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MEMORANDUM: 
 
 
TO: Phil Kern 

FROM: Alan Brixius 

DATE: July 28, 2024 

RE: Delano Self-Storage  

FILE NO: 432.08  24.07 

  

 
   
BACKGROUND: 
 
Delano Self Storage LLC has entered into a purchase agreement with the City for the 
purchase of Lot 2, Block 1, Delano West Metro Business Park 3rd Addition contingent on 
the approval of development application for the development of a commercial rental 
self-storage facility. The following development applications have been requested.  
 
Conditional Use Permit / Planned Unit Development:  The CUP/PUD is being requested 
to accommodate multiple buildings on a single lot and to allow some flexibility in site 
design not available within the base zoning standards. 
 
Development Stage site and building plan approval.  
 
EXHIBITS: 
Exhibit A Project Narrative 
Exhibit B Site Plan 
Exhibit C Grading Plan 
Exhibit D Landscape Plan 
Exhibit E Fence Plan 
Exhibit F Building Floor Plans 
Exhibit G Building Elevations 
Exhibit H  Lighting Plans 
Exhibit I Lease 
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ANALYSIS: 
 
Zoning:  Consistent with the Comprehensive plan guided industrial land use for Lot 2, 
Block 1, Delano West Metro Business Park 3rd Addition is zoned I-1 Limited Industrial 
district. Self- Storage facilities and outdoor storage uses are allowed by Conditional Use 
Permit. The following analysis compares the submitted site and building plans with the 
zoning performance standards for self-storage facilities and outdoor storage. 
 
 
Lot Area / Setbacks:  The following table compares the proposed lot development 
against the I-1 standards for lot size and setbacks. All the buildings meet or exceed the 
I-2 setback standards.   
 
I-1 District Required Proposed Compliance  
Lot Area 40,000 sq. ft   3.84 Acres Yes 
Lot Width 100 feet  580 feet Yes 
Setback    
Front (West)   30 feet   30    feet  Yes 
Side Interior (North)   10 feet   15.3 feet Yes 
Side Interior 
(South) 

  10 feet   15.1 feet Yes 

Rear (West)   30 feet   41.2 feet Yes 
 
Phasing Plan:  The site plan shows 6 initial buildings to be developed in phases.  
Fall of 2024 build four perimeter buildings. Spring of 2025 build two interior buildings.  
During the 2024 and 2025 building construction the driveways will be surfaced with 
class 5, with pavement being installed in the summer of 2025.  
 
The subsequent development phase will be the construction of the remaining three 
buildings. The time of the next building construction would occur after the occupancy of 
the existing buildings reaches 85%.  In the interim period the undeveloped southeast 
portion of the site is intended to be utilized for outdoor vehicle storage. By 2028, the 
applicant will either build out the remaining buildings or pave the southeast portion of 
the site to remain outdoor storage. The following review evaluates the ultimate 
development plan, as well as the outdoor storage interim plan.  
 
Self-Storage:  self-storage facilities are allowed in the I-1 zoning district by conditional 
use permit provided that: 
 

1. At least twenty-five (25) percent of the site is open green space which is sodded 
and intensely landscaped in accordance with a plan approved by the City 
Council. 

 
Comment:  The site plan illustrates that 57% of the lot area will be hard cover 
comprised of buildings and pavement. This results in 43% remaining as green space.  
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2. No buildings shall be located closer than twenty-five (25) feet to each other to 

allow for parking, loading, driveway and fire lanes.  
 

Comment: The site plan illustrates the drive aisles between the buildings meeting the 
minimum the 25 foot minimum standards. The site has a single access point as traffic 
circulation around the buildings must accommodate large vehicles for fire protection, 
vehicles with trailers, vehicles with boat trailers, or RV storage. We recommend that the 
site plan be revised to illustrate a turning radius around the buildings for a 35 foot long 
fire truck.  To protect the buildings, we also recommend the placement of bollards at the 
building corners to prevent building damage from vehicles.  
 

3. No single building shall be greater than one hundred fifty (150) feet in length. 
 
Comment:  The applicant is seeking PUD flexibility to allow buildings longer than 150 
feet.  In review of the building and site layout this flexibility is acceptable, with the 
condition that the site plan provides a truck turning radius around the buildings that can 
accommodate a 35 foot fire truck around the ends of the building without multiple 
movements. The Applicant shall provide a site plan illustrating truck maneuvering 
around the ends of the buildings.  
 

4. Adequate space is provided for snow storage. 
 
Comment:  The site will have a perimeter fence, with gates within the east fence line. 
The snow removal plan will be to push the snow through these gates to store snow 
within the green space to the east. 
 

5. All structures are to be within two hundred (200) feet of a fire hydrant.  
 
Comment: The applicant shall provide a Utility Plan showing hydrant locations.  Said 
plans shall be subject to the review and approval of the City Engineer and Fire Chief.  
  

6. All storage buildings are to be equipped with an approved fire suppression 
system which will be subject to review and approval of the City Building Official 
and the Fire Department.  
 

7. Every two thousand (2,000) square feet of the storage structure is to be 
separated by a fire wall and a complete and comprehensive fire alarm system 
with smoke detectors shall be initiated in each structure subject to the review and 
approval of the Fire Department.  
 

Comment:  The applicant is requesting an exception to the fire suppression 
requirement. In discussion with the applicant Staff has agreed to allow the exception, 
with the requirement that an internal floor to ceiling fire wall will be constructed at 
intervals of 2000 square feet of the floor area.  The applicant will also be installing heat 
and smoke monitoring systems that will be monitored by WH Security.  City Staff have 
reviewed the proposed fire systems and find them acceptable.  
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8. All driveways and parking areas are to be hard (blacktop or concrete) surfaced 

and adequate turning radius for fire truck maneuverability is to be maintained 
throughout the site. Designated snow storage space is to be provided to insure 
adequate and safe access during winter months. 
 

Comment: All the drive aisle serving the buildings will be paved. The site plan must 
demonstrate that adequate area exists between buildings to accommodate the turning 
movements of a 35 foot fire truck through the site.   
  
The outdoor Vehicle storage area is intended to have a class 5 material finish.  
 

9. If an “on-premises” caretaker dwelling unit is provided on site, construction of 
said dwelling unit shall conform to all design standard regulations for multiple 
family dwelling units of the Minnesota State Building Code.  

 
Comment:   No on-site personnel is proposed. A security gate will be installed to 
restrict site access to the hours of 6:00 AM to 10:00PM.  Security cameras and activity 
recording will be provided throughout the site.   
 

10. Any structures having exposure to an adjacent residential use or public right-of-
way, park, or similar public use areas shall be of brick, natural stone, wood, or 
stucco facing material.  

 
Comment: The applicant’s narrative indicates the perimeter buildings with walls facing 
the street or adjoining properties will have an exterior wall treatment of LP siding or a 
comparable siding.  The interior building walls will have metal siding. This arrangement 
will meet the requirement.  The final selected exterior building material shall be subject 
to the approval of City Building Inspector.   
 

11. No retailing, wholesaling, manufacturing, repair, or other such activity other than 
storage is to occur within the self- storage, mini warehousing facility. 

 
Comment: The Applicant has provided a sample lease, that includes language that 
prohibits the following: human habitation, keeping of animals, storage of food or 
perishable items, operation of a business, and storage of hazardous or toxic materials. 
The proposed lease language satisfies this requirement.  
 
Grading and Drainage:  The site grading, drainage and storm water management shall 
be subject to review and approval of the City Engineer.  
 
 
Outdoor Storage. Outdoor Storage is allowed in the I-2 zoning district by conditional 
use permit meeting the following conditions.  
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1. The storage area is landscaped and screened from view of neighboring uses, 
residential zoning districts, and public rights-of-way per Section 51.03, Subd. 
D.10 of this Ordinance. 

 
Comment:  The proposed storage area is located in the southeast corner of the site. 
The buildings serve to screen the storage area along it’s west and north property lines. 
The storage area will be exposed to properties to the south and east.  
 
The intended to be an interim use of a portion of the site. The Phasing plan would make 
this a permanent use if the building occupancy does not reach 85% by 2028. In 
recognizing that this may be a temporary use of the site; staff recommends that the 
need for additional screening along the south and east sides of the outdoor storage 
area be deferred through the CUP/PUD until 2028 with the following conditions 
 

• The outdoor storage area shall be restricted to the storage of vehicles only. 
 

• The applicant shall provide a plan for the orderly parking of vehicles and trailers 
within the storage area. Said plan shall include designated vehicle/ trailer storage 
areas and driveways to access each vehicle. 

  
• By 2028, the applicant shall either construct the approved buildings or pave the 

outdoor storage area. 
 

• The applicant shall provide screening along the south and east sides of the 
outdoor storage area. The applicant shall provide a plan for screening the 
outdoor storage area for City approval.  

 
• The landscape plan must restore a 16 foot wetland buffer with appropriate 

wetland grown cover.  The applicant shall install wetland buffer demarcation 
posts at the edge of the wetland buffer.  Posts shall be installed at intervals 
visible from post to post no greater than 150 feet apart.   

  
2. The storage area is fenced in a manner approved by the City.  

 
Comment: The Site will have perimeter fence. The plan proposes a 6 foot tall 
ornamental fence and gates between the buildings facing McKinley Parkway. Fences 
and gates along the south and east sides of the site will be 6 foot black vinyl chain link 
fences.  A fence will be required to be constructed around the entire outdoor storage 
with the initial site development. This will require an additional fence along the east 
edge of the storage area.  
 

3. Storage area is paved or surfaced to control dust and erosion.  
 
Comment:  The Applicant is proposing to have the outdoor storage area be surfaced 
with Class 5. This is intended to be a temporary arrangement, to allow for build out of 
the 3 future buildings.  Additional buildings would be constructed if the initial building 
reach an occupancy of 85% and there is a demand for more space.  If the future 
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buildings are not constructed the outdoor storage area will be paved in 2028.  The City 
may approve an exception to the paving requirement provided the Applicant enters into 
a PUD agreement with the City guaranteeing the pavement installation within the a 
deadline approved by the City. 
 

4. All lighting shall be in compliance with Section 51.03, Subd. D.3 of this 
Ordinance or other lighting standards in place at the time of project approval.  

 
Comment: The Applicant has provided a lighting plan for the full build out of the Site. 
The plan shows 90 degree cutoff light fixture will shielded light sources mounted on the 
buildings. The design and location of the light fixture meet the City standards for light 
levels across the site and at the property lines.   
 
The lighting plan does not address lighting for the interim outdoor storage area. The 
applicant shall indicate if any additional freestanding light fixtures will be installed to 
address security in this area of the site. 
 

5. The storage area does not take up parking space or loading space as required 
for conformity to this Ordinance and not in front yards. 

 
Comment:  The proposed outdoor storage area meets this condition.  This commercial 
self-storage facility is intended for storage of household items and not the operation of 
any businesses. Tenants will park within the drive aisle to access their storage unit. No 
separate employee or customer parking is required for this development   
 

6. The property shall not abut property zoned for residential, rural, or business 
use, including land in a neighboring township or city. “Abutting” includes 
across a street. “Abutting” does not include properties that touch only corner to 
corner. 

 
Comment:  The site meets this condition.  
 

7. The storage area shall not abut a school or a public park.  
 

Comment:  The site meets this condition.  
 

8. The ratio of storage area to building footprint shall not exceed 3.5:1. 
 
Comment:  The accumulative floor area of the six buildings is 34,340 sq. ft.  The 
outdoor storage area will be approximately 25,800 sq. ft. The proposed outdoor storage 
area meets this performance standard.  

 
9. Storage shall not include material considered hazardous under Federal or 

State Environmental Law. 
 
Comment:  Staff recommends that the outdoor storage be limited to vehicle and trailer  
storage.   
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Planned Unit Development Agreement.  The development approval includes multiple 
buildings on the site developed over time and the establishment of interim outdoor 
storage. Through the PUD the Applicant is requesting flexibility from zoning standard to 
allow for the phased development of the site.  To memorialize the approvals and define 
the future phased development responsibilities the Applicant shall enter into a PUD/ 
development agreement with the City and recorded with the County.  
 
 
CONCLUSION: 
 
The proposed commercial self-storage facility and the interim outdoor storage is an 
allowed use in the I-2 zoning district. Due to multiple buildings, the outdoor storage and 
the phased development on the site the development is being processed as a 
Conditional use permit / Planned unit Development. Based on our review of the 
submitted plan set we recommend approval of the Delano Self-Storage CUP/PUD plan 
set dated 01/22/24 with the following conditions being met.  
 
 

1. The City approves the building lengths exceeding 150 feet as a PUD flexibility 
provided the site plan is revised to demonstrate turning movement around the 
ends of the buildings that will accommodate a 35 foot fire truck can move 
through the site. 
 

2. Bollards be installed at the building corners to prevent building damage from 
vehicle movements.  

 
3. Applicant shall provide a fence and gate details for site access and access to 

snow storage areas. 
 

4. Applicant shall provide a utility plan showing hydrant locations.  
 

5. Exterior wall finishes for building wall facing the street or adjoining properties 
shall be LP siding or comparable siding. The exterior building material shall be 
subject to the approval of City Building Inspector.   

 
6. The site grading, drainage and storm water management shall be subject to 

review and approval of the City Engineer.  
 

7. The outdoor Storage area is approved provide the following conditions are 
addressed and implemented.  

 
• The outdoor storage area shall be restricted to the storage of 

vehicles and trailers only. 
 

• Prior to allowing on-site outdoor storage, the applicant shall provide 
a plan for the orderly parking of vehicles and trailers within the 
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storage area. Said plan shall include designated vehicle/ trailer 
storage spaces and driveways to access each vehicle space. 

  
• By 2028, the applicant shall either construct the approved buildings 

or pave the outdoor storage area. 
 

• Screening along the south and east sides of the outdoor storage 
area is deferred until 2028, provided the applicant shall submit plan 
for screening the outdoor storage area for City approval. 

 
• A fence shall be installed around the entire outdoor storage area 

with the initial construction. This will require additional fencing along 
the east side of the site.  

 
• The lighting plan shall be revised to show any proposed lighting 

within the outdoor storage area.  
 

8. The landscape plan must restore a 16 foot wetland buffer with appropriate 
wetland grown cover.  The applicant shall install wetland buffer demarcation 
posts at the edge of the wetland buffer.  Posts shall be installed at intervals 
visible from post to post no greater than 150 feet apart.   
 

9. Applicant shall enter into the PUD/ Development agreement with the City that 
defines the development approvals and future phased development 
responsibilities.  
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