATION
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The city’s 2040 Comprehensive Plan identified the need for a new roadway network north of Main Street 
(CSAH 14) between I-35E and 24th Avenue. The roadway network, including Otter Lake Road and the 
other supporting streets, will provide local and regional access for this 400 acre portion of the city. The 
planned roadway network will accommodate the orderly development of the existing and anticipated 
commercial properties north of Main Street. The area adjacent to the proposed Otter Lake Road just north 
of Main Street (CSAH 14) is currently experiencing development pressure. A supplemental Traffic Study 
was completed for this area to determine the appropriate local street network. A copy of the South Otter 
Lake Road Study is included in the Appendix of this Master Plan.

Traffic forecasts were prepared for the 2040 conditions assuming full build of the anticipated land use for 
the area. Based on the traffic projections the Otter Lake Road extension will have a daily volume of 14,800 
vehicles per day (vpd) at Main Street (CSAH 14) and 9,000 vpd to the north. A portion of the existing traffic 
on 24th Avenue will be redistributed to the Otter Lake Road extension. Reviewing the city of Lino Lakes 
and city of Hugo Transportation Plans, approximately 40% of the existing traffic could be redistributed. 
The attached figure on the right shows the projected 2040 average daily traffic (ADT) volumes on the local 
roadway network assuming that Otter Lake Road at Rosemary Way is restricted to a right-in/right-out. The 
roadway design will be based on City design guidelines and MnDOT State Aid Standards. The roadway will 
consist of a two-lane cross section with left and right turn lanes at the primary access locations in a 120ft 
right of way corridor.

The first intersection on Otter Lake Road north of Main Street (CSAH 14) at Rosemary Way will be converted 
to a right-in/right-out access. The first full movement access would be located approximately 660ft north 
of Main Street (CSAH 14) providing access to the planned commercial and retail land uses. The intersection 
will be controlled with either a roundabout or traffic signal. The remaining intersections to the north would 
be spaced approximately 1/4 apart with side street stop control. A pedestrian path will be included on the 
east side of the roadway extending the path adjacent to the existing Otter Lake Road from Main Street 
(CSAH 14) to Rosemary Way. The trail will connect the Regional Trail on Main Street (CSAH 14) to the 
neighborhoods to the north. A sidewalk will also be provided on the west side of Otter Lake Road.

The extension of Rosemary Way from Otter Lake Road to 24th Avenue has been identified as part of the 
city’s Comprehensive Plan as well as the I-35E AUAR. This connection will provide full movement access 
for the intersection of Main Street (CSAH 14) at 24th Avenue, which is currently a right-in/right-out, as well 
as access to the planned commercial development north of Main Street (CSAH 14). The exact alignment of 
the Rosemary Way extension will be determined as the area develops. 

Rosemary Way at 24th Avenue currently is stop controlled for the Rosemary Way approaches.  As the area 
develops the level of service at the intersection will start to cause a backup past the existing Kwik Trip 
access road.  The future intersection operations will likely warrant intersection control improvements such 
as northbound and southbound left turn lanes on 24th Avenue with all-way stop control or a traffic signal 
or a possible roundabout. These improvements will be coordinated with the City of Hugo.
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S E C O N DA R Y  N E E D S

Limited Parcel Impacts: The parcels surrounding 
the Otter Lake Road extension have a planned 
land use of commercial, industrial and residential. 
To maximize buildable lot sizes for this type of 
development, there is a need for the city to select 
an alignment that will preserve large tracts of 
land on both sides to maximize development. The 
roadway alignment design will need to include 
reasonable primary access from Otter Lake 
Road and secondary access from the local street 
system to limit impacts to each development 
parcel. Given the environmental concerns in the 
area, the new road will allow property owners to 
maximize development on their parcels while also 
protecting wetlands as much as possible.

Existing Infrastructure: There is a need to build off 
of the existing infrastructure (roads, sewer, water 
main, etc.) in this area so that new infrastructure 
for the commercial, industrial and residential lots 
can be easily extended and more cost efficient. 

P R I M A R Y  N E E D S

Traffic Demand: The City has identified a need 
for a new regional roadway parallel to I-35E north 
of Main Street to meet the future traffic demands 
for the northeast portion of the city. Based on 
projected traffic volumes, a north-south arterial 
road will be needed north of Otter Lake Road’s 
current terminus at Main Street to accommodate 
the existing neighborhoods and anticipated 
development of commercial, industrial and 
residential properties north of Main Street, between 
I-35E and 24th Avenue. The proposed Otter Lake 
Road connection will provide the opportunity for a 
regional link on the east side of I-35E from TH 96 in 
White Bear Lake to TH 97 in Forest Lake.

Property Access: The Otter Lake Road extension 
will be constructed through existing agricultural 
parcels. Based on the City’s 2040 Comprehensive 
Plan, these parcels are planned for commercial, 
industrial and residential land use. Access roads 
for any potential lot will stem from Otter Lake Road, 
and there is a need to construct this roadway in a 
location that allows for the construction of access 
roads to each parcel.

Each commercial lot will need a connection to 
the City’s sewer and water systems. The location 
of the Otter Lake Road extension determines 
how sewer and water can be extended to each 
lot. Existing sewer and water lines are located at 
the Otter Lake Road terminus (Phase I) near Main 
Street. The sewer and water will be extended 
along Otter Lake Road and sewer and water 
connections to each lot will stem from Otter Lake 
Road. Shorter extensions of sewer and water 
will be possible if Otter Lake Road is located 
near each lot line. Sewer and water will also be 
extended between Otter Lake Road and 24th 
Avenue along the Rosemary Way alignment with 
each site development.

Pipeline Crossing: There is an existing gas 
pipeline and easement that extends from near 
Wetland 3 to the northwest. When Otter Lake 
Road is extended across the pipeline, the road 
elevation will need to be heightened to provide 

appropriate coverage. A rise in elevation requires 
the road to tie down to existing contours for a 
length of roadway. Constructing the Otter Lake 
Road extension at a right angle to the existing 
pipeline will allow for the shortest length of 
heightened roadway which may result in fewer 
wetland impacts from slope tie-down, and less 
impact to the utility easement.

State Aid Design: The Otter Lake Road extension 
will need to meet State Aid geometric design 
standards for urban design roads because the 
roadway will become a County State Aid Highway 
in the future when 24th Avenue is is improved to 
80th Street (City of Lino Lakes Transportation 
Plan), including the minimum standards shown 
in Wetland Table in the Appendix.  Drainage from 
the road extension will be accommodated for by 
constructing ponds adjacent to the roadway in 
upland areas.
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Avoidance Alternatives
Each alignment alternative studied in this Master Plan was evaluated based on its ability to avoid wetland 
impacts and meet the needs of the project including meeting traffic demand and state aid design 
standards, providing property access, limiting parcel impacts, allowing for reasonable extension of 
existing infrastructure, and reducing roadway coverage within an existing gas pipeline easement. All of 
the alternatives, except the no-build, have proposed impacts to wetlands. The figure to the right and the 
tables on the following page summarize the total wetland impacts for each of the alternatives, and how 
each alternative meets the needs of the project. The city will engage the regulatory agencies in evaluation 
of the avoidance and minimization measures incorporated into the selection of a preferred alternative. 
Permits for impacts to wetlands will be required prior to construction. 

A LT E R N AT I V E  1

Alternative 1 extends Otter Lake Road from the 
existing terminus near Main Street to the north 
0.56 miles where it then curves to the northeast 
and connects into 24th Ave. This alternative 
generally follows lot lines but does split parcels 
133122410009 and 133122420001 which are 
under the same ownership. This creates an 
undesirable configuration for the landowner. The 
location of the alignment also provides access 
to all lots without the need for extensive access-
road construction and extension of utilities. 
This alternative does cross an existing pipeline 
easement at an angle causing significantly more 
coverage over the pipeline than if approached 
at a right-angle. This causes the road to be 
constructed at a higher elevation for a longer 
portion of the roadway by increasing the length 
the two are sharing the same space.

This alternative would impact a total of 2.80 
acres of wetlands (Table 4-2). The roadway would 
impact the east side of the main Wetland 4 basin 
avoiding the largest part of the wetland. The east 
side of this wetland is essentially a constructed 
low-quality ditch channel and farmed hay field. 
The entirety of Wetland 23 would be impacted 
by this alignment; however this wetland is not 
likely under the jurisdiction of the USACE and 
likely qualifies for sequencing flexibility due to 
its degraded quality as a farmed wetland. The 
alternative generally avoids the main part of 
Wetland 12 to the north with minor impacts and 
then cuts between two lobes of Wetlands 11a and 
11b, avoiding the larger parts of these basins. 
Wetlands 12, 11a, and 11b are also farmed wetlands. 
Alternative 1 results in the highest amount of 
wetland impact and does not meet the needs of 
the project and therefore was rejected.
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A LT E R N AT I V E  2  ( P R E F E R R E D  A L I G N M E N T )

Alternative 2 extends Otter Lake Road from the 
existing terminus near Main Street to the north 0.22 
miles then slightly curves to the northeast, then 
back north for 0.25 miles before finally curving to 
the northeast to connect into 24th Avenue parallel 
to Alternative 1. This alignment generally follows 
north-south lot lines eliminating the need to split 
most of the parcels. The location of the road provides 
access to all of the lots which then requires fewer, 
shorter access roads and utility extensions. Limiting 
the future access roads will ultimately reduce the 
amount of wetland impacts due to roadways. This 
alignment also approaches the pipeline easement 
at a right angle reducing the height of the road at 
the crossing and any future conflicts with small 
utilities that run parallel to the roadway.

After cutting through Wetland 3, this alignment 
curves to the northeast before continuing to 

TA B L E  4 - 1 :  A LT E R N AT I V E  A L I G N M E N T  S U M M A R Y

Alternative 1 Alternative 2 
(Preferred) Alternative 3 No Build

Primary Needs

Traffic Demand

Property Access

Secondary Needs

Limited Parcel Impacts

Access to Existing Infrastructure

Ability To Meet State Aid Standards

Pipeline Easement Crossing at Right-Angle

TA B L E  4 - 2 .  E ST I M AT E D  W E T L A N D  I M PAC T S  ( AC R E S )  F O R  E AC H  A LT E R N AT I V E  A L I G N M E N T

1 - Not regulated by USACE per AJD (dated 11/1/2022)

2 - Received sequencing flexibility approval per LGU Decision 22-063 (dated 9/14/2022)

Wetland ID Alternative 1 Alternative 2 (Preferred) Alternative 3 No Build

Wetland 3 1 1.58 1.58 1.58 0

Wetland 4 0.32 0.06 0 0

Wetland 6 2 0 0 0.09 0

Wetland 11a 1,2 0.16 0 0 0

Wetland 11b 1,2 0.34 0 0 0

Wetland 12 1,2 0.10 0.30 0 0

Wetland 13 1,2 0 0.52 0 0

Wetland 17 0 0 0.01 0

Wetland 18 1,2 0.13 0.21 0.21 0

Wetland 23 2 0.17 0 0 0

Total 2.80 2.67 1.90 0

the north avoiding most impacts to Wetland 4. 
The alignment follows the property lines to the 
north and cuts through a portion of Wetland 12. 
However, Wetland 12 at this location is degraded: 
farmed on the west side of the property line and 
pastureland to the east. The alignment avoids 
Wetlands 11a and 11b unlike Alternative 1 but does 
impact the majority of Wetland 13. The preferred 
alternative results in 0.13 acres less wetland 
impact than Alternative 1 and meets the needs 
of the project. This alternative results in a total of 
2.67 acres of wetland impacts (Table 4-2).

A LT E R N AT I V E  3

Alternative 3 extends Otter Lake Road from the 
existing terminus near Main Street to the north 
0.22 miles then slightly curves to the northeast 
where it continues northeast until it connects with 
24th Avenue. After cutting through Wetland 3, this 
alignment impacts three farmed wetland areas: 

Wetlands 18, 17, and 6. This alternative avoids most 
wetland impacts initially resulting in 1.90 acres of 
impact (Table 4-2). However, this alternative does 
not provide access to the northerly lots and would 
require extensive construction of access roads 
and extension of utilities which would result in 
additional wetland impacts likely exceeding the 
amounts of the other alternatives. This alternative 
does not meet the project’s needs and was 
rejected due to the fact that it would not provide 
access to all properties and limited access to 
existing infrastructure would cause development 
of land within the planned land use for the area 
(commercial) to be challenging. 

N O  B U I L D  A LT E R N AT I V E  

The no build alternative would not extend Otter 
Lake Road to the north. Access for the parcels 
would result in the construction of local roads 
from 24th Avenue. Access to the area would be 

from 24th Avenue which is restricted to right-in/
right-out at Main Street (CSAH 14). Access to or 
from eastbound Main Street (CSAH 14) would be 
through the Victor Hugo Boulevard intersection 
in Hugo. This would result in the need for 24th 
Avenue as well as Rosemary Way in the city of 
Hugo to be improved. There are no existing sewer 
and water connections along 24th Avenue that 
could easily be extended out to the lots as this 
road is the city boundary between Hugo and Lino 
Lakes. Sewer and water would be one sided and 
sewer water extension in this manner would result 
in over double the amount of infrastructure. This 
alternative would initially avoid wetland impacts 
but does not meet the needs of the property 
owners or the city and was rejected. 

Table 4-1 summarizes each of the alternatives with 
respect to the primary and secondary needs of the 
project area. Table 4-2 summarizes the estimated 
wetland impacts for each alignment alternative.
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CHAPTER 5:  LAND USE AND FINAL MASTER PLAN

The land in the project area currently is designated for commercial, industrial and office/residential uses.  A further description of the 
zoning designations and land uses designations are provided below:

Current Zoning
The current zoning designations for the project area are General Business (southern parcels) and Rural Business Reserve (the remainder 
of the site).    
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According to the zoning ordinance, General Business allows for a wide variety of business uses including retail, service, and 
semi-industrial uses. The uses may contain businesses which tend to serve other business and industry as well as those catering 
to shoppers’ needs. 

 
The zoning ordinance indicates the Rural Business Reserve district is intended to preserve a rural, very low density environment 
until such time as the land is needed for commercial and industrial uses. Residents of this district can expect to fully use the land 
for farming, grazing, animal husbandry, propagation of nursery stock, gardening, and other traditional rural uses. In addition, the 
district is meant to prevent incursion of those land uses that would adversely affect or diminish the rural character of the land. 
In particular, subdivisions of land for residential purposes as well as commercial and industrial uses without access to suitable 
infrastructure is not to be permitted. It should be noted that the City is currently in the process of amending the zoning ordinance 
at the time of this master plan creation and the Rural Business Reserve district will eventually be eliminated. The new zoning 
designation for these properties will be R, Rural, until such time as they are developed. The new Rural district generally has the 
same uses as the Rural Business Reserve district.
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Future Land Use 
The city’s 2040 Comprehensive Plan Update and Map indicate that the land uses for the project area include Commercial, Business 
Campus and Office Residential.  

C O M M E R C I A L

B U S I N E S S  C A M P U S
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The Commercial land use is intended to accommodate retail, office and service uses. Commercial areas are identified along 
major roadways within the City, as these corridors will provide higher traffic volumes and visibility to support commercial uses. 
The provision of additional commercial areas will increase employment opportunities for residents of the community and will 
also increase the city’s tax base and relieve pressure on residential property taxes. Creating commercial areas around the city will 
provide convenient retail opportunities for residents of all neighborhoods.

 
“Business Campus” is a new designation in the 2040 Plan Update. The purpose of this new designation is to provide for the high-
quality, integrated development of a wide range of business uses at high visibility locations, particularly the area near the I-35E and 
I-35W corridors and interchanges. These areas will create a strong image for the city and serve primarily as employment centers, 
with office, service, research and development, data centers and light industrial uses. Warehousing and outdoor storage would 
be limited, as accessory to these primary uses. Other uses would include those that support the businesses and their employees, 
such as convenience retail or services, hotels, restaurants, daycare facilities, banks or other financial institutions, and park and 
ride facilities. Additional uses may include destination uses that have a market draw beyond the local area, such as entertainment, 
public institutions or non-profit or semi-public facilities. A master plan/ PUD plan will ensure a cohesive development pattern, and 
provide standards for good aesthetics and architectural quality, while protecting the natural resources of the area

 
The Office Residential land use category provides for office and business uses and residential units at a density of 4.0 to 6.0 units 
per acre. Residential development is not required but should not exceed 50% of the land area.
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Current Trends
The Otter Lake Road extension will provide opportunities for property owners to develop their property in a way that was not possible prior  to the extension.  As part of this master plan it  is appropriate to analyze current 
market trends  to determine if the existing zoning and land uses  are appropriate for maximizing development  potential.  The Twin Cities real estate market is  seeing the following trends occurring at the time:

I N D U S T R I A L

Properties adjacent to major interstates with good local access are being purchased by users intending 
to build 250,000 square feet or more for industrial uses.  Smaller users also  exist but the higher square 
footage is highly sought after at this point in time.  

R E S I D E N T I A L 

The high density residential market is strong in 
the Twin Cities Metropolitan Area.

C O M M E R C I A L 

Commercial activity is occurring at this time  but 
at a much slower rate than industrial  activity.
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The project area is in a very desirable location adjacent to I35E with ramp access to Main Street on the 
south end of the project area.  The Otter Lake Road extension will provide valuable access opportunities 
to the property owners within the project area.  Because of the location and the access opportunities, it 
is important to merge market trends and land use regulations in order to achieve maximum development 
potential.  The map on this page provides a glimpse of the recommended land uses and preferred road 
alignment.

Final Road Alignment & 
Recommended Future Land Use 

R E C O M M E N D E D  L A N D  U S E

• The current commercial zoning and future land use designations on the south end of the project area 
are appropriate based on current development trends.  There are existing commercial uses within this 
area and it makes sense to allow for more commercial development in the future given that commercial 
activity is still doing well in the market today.  

• The City should consider rezoning all properties currently zoned as Rural Business Reserve (or Rural as 
prescribed by zoning ordinance amendments) to LI Light Industrial, the new Business Campus zoning 
district, or create a new zoning district to accommodate and allow the types of uses that the City wishes 
to attract in this area.  This rezoning should occur at the time of development. Properties not being 
developed can remain zoned as Rural Business Reserve or Rural (as prescribed by zoning ordinance 
amendments). A new zoning district could include a mix of certain types of commercial uses and light 
industrial uses, while ensuring the warehousing and outdoor storage is limited in nature or eliminated 
from potential uses all together.  

• The land use of Business Campus would be the most appropriate for all land that is not designated 
for commercial development.  The type of uses described in this chapter match the current trends for 
development on similar parcels throughout the metro area. 
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R E C O M M E N D E D  R OA D  A L I G N M E N T  ( A LT E R N AT I V E  2 )

• Eliminates the need to split most of the parcels.

• Requires fewer, shorter access roads and utility extensions.

• Reduces the amount of wetland impact due to roadways.

• Approaches the pipeline easement at a right angle reducing the height of the road at the 
crossing and any future conflicts with small utilities that run parallel to the roadway.

• The change from Office Residential to Business Campus on the north end of the project area is 
recommended due to current market conditions that do not support the mix of housing and office/
commercial land uses that were previously envisioned for this site

• While high density residential development is occurring at a rapid pace in the metro at the time of this 
plan, it may be necessary to choose one location within the project area for high density residential 
development and include it in the land use plan accordingly.  It is encouraged that the high density 
parcel be located away from the I35E intersection and towards the east side of the site.  High density 
residential could be accommodated as part of larger master planned commercial area to ensure the 
uses adjacent to the high density use are compatible with an apartment building.  The suggested 
location is in the southeast corner of the project area as shown on the recommended land use map. It 
could also be accommodated a bit farther north within the project area adjacent to the wetland bank.  
This area is also shown on the recommended land use map.
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WAT E R

The City’s 2040 Comprehensive Plan and Water System Model identify the need for a 16-inch diameter 
trunk water line running north south through the development site, which will extend and be part of a 
broader future trunk water line loop crossing I-35E. Smaller size watermain, 8 to 12-inch diameter, will be 
looped throughout the commercial and industrial sites. The City’s water supply and storage capacities 
will be expanded to keep pace with development and demand on the water system and in accordance 
with the City’s 2040 Comprehensive Water Supply Plan.

Utilities

S A N I TA R Y  S E W E R

The City’s 2040 Comprehensive Plan identifies the need for a 27 to 18-inch diameter trunk sanitary sewer 
flowing southward and extending from south to north through the development site. This new trunk 
sanitary sewer will serve City Sanitary District 5 and will discharge to Metropolitan Council Environmental 
Services (MCES) Interceptor 802325 through a new flow meter vault currently under design and located 
near the intersection of Main Street and 24th Avenue. Smaller size sanitary sewer laterals, 8 to 12-inch 
diameter, will be extended from the trunk to the commercial and industrial sites. 

CHAPTER 6: IMPLEMENTATION MEASURES AND STRATEGIES

As the City of Lino Lakes moves forward with development proposals for the study area, this Master Plan 
is meant to be a guide for development. In order to implement this plan and allow for development to 
occur, the Otter Lake Road extension needs to be constructed, zoning and land use changes will occur, 
environmental applications need to be pursued and economic development strategies need to be 
developed. This chapter outlines several implementation measures that need to occur in order to achieve 
full development of the study area.
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Wetlands
Wetlands throughout the study area have been identified and may be regulated by various agencies, 
including Rice Creek Watershed District (RCWD, for the Wetland Conservation Act), USACE, MN Pollution 
Control Agency (MPCA), and DNR (Wetland G). A sequencing analysis has been submitted to the agencies 
for potential impacts from the roadway alignment. Additional coordination will be necessary when 
designed plans become available to obtain permits from RCWD/WCA, USACE, and MPCA. Mitigation for 
impacts to wetlands is anticipated via purchase of credits from a wetland bank, and primarily from a 
potential wetland bank located on the parcels adjacent to the study area to the north. This potential bank 
would restore wetlands formerly drained by agricultural use and use of this potential bank would maintain 
a no-net loss of wetland within the local watershed.

Impacts to wetlands resulting from future development of the parcels throughout the study area will also 
require coordination with the various agencies who have regulatory authority over the wetlands. Each 
development will be responsible for developing site plans that avoid wetlands or minimize impacts if 
avoidance isn’t practical or feasible. Replacement for impacts resulting from these developments will be 
encouraged through the potential wetland bank north of the study area, if available, to maintain a no-net 
loss of wetland within the local watershed.
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Wetland Bank
Approximately 114 acres located partially within the study area and north of the study area have been 
identified as a potential wetland bank. Wetland banks are areas where wetlands have been restored or 
preserved and wetland credits are established based on the amount of restoration or preservation on 
the site. Projects that impact wetlands can purchase credits from the wetland bank as mitigation. The 114 
acres identified north of the study area is currently used for agricultural production and has been in that 
land use as far back as 1938. Agricultural tile has been used to drain wet areas to promote agricultural 
production. Several wetlands are located throughout the potential wetland bank area and historic aerial 
photos indicate that they are smaller today as a result of tile drainage than they were historically. A study is 
currently underway to evaluate the potential to restore approximately 67 acres of fully or partially drained 
wetland by allowing hydrology to return to the wetlands and restoring native vegetation. Additionally, 
approximately 47 acres of upland native buffer vegetation will also be established. The resulting wetland 
bank would provide mitigation opportunities for local projects that result in wetland impacts and promote 
no-net loss wetlands within the area.
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Road Construction
The Otter Lake Road Extension Project will require right of way or roadway easement acquisition prior to 
construction. It is anticipated that permits will be required from MPCA, USACE, and the DNR for wetland 
impacts. The project will be coordinated with government agencies including Anoka County, Washington 
County and the City of Hugo.

The Otter Lake Road Extension Project based on the approved concept alternative, including the east-
west connections from Otter Lake Road to 24th Avenue as outlined in the “South Otter Lake Road Traffic 
Study” included in the appendix, will be designed to Municipal State Aid standards and is planned to be 
constructed in 2024. The project will be substantially completed within one construction season, however 
final construction is anticipated to carry into the next construction season.
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Land Use
Land use and zoning amendments should occur with development of the study area to match the future 
land use and zoning map. As development applications are received, or if the City prefers to be proactive 
and initiate these changes prior to development, the following amendments must occur:

• All properties currently zoned as Rural Business Reserve should be rezoned to LI (Light Industrial),  
the new Business Campus district, or the City could create a new flexible district that incorporates 
uses that the City wishes to attract in this area.

• With the exception of the current commercial land use district on the south end of the study area, the 
land use for all remaining land in the study area should be amended to Business Campus to provide for 
the high-quality, integrated development of a wide range of business uses at high visibility locations.

• High density residential uses should be considered for locations within the study area. The location 
of this type of use would be adjacent to 24th Avenue and immediately north of the commercial land 
uses on the south end of the study area or on the northwest corner of the northernmost proposed 
intersection of Otter Lake Road and 24th Avenue North. A comprehensive land use amendment and 
rezoning would be required to implement the housing in the study area.

• The City will be required to process land use amendments with the Metropolitan Council in order 
to accommodate the land uses suggested in this Master Plan. This can be done proactively before 
development occurs, or at the time of development of each parcel.
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Economic Development
This area will continue to grow and develop as the infrastructure is completed allowing for a smooth and 
expeditious development process to be implemented.  The completion of the master planning of the area 
allows for the sites to be bordering on shovel ready for potential projects.  The City will be working with 
the property owners and potential developers on the identification of funding sources to help mitigate 
the effects of the costs of development.  These may include funding from the Department of Employment 
and Economic Development, Federal EDA and other governmental agencies.  As the sites move closer to 
availability for development, the City will use their traditional marketing strategies to promote the area 
for development.  In addition, the City will be working with the Minnesota Technology Corridor on the 
promotion of the sites to expand the reach of potential development partners.
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Wetland 
ID

Notice of Decision: Project Name 
& Date Delineation Method Eggers and Reed Circular 39 

(Cowardin) NWI* DNR PWI** Wetland 
Size (acres)

1 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Ax) Yes NA 0.38

2 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Fresh Wet Meadow Type 2 (PEM1Bf) Yes NA 0.17

3 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Shallow Marsh/Shallow 
Open Water

Type 3/ Type 5 
(PEM1Ff/ PABG) Yes NA 5.77

4 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) Yes NA 4.47

5 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) Yes NA 0.19

6 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1A) Yes NA 0.32

7 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af No NA 0.40

8 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) Yes NA 1.22

9 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) No NA 0.31

10 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) No NA 0.09

11a, 11b Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 Yes NA 0.94

12 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin/ 
Fresh (wet) Meadow

Type 1/2  (PEM1Af/
PEM1B) Yes NA 1.57

13 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin/ 
Shallow Marsh

Type 1/3 (PEM1Af/ 
PEM1C) Yes NA 0.39

14 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) No NA 0.36

15 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) No NA 0.34

16 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) No NA 0.29

17 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) No NA 0.23

18 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) No NA 0.33

19 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) No NA 0.15

20 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) No NA 0.18

21 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) No NA 0.19

22 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) No NA 0.13

23 Otter Lake Road Extension 2/11/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) No NA 0.17

7B Lester Winter Property 12/18/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1Af) No NA Unknown

8B Lester Winter Property 12/18/22 Level 1 and Level 2 Fresh Wet Meadow Type 2 (PEM1B) No NA Unknown

J Lester Winter Property 12/18/22 Level 1 and Level 2 Fresh Wet Meadow Type 2 (PEM1B) No NA Unknown

K Lester Winter Property 12/18/22 Level 1 and Level 2 Fresh Wet Meadow Type 2 (PEM1B) No NA Unknown

L Lester Winter Property 12/18/22 Level 1 and Level 2 Fresh Wet Meadow Type 2 (PEM1B) No NA Unknown

M Lester Winter Property 12/18/22 Level 1 and Level 2 Fresh Wet Meadow Type 2 (PEM1B) Yes NA Unknown

C3 Lester Winter Property 12/18/22 Level 1 and Level 2 Fresh Wet Meadow Type 2 (PEM1B) No NA Unknown

C4 Lester Winter Property 12/18/22 Level 1 and Level 2 Fresh Wet Meadow Type 2 (PEM1B) No NA Unknown

G Lester Winter Property 12/18/22 Level 1 and Level 2 Sedge Meadow/Shallow 
Marsh

Type 2/3 (PEM1B/
PEM1C) Yes Yes Unknown

Q Lester Winter Property 12/18/22 Level 1 and Level 2 Seasonally Flooded Basin Type 1 (PEM1A) No No Unknown

A Tyme Properties Unknown Unknown Unknown Yes No 0.96

B MFC Properties 12-21-10 Level 1 and Level 2 Seasonally Flooded Basin Type 1 No No Unknown

2-2 Belland Farm Site 9/7/21 Level 1 and Level 2 Shallow Marsh/Shrub Carr/
Wet Meadow Type 3/6/2 Yes No 0.56

3-2 Belland Farm Site 9/7/21 Level 1 and Level 2 Farmed Seasonally 
Flooded Basin Type 1 No No 0.74

4-2 Belland Farm Site 9/7/21 Level 1 and Level 2 Farmed Seasonally 
Flooded Basin Type 1 No No 0.08

5-2 Belland Farm Site 9/7/21 Level 1 and Level 2 Farmed Seasonally 
Flooded Basin Type 1 No No 0.05

W E T L A N D  TA B L E :  
W E T L A N D S  W I T H I N  T H E  OT T E R  L A K E  R OA D  M A ST E R  P L A N  S U B J E C T  A R E A



 

  

7
0

1
 X

E
N

IA
 A

V
E

N
U

E
 S

  
| 

 S
U

IT
E

 3
0

0
  

| 
 M

IN
N

E
A

P
O

LI
S

, 
M

N
  

| 
 5

5
4

1
6

  
| 

 7
63

.5
4

1
.4

8
00

  
| 

 W
S

B
E

N
G

.C
O

M
 

 
Technical Memorandum 
 
 
To: Michael Grochala, AICP, Community Development Director 
 City of Lino Lakes 
 
From: Chuck Rickart PE, PTOE, Principal Traffic Engineer 
 WSB 
 
Copy To:  Diane Hankee, PE, City Engineer 
 City of Lino Lakes 
 
Date: October 9, 2022 
 
Re: South Otter Lake Road Area 
 Traffic Study 
 Lino Lakes, MN 
 WSB Project No. 20985-000 
 
 
 
Introduction 
 
The City has intitiated the creation of a Master Plan for north of Main Street (CSAH 14) between 
I-35E and 24th Avenue/Elmcrest Avenue to ensure orderly and efficient development that 
maximizes development potential while managing and protecting natural resources. The Master 
Plan provides for the future extension of Otter Lake Road from where it currently ends at 
Rosemary Way to the north as well as other local street connections to the area.   
 
The primary purpose of the Otter Lake Road extension is to implement the city’s transportation 
plan goal of creating an “A” minor expander in this location north of Main Street (CSAH 14) and 
providing access for future development of this area as well as connections to the City of Hugo.  
 
Figure 1 - Project Location 

The area adjacent to Otter Lake 
Road just north of Main Street 
(CSAH 14) is currently experiencing 
development preasure and the need 
to determine the appropraite local 
street network. With that in mind the 
City requested that a Traffic Study 
be completed to document the 
appropraite lane configuration and 
geometrics for the South Otter Lake 
Road area. Figure 1 show the 
overall project location for the 
Master Plan and the Sudy Area 
included as part of this 
memorandum. 
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Existing Conditions 
 
Roadway Characteristics 
 
The existing roadway and street conditions in the area include: 
  
Otter Lake Road: 

• Main Street (CSAH 14) to Rosemary Way: 
o Two lanes in each direction 
o Right lane, Thru lane and Left Lane approaching Main Street (CSAH 14) 
o Left lane and right lane approaching Rosemary Way 
o Traffic Signal control at Main Street (CSAH 14) 
o Side street stop control at Rosemary Way 
o Existing ADT = 2,300vpd (estimate based on existing land use) 

 
Rosemary Way:  

• Otter Lake Road to approx. 450ft east 
o One lane in each direction 
o Existing ADT = 1,000vpd (estimate based on existing land use) 

• Otter Lake Road to approx. 350ft west 
o One lane in each direction 
o Existing ADT = 1,400vpd (estimate based on existing land use) 

 
24th Ave / Elmcrest Ave: 

• Main Street to the north: 
o One lane in each direction 
o Right-in/right-out at Main Street 
o Existing ADT = 6,100vpd (2018) 

 
Land Use 
 
The South Otter Lake Road area is zoned General Business and is designated as Commercial in 
the 2040 Comprehensive Plan. Figure 2 shows the 2040 area Comprehensive Plan Land Use. 
Currently there are several small lot commercial developments including stripe retail, office and a 
fast food restaurant.  
 

Figure 2 – Existing Land Use 
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Future Conditions 
 
Proposed Area Development 
 
There are three general areas that could be developed within the Study Area. The assumed land 
use for each is discussed below: 
 
Belland Farms – New Horizon Academy Development,  East of Otter Lake Road adjacent to 24th 
Avenue/Elmcrest Avenue: 
 

• 13,200 sf Daycare 
• 12,230 sf Medical/Office 
• 19,380 sf General Office 
• 28,930 SF Strip Retail 
• 1,800 sf Coffee/Donut with Drive Thru 

 
Main Street Shoppes Development, East of Otter Lake Road on the west end on Rosemary Way: 
 

• 20,000 sf Grocery Store 
• 50,000 sf Strip Retail  

 
Otter Crossings Development, West of Otter Lake Road: 
 

• 3,500 sf Car Wash 
• 8,000 sf Strip Retail 
• 115,000 sf Big Box Retail 

 
For the area north of the Study Area it was assumed that the land use would consist of up to 
1,400,000 sf of light industrial uses.  
 
Roadway Improvement Alternatives 
 
The City’s 2040 Comprehensive Plan has identified a need for a new road north of Main Street 
(CSAH 14) to meet the future traffic demands for the northeast portion of the city. Based on 
projected traffic volumes, a north-south arterial road will be needed north of Otter Lake Road’s 
current terminus at Rosemary Way to accommodate the existing and anticipated development of 
commercial properties north of Main Street, between I-35E and 24th Avenue/Elmcrest Avenue. 
Otter Lake Road is currently classified as an A-Minor Collector roadway and is proposed with the 
extension as a future A- Minor Arterial Expander roadway.  
 
Three alignment alternatives were considered for the extension of Otter Lake Road to address 
based on their ability to avoid wetland impacts and meet the needs of the project including meeting traffic 
demand and state aid design standards, providing property access, limiting parcel impacts, allowing  for 
reasonable extension of existing infrastructure, and reducing roadway coverage within an existing  gas pipeline 
easement. Figure 3 shows each of the Alignment Alternatives. As can be seen in the figure, the alignment of 
Otter Lake Road in the subject Study Area is the same. 
 
Currently Otter Lake Road at Rosemary Way is operating as a full movement intersection, 
however previous studies had identified the intersections as a right-in/right-out and the full 
movement intersection location approximately 660ft to the north. The access to the existing and 
proposed area development would be via local streets connecting Rosemary Way to the full 
movement access location.  
 
The intersection of Rosemary Way at 24th Ave/Elmcrest Ave is currently a tee intersection with 
access only to the developed area to the east in Hugo. With the current Belland Farm 
development the roadway will be extended to the west. The current plan identifies only a 
eastbound right turn lane approaching 24th Ave/Elmcrest Ave.   
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For the full movement intersection, two intersection control types were considered along Otter 
Lake Road. A single lane roundabout and a traffic signal.  
 
 

Figure 3 – Alignment Alternatives 
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Traffic Projections 
 
To determine the roadway lane configuration and traffic control needs projected traffic volumes 
were determined for the area. Future year projections were prepared for the year 2040 assuming 
the area is fully developed.  
 
The following sections outline the anticipated background traffic growth and traffic generation 
from the proposed study area development and traffic projections from the I-35E AUAR. 
 
Background (Non-Site) Traffic Growth 
 
Traffic growth in the vicinity of a proposed development area will occur between existing 
conditions and any given future year due to other development within the region. This background 
growth must be accounted for and included in future year traffic forecasts. The background traffic 
growth rate was estimated to be 1.5% per year for projecting traffic from existing conditions to the 
Full Build 2040 analysis year.  
 
Proposed Study Area Development Traffic Generation 
 
The estimated trip generation from the proposed Study Area development discussed previously is 
shown below in Table 3a – 3c. The trip generation for the light industrial development area north 
the Study Area is shown in Table 3d. The trip generation used to estimate the proposed site 
traffic is based on rates for other similar land uses as documented in the Institute of 
Transportation Engineers Trip Generation Manual, 11th Edition. The traffic generation outlined in 
this study better defines the area land use than that included in the I-35E AUAR. Therefore, 
providing more accurate traffic projections for the area. 
 
The tables shows the daily, AM peak hour and PM peak hour trip generation for the proposed 
Study Area development.  
 
Table 3a – Area Development Site Trip Generation 

Belland Farm - East of Otter Lake Road 

Planned Use  Size   
(Sq Ft) ADT 

Weekday                                                              
AM Peak  

Weekday                                    
PM Peak 

Total In Out Total In Out 

Daycare 13,200 639 144 75 69 146 67 79 

Medical Office 12,230 440 38 30 8 48 14 34 

General Office 19,830 215 30 27 4 29 5 24 

Strip Retail 28,930 1,575 68 41 27 191 95 95 

Coffee Shop 1,800 960 155 79 76 70 35 35 

Total Site Trips 3,830 435 251 184 483 216 267 

Shared and Passby Trip 
Reduction  1,831 251 128 121 121 114 119 

Total Adjusted Trips  1,999 185 123 62 252 103 148 
Source: Belland Farms Traffic Analysis Memo (Institute of Transportation Engineers Trip Generation Manual) 
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Table 3b – Area Development Site Trip Generation 

Main Street Shoppes - East of Otter Lake Road 

Planned Use  Size  ADT 
Weekday                                                              
AM Peak  

Weekday                                    
PM Peak  

Total In Out Total In Out 

Grocery Store 20,000 1,877 57 34 23 179 90 90 

Strip Retail 50,000 2,723 118 71 47 330 165 165 

Total Site Trips 4,599 175 105 71 509 254 254 

Shared and Passby Trip 
Reduction (25%) 1,150 44 26 18 127 64 64 

Total Adjusted Trips      3,449 131 78 53 381 191 191 
Source: Institute of Transportation Engineers Trip Generation Manual 

 
Table 3c – Area Development Site Trip Generation 

  Otter Crossings - West of Otter Lake Road 

Planned Use  Size  ADT 
Weekday                                                              
AM Peak  

Weekday                                    
PM Peak  

Total In Out Total In Out 

Car Wash 3,500 467 50 40 9 50 11 39 

Strip Retail 8,000 436 19 11 8 53 26 26 

General Retail 115,000 6,262 271 168 103 758 364 394 

Total Site Trips 7,164 340 220 120 860 401 459 

Shared and Passby Trip 
Reduction (25%) 1,791 85 55 30 215 100 115 

Total Adjusted Trips      5,373 255 165 90 645 301 344 
Source: Institute of Transportation Engineers Trip Generation Manual 

 
Table 3d – Area Development Site Trip Generation 

North Otter Lake Road -  Industrial Sites 

Planned Use  Size  ADT 
Weekday                                                              
AM Peak  

Weekday                                    
PM Peak  

Total In Out Total In Out 

Industrial Park 1,400,000 4,718 476 386 90 476 105 371 

Source: Institute of Transportation Engineers Trip Generation Manual 
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Projected Traffic Volumes 
 
Traffic forecasts were prepared for the 2040 full build conditions. The traffic forecasts were 
prepared by adding the projected Study Area Development traffic and the annual background 
traffic growth to the existing traffic volumes to determine the 2040 build condition.  
 
A portion of the existing traffic on 24th Ave/Elmrest Ave will be redistributed to the Otter Lake 
Road extension. Reviewing the city of Lino Lakes and city of Hugo Transportation Plans, 
approximately 40% of the existing traffic could be redistributed. Figure 4 shows the projected 
2040 average daily traffic (ADT) build traffic volumes on the South Otter Lake Road local roadway 
network assuming that Otter Lake Road at Rosemary Way is restricted to a right-in/right-out. 
 

Figure 4 – Projected 2040 Build Traffic Volumes 

 
 
Traffic Operations Analysis 
 
Forecasted traffic operations were evaluated for the intersections of Otter Lake Road at 
Rosemary Way, Otter Lake Road at the proposed New Street Intersection and Rosemary Way at 
24th Ave/Elmcrest Ave. The analysis was conducted with two options: Rosemary Way as a full 
movement intersection, and as a right-in/right-out. The New Street Intersection was analyzed as a 
roundabout and with traffic signal control.  
 
The following sections describe the methodology used to assess the operations and provides a 
summary of traffic operations for each scenario.  
 
Methodology 
 
The intersections in the study area were evaluated during the AM and PM peak hours using 
Synchro/SimTraffic micro simulation software. The results are derived from established 
methodologies documented in the Highway Capacity Manual (HCM) The software was used to 
evaluate the characteristics of the roadway network including lane geometrics, turning movement 
volumes, traffic control, and signal timing. In addition, the signal timing parameters for future 
conditions were optimized using Synchro. This information was then transferred to SimTraffic, the 
traffic simulation model, to estimate average peak hour vehicle delays and queues. Due to the 
stochastic nature of the simulation models, there can be minor variations in the MOEs reported by 
the model between various runs.  
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One of the primary measures of effectiveness used to evaluate intersection traffic operations, as 
defined in the HCM, is Level of Service (LOS) – a qualitative letter grade, A – F, based on 
seconds of vehicle delay due to a traffic control device at an intersection. LOS A conditions 
represent high quality operations (i.e., motorists experience very little delay or interference) and 
LOS F conditions represent very poor operations (i.e., extreme delay or severe congestion). For 
side street stop intersections, the intersection LOS is reported as the worst side street movement. 
 
Figure 5 depicts a graphical interpretation of delay times that define level of service. The delay 
thresholds are lower for un-signalized intersections than signalized intersections due to the 
public’s perception of acceptable delays for different traffic controls as indicated in the HCM. In 
accordance with the Minnesota Department of Transportation (MnDOT) guidelines, this analysis 
used the LOS D/E boundary as an indicator of acceptable traffic operations. 
 
 

Figure 5: LOS Ranges for Signalized and Un-signalized Intersections 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
LOS and other Measure of Effectiveness (MOEs) were calculated from the models and are 
discussed below for each intersection scenario.  
 
Table 4  shown below, summarizes the LOS,  delays and queues for the Otter Lake Road at 
Rosemary Road intersection. The analysis results show that as a full movement intersection the 
worst movement level of service in the AM and PM peak hour would be operating at a LOS F 
which in the AM peak hour is the westbound left turn and the PM peak hour is the northbound left 
turn.  
 
The analysis of the maximum movement queues shows that during both the AM and PM peak 
hours the northbound left turn would back up to Main Street (CSAH 14) and the westbound 
approach would back up past the existing driveway into McDonalds.    
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Table 4 – Otter Lake Rd at Rosemary Way Traffic Operations Summary 

C = Overall LOS (D) = Worst movement LOS  s/v = Sec / Vehicle   
Mvt  = Movement Calc = Calculated Queue Stor = Available Queue Storage 
 
Table 5  shown below, summarizes the LOS,  delays and queues for the Otter Lake Road at the 
New Street intersection. The analysis results show that with either a traffic signal system or 
roundabout at the intersection would operate in the AM or PM peak hour with an overall LOS of C 
or better with all movements at a LOS D or better.  
 
The analysis of the maximum movement queues shows that none of the approaches would 
exceed the available queue storage during the AM or PM peak hour.   
 
Table 5 – Otter Lake Rd at New Street Intersection 

C = Overall LOS (D) = Worst movement LOS  s/v = Sec / Vehicle   
Mvt  = Movement Calc = Calculated Queue Stor = Available Queue Storage 
 
Table 6  shown below, summarizes the LOS,  delays and queues for the Rosemary Way at 24th 
Ave/Elmcrest Ave intersection. The analysis results show that with the addition of an eastbound 
right turn lane as proposed with the Belland Farm development plan, and with stop control on the 
Rosemary Way approaches, the intersection would operate with the worst movement at an LOS 
D in the AM peak hour and LOS E in the PM peak hour. Both the northbound approach and 
westbound approach would be operating at LOS E in the PM peak hour. In addition, the 
northbound queues would back up past the existing Kwik Trip access road in the PM peak hour.  
 
To improve the level of service and safety in the intersection a northbound and southbound left 
turn lanes on 24th Avenue was assumed. The results indicate that the worst movement LOS 
would improve to a LOS C in the AM peak hour and LOS D in the PM peak hour and the 
northbound queue would not back up past the Kwik Trip access.  
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To further improve the operations a traffic signal (with turn lanes) or a roundabout (turn lanes not 
needed) could be considered in the future should the intersection operations or safety indicate a 
need for additional improvement.   
 
Table 6 – Rosemary Way at Elmcrest Ave / 24th Ave 

C = Overall LOS (D) = Worst movement LOS  s/v = Sec / Vehicle   
Mvt  = Movement Calc = Calculated Queue Stor = Available Queue Stora 
 
Conclusions / Recommendation  
 
Based on the analysis documented in this memorandum, WSB has concluded that with full 
buildout of the area a full movement intersection at Otter Lake Road and Rosemary Way would 
have operational impacts to the local and regional roadway system. Based on this conclusion the 
following is recommended: 
 

1. The full movement intersection providing access to the adjacent commercial areas be 
located approximately 660ft north of Main Street (CSAH 14). 
 

2. The existing Otter Lake Road and Rosemary Way intersection be converted to a right-
in/right-out with raised concrete medians islands on the Rosemary Way approaches and 
a southbound right turn lane on Otter Lake Road. 

 
3. A single lane roundabout  with a northbound and southbound right turn lane be 

constructed at the Otter Lake Road and New Street intersection. 
 

4. Construct a local street system to provide access to the full movement intersection on 
Otter Lake Road at the New Street location.  

 
5. Continue to monitor the operations and safety at the Rosemary Way and 24th 

Avenue/Elmcrest Avenue intersection for possible addition of northbound and 
southbound left turn lanes with a traffic control signal or a roundabout.   

 
Figure 6 on the next page shows a concept plan for South Otter Lake Road area roadways 
including possible connections through the adjacent development parcels.   
 
If you have any questions or comments, please feel free to contact Chuck Rickart at 
(612).360.1283.  
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Figure 6 – Recommended South Otter Lake Road Area Roadway Network 
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PLANNING & ZONING BOARD 
AGENDA ITEM 7B 

 
 
STAFF ORIGINATOR:  Katie Larsen, City Planner 
 
P & Z MEETING DATE:  November 9, 2022 
 
REQUEST: Promenade (aka Robinson Property) PUD Concept 

Plan Review #2 
      
CASE NUMBER:   PC2021-002 
      
APPLICANT:    Integrate Properties, LLC 
     Attn:  Ian Peterson 

6980 Sand Ridge Road 
Eden Prairie, MN  55346    

  
OWNER:    Robinson Landscaping, Inc. 
     Attn:  Harold Robinson 
     310 Main Street 
     Lino Lakes, MN  55014 
 
REVIEW DEADLINE: 
 

Complete Application Date: December 16, 2021 

Environmental Board Meeting: January 4, 2022 

 Park Board Meeting: January 5, 2022 

Planning & Zoning Board Meeting: January 12, 2022 
November 9, 2022 

 City Council Work Session: February 7, 2022 
December 6, 2022 

 
BACKGROUND 
 
The applicant, Integrate Properties, LLC, submitted a land use application for Robinson 
Property PUD Concept Plan that was reviewed by the Planning & Zoning Board in 
January 2022.  The proposed development is a master planned residential community on 
158 acres located on the Robinson property south of CSAH 14 (Main Street) and east of 
CR 53 (Sunset Avenue).  The proposed development has been renamed Promenade. 
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In October 2022, the applicant completed an Environmental Assessment Worksheet 
(EAW) that evaluated two (2) development scenarios, the PUD Concept Plan with 557 
dwelling units and the Yield Plan with 707 dwelling units. 
 
The applicant is currently working on their PUD Development Stage Plan/Preliminary 
Plat submittal.   Staff wanted to take this opportunity to further discuss the project with 
the Planning & Zoning Board and provide additional direction to the developer. 
 
ANALYSIS 
 
As noted, the EAW evaluated two (2) development scenarios.  The applicant is 
proceeding with a plan that has approximately 560 housing units, not the 707 housing 
units. The property is currently zoned R, Rural.  The property would need to be rezoned 
to PUD, Planned Unit Development in order to allow for a variety of lot widths and 
housing types. 
 
1. Lot Size and Lot Depth 
 
The Promenade development proposes 55’, 65’ and 75’ wide single family lots with 
varying lot depths. Staff would like to establish minimum lot size and lot depth. For 
example, Lennar’s Watermark development along 20th Avenue and I-35E established the 
following: 
 

• Lot Size = Lot Width x 130ft Lot Depth 
 

o Example:  55ft lot width x 130ft = 7,150 sf 
65ft lot width x 130ft = 8,450 sf 
75ft lot width x 130ft = 9,750 sf 

 
Watermark also allowed for 120ft lot depths on lots abutting open space.  Per the attached 
draft Promenade Land Use Plan, these lots could be those abutting the lake and larger 
storm water ponds. It is important to note these minimum lot areas shall consist of 
buildable land exclusive of oversized easements or buffers. 
 
For comparison, the City’s standard R-1, Single Family Residential District is 80ft lot 
width x 135ft = 10,800sf. The R-2, Two Family Residential District is 60ft lot width x 
125ft = 7,500 sf. 
 
Discussion Item:  
  

• Does the Planning & Zoning Board support the proposed Lot Size = Lot Width x 
130ft Lot Depth? 

• Does the Board support the proposed 120ft lot depth abutting open space? 
o If yes, what open space areas should we consider? 

 
2. PUD Public Benefit 
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As discussed during the concept plan review, the applicant would need to provide 
additional public benefit in order to be considered for PUD zoning.  Examples could be 
open space, enhanced greenway corridor, wetland restoration, additional wetland buffers, 
higher architectural & building standards etc. 
 

a. Create stronger greenway and trail corridor 
 
As shown on the draft Promenade Land Use Plan and draft Trails and Open Space Plan, 
staff has marked up areas where a stronger multi-functional greenway corridor should be 
created incorporating local trails, stormwater ponds, lake and open space.  The corridor 
should be 30-40ft wide vs. standard 20ft wide. 
 

b. Create townhome neighborhood tot lot and dog park 
 

c. Higher architectural standards 
 
Attached are the Watermark Architectural Design Standards that detail exterior materials, 
styles, front elevation materials, high visibility units and garage requirements for both 
single family and townhomes. 
 
Discussion Item: 
  

• Do we want to incorporate similar architectural standards for Promenade? 
• Are there other public benefits you would like to see incorporated? 

 
3. Transition from Carl Street neighborhood to larger single family lots 
 
Staff recommends larger 75ft wide lots be incorporated into the southeast quadrant of the 
development south of the power line easement.  This will provide a more natural land use 
transition from the rural Carl Street neighborhood lots. 
 
Discussion Item: Does the Board support this transition? 
 
RECOMMENDATION 
 
Staff is requesting feedback from the Planning & Zoning Board.  
 
ATTACHMENTS 
 
1. Draft Promenade Land Use Plan 
2. Draft Promenade Trail and Open Space Plan 
3. Watermark Architectural Design Standards 
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WATERMARK ARCHITECTURAL DESIGN STANDARDS 
 

1. The following are acceptable exterior materials and styles for both the single family 
homes and the townhomes: 

 
a. Exterior Materials 

i. Vinyl, aluminum or steel siding 
1. If vinyl siding is used on the townhomes, engineered trim products 

shall also be incorporated. 
ii. Brick 

iii. Stone 
iv. Stucco 
v. Wood 

vi. Engineered siding products such as LP board, Hardie board or similar 
 

b. Styles 
i. Lap siding 

ii. Board and batten 
iii. Shakes  

 
2. All single family home front elevations shall include brick, stone or similar engineered 

product. The front elevations shall also include 2 other exterior materials, or 1 other 
exterior material and 2 styles. The 2 styles shall be of contrasting or complimentary 
colors. 
 

3. One of the following three architectural features shall be incorporated into the single 
family home side and rear elevations that are visible from 20th Avenue (CSAH 54), Street 
A and the public park: 
 

a. A minimum of 4 inch window trim on side and/or rear elevations to match the 
dimensions of the front elevation.  

 
b. Incorporate trim and banding in complementary colors to add interest and variety 

to the side and/or rear elevations. 
 

c. Incorporate more than one exterior material and/or style on the side and/or rear 
elevation. 

 
4. Garages.  All single family homes shall have a double garage and shall comply with the 

following:  
 

a. Compliance with the Building Type and Construction Standards of §1007.043 (2), 
and 
 

b. On a one-story, single level home,  
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i. Garages, except side or rear loaded garages, shall not protrude forward of 
the front wall of the house, unless the house includes a front porch that is 
unenclosed, a minimum of 6 feet in depth, and extends across 100 percent 
of the front façade of the house, and  
 

ii. The garage shall then not protrude forward of the front porch, and 
 

iii. The length of the garage wall shall not be greater than sixty-seven percent 
(67%) of the length of the entire front facade of the structure, and 
 

iv. The house shall have a window in the largest gable, and 
 

v. Garage width shall not exceed 32 feet.  
 

c. On a multi-story home,  
 

i. Garages, except side or rear loaded garages, shall not protrude forward of 
the front wall of the house, unless the house includes a front porch that is 
unenclosed, a minimum of 6 feet in depth, and extends across 100 percent 
of the front façade of the house, and 
  

ii. The garage shall then not protrude forward of the front porch more than 6 
feet, and 

 
iii. If the garage protrudes forward of the front porch, the length of the garage 

wall shall not be greater than fifty-five percent (55%) of the length of the 
entire front facade of the structure; except on houses that comply with the 
following condition: 

 
1. The second floor living space extends over the two-car portion of 

the garage; and 
 

iv. Garage width shall not exceed 32 feet except on four stall garages. 
 

d. All garage doors shall be decorative and have a strip of windows; and 
 

e. All garages in excess of two stalls shall be broken up so the additional stalls are 
recessed two feet from the main garage façade. 

 
5. The following minimum architectural standards shall be incorporated into the townhome 

neighborhood: 
 

a. A minimum of three (3) unique building facades for each elevation of the 
townhomes shall be provided. 
 

b. A table of architectural façade data shall be included for each elevation. 
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c. A unique building color package shall be included for each phase of development. 

 
d. At no point shall the same color package be specified on buildings that are 

immediately adjacent to or directly across the road from each other. 
 

e. A minimum of 4 inch window trim on side and/or rear elevations to match the 
dimensions of the front elevation. 
 

f. In no case shall any of the required exterior materials or styles per elevation be 
less than 10%. 

 
i. Any additional exterior materials and/or styles included on an elevation 

that exceeds the minimum requirement do not need to meet the 10 % 
requirement. 

 
g. Front elevations shall include brick, stone or similar engineered product. The 

front elevations shall also include 2 other exterior materials, or 1 other exterior 
material and 2 styles.  Exterior materials and styles are defined above. 

 
h. Rear elevations shall, at a minimum, have a combination of 2 exterior materials, 

or 1 exterior material and 2 styles. The 2 styles shall be of contrasting or 
complimentary colors. 
 

i. Rear elevations shall include some vertical and horizontal trim or element to 
break up the longer elevation planes. 
 

j. Side elevations facing Street A shall include brick, stone or similar engineered 
product. These side elevations shall also have 2 other exterior materials, or 1 other 
exterior material and 2 styles. The 2 styles shall be of contrasting or 
complimentary colors.   

 
i. Per the Preliminary Plat, these are lots 899, 903, 904 and 808. 

 
k. Side elevations not exposed to public roadways shall require only one exterior 

material. 
 

6. Garages:  All townhomes shall include, at a minimum, a double garage and shall comply 
with the following: 
 

a. Garages shall be a minimum of 379 square feet. 
 

b. Garages shall be a minimum of 18’ 3” in width. 
 

c. Decorative garage doors with windows are required on all units.  
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