WAYZATA PLANNING COMMISSION

Meeting Agenda
Wayzata City Hall Community Room, 600 Rice Street
Monday, February 9, 2026
6:30 PM

HYBRID MEETING INFORMATION

Click here to join Teams Meeting

Meeting ID: 297 745 414916 7 Passcode: MG385hT9

Members of the public may attend this Planning Commission meeting in person,
or watch and listen remotely by viewing the meeting on Channel 8, WCTV, and
at the City's website at www.wayzata.org/WCTV.

/\ Public comment during the Public Forum and/or Public Hearing portions of the

City of Wayzata meeting may be provided in person at the meeting, in advance, or by logging into

i A

the Teams call and raising your hand during the public hearing. When your
name is called in the meeting, you will be seen and heard in our Council
Chambers and the cable channel. You will be asked to unmute and then you
may begin your comment. All public comments must include your full name and
address.

The City encourages comments or questions about items on the agenda and,
when possible, requests that you submit them in advance by emailing
PublicComment@wayzata.org, calling City staff at 952-404-5323, or mailing
Wayzata City Hall at 600 Rice St E, Wayzata, MN 55391 (Attn: Public Comment).

Call to Order

Roll Call

Approval of Agenda

Consent Agenda

a. Approval of Meeting Minutes of January 26, 2026

b. Approve Planning Commission Report and Recommendation of Approval of PUD for Walser Lamborghini at
1022 and 1042 Wayzata Blvd E

Old Business ltems

Public Hearing Items

a. Consider an Application for a Subdivision at 190 Gleason Lake Road and 121 Gleahaven Road
Other Items

a. Review of Development Activities

b. Planning Commission Meeting Schedule

Adjournment

Upcoming Meetings:
City Council - February 10, 2026
Planning Commission - February 23, 2026
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https://teams.microsoft.com/l/meetup-join/19%3ameeting_ZmViMGYwNGMtODk1NS00ZTFlLTg2MDAtYTQ2NjA5YTYyZjRm%40thread.v2/0?context=%7b%22Tid%22%3a%2261f03cf5-0b39-4f65-bed5-bc55a9d4910d%22%2c%22Oid%22%3a%222a1e1f96-dc1d-46c2-a72c-0abb9e4f8e93%22%7d
https://www.wayzata.org/WCTV.
mailto:PublicComment@wayzata.org

Members of the Planning Commission and some staff members may gather at the
Wayzata Bar and Grill immediately after the meeting for a purely social event. All
members of the public are welcome.
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City of Wayzata
/\ Planning Commission

Agenda Report
City of Wayzata

MEETING DATE: February 9, 2026 | AGENDA ITEM: 4.a

TITLE: Approval of Meeting Minutes of January 26, 2026

PREPARED BY: Alex Sharpe, Community Development Director

REVIEWED BY: Alex Sharpe, Community Development Director

60 DAY DEADLINE: N/A

BACKGROUND:
N/A

ACTION REQUESTED:
Staff recommends approval of the meeting minutes of January 26, 2026

ATTACHMENTS:
None
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City of Wayzata

/\ Planning Commission
Agenda Report
City of Wayzata
MEETING DATE: February 9, 2026 | AGENDA ITEM: 4.b

TITLE: Approve Planning Commission Report and Recommendation of Approval of PUD for Walser
Lamborghini at 1022 and 1042 Wayzata Blvd E

PREPARED BY: Alex Sharpe, Community Development Director
REVIEWED BY: Alex Sharpe, Community Development Director

60 DAY DEADLINE: 60 Day Deadline: Februrary 27, 2026
120 Day Deadline: April 4, 2026

BACKGROUND:

The applicant and property owner, Walser Real Estate, LLC, has proposed a Walser Lamborghini at 1022 and
1042 Wayzata Blvd E. The application includes the following requested actions:

PUD General Plan

Preliminary and Final Plat

Vacation of Drainage and Utility Easements

Required Parking Stall Variance

Maximum Fence Height Variance

Fence Location within the Front Yard Variance

Parking Lot Setback Variance

Access Spacing Variance

Design Deviation for landscaping between the building and sidewalk
Design Deviation for Tree spacing adjacent to roadway frontages

The attached staff report has been revised to include the tree spacing design deviation which was presented
at the public hearing.

ACTION REQUESTED:
Staff recommends approval of the Planning Commission Report and Recommendation.

ATTACHMENTS:

Report and Recommendation Walser Lamborghini PUD General Plan Approvals
Revised Staff Report

Applicant Proposed PUD Narrative

Applicant Variance Narrative

Planset

Updated Elevations with Materials

Final Plat

Easement Vacation Exhibit

Photometric Plan

10. Public Comments 1-2

11.  Public Comment 3

12.  Fire Truck Turning Template 1-22-26.pdf - Packet
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DRAFT

W

City of Wayzata
WAYZATA PLANNING COMMISSION
February 9, 2026

REPORT AND RECOMMENDATION OF APPROVAL
OF PUD FOR WALSER LAMBORGHINI AT 1022 AND 1042 WAYZATA BLVD E

DRAFT

SUMMARY OF RECOMMENDATION

Approval* of Planned Unit Development (PUD) General Plan
Approval* of Variances

Approval* of Lot Combination

Approval* of Design Standards Deviations

Rezoning* to PUD District

abrwbN -~

* subject to certain conditions noted in Section 4 of this Report

REPORT AND RECOMMENDATION
Section 1. BACKGROUND

1.1 Project. Applicant and Property owner Walser Real Estate, LLC (the “Applicant”) has
submitted a development application deemed complete on January 13, 2026 (the
“‘Application”) for the property at 1022 and 1042 Wayzata Boulevard E (together, the
“Property”) requesting multiple approvals under the City’s Zoning and Subdivision
Ordinances to construct and operate a Lamborghini automobile dealership and
service center (the “Project”).

1.2  Previous Approval. The City Council approved a PUD Concept Plan of Development
for the Project on July 1, 2025.

1.3  Approvals Requested. The Application includes requests for the following approvals
for the Project:

A. PUD General Plan: Approval of a PUD General Plan for a new Lamborghini
dealership, featuring a new building on the Property with a showroom, service
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CiTy oOF WAYZATA DRAFT - PC Report and Recommendation Page 2

bays, customer lounges, and office spaces, and with related surface and
underground parking for customers and employees (the “PUD General Plan”).

B. Lot Combination: Approval of a combined preliminary and final plat that would
combine the two lots comprising the Property into a single lot (the “Preliminary
/ Final Plat” or “Proposed Lot Combination”).

C. Variances: Approval of the following five variances (the “Variances”):

1. Parking Stalls (Sec. 920.11): A variance from the 34 parking stalls
required for the proposed use to allow for the 29 parking stalls
proposed for the Project.

2. Setback (933.02.A.13; Sec. 977.06.B): A variance from the required
10-foot setback to allow the proposed parking to be 4 feet from the
property line.

3. Curb Cut Proximity to Intersection (Sec. 920.05.E.6): A variance from
the requirement that curb cuts accessing a property be at least 40 feet
from a roadway intersection to allow for the current access to be
maintained and updated for the Project.

4, Fence Height (Sec. 918.01.E): A variance from the 6-foot fence height
limit to allow for an 8-foot-tall fence along the southern property line to
screen the proposed use from neighboring residential properties.

5. Front Yard Fence (Sec. 918.01.E): A variance from the height limit and
opacity standard for front yard fences to allow for the proposed 8-foot
100% opaque fence in the front yard to screen from the neighboring
residential property.

D. Design Deviations: Approval of the following two deviations from the Design
Standards (the “Design Deviations”):

1. Landscape Buffer (Sec. 909.16D.3.c): A deviation from the Design
Standard that requires a 6-foot landscape buffer between the sidewalk
and building face to allow for the proposed 20-foot-long section of
sidewalk with a one-foot buffer.

2. Street Trees (Sec. 909.17. B.1. b.): A deviation from the Design
Standard that trees on public frontages be spaced no more than 26
feet apart.

E. PUD Rezoning (Ch. 903): Upon approval of the PUD Final Plan, an
amendment to the Zoning Ordinance (Map) to rezone the Property from C-3
Service District to PUD Planned Unit Development District (the “PUD
Rezoning”).
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CiTy oOF WAYZATA DRAFT - PC Report and Recommendation Page 3

1.3  Property. The street address, property identification numbers and owner of the two
parcels that comprise the Property are:

Address PID Owner

1022 Wayzata Boulevard E 06-117-22-41-0225 Walser Real Estate, LLC

1042 Wayzata Boulevard E 06-117-22-41-0019 Walser Real Estate, LLC

1.4 Land Use. The Property is currently zoned C-3 Service District and guided Mixed
Use Commercial/Residential under the 2040 Wayzata Comprehensive Plan. The
Property falls within the Wayzata Boulevard Design District.

1.5 Neighborhood Meeting; Notice and Public Hearing. A neighborhood meeting on the

Application was held on January 22, 2026 in accordance with City policy. Notice of a
public hearing on the Application was published in the Sun Sailor on January 15,
2026. A copy of the notice was mailed to all property owners located with 500 feet of
the Property on January 10, 2026. The public hearing on the Application was held at
the January 26, 2026 Planning Commission meeting.

Section 2.

STANDARDS

2.1 Planned Unit Developments (PUDs).

A.

Approval Process for General Plan of Development. Approval of a Planned
Unit Development is according to a multi-stage review and approval process
(Concept Plan, General Plan, Final Plan) set forth in Section 33 of the Zoning
Ordinance. Following the approval of a PUD Concept Plan, the Applicant
must submit a new application for approval of a PUD General Plan of
Development that depicts and outlines the proposed implementations of the
approved Concept Plan, and that includes the information and materials
outlined in Section 801.33.6. The same review procedure and criteria is
followed for a General Plan of Development as is followed with a Concept
Plan. Approval of a PUD Concept Plan in no way binds the City to
subsequent approval of a General Plan of Development. Sec. 801.33.5.B.1.

Intent and Purpose of PUDs. Chapter 933 of the Zoning Ordinance provides
for the establishment of Planned Unit Developments to allow greater flexibility
in the development of neighborhoods and/or non-residential areas by
incorporating design modifications as part of a PUD conditional use permit or
a mixture of uses when applied to a PUD District. The PUD process, by
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CiTy oOF WAYZATA DRAFT - PC Report and Recommendation Page 4

allowing deviation from the strict provisions of the Zoning Ordinance related to
setbacks, lot area, width and depth, yards, etc., is intended to encourage:

1. Innovations in development to the end that the growing demands for all
styles of economic expansion may be met by greater variety in type,
design, and placement of structures and by the conservation and more
efficient use of land in such developments.

2. Higher standards of site and building design through the use of trained
and experienced land planners, architects, landscape architects, and
engineers.

3. More convenience in location and design of development and service
facilities.

4. The preservation and enhancement of desirable site characteristics
such as natural topography and geologic features and the prevention of
soil erosion.

5. A creative use of land and related physical development which allows a
phased and orderly development and use pattern.

6. An efficient use of land resulting in smaller networks of utilities and
streets thereby lower development costs and public investments.

7. A development pattern in harmony with the objectives of the Wayzata
Comprehensive Plan. (PUD is not intended as a means to vary
applicable planning and zoning principles.)

8. A more desirable and creative environment than might be possible
through the strict application on zoning and subdivision regulations of
the City.

C. General Standards. Section 933.02.A of the Zoning Ordinance sets forth the
general standards for a PUD and review of a PUD application. These include:

1. Health Safety and Welfare; Council Discretion. In reviewing the PUD
application, the Council shall consider comments on the application of
those persons appearing before the Council, the report and
recommendations of the Planning Commission, the recommendations
on design and any staff report on the application. The Council also
shall evaluate the effects of the proposed project upon the health,
safety and welfare of residents of the community and the surrounding
area and shall evaluate the project's conformance with the overall
intent and purpose of Section 33 of the PUD Ordinance. If the Council
determines that the proposed project will not be detrimental to the
health, safety and welfare of residents of the community and the
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CiTy oOF WAYZATA DRAFT - PC Report and Recommendation Page 5

surrounding area and that the project does conform with the overall
intent and purpose of Section 33 of the PUD Ordinance, it may approve
the PUD, although it shall not be required to do so.

2. Ownership. Applicant/s must own all of the property to be included in
the PUD.

3. Comprehensive Plan Consistency. The PUD project must be
consistent with the City’s Comprehensive Plan.

4, Sanitary Sewer Plan Consistency. The PUD project must be
consistent with the City’s Sanitary Sewer Plan.

5. Common Open Space. The PUD project must provide common private
or public open space and facilities at least sufficient enough to meet
the minimum requirements established in the Comprehensive Plan,
and contain provisions to assure the continued operation and
maintenance of such.

6. Operating and Maintenance Requirements. Whenever common
private or public open space or service facilities are provided within a
PUD, the PUD plan must contain provisions to assure the continued
operation and maintenance of such open space and service facilities to
a predetermined reasonable standard. Common private or public open
space and service facilities within a PUD must be placed under the
ownership of one of the following, as approved by the City Council: (i)
dedicated to the public, where a community-wide use is anticipated, (ii)
Landlord control, where only tenant use is anticipated, or (iii) Property
Owners Association, provided the conditions of 933.2.A.6.c are meet.

7. Staging of Public and Common Open Space. When a PUD provides
for common private or public open space, and is planned as a staged
development over a period of time, the total area of common or public
open space or land escrow security in any stage of development shall,
at a minimum, bear the same relationship to the total open space to be
provided in the entire PUD as the stages or units completed or under
development bear to the entire PUD.

8. Density. The PUD project must meet the density standards agreed
upon by the applicant and City, which must be consistent with the
Comprehensive Plan.

9. Utilities. All utilities associated with the PUD must be installed
underground and meet the utility connection requirements of Section
933.02.A.10.
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10.  Utility Connections. All utilities associated with proposed PUD must
meet the utility connection requirements of Section 933.02.A.10.

11. Roadways. All roadways associated with the PUD must conform to the
Design Standards and Wayzata Subdivision Regulations, unless
otherwise approved by City Council.

12.  Landscaping. All landscaping associated with the PUD must be
according to a detailed plan approved by the City Council. In
assessing the plan, the City Council shall consider the natural features
of the particular site, the architectural characteristics of the proposed
structure and the overall scheme of the PUD plan.

13.  Setbacks. The front, rear and side yard restrictions on the periphery of
the Planned Unit Development site at a minimum shall be the same as
imposed in the underlying districts, if a PUD conditional use permit, or
the previous zoning district, if a PUD District. No building shall be
located less than fifteen (15) feet from the back of the curb line along
those roadways which are part of the internal street pattern.

14. Height. The maximum building height to be considered within a PUD
District shall be thirty-five (35) feet and three (3) stories, whichever is
lesser. There shall be no deviation from the height standards applied
within the applicable zoning districts for PUD conditional use permits.
In PUD Districts for parcels that were zoned commercial prior to PUD
and which exceed 13 acres, the maximum allowable height and
number of floors shall be as negotiated and agreed upon between the
applicant and the City.

D. Non-Residential PUD Standards. Section 933.04 sets forth minimum lot area,
minimum frontage, municipal water and sewer availability, roadway and
parking standards for PUDs which have a residential components. In addition
to the standards set forth in these sections, City Council may impose such
other standards for a PUD project as are reasonable and as the Council
deems are necessary to protect and promote the general health, safety and
welfare of the community and the surrounding area.

2.2  Subdivision / Preliminary Plat. Review and approval of lot combinations and
subdivisions of property are governed by the City’s Subdivision Ordinance, Part X of
City Code. The City may agree to review the preliminary and final plat
simultaneously. In reviewing such requests, the Planning Commission shall consider
possible adverse effects of the preliminary plat. Its judgment shall be based upon, but
not limited to, the following factors found in Section 1003.02.E:

1. The proposed subdivision or lot combination shall be consistent with
the Wayzata Comprehensive Plan.
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2. Building pads that result from a subdivision or lot combination shall
preserve sensitive areas such as lakes, streams, wetlands, wildlife
habitat, trees and vegetation, scenic points, historical locations, or
similar community assets.

3. Building pads that result from subdivision or lot combination shall be
selected and located with respect to natural topography to minimize
filing or grading.

4. Existing stands of significant trees shall be retained where possible.
Building pads that result from a subdivision or lot combination
shall be sensitively integrated into existing trees.

5. The creation of a lot or lots shall not adversely impact the scale,
pattern or character of the City, its neighborhoods, or its commercial
areas.

6. The design of a lot, the building pad, and the site layout shall
respond to and be reflective of the surrounding lots and
neighborhood character.

7. The lot size that results from a subdivision or lot combination shall
not be dissimilar from adjacent lots or lots found in the surrounding
neighborhood or commercial area.

8. The architectural appearance, scale, mass, construction materials,
proportion and scale of roof line and functional plan of a building
proposed on a lot to be divided or combined shall be similar to the
characteristics and quality of existing development in the City, a
neighborhood or commercial area.

9. The design, scale and massing of buildings proposed on a
subdivided or combined lot shall be subject to the architectural
guidelines and criteria for the Downtown Architectural District,
Commercial and Institutional Architectural Districts, and Residential
Architectural Districts and the Design Review Board/City Council
review process outline in Section 9 of the Wayzata Zoning
Ordinance.

10.  The proposed lot layout and building pads shall conform
with all performance standards contained herein.

11.  The proposed subdivision or lot combination shall not tend to or
actually depreciate the values of neighboring properties in the
area in which the subdivision or lot combination is proposed.

12.  The proposed subdivision or lot combination shall be
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2.3

24

accommodated with existing public services, primarily related to
transportation and utility systems, and will not overburden the City’'s
service capacity.

Variances. The applicable criteria for granting a variance from the standards of the
Zoning Ordinance under Sec. 905.1.C. are:

A.

Variances shall only be permitted when they are:

(i) in harmony with the general purposes and intent of the Zoning
Ordinance; and

(i) consistent with the Comprehensive Plan.

Variances may be granted when the Applicant establishes that there are
practical difficulties in complying with the Zoning Ordinance.

“Practical difficulties,” as used in connection with the granting of a variance,

means that:

(i) the property owner’s proposal for the property is reasonable but not
permitted by the Zoning Ordinance;

(i) the plight of the landowner is due to circumstances unique to the
property, and not created by the landowner; and

(i)  the variance, if granted, will not alter the essential character of the
locality.

Economic considerations alone do not constitute practical difficulties. Practical
difficulties include, but are not limited to, inadequate access to direct sunlight
for solar energy systems.

The City Council shall not permit as a variance any use that is not allowed
under the Zoning Ordinance for property in the zoning district where the
affected person’s land is located, except the City Council may permit as a
variance the temporary use of a one family dwelling as a two family dwelling.

An application for a variance shall set forth reasons that the variance is
justified under the criteria of this section in order to make reasonable use of
the land, structure or building.

Design Standards and Deviations.

A.

All new building construction in the City that has a nonresidential and/or
multifamily component must comply with the Design Standards found in
Section 9 of the Zoning Ordinance. Staff has reviewed the proposed design
for the Project and found that the proposed design is compliant with the
applicable standards except for two significant deviation that require City
Council approval.
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2.5

B. A deviation from the Design Standards may be permitted under Sec. 909.29 if
City Council (after considering the Planning Commission’s recommendation)
makes a finding that the negative impact of such deviation is outweighed by
one or more of the following factors:

1. The extent to which the project advances specific policies and
provisions of the City’s Comprehensive Plan.

2. The extent to which the deviation permits greater conformity with other
Standards, the Guidance of the Design Standards, policies behind the
Standards, or with other Zoning Ordinance standards.

3. The positive effect of the project on the area in which the project is
proposed.
4. The alleviation of an undue burden, taking into account current leasing,

housing and commercial conditions.

5. The accommodation of future possible uses contemplated by the
Design Standards, the Zoning Ordinance or the Comprehensive Plan.

6. A national, state or local historic designation.

7. The project is the remodeling of an existing building which largely
otherwise conforms to the Design Standards.

Zoning Map Amendment / Rezoning. City Council has the discretion and authority
under state law and City Code to amend the City’s Zoning Ordinance (Text or Zoning
Map). In considering a proposed amendment to the Zoning Ordinance under Sec.
903.02.F of the Zoning Ordinance, the Planning Commission and City Council must
consider the possible adverse effects of the proposed amendment. Their judgment
shall be based upon (but not limited to) the following factors:

A. The proposed action in relation to the specific policies and provisions of the
official City Comprehensive Plan.

B. The proposed use’s conformity with present and future land uses of the area.

C. The proposed use’s conformity with all performance standards contained in
the Zoning Ordinance (i.e., parking, loading, noise, etc.).

D. The proposed use’s effect on the area in which it is proposed.
E. The proposed use’s impact upon property value in the area in which it is
proposed.
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F. Traffic generation by the proposed use in relation to capabilities of streets
serving the property.

G. The proposed use’s impact upon existing public services and facilities
including parks, schools, streets, and utilities, and the City’s service capacity.

Section 3. FINDINGS

Based on the Application materials, additional materials submitted by the Applicant, staff
reports, public comment and information presented at the public hearing, and the
standards of the Wayzata Zoning Ordinance, Subdivision Ordinance and
Comprehensive Plan, the Planning Commission of the City of Wayzata makes the
following findings of fact:

3.1 PUD General Plan. The PUD General Plan of Development would implement the
approved PUD Concept Plan, and improve upon that plan in several respects, as
noted in this Report and the Planning Commission minutes and public hearing on the
Application.

A. The PUD General Plan reflects higher standards of site and building design
through the use of trained and experienced land planners, architects,
landscape architects, and engineers.

B. The PUD General Plan meets the land use designation for the Property, and
is consistent with the goals and objectives of the comprehensive plan in that it
would enhance the City’s reputation as a premier destination for upscale retail
and services that support economic growth while maintaining Wayzata’s
character and aesthetic appeal. The Project will be designed in a way that
respects the City’s vision of blending modern development with the existing
residential and commercial areas. The Project would also remove an existing
non-conforming building from the Property.

C. The PUD General Plan allows for phased and orderly development by
consolidating, improving, and updating the buildings and vehicle and
pedestrian access on the Property. The Project will also result in improved
traffic conditions, with two fewer roadway access points to the Property.

D. The PUD General Plan creates a more desirable and creative environment for
a challenging location than would be possible under the existing C-3 Service
District, and addresses several concerns of the adjacent residential
neighborhood related to traffic, noise, and aesthetics.

E. The PUD General Plan meets all of the PUD general standards listed in
Section 801.33.2.A of the Zoning Ordinance and Section 2.1 of this Report
and Recommendation except where variances and Design Standards
deviations are being sought.
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F. The Application contains the information and materials listed in Section
801.33.5.C of the Zoning Ordinance.

3.2 Subdivision / Preliminary Plat.

A. The Planning Commission finds that there would be no significant adverse
effects of the Proposed Subdivision based upon the following factors found in
Section 1003.02.E:

1. The Proposed Lot Combination would be consistent with the guidance
of the Wayzata Comprehensive Plan as noted elsewhere in this
Report.

2. The potential building pads that result from the Proposed Lot
Combination will not negatively impact sensitive natural, scenic,
historic or community assets, and instead improve the landscape,
stormwater management and general development of a challenging
commercial property, with over 40 feet of elevation change sloping
towards an adjacent residential neighborhood.

3. The building pad that results from the Proposed Lot Combination will
respect natural topography and minimize filing and grading as shown
in Applicant’s submittals and City staff's analysis. Through the repair
and installation of new retaining walls the topography of the site will be
improved from existing conditions.

4. New trees will be planted as part of the Proposed Lot Combination in
accordance with the requirements of the City Tree Preservation
Ordinance.

5. The Proposed Lot Combination will not adversely impact the scale,

pattern or character of the City, its neighborhoods, or its commercial
areas, and would instead improve upon existing conditions as noted in
this Report.

6. The design of the lot, the building pad, and the site layout will respond
to and be reflective of the surrounding lots and neighborhood
character, as noted elsewhere in this Report, Applicant’s submittals
and Staff Report.

7. The lot size resulting from the Proposed Lot Combination would not be
dissimilar to nearby commercial lots.

8. The architectural appearance, scale, mass, construction materials,
proportion and scale of roof line and functional plan of the Project
would have a positive effect on the area as noted in this Report.

9. The Project will conform to the Wayzata Design Standards provided
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the Design Deviations are approved.

10.  The proposed lot layout and building pads resulting from the Proposed
Lot Combination would conform with all performance standards
contained in the Subdivision Ordinance as noted in the Staff Report.

11.  The Proposed Lot Combination is not likely to have a negative effect
on the values of neighboring properties in the area in which it is
proposed.

12. The Proposed Lot Combination will be accommodated with existing
public services, including those related to transportation and utility
systems, and will not overburden the City’s service capacity.

3.3 Variances. The Variances requested are in harmony with the general purposes and
intent of the Zoning Ordinance and is consistent with the Comprehensive Plan. The
following conditions are met for the Variances:

A. The Applicant has established that there are practical difficulties in complying
with the applicable standards of the Zoning Ordinance.

B. The Applicant’s Project and the Variances requested are reasonable in that
the Project will improve existing conditions on the Property, and the size,
scope and impact of the aspects of the Project that require the Variances as
detailed in this Report are unlikely to adversely affect any surrounding
property, and will instead improve traffic flow and help to buffer sound, light
and visual impacts of the Project.

C. The Variances are due to circumstances related to the unique conditions of
the Property, including its shape, size, topography, existing conditions, and
location between a busy commercial corridor and residential neighborhood,
and are not created by the Applicant.

D. The Variances would not alter the essential character of the locality in that the
Project would be located on a busy commercial corridor and be designed to
lessen impacts of that area and the Project on the adjacent residential
neighborhood. The variances requested for fence height are to address the
concerns of neighboring properties and to reduce noise and light from
Wayzata Blvd E.

E. The practical difficulties necessitating the Variances is not solely economic in
nature.
F. The uses associated with the Project and the Variances are permitted within

the Zoning District.
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3.4

3.5

G.

The Applicant has provided the reasons that the Variances is justified under
applicable criteria in order to make reasonable use of the land, structures and
building on the Property.

Design Deviations.

A.

The Commission finds that there would be very little negative impact of
deviating from the landscaping and street tree Design Standards as proposed
by Applicant given their relatively small scope, as detailed in the Staff Report.
To the extent there are any negative impacts of the Design Deviations, those
impacts are outweighed by the overall positive effect of the Project and
proposed improvements to the existing conditions.

PUD Rezoning. The Planning Commission has considered all of the factors of Sec.
903.02.F of the Zoning Ordinance and finds that the PUD Rezoning and the Project
as currently proposed would have an overall positive effect as detailed in this
Report. Specifically, the Planning Commission finds that:

A.

The PUD Rezoning does not contravene any policies and provisions of the
official City Comprehensive Plan and the Project would advance some of the
Comprehensive Plan’s goals, including walkable and pedestrian friendly
environment; attractive, high quality commercial development; and a desirable
use for the Property that is challenging to develop due to grades, an irregular
property line, proximity to Wayzata Blvd, and transitioning from a commercial
use of the Property to residential uses of adjacent properties. .

The proposed commercial uses associated with the Project would conform
with the present and future land uses within the City provided that the PUD
Final Plan and Development Agreement include standards for use and
operations that reflect the Project as proposed and prevent other non-
compatible uses and address concerns related to noise and visual screening.

The proposed uses associated with the Project would conform with all
performance standards contained in the Zoning Ordinance, provided the
Variances and Design Deviations are approved and provided that the PUD
Final Plan and Development Agreement include standards for use and
operations that reflect the Project as proposed.

The proposed uses associated with the Project would have an overall positive
effect on the area, as noted elsewhere in this Report.

The proposed uses associated with the Project would not have any known
negative effect on property values in the City.

Traffic generation by the uses associated with the Project in relation to

capabilities of streets serving the Property would not create issues, as noted
in this Report.
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G. The proposed uses associated with the Project would not negatively impact
existing public services and facilities including parks, schools, streets, and
utilities, and the City's service capacity.

Section 4. RECOMMENDATION

4.1 Planning Commission Recommendation. Based on the findings in section 3 of
this Report, the Planning Commission recommends APPROVAL of (i) the PUD
General Plan, (ii) the Combined Preliminary / Final Plat, (iii) the Variances, (iv)
the Design Deviations, and (v) the PUD Rezoning, subject to the following
conditions:

A. The Applicant must secure all necessary building permits for construction of
the Project, and follow all laws and regulations applicable to thereto, including
building codes and land use regulations, and City Code and policies
applicable to days and times of work, and construction management.

B. Stormwater Facilities, Grading, Drainage, and Erosion Plans for the Project
must be approved by the City Engineer prior to the submission of building
permits and submitted to the City for review.

C. The Applicant must enter into a PUD Development Agreement with the City,
with terms and in a form acceptable to the City Attorney, that incorporates: (i)
the approvals and conditions of this Resolution, (ii) the plans and
specifications of the approved PUD General and Final Plans, and (iii) the
requirements of the Zoning Ordinance.

D. The Final PUD Plan and PUD Development Agreement must incorporate all
of the following: (i) general description and specifications of the permitted use
for the PUD, including the hours of operation of the high-end automobile
dealership; the volume of cars shown, sold and serviced; and the plans,
policies and procedures to be followed by the Applicant to minimize noise and
lighting that would impact the adjacent residential area; (ii) expanded fence
design to run the entire length of the south end of the Property adjacent to the
residential neighborhood; and (iii) a construction management plan for the
Project that is acceptable to City staff.

E. All expenses of the City of Wayzata, including consultant, expert, legal, and
planning fees incurred must be fully reimbursed by the Applicant.

F. The PUD Rezoning should take effect only upon approval of PUD Final Plan.

Adopted by the Wayzata Planning Commission this 9" day of February 2026.
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Attachments:
Attachment A: Legal Description of Property
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Attachment A
Information and Legal Description of Property

Parcel 1:

Lot 1, Block 1, Wayzata Boulevard Retail, except that part of said Lot 1 embraced within the
following described land:

That part of Block 45, Minnetonka Arlington Heights, described as commencing at the
Northeast corner of Government Lot 4, Section 6, Township 117, Range 22; thence South
along the East line of said Government Lot 4, a distance of 50 feet; thence South 89
degrees 45 minutes West (assuming said East line as bearing North and South) a distance
of 168 feet; thence South, parallel to the East line of said Government Lot 4, a distance of
150 feet to the actual point of beginning; thence South 0 degrees 32 minutes West a
distance of 30.72 feet; thence South parallel to the East line of said Government Lot 4, a
distance of 4.28 feet; thence South 88 degrees 08 minutes West a distance of 124.7 feet,
more or less, to the West line of said Block 45; thence North along the West line of said
Block 45 a distance of 35 feet to an intersection with a line bearing South 88 degrees 08
minutes West from the actual point of beginning; thence North 88 degrees 08 minutes East
to the actual point of beginning.

Hennepin County, Minnesota
Abstract Property

Parcel 2:

That part of Lot 1, Block 1, Wayzata Boulevard Retail, embraced within the following
described land:

That part of Block 45, Minnetonka Arlington Heights, described as commencing at the
Northeast corner of Government Lot 4, Section 6, Township 117, Range 22; thence South
along the East line of said Government Lot 4, a distance of 50 feet; thence South 89
degrees 45 minutes West (assuming said East line as bearing North and South) a distance
of 168 feet; thence South, parallel to the East line of said Government Lot 4, a distance of
150 feet to the actual point of beginning; thence South 0 degrees 32 minutes West a
distance of 30.72 feet; thence South parallel to the East line of said Government Lot 4, a
distance of 4.28 feet; thence South 88

degrees 08 minutes West a distance of 124.7 feet, more or less, to the West line of said
Block 45; thence North along the West line of said Block 45 a distance of 35 feet to an
intersection with a line bearing South 88 degrees 08 minutes West from the actual point of
beginning; thence North 88 degrees 08 minutes East to the actual
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point of beginning.

Hennepin County, Minnesota
Torrens Property

(Per Title Commitment for Title Insurance issued by Commercial Partners Title, a division of
Chicago Title Insurance Company, Commitment No. CP73897, commitment date June 28,
2024)

That part of Block 45, "Minnetonka Arlington Heights" described as commencing at the
Northeast corner of Government Lot 4, Section 6, Township 117, Range 22 West; thence
along the East line of said Government Lot 4 a distance of 50 feet; thence South 89
degrees 45 minutes West (assuming said East line as bearing North and South) a distance
83 feet, along a line hereinafter referred to as Line "A" to the actual point of beginning;
thence continuing South 89 degrees 45 minutes West, a distance of 85 feet; thence South
parallel to the East line of said Government Lot 4 a distance of 126.72 feet; thence Easterly
to a point in the East line of said Block 45 distant 124 feet South of its intersection with the
aforementioned Line "A"; thence North along the East line of said Block 45 a distance of 74
feet; thence Northwesterly a distance of 70.56 feet more or less to the actual point of
beginning.

Hennepin County, Minnesota
Torrens Property
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City of Wayzata

Staff Report
Wayzata Planning Commission
January 26, 2026

Project Name: Lamborghini Minneapolis

Requests: Planned Unit Development (PUD) Concept Plan
Applicant: Walser Real Estate, LLC

Addresses of Request: 1022 and 1042 Wayzata Boulevard E

Prepared by: Alex Sharpe, Community Development Director
“60 Day” Deadline: 120 Day Extension to April 28, 2026

Development Application Introduction

The applicant, Walser Real Estate, has submitted a development application requesting
approval of a Planned Unit Development (PUD) General Plan, Preliminary and Final Plat,
variances, vacation of drainage and utility easements, and a design deviation to combine
the two lots at 1022 and 1042 Wayzata Boulevard East and to construct a new building
for an automobile dealership.

Property Information
The property identification number and owner of the property are as follows:

Address PID Owner
1022 and 1042 06-117-22-41-0225 Walser Real Estate, LLC
Wayzata Boulevard E | 06-117-22-41-0019

The current zoning and comprehensive plan land use designation for the property are as
follows:

1022 and 1042 Wayzata Boulevard E
Current Zoning: C-3 Service District

Comprehensive Plan Designation: | Mixed Use Commercial/Residential
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Project Location
The properties are located on the south side of Wayzata Boulevard in between Central
Avenue and Huntington Avenue.

Map 1: Project Location

Application Requests & Summary

As part of the submitted development application, the applicant is requesting approval of
the following items:

e PUD General Plan (§ 933.06): The applicant has proposed PUD General Plan to
combine the two properties, construct a new building for an automobile dealership
at 1022/1042 Wayzata Boulevard East.

e Preliminary and Final Plat (§1003.02 & 1003.03: The applicant is proposing to
combine 1022 and1042 Wayzata Boulevard East into a single lot. A portion of this
property is unplatted.
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e Vacation of drainage and utility easements (§674.07): The applicant is proposing
to vacate drainage and utility easements established around the perimeter of 1022
Wayzata Blvd that were established when it was platted in 2019. The applicant will
then rededicate easements around the permitter of the combined parcel if the
project is approved.

e Variance to the required parking stalls (§920.11): 34 parking stalls are required.
The applicant is seeking a 5 stall variance for employee parking. 15 of the stalls
provided will not be accessible to the general public as they are located in the
secure underground garage. 5 employee dedicated stalls are included in the 15
underground stalls.

e Variance to allow a fence above 6 feet in height (§918.01E) Fences exceeding 6
feet in height require a variance. The applicant is proposing an 8 foot tall fence
along the southern property line to screen the use from neighboring residential
properties.

e Variance to allow for a fence in the front yard (§918.01E): The maximum height of
a fence in the front yard is 4 feet and fences must be no more than 75% opaque.
The applicant is seeking an 8 foot 100% opaque fence in the front yard (east
property line). To screen from the neighboring residential property.

e Variance to the require parking lot setback (§977.06B): Parking lots are required
to be 10’ from the side property line. The applicant is seeking a 6 foot variance to
allow the parking lot to be 4 feet from the property line.

e Variance to access spacing for drive entrances (§920.05E6): The existing access
from Huntington Ave S is being demolished and constructed in the same location
but looses its legal non-conforming status due to demolition. The access is
required to be 20 feet from a roadway intersection and is being reinstalled 8 feet
from the intersection of Huntington Ave S and Wayzata Blvd.

e Design Deviation to the required 6 foot landscape buffer between the sidewalk
and building (§909.16D.3.c): Code requires a six foot wide landscape buffer
between sidewalks and the building face. The proposed site plan includes an
approximate 20 long section of sidewalk with a one foot buffer.

Public Hearing Notice

Notice of the public hearing on the Application was published in the Sun Sailor on January
15, 2026. The public hearing notice was also mailed to all property owners located within
500 feet of the subject property on January 10, 2026.
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Neighborhood Notification

The applicant held a neighborhood meeting on January 22, 2025, to discuss their
proposed plans. Five residents attended the meeting and expressed support for the site
plan but also noted concerns for potential noise created by the vehicles.

Previous Development Applications

In 1953, these properties were zoned for commercial development and shortly after, a
gas station and repair garage were constructed.

In 1975, a request for an office building was approved and in 1976, the developer
informed the City that the office building would not go forward because it was not
economically feasible.

In March 2019, the City approved a site plan (other approvals) to construct a Chase
Bank which did not move forward due to bank licensing issues.

In April 2021, a two-tenant building including a drive-thru for a Caribou Cabin was
requested which was denied.

In August 2022, a 35-foot-wide parcel south of the former gas station was combined
with the gas station parcel and was rezoned to C-3.

In 2024, the former gas station was demolished.

In 2025, the Planning Commission and City Council reviewed a PUD concept plan for
this development, which was approved. The applicants have adapted their proposal
from the original submission by removing the existing Mullberrys dry cleaning business
from the proposed plans.

Existing Conditions

The existing site is split between two parcels that total 0.88 acres. The larger parcel fronts
Wayzata Boulevard. To the west Huntington Avenue right-of-way is currently absent of
structures aside from a retaining wall on the south side of the parcel. The smaller parcel
to the east is occupied by Mulberrys dry cleaner and abuts Central Avenue right-of-way
and a residential neighborhood to the south. The western larger parcel is relatively flat
while the eastern parcel has a significant slope along Central Avenue as the elevation
drops down nearly 12 feet from north to south.

Huntington Avenue right-of-way abuts the properties to the west and is used as parking
for the adjacent sites and provides access to the subject property. Huntington Avenue
was disconnected from Huntington Avenue Road to the south with the construction of the
Edina Realty office building (1000 Superior Boulevard). Huntington Avenue road ends in
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a cul-de-sac southwest of the property which includes stairs creating a pedestrian
connection between Wayzata Blvd., and the cul-de-sac.

Proposed Project Description

The applicant proposes to combine the two parcels into a single parcel and construct a
new 8,848 square feet for the operation of an Lamborghini auto dealership. The applicant
has stated that the site will allow for trade-ins and may sell other vehicle makes/models
that have been traded as part of a sale. The existing Mulberries dry cleaning business
and structure would be demolished and is no longer proposed as a continuing use.

The automobile dealership building will be a single-story building with a basement that is
exposed to the east. On the main level, the automobile dealership will contain the sales
floor within the northern half of the building and six service bays within the southern half
of the building. The lower level is 12 feet lower than the main level and will contain 20
parking stalls, oil and parts storage, the air compressor, trash enclosure and the electrical
and information technology room. The lower level will be accessed through the lower
parking lot on Central Ave.

With nearly 40 feet of grade change on the site from north to south, the applicant is
proposing to replace the three existing retaining walls.

The site currently has five access points onto public right-of-way, two off of Huntington
Avenue to the west, one off of Wayzata Boulevard to the north, and two off of Central
Avenue to the east. The proposed development reduces the total access points to two,
one off of Huntington Ave N and one from Central Ave S.

This proposal differs significantly from the concept plan but primarily to address
comments and concerns expressed during this process. The proposed building has
increased in size by 1,003 square feet from the concept plan (8,848 current — 7,845
concept plan). However, the total building coverage of the site has decreased with the
demolition of Mullberrys.

Analysis of Application
City staff reviewed the pertinent information and City Code requirements for the proposed
project, and provides the following analysis and information:

The applicant is requesting the second step in a three step process for PUD approval
which is the PUD General Plan. The application also includes additional land use
approvals outlined in the summary above. The following provides additional details for
each request. If the project is approved, the Final Plat, Vacation, PUD Final Plan and
development agreement will require subsequent approval from the City Council.
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Planned Unit Development Zoning Amendment

Both lots are currently zoned C-3 Service District. The applicant is requesting to combine
the lots through a preliminary and final plat and requesting a zoning map amendment to
PUD. The following table contracts the requirements vs. the proposed plan.

Required within

Regulation Proposed Dealership

PUD District
Three stories and 35
Building Height (max.) feet in height, whichever 1 story: 26 feet
is lesser.
Lot Area Minimum of 15,000 38,496 square-feet
square-feet
Lot Coverage (max.) N/A 23%
Impervious Surfaces (max.) | N/A 40%
Front: 10 ft East (front): 10
- , Rear: 10 ft West (rear): 48
Building Setbacks (min.) | gjjec: 10 ft North (side): 10 ft.
Next to Residential: 50 ft South (res.): 50 ft.
Front: 10 ft Wayzata Boulf(?[vard (side): 24
Parking Setbacks (min.) Sides: 10 ft Huntington Avenue (rear): 30 ft.
Rear: 10 ft East (front): 13.5 ft.

South (side): 5 ft.*

*Variance Requested

Preliminary and Final Plat
The application as submitted meets code requirements for minimum lot size, frontage,
width and depth. No variances are required to combine the two parcels.

Vacation of Drainage and Utility Easements

The applicant is proposing to vacate all of the drainage and utility easements established
as part of the Wayzata Boulevard Retail plat. These easements are the standard
perimeter easements and only located on the western parcel. The exhibit showing the
easement to be vacated is attached to this report.

New perimeter easements are proposed to be dedicated around the new boundary of the
combined parcels. If the project is approved, staff will ensure that the vacation occurs
concurrent with the filing of the new final plat to ensure the City maintains these
easements.
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Parking
The applicant has proposed a combination of 49 parking stalls:
e 29 surface parking stalls
e 20 enclosed parking stalls
Use Parking Standard Area Parking
Requirement
Motor Vehicle 1 stall per 400 sq. ft. | 4,400 sq. ft. 11 stalls
Rental and Sales
Motor Vehicle 5 stalls plus 3 stalls | 6 service bays 23 stalls
Service per service bay
Total 34

The applicant is seeking a 5-stall variance for employee parking. The five stalls are
included in the underground parking, but do not count towards the parking demand due
to this parking being unavailable to the general public.

Code requires that parking lots be 10 feet from the side property line (south). The
applicant is seeking a 6 foot variance to allow the parking lot 4 feet from the property line
and is proposing a 8 foot tall fence to screen the parking areas.

Loading/Deliveries

City Code requires at least one loading berth being 50 feet in length. The applicant has
provided a 50 foot truck/firetruck turning exhibit demonstrating the site’s ability to
accommodate deliveries or fire safety needs.

Site Access and Circulation and Access Spacing Variance

The primary access is from Huntington Avenue with a secondary access from Central
Avenue for the lower parking lot. The primary access from Huntington Ave is existing, but
is proposed to be completely demolished, losing it's legal non-conforming status. A 12
foot variance is required as the access does not meet the 20 foot required spacing from
the intersection of Huntington Ave and Wayzata Blvd.

Huntington Ave is primarily used as parking area is no longer a through street due to
steep grades. Required access spacing is typically to reduce potential accidents due to
conflicts in traffic that are not present due to the current design of Huntington Ave.

Due to the grade change on the site, the southern access on Central Avenue does not
provide circulation to the west portion of and would only be used to access the lower level
of the dealership and parking.

Design Standards Review

The proposed new dealership building will be predominantly brick with a block base and
a black tile capital. On the north elevation facing Wayzata Boulevard, there will be a black
aluminum composite material (ACM) canopy over the main entrance. Staff has reviewed
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materials and found that the mix of glass, brick, and accent materials meet design
guidelines.

The applicant is requesting one design deviation for a landscape buffer between the
building and front sidewalk. Code requires a 6-foot buffer and for an approximately 20-
foot section between the parking lot and front entrance, a 1-foot buffer is provided.

Fencing/Retaining Wall

The applicant is proposing an 8-foot-tall compost screen decorative fence along the south
property line. The maximum fence height allowed by code is 6 feet. The applicant is
seeking a fence height variance to allow a 8 foot tall fence to allow for improved screening
of the parking lot from the residential property to the south. Additionally, the applicant is
seeking a variance to allow a 100% opaque fence in the front yard, which is the eastern
property line abutting Central Ave. The proposed fence extends closer to Central Ave
than the building and is intended to screen the parking lot from the front yard of the
residential property. Neither of these variances are required for the project to proceed
and are being requested as a result of neighborhood comments made during the concept
plan.

City design standards require an ornamental iron rod fence between three (3) — four (4)
feet in height with a landscaped buffer between the parking lot and Wayzata Boulevard.
The applicant is proposing a three (3) foot ornamental fence with a 10-foot landscaped
buffer between the parking lot and the sidewalk fronting Wayzata Boulevard.

Photometric Plan

At the request of staff, the applicant has included a photometric plan. The lighting plan as
submitted meets code requirements and a final plan will be required at submission of the
building permit to ensure building and parking lot lighting at that time remains code
compliant.

Landscape Plan and Tree Preservation
A landscape plan has been submitted to the City and has been reviewed by the City
Forester with the following comments:

e Three trees shown on the plan for preservation have already been removed due
to Dutch Elm Disease.

e 33 inches of Heritage Trees are proposed to be removed

e 64 inches of Significant Trees are proposed to be removed

e The proposed removals require 123 inches of tree replacement of which the
applicant has committed to 77 inches on site, the remaining replacements inches
are mitigated through the non refundable fee for tree replacement.

e Fee and escrow payments will be accompanied by a notarized Tree Mitigation
Agreement, to be provided by the City. This agreement will contain all mitigation
details, including release schedules, conditions, and responsibilities. The Tree
Mitigation Agreement must be accepted before any Tree Removal Permit can be
issued for the project. (See §936.11)
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e Tree quantities/varieties do not meet the City’s genus diversity requirement
(§936.09.B). Gleditsia (Honeylocust; 35%) and Pinus (Pine; 24%) are
overrepresented. Plantings that surpass the City’s 20% cap on each genus will
not be considered for the release of tree replacement escrow.

e |f approved, staff recommends a condition be included to ensure compliance with
ordinance.

City Engineer's Comments
The City Engineer has provided the following comments regarding the proposed
development:

1. At the northwest corner of the subject parcel, at the Huntington Ave ROW, the
truncated domes should cover the full 7-foot width of the public sidewalk, per
ADA requirements.

2. At the northeast corner of the subject parcel, provide continuous 7-foot sidewalk
width adjacent to Wayzata Blvd to the pedestrian curb ramps and signal facilities
at the Central Avenue intersection. -Staff note: plans were revised to a 7-foot
sidewalk.

3. Provide a stormwater management report and stormwater management for the
east half of the site.

4. Provide more information about stormwater management on the site — how is
drainage from the roof proposed to be managed?

5. The existing % inch water service from Wayzata Blvd near the northwest corner
of the subject parcel must be properly abandoned (physically disconnected) at
the main. Show this on the plans.

6. The existing 2-inch water service from Central Avenue along the west side of the
subject parcel must be properly abandoned (physically disconnected) at the
main. Show this on the plans.

7. The existing sanitary sewer service to Central Avenue along the west side of the
subject parcel must be properly abandoned (physically disconnected and
capped) at the main. Show this on the plans.

Standards of Planning Commission Review of Application Requests

The applicant's PUD Concept Plan request is a legislative reviews and decisions,
meaning that the Planning Commission acts like a legislative body and has wide
discretion on whether to recommend approval or denial if it has a rational basis for its
decision.

The Planning Commission should recommend approval of the PUD Concept Plan if the
Commission determines that there are no substantial adverse effects of the development
in City Code § 903.02.F, § 933.01 and § 933.02.

Primary Questions to Consider
1. Purpose of PUD
a. Does the PUD encourage innovations in development for the growing
demands of all styles of economic expansion?
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b. Does the PUD encourage higher standards of site and building design
through the use of trained and experienced land planners, architects,
landscape architects and engineers?

c. Does the PUD encourage a creative use of land and related physical
development which allows a phased and orderly development and use
pattern?

d. Does the PUD create a development pattern in harmony with the
objectives of the Wayzata Comprehensive Plan? (PUDs are not intended
as a means to vary applicable planning and zoning principles)

e. Does the PUD create a more desirable and creative environment than
might be possible through the strict application on zoning and subdivision
regulations of the City?

Action Steps

After considering the items outlined in this report, holding the public hearing on the
application, and discussing the requests of the Application, the Planning Commission
should direct staff to prepare a draft Planning Commission Report and Recommendation,
with appropriate findings, reflecting a recommendation on the application, for review and
adoption at the next Planning Commission meeting.

Attachments

Applicant’s Narratives

Existing Survey

Civil Plans

Architectural Plans

Traffic Impact Study dated March 31, 2025
Turning exhibit

Vacation Exhibit

Photometric plan
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Proposed Planned Unit Development (PUD) Statement: Lamborghini Dealership

Project Overview: The proposed development is a high-end Lamborghini dealership situated in
Wayzata, Minnesota, designed to provide exclusive sales and services for luxury sports vehicles.
The dealership will feature an elegant, modern showroom, service bays, customer lounges, and
office spaces. Additionally, the project will include surface and underground parking, including
spaces for customers and employees, ensuring a seamless experience for both sales and service
clients.

The Lamborghini dealership is intended to serve the high-end, luxury automobile market,
specifically targeting individuals who desire both the prestige of owning a luxury vehicle and the
convenience of having access to expert sales, service, and repair facilities locally. This market is
composed of affluent individuals who are discerning in their vehicle choices, seeking superior
quality, performance, and exclusivity. The target clientele is primarily residents of Wayzata and
the greater Minneapolis-St. Paul metropolitan area, as well as potential out-of-state buyers who
value the convenience of an accessible luxury automobile retailer.

Market Demand: The demand for luxury vehicles, particularly high-performance models like
those offered by Lamborghini, has grown steadily in the Twin Cities metropolitan area, driven by
an increase in disposable income among residents. Wayzata, known for its upscale community,
picturesque lakeside setting, and proximity to the larger metropolitan area, is an ideal location
for this type of dealership. Residents and visitors in the area often have a taste for luxury and
seek services that cater to their lifestyles. There is a clear demand for exclusive dealerships that
offer not only vehicle sales but also specialized services like maintenance and customizations
that are critical to owners of luxury sports cars.

Additionally, the proposed dealership aims to provide a premium customer experience that
includes specialized sales consultations, customized vehicle ordering, and a comprehensive
range of after-sales services, further catering to the needs of the luxury market. With
Lamborghini's brand reputation and exclusivity, the dealership will serve as a cornerstone for
further enhancing Wayzata’s image as a prime destination for luxury living.

Relationship to Wayzata's Comprehensive Plan: The proposed PUD aligns with the City of
Wayzata’s Comprehensive Plan by enhancing the city's reputation as a premier destination for
upscale retail and services. The city's Comprehensive Plan focuses on promoting high-quality
development that supports economic growth while maintaining Wayzata’s character and
aesthetic appeal. The proposed Lamborghini dealership will contribute to the economic vitality
of Wayzata by attracting luxury consumers, generating sales tax revenue, and increasing
demand for high-end services in the area.
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Moreover, the project will be designed in a way that respects the city's vision of blending
modern development with the existing residential and commercial fabric. The dealership's
architectural design will be visually appealing, incorporating contemporary elements while
maintaining harmony with neighboring buildings and the overall character of Wayzata.
Landscaping, signage, and building materials will all adhere to the city’s guidelines, ensuring
that the dealership complements the surrounding environment.

Design, Arrangement, and Operation: The design of the dealership will feature a sleek,
contemporary aesthetic with clean lines, open spaces, and large glass windows, all designed to
showcase Lamborghini's vehicles. The layout will be thoughtfully arranged to ensure ease of
access for customers and efficient operation of the dealership. Surface and underground
parking will be provided for both customers and employees, and the building will be situated to
allow for optimal flow and minimal disruption to neighboring properties.

The proposed operation of the dealership will adhere to applicable zoning and land use
regulations, ensuring compatibility with the surrounding area. However, we are requesting
flexibility with some standards through the PUD process.

Hours of operation will be in line with typical commercial hours, and any vehicle movement or
service work will be managed to minimize noise or other disruptions. Traffic studies and other
analyses will be conducted to ensure that the development will not negatively impact local
infrastructure or the surrounding neighborhood.

In conclusion, the proposed Lamborghini dealership will meet the demands of an emerging
market while contributing positively to the City of Wayzata’s economy. It will be designed and
operated in a manner that aligns with the city’s Comprehensive Plan and zoning regulations,
creating a high-quality, aesthetically pleasing addition to the community

Vehicle and Parts Delivery: The dealership will be taking new vehicle deliveries at one of their
other facilities in and the vehicles will be either driven over by staff or delivered on a flatbed
truck one vehicle at a time. They will not be receiving traditional car hauler deliveries at this
site. Parts deliveries will be in a box truck that will be able to come into the site and turn around
in the proposed parking lot.
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WALSER LAMBORGHINI VARIANCE AND CONDITIONAL USE NARRATIVE

REQUIRED VARIANCE REQUESTS:
1. Parking setbacks (lower level south):

We are requesting a variance from the required 10’ parking setback regulations due to
unique existing site conditions that create a practical hardship. The property in question
presents constraints that were not self-imposed, including, existing drive locations,
existing street access points, irregular lot shape, topographical limitations, or easements,
which limit the ability to comply with current parking setback requirements without
significantly impacting the site's usability or development potential.

Strict enforcement of the setback standards would result in a loss of essential parking
spaces, impede access and circulation, or require extensive reconfiguration that is not
feasible given the physical characteristics of the site. Granting this variance would allow
for reasonable use of the property. Along the southern edge where parking is abutting
neighboring residential parcel, we will provide, through a conditional use, an 8-foot high
decorative screen fencing to block parking from view.

2. Parking Variance (number of surface parking stalls)

We are requesting a variance from the City of Wayzata’s required exterior parking stalls
to include (5) employee parking stalls in the lower level garage. Allowing this variance
will get us to the minimum required number of parking stalls for the facility. The parking
was calculated using 4,259 square feet on the main floor as the area for motor vehicle
rental and sales. For the motor vehicle service we are counting the six service bays
shown on plan as the area labeled tool will be a future service bay. The lower level will
have five dedicated employee stalls, labeled on the plan, to count towards the total
parking count with an additional fifteen stalls for inventory.

This request represents the minimum variance necessary to permit reasonable use of
the property. Granting this variance will not alter the essential character of the area, nor
will it compromise public safety or welfare.

REQUIRED CONDITIONAL USE PERMIT:

1. Fence height (lower level south)
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We are requesting a conditional use to use 8’ tall decorative screen fencing in the “front
yard” instead of the allowed 6’ tall fence. This was discussed with the landowner to the
south as we have parking stalls facing the neighboring residential building.

Granting the conditional use will not alter the essential character of the area and will
help block any headlights from vehicles shining into the residential units.

Page 35 of 99



“ha p

—
o

B

“toz-oa olep

ENT)

YLOSINNIN ‘VINZAYM
INHOAOGWYT AISTYM

NOUARIS3a | ON

AHOLSIH NOISTASH

204 o2NIaTng MaN v

ALVYNININTEd

NOILONYLSNOD HO4 1ON

TS ve = GTaN0TN SNV TYIOL
TSy = G30A0ud SNV TWIOL
TINIET T ONSSvaTIEEIN
TS LT SN CEVaNLS
(RUOLNGANI S 'TIAOTANG €) STIVIS OF  ONfaive GNNONSRZANT = G300 SNV

CEMMOI SIOVLS T = TIVAS W3 () SHHL STIVIS 9 + ST0ves (5)
“TTVAS IOANES HOVE HO4 STOVaS TRUHL G4 STOVES (2) FO AN FTOHIA BOL0N
GFNDI SIOVLS 1 = 00y / ‘IS bETY 4G 00T
1534 SHL 804 VANV MOOTS SO0 "4 CO¥ HOVE O TOVHS (1) 53TV ONY TYINGN F1OHIA BOL0N NG O ONwISaNYT SN

OIS SNsava

%0y 4T Lyv's  vasy SOVmEd THOL

%09 IS LrOCT ivIaw SOIANEIN TYLOL

%ET 2 Lras 2w oNGTNE

;0w 07 /45 aer'oe VIV IR

Lonisa BonEEs €D OIS SNNGT
15252 N YIVZAM

GATE VAVZAM 2O ETSgev ISEEosa

INHONOSINYT 25 EALGre o]

TILION Loaroud TwalaNgd

Nv1d 3LIS TvanLOILIHDwY Y

ONIATING ONILSIX3

3AV TVHIN3O

l/zé:uumrxwzl/

'3 °AATE VLVZAVM

wizom:Pager36 of 99

A IUIBIoqUIET JBSIEM BZ0-FZ/UIBIOGUIET JBSIEM BZ0-KZ/S20Q SBPOINY



37 of 99

NGNS AL

panss|

(A2l

swoN

Jud

m——"
ag

WL\!—S\

903 4o SMD| B}

i

id Posuaar Anp D Wi

uoisiuedns 3oeap Aw Jepun 1o s
iodaid som uold s 0 Kuied Aqesy |

u

OMU'SI00¥YE :TTid ONIMVHA SLO'0PPE—I¥Z “ON LOFNONd

‘siokonins pur] g SieeuBu3 AR

ONI ‘S3LVIDOSSY 8
YIAHIY

woosopyer M
1505-Z5¥159 BuoydojaL
Zz155 N ‘usse3

OTE 30 ‘SAl40 139993 O¥YE

e

‘spiopuo}s Ay Jad @9jmIas AIDUDS BURSIXG UOPUDQD/2AOWRY — (GT)

SpiopuD}S A0 Jod GojAIGS UoJOM BURSIXG UOPUDQD/2AOWRY — [ETI

“Auoduios Ayin sjoudosddo uym saulf

posyiano 7 slod Jamod Bugsixe 40 |DAOWRS Bjou
“Auodwoo Ayan sjoudosddo yym sausiojsubs P eoMIeS

103U303e BURSIX® JO [DAOWIBI IO JUSWIUOPUDGD 3}0UIPI00) — (€D
“Auodwiod Ayin Sjoudoddo yym

99/0J8s SOB BURSIX® 4O [AOWSI IO JUBLILOPUDGD 2}0UIPIO0) = [ZT1

20 anoway — [0

sdoys 2j10u00 anowDy — (O

Io% BuuIo}es 9310u00 aKoway —[E]

IoM BuuIo}as ¥20jq Jojnpow aA0WRY — (8]

(DIpaon6 srowizy — (2

209} poom srowsy — (@

29uay U0 JybnoIm arowsy — ()

Jognb B QN> 310U00 BAOWRY

Juawanod 23210u00 aroway — [

uawanod snouwnyq aAoway — 21

Suswainbas 30} B Ao Jod uoROPUNOY % BUIPING AoWRY — (T

S3LON NOLLITON3a

N

8

IAV TVHINTD | 3

el ey o)
a

4
-
4%
i
&

277777777

@

N

\\\&s&\\x\x\\\x\\\»ﬁ\o

)

Q

2
2

Gppsprisstti2220

3 dA18 VIVZVYM

g v NOLONILNNH
gfv A

2

P
04 Ul 203 9911-752-008—1 FR44 TIOL ‘N u_o
HU "] 2000~¥S¥—1S9 VAV ALO NIML d
05 o oz o o 910 NOA 340438 SHNOH 8% TIVD
aamon3y 38 oL 3L onusHG X
| u3annn 3ams | U oNuSXE VO AN ILVLS &4Hd
NOUYATTS ONUSIX3  05'566 *
UNOINOD ONUSHE  —O086—
3N AL QVEHYIAO ONULSIXT ——nHo—
3N NOLYOINIANOD QNG ONLLSHE —— 9 ——
N 3NN ORLOTTS C3RING ONLLSIXT —— 3 ——
=2 3N SYO CIRING ONUSHE —— 5 ——
of ™ ¥IMIS MIOLS ONULSIXS —— 15—
ILo HINIS ANVLINVS ONUSHE —— S ——
Bl NIVWSELYM ONLLSIXS —— M ——
ﬂ I~ M 3N HOVELIS ONDRIVA/ONIQTING —— - —
== 5 onISr —————
>m o 3N HO0T8/MOH/AIVANN0E —— - ——
m W = G3A0N3 38 0L ILRIONOD INLLSIX
BN m W a370W3y 38 oL SnoNmnwe onuska [
2= VERE




38 of 99

(49,

VIVZAVYM 40 ALID
INIHOYOENYT d3ISTVM
NY1d NOISNIWIQ 3LIS

YIINNN_L33HS

NGNS AL

panss|

(A2l

swoN
903 4o SMD| B}

id Posuaar Anp D Wi

408\!—5\

ub Goisypuadns 3oeup Aus Japun o auw
iodesd som uoid siy Uy Gied Agesey |

m——"
ag
i

e

N1 SALVIA0SSY
YIAHIY

ins pue? % saoeu)

siokon

1505-Z5¥159 BuoydojaL
Zz155 N ‘usse3

OMU'SI00¥YE :TTid ONIMVHA SLO'0PPE—I¥Z “ON LOFNONd
OTE 3PS ‘oAID 1639P94 O¥YE

SNONINNWE ALNG ALS @3SOdo¥d [
3UFHONCO aFsodo¥d [
mz_._xg‘mmmoz_xzﬁ\oz_o.___._m‘\

3N 30078/MON/AVNNOE —— -

ﬂ aN3931

(%8'%9) SOV £S'0 = VAUV SNOIANIANI NOLLONAISNOD LSO
(%€°£L) S3HOV 89°0 = VANV SNONNIANI ONLSIT

STUOV 86°0 = vIuY IEHNLSIA

10RISIO 30NIS ‘€-0 = ONINOZ 3US

SOV 88°0 = VAUV IS

AJVANNS 3LS

9911-252—008—1 334 TIOL ‘NN
2000—¥SP—1S9 VIV ALO NIML
910 NOA 340438 SHNOH 8F TIVO

VO 3N V1S d3Hd

'NOLTINOD TYLINVISENS TUNN YHOM FHL
10344V HOIHM SIONVHO 3000 HUM INZYHND AVLS OGNV 0F300¥d
OL JOUON JHL 40 3NL 3HL LV 103443 NI S3000 AdI¥3A '€

‘GINTIOSTY NIFE SVH AONVAZNOSIO FHL TUNN V3V
T3LOF44Y NV NI dOM LON 0Q 'S3A00 F18VOrTddY GNV YaOM
FHL NIIMLIG STIONVAIHOSIO 40 HTINIONI S.HINMO FHL AdUON Z

“"NOLLOIGSIING ONIAYH SFION3OV AYOLYINO3Y 0 SININININOIY #»
$3000 ‘SMY1 F18YOM1ddY HUM FONVGHOOOV NI 38 TIVHS MdOM 'L

FONVIIMOO 3000

4
|
|
|
|
|
|
|
|
|
/

TIVOS ON

NY1d ONIMYVd 13ATT ¥3IMOT

Y
14 S
(AYOLNIANI ONIGNTONI TWLOL 6%) b€ 0L
z STIVLS FI6ISSI00Y - o smo
(AYONIANI) S1 ONICTING NIHUM STIVLS ONNOYOM3ANN K =
(33013) § ONIGTNG NIHUM STIVLS ONNONOAIONN ovaois
g STIVIS GavaNwiS
30IA0¥d  STIVLS ONINYYd
¥ e |
§2 =5 + TIVIS 30M¥3S/STVIS € @ STIVIS J0AN3S 9 = 30N¥ZS FIOMIA i
n =4S 00v/TIVIS | @ '#'S 65C'F = STIVS YOLOW
Q34IN03Y STIVLS ONINYYd |
L
|
P
w A
D %
Dpssss000000202222
—— e - ‘
[, === [ —
e — [
| \
i |
—— o o wioao !
0L'6198 HOH4 NOISKWEL: P 9%0 z198 N3 N
(3dAL ONUSIXT HOLY) o ylylv% |
990 AGN 0N
970 ¥ . o N
JJ e e - WA = |

Wé .

—000z—

00631

|, —auno % g0 e

2| [ e
i oNaH N NVHO OVIE +/M 9%0 7198 NO8
oo . T e s |
T
|
a |
m |
=z { %0 w3 &
= o Ty e —
z Gigrhppkikg beze= L .
> . N
= NN ONIA1INg d3S0d0¥d
> AN
= .
m (GdAL ONUSIG Hawwm) N\

NOIS NV TEISSTOON,

N JAVY NOLONILNN

(STINVd ¥) SIWOQ GALYONAL-
90 v

(AL ONUSIE HOLYH)
970 3N Ni9Z8

9%0 ¥3dvL £

ViVZVYM

HTVHEAIS L MIN
(3AL ONUSIXS HaLm)
¥AUNO # BYNO AIN

TRUNO3Y SV 1OV MIN
113 QL NO¥Y UIONOD ONALG

2

T O5C




9911-262-008—1 334 TIOL ‘NN

a4 u apds
MU — o — ] C000-¥Er159 VA ALID NI
09 or 0z ot 0 910 NOA 340438 SHNOH 8% TIVO

YIENON_LT3HS VO 3NO 3LVIS d3Hd

“uogonAsU0D 4o 851000 oy Buunp painbes aq

fows s0p00d [DUORIPPY WU By} 8D S8

NOUYATTI ONUSIXZ  05'S66 X

HNAINGD SNUSHE  —O0a6— ‘sufeq UORINISU0D 10j8G AYARY LORINLSUOD Jo)
3NN AUTUN QV3HYIAO ONILSIXE ——nHo— weyshs vogouF 9BIDDSIQ UD3NIOG [DUORDN © B

VLVZAYM 40 ALID
INIHOYOGAYT d3ISTVM
NY1d T04INOD NOISOY3
% JOVYNIVYA ‘ONIAYYO

INIT NOLLYOINNANOD NG ONLLSHG —— 0 —— “seo0uns
3N OLOFTI G3ING ONUSIXF —— 3 —— S3ION ONIQVYO

NI S¥O Q3NNG ONUSIXT —— 0 —

¥IMIS AHOLS ONILSIXT —— 15—

HINIS AMVLINVS ONUSHE —— S —

NIVWILYM ONLLSIX3 —— 4 ——

MONYY JOVNIVYG ————

P
3N YOVBLTS ONDIYV/ONIGTING ———— . w *
# Yppsprss022022007%
3N 400T8/MOY/AIVANNOE —— - |
(5885 10ONN) 02 ANO93LYD
L3vig 03 a3sododd
30AIQ NOLLOZLONd LTI
30N LTI ——

S907 NOUVININIQIS mem memn e

|
|
|
llllll : e _
|

NGNS AL

2 NOUVATT3 G350d0¥d ~ GEEED X
M HNOINGD G3SOdO¥d  —@Em—
Q SNONIMNUE a3s0do¥d [ X
HIN0S 3HL QL HOGHOTSN HUM ONIOVED TLYNIGH00D
AUFYONOO @3Sodo¥d [ P 2996 doL
D1 1v5/M 1 80
UIMTIS NYOLS (FSOLONd i
e =
NISYE HOLYO 3S0dO¥d 2
] S ___EE a
3
i mw A
&

N

FONGS NI NIVHO SOVIE /M
TIVM ONNVIZY FUTHONOD did-

sui)

Jud

g

903 4o SMD| B}

N JAY NOLONILNNH

id Posuaar Anp D Wi

408\!—5\

0656 =371
0°T£6=341

ONIQ1INg d350d0Yyd

ub Goisypuadns 3oeup Aus Japun o auw
iodesd som uoid siy Uy Gied Agesey |

m——"
ag
i

JAV TVYLINID

7
|
|
|
A
|

e

33 a0

"LORILSIO_Q3HSYILYM ¥O AUO ALO A8 G3LOFHIQ SV ¥O NISvE
HOLYD WYULSNMOG LS3HVAN NI 301A30 NOLDZLONd LFINI TIVLSNI ZLON

"NOLLTTAHO0D TVLLNVLSENS TUNN SOM 3HL
10343 HOIHM SZONVHO 3000 HUM INZHMND AVLS ONV GI300Nd
OL JOUON JHL 40 3NL 3HL LV 103443 NI S3000 AdI¥3A '€ 3 dAT1d VIVZVM

‘GINTIOSTY NIFE SVH AONVAZNOSIO FHL TUNN V3V
T3LOF44Y NV NI dOM LON 0Q 'S3A00 F18VOrTddY GNV YaOM
FHL NIIMLIG STIONVAIHOSIO 40 HTINIONI S.HINMO FHL AdUON Z

“ONI ‘'SLVIDOSSY B
YIAHIY

siokoins pue] g sioou

“"NOLLOIGSIING ONIAYH SFION3OV AYOLYINO3Y 0 SININININOIY #»
$3000 ‘SMY1 F18YOM1ddY HUM FONVGHOOOV NI 38 TIVHS MdOM 'L

Zz155 NW

OTE 30 ‘SAl40 139993 O¥YE

FONVIIMOO 3000

OMU'SI00¥YE :TTid ONIMVHA SLO'0PPE—I¥Z “ON LOFNONd

1508-Z5¥159 ol

39 of 99

D
T O5C




40 of 99

VIVZAVYM 40 ALID
INIHOYOENYT d3ISTVM

[A)

YIINNN_L33HS

NY1d ALITLLN

NGNS AL

panss|

(A2l

swoN

Jud

m——"
ag

408\!—5\

903 4o SMD| B}

i

id Posuaar Anp D Wi

ub Goisypuadns 3oeup Aus Japun o auw
iodesd som uoid siy Uy Gied Agesey |

‘siokonins pur] g SieeuBu3 AR

ONI ‘S3LVIDOSSY 8
YIAHIY

OMU'SI00¥YE :TTid ONIMVHA SLO'0PPE—I¥Z “ON LOFNONd

e

1505-Z5¥159 BuoydojaL
Zz155 N ‘usse3

OTE 30 ‘SAl40 139993 O¥YE

3994 Ul 9IDOS

[
o5 o A

NOUVATTI ONUSII 05586 *
¥NOINOD ONUSIXT  —086—
3N ALTUN QVIHYIAO ONILSIXE ——nHO—
3N NOLLYDINNWNOO Q3RINE ONUSIXT —— 9 ——
3N JRMLOTTI CFNG ONILSIXE — 3 ——
3N SY9 aING ONUSIXT —— 9 ——
HIMIS WHOLS ONLLSXE —— 15—
UIMIS AMVUNYS ONUSHT —— S ——
NIVWSELYM ONILSIXE —— M ——
MONHY FOVNWIG  ~——
NI HOVELIS ONDRIVA/ONIGTING ————
ININISVE — ————
3NIT %0018/MOY¥/AMVANNOE — - ——
¥NOINOD G3SOdO¥d —mm—
SNONIWNLE ALNG ‘@lS a3sodovd [
3UTWONOO a3sododd [
NVWSELYM (3S0d0Nd —+—it—
HIMIS AMVUNYS 03SO0Hd e
HIMIS WHOLS G3SOONd =t
NISVE HOLYO G350dO¥d ~ m

AN3931

'NOLTFTNOO TVLINVISENS TUNN HOM FHL

10344V HOIHM SIONVHO 3000 HLM INZHINO AvLS NV GF300¥d
OL 30UON 3HL 40 INL 3HL IV 103443 NI S3A0D AJ¥3A '€

‘GINTOSIY N33E SYH AONVAINOSIA JHL TUNN VMY

ALOF44 NY NI ¥HOM LON OQ 'S3000 F1EVIIiddV GNY oM
JHL NTIMIIE SIINVAINOSI 40 ¥FINIONF S.HINMO FHL AdLON Z

“NOLLOIGSIMNG ONIAVH SIIONIOV AYOLYINOFY 40 SININ3NINO3Y #
$3000 ‘SMY1 J18YOlddY HUM FONVOHO0OV NI 38 TIVHS YoM L

FONVITIH0D 3000

AL90E—Y 87 z 8
AL90E=Y 8 L8
‘ON ONLSYD HYN3IN 3Z1S 13yuve ‘ON FANLONULS

3INA3HOS FTOHNYW/NISYE HOLYD

K03 o G 40 wnuu © 20y 0} uoWIROM Iy — ()

“UORONASUOD 210j0q JBBUIBUS [DOUDIBLI M SHBAUI PUD SUORDOO] B9MIBS D oA — (5)
“i00y aup o dod pup Buiping pasodosd o UDW oM buyg —

buping pesodoid woys G uiod D 0} PUBS 0} SIINISS IS Iy |%

JAV TVHLINID

S3LON ALIILN

SN

7
7
7
Z
Z

Tossossisresssiesd,

30N I NIVH XOV18 #/M
TIvM ONINVIZY TUTIONOD dio— |

%950 © 3d0H 21 — .06.

0656 =371
076=341

SNId1INg @3S0d0Yd

P
2
/ %
P

)

F0N3S ¥EVM G

é FOAFS MUK di0\9 = .15

L0INNOD:

(anns) ‘96 i
7596 NI

2996 dOL

—T1ive LvS/M | B0

N AV NOLONILNNH

| — XavuNvS X3 OL LOINNGD

3 dAT18 V1IVZVYM

22

V.

9911-262-008—1 334 TIOL ‘NN
2000-¥Sp—1S9 VANV ALO NIML
910 NOA 340438 SYNOH 8 TIVO

N

ILVLS d3Hd

D

T O5C




41 of 99

)

VIVZAVYM 40 ALID
INIHOYOENYT d3ISTVM
SNOILYDI4I03dS % STvV.L3a

YIINNN_L33HS

NGNS AL

panss|

(A2l

swoN
903 4o SMD| B}

id Posuaar Anp D Wi

408\!—5\

ub Goisypuadns 3oeup Aus Japun o aw
iodesd som uoid sip Uy Gied Agesey |

m——"
ag
i

e

‘siokonins pur] g SieeuBu3 AR

ONI ‘S3LVIDOSSY 8
YIAHIY

1505-Z5¥159 BuoydojaL
Zz155 N ‘usse3

OMU'SI00¥YE :TTid ONIMVHA SLO'0PPE—I¥Z “ON LOFNONd
OTE 3PS ‘oAID 1639P94 O¥YE

39S ON @

JVOS ON

1SOd ANV NOIS ONIMYvd m.E_mwmoo(é

(US04 ATHUSM £)
(L4/581 £) 1S0d TINNVHO—N
TS GIZNVATYO G3di=

006

TIVIS ¥3d 3NO ‘B~ NOIS g
DN FTHISSI00N, WL 3

00"t f—ar|

3Tv9S ON @

YALLND AITIVA

(8215 LOONW) S SSYIO-

3OS ON

£2VGTLEZ GO  ums 0 Tums e sancuttn moss o rsnur

“ONI SFIDOTONHOZL WVIRULSCIN | "retety sostos ey o orpmmion st o
V130 QUVONVLS T133VE THVS | i petamed s suea wvs o o Guawuds

F4dva 2115 NWNOLHORE MIN | Rl S oy
dvVS . - VL aLS AN 0 OOl AN O 000 | e ubos my

- 28105,

dAINS 40 M3IA 34IS
]

snsued 03103108d INJLvd

T
I
«
oy
13N [ 1310 waneym ¢ Wvi3ad

=L a7 SO0TM LAN —

Lt ELATECNTE

7 ;41 1 TFALS Wb Xk —

Bee ININGIENI .Z T

VI 3AISNI 72 &

ONILSYO

dINNS 40 M3IA JOL

}

T
w—p —- - —
=

N\
vvi3a
—e-

13N/ L\ LFuno

i
"

S92ZIS BUJZE BIGEIEAY JO 81 BjeiduICO B MOIA

SpInG UBisSp
Q1.8 el JeBue| s9did Joj

21 s 001 1990 04t 10 woROG 640 odid 1911 159U
0 0 o} ol SOUEIIP = BOH OY4EE SKEIE00B LML o
1012816 10 .91 Snid ocld 19RO o Jo WOYOG oL O

10 doj woy

(64029010 v 04

‘sa10N

17708 HOHONY vIa &
T3NVd 3744vd 14VS

3as INO¥d
[

MO —~—

SIWVA
+901.0

(o3 e

MTVM3AIS 3L3YONOD 6

'SI0360 Q34 SINGY XYM RZHH
TIVISNI OSTY ‘SNYId NO NMOHS
ISUUFHIO SY ¥O NOHIXYH 0 .0F

INOP NOISNVA)T CNNO+—Tid Z/1
30V08NS GRLOVINOD

(8515 LOGNN) S SSY10 = &

IS ON @

TVIY3AVIE Y3LLNO % 84n0

‘s8dky Qo Jeuo Joj oS ‘ukous Z49g o0k} QD eioN

3OS ON

TS ON \m»UJ

3T¥9S ON @

YILLND % gYN0 3LIYONOD 2198 //@\

Lupuod, wesy sownb ueneud o sdors wowsnod Buclpo yEiow pud
29000 AIPUL S0 347,510 SI0ub) S0P SINOKISD SiouN HON

NOLLO3S IN3INW3AVd 6

‘G301 S| INGNGAVY SNONINLE 340438 ONY
IS0dX3 F¥ ST0S JOVEIENS ALY HTINIONI
HUM NOWD3S IN3NIAYG 40 ADVINO30Y AR3A TLON

—
(851€ 10GNW) G SSVID ~ .8
(80£caMNGS) ‘ISN0D 35V SNONINNLE = Z
1857 1¥00 YowL
(80¥EYBMdS) ‘ISUNCO HYIM SNONINNLE = Z.

3105 ON @

3«58%&«2&2:
NOLLOZL03d LTINI 2/

GITIVASNI SI ONUSYO 3FHL ¥3LIV NOILOILONd LFINI 40 3dAL SIHL 3SN :3LON

S0 AOTREN0 AONZOING 1804 MOTREND
“AoNE9ANG

1SN 3nvad 3d0H X2

SLBASYE J0SNI a0

SIZHSVE LA 340H

SIBiSvE 30N aINoRY
‘Sova a4 NONOIA O0)
‘Sova 33Tl 100/ NHOHS

SITNSVA LUISN 3400

(VN03_¥0_ JVSVHINI)
NOILO3LO¥d LI NI

‘GITIVASNI S| ONLLSYO FHL 340438
NOLLO3LO¥d L3INI 40 JdAL SIHL 35N

IR OIS S5O0

SINAT 394V1 404 ONNEHO

"0 Z SIS O NALsw
oeva F0N34 S LOGUH CEAONASY-

30N

30vaunS G¥vH

3ON34 LIS E

D

T O5C




42 of 99

D
T O5C

9911-262-008—1 Faud TIOL 'NW
mu 3994 Ul 8ppog 2000-¥Sy—159 VANV ALID NIAL
i 9I0 NOA 40438 SHNOH 8% TIVO
MIENON_LT3HS VO INO JLVLS d3Hd
TIAONT T'ZZ = U008 SIFONT INSRZ0v1a3g WI0L
3N OVELLTS INDAVA/INIGTING ——-—
4 SIHONI 1Z = (INTVAINO3 .5) STIUL SNONZAINOD .8 — L
INNISYE ————— SFHONI 01 = (INFTVAINDI ,Z) S33UL SMONTINOD 9 = §
. STHONI GZ€ = STL HONI S — €1
wﬂ Z 3N %0078/MOY/AdvaNNOE SIHONI #1 = STIUL HONI Z — £ SIHONI 0 = GRUINOZY_STHONI INIWIOVIdZY
=m GINONZY 38 0L TR (0 g (1 NY1d 3dvOSNY? T3S) G30IAO¥d STRuL INFNFOVIAZ (LdN3X3 TIv) SIHONI 1Z_= GIAONZH SIHONI MALINVI TWIOL
SIHONI 6 = SIHONI ¥ILINVIQ TviOL
oF ™M NIV 0L T3 ON X INVOLINOIS Fdvi SLLL (LdN3X3 HI08) TRiL Z = G3AONZY 30 QL ST3UL AVM=30-LHON
M n o aN39T1 SIHONT 9TZT = 99+9°75 = Q3M0sy INFAZOVIaRy IO ON X INVOLAINOIS ) viLL STRUL # = STRIL AVM—40-LHOW
ﬁ _mm_ SIHONI 99 = FMIND3Y INFNFOVISZH ON X INVOLHINOIS EE ciLL SIVAONIY JIHL AVYM—40—-LHOIY
o™ w SN, €8 LI SO ON X INYOLAINOIS EZ 8l [2]
ne ﬁ SHONI 946 = GIINORY ANGNOWISEY S SIA X INVOLAINOIS Y0 ¢ 99¢1 X 1SN007_AINOH il -
=< SIHONI '9 = (%01) STYAONSY NAI3NVID FIVAOTIY ON X snonaina [ 1821 X 1SN907_AINOH L1 -
:VN % W_ N O . TNvaar ON X Snonaio3a 9 98Z1 X LdW3X3 — HSY L 0s51
W > Re) SIHONI ¥9 = SIHONI ¥3LIWVIG LNVOIINOIS ON X W13 oL 8611 X 1dW3X3 — HSV [ 6561
3 % =z ST s 2 S e ERAINED] NIV IAON3Y INVOLHINOIS S3103dS 371 "ON_ T3l NIV EED] S3103dS 37IS FNEET
>L
= W SNOLLYTNOTIVO NOLLYAY3IS3dd 33¥L 3LIS—NO AHOINIANI 3381 FLIS—NO AGOLINIANI 3341 AVM—40—1HOIY
=z
| : I
P
; | Uppssissiissit? 22
: | |
Ea
El]
[~
@
- |
7 y 4 b bR
Z Z
Z Z |
* Tossossisresssiesd, . !
I
. - ! L,
5| o =TT | g
“a A 5% | T :
b g8 ! s
7 i 3
H #3337 0Nz N NVHD YOVTE /M “ 2
O 5238 T NNNLSY L300, 10— | - i 3
DO &5, ! s
32
s , s ,
3833 I N !
Togef 4 ! z i
331z o au—
2338 ™ Zose ot |
33 = |
Ei = 0656 =371 —
K w =55 > 0TZ6=34
- < ~- SNId1INg @3S0d0Yd _
z ] s >
= 5 _
N m ”
22
I <\ L
&
9
L
|22
iligm
glig=L
slize
|8 ‘NOLTTANOO TYLNVLSENS TLUNN XHOM FHL
Slizcm L034¥ HOIHM STONVHO 3000 HLM IN3WHNO AVLS GNV 0F3008d TaATE VivZym
§liz=o OL FOUON FHL 40 WL SHL L¥ 103443 NI S3A0D Adld3A '€
i
m ‘GINIOST NI SvH ADNVZHOSID SHL TUNN VEdY
ELI344Y NV NI YHOM LON 00 'S3000 T1BVOrIddY ONY YHOM
H T FHL NZIMLIE STONVEZHOSID 40 MIINION SHINMO FHL ALION Z
ol 8= ‘NOLLDIGSIMN® ONIAYH SIIONZOV AMOLYINS3Y 40 SINIWININOZY
£ m»ﬁw 3000 'SMY1 F18YOrIddY LM 3ONVOHODDY NI 38 TIVHS YO
RS
g 8% FONVITdNOD 3000
2 gt
3 ® i




43 of 99

VIVZAVYM 40 ALID
INIHOYOENYT d3ISTVM
NV1d 3dVOSANVT

YIINNN_L33HS

NGNS AL

panss|

(A2l

&

‘siokonins pur] g SieeuBu3 AR

ONI ‘S3LVIDOSSY 8
YIAHIY

OMA'SL00VYE TTi4 ONIMVYA SLO'OVPE—L¥Z “ON LOZrO¥d

tBH
i
H
i
e
2 7

g

AN HOVBL3S ONIRIVA/ONIGTING ————

ININISVE
AN 40078/MOY/A¥VANNOE
3L ONILSIXE

8NYHS 0ISOdO¥d

[\ ERER]

.H F34L 03S0d0¥d

'NOLTINOD TYLINVISENS TUNN YHOM FHL
10344V HOIHM SIONVHO 3000 HUM INZYHND AVLS OGNV 0F300¥d
OL JOUON JHL 40 3NL 3HL LV 103443 NI S3000 AdI¥3A '€

‘GINTIOSTY NIFE SVH AONVAZNOSIO FHL TUNN V3V
T3LOF44Y NV NI dOM LON 0Q 'S3A00 F18VOrTddY GNV YaOM
FHL NIIMLIG STIONVAIHOSIO 40 HTINIONI S.HINMO FHL AdUON Z

“"NOLLOIGSIING ONIAYH SFION3OV AYOLYINO3Y 0 SININININOIY #»
$3000 ‘SMY1 F18YOM1ddY HUM FONVGHOOOV NI 38 TIVHS MdOM 'L

FONVIIMOO 3000

V. VLS .

o 9 sonuds Aomion S0 ooag
e 8 ougd syum snaoss snug
e%a 2 oiddoqos) piog 1sonick wozobog, x sniow
%8 2 s ot g BSMA=Sr, 1UebiDs snunsg
a8 ST 8N00/A8UOK }SINGUNS ,210UNS, SIULIBUI “JOA SOUIUDOL DISHPBI
8%8 ST @idop ezoig uwmyny JPRUSYAC, LUDWIRY X 3K
%8 57 151007 Aouow fousdul_slocu, SIS SOUDI0L DISYPOID
100¥/32I5 IWYN NOWHOD SAVN OHINES
woioy ¢ oouds punowmous punowmous, oouodd osoads
woipy 7 pr——— o —

woiog 0

a0yni0guy al0d UpioN

juepi00 ofnus

]
uoiog | o150H N Luisqang, oisoH oe
woiog 5 wox. vonoy a3y, opous x smxoL 5
voyoy sonids opeqly HOMQ 109, 0onolf 0931y 6
woipg £ ooung uioubois Joapn soA3 sobiL obiyog, ouudky snuy t ®ns
uoipy £ oauds unouwpiog punouwpiog, powodof psouds i o5
"~ 1008/371S FAVN NOWROD IAVN OEUNZDS  ALD  108WAS

JAV TVHLINID

SN

SHNYHS % SINVId
1517 3341 NV GNYHS “INVId

P
2 v
, ONIGTING ONUSIX 7
Yppsi00000022202%

a5t

\ F o\ |
S WA reaey U "M
— 17, ﬂw/_w «\.%A?\\ SR
MY S 23S = — Z
s == = T == ) Hn 3
Z 5%, S/ e =
v
= Wiz, \
s S W, \ | 996 dor
S = S F AN i \# T Tuave 3vS/h 180
ONITING ONLLSG TN ER =1 = |

i |z .
| - & | &
{vnf 7 x I
< 1
HoTm s/ = |
0, y 3L
5 r 2
[ | / |
| ! ZON34 NN NIVHO YOVT8 #/M V2 4 :
| TV ONINWIZY TU3HON0D o —_| z o
_ N - s |
] T 7 G P
RPN 2 —
; = < -
=z T
L
1

0656 =371
076=341

SNId1INg @3S0d0Yd

P

9911-252-008—1 F3u4 TIOL ‘NN u_o

Hl— 04 Ul 8|0OS 2000-#SH—159 VIV ALO NIML d
aﬂ 9I0 NOA 40438 SHNOH 8% TIVO




4

YIINNN_L33HS

VIVZAVYM 40 ALID
INIHOYOENYT d3ISTVM
NV1d 3dVOSANVT

NGNS AL

panss|

(A2l

&

‘siokonins pur] g SieeuBu3 AR

“ONI ‘'SLVIDOSSY B
YIAHIY

g

]
;
i

Zz155 N ‘usse3
OTE 30 ‘SAl40 139993 O¥YE

1508751159

OMU'SI00¥YE :TTid ONIMVHA SLO'0PPE—I¥Z “ON LOFNONd

Jaumo Aq 89u03d820D (DU Joj APDBJ UORIPUOD UDBJO WO0JG D
Ul s8004ns panod puUD SUQEp 4O 9914 UORPUOD PEYDI D Ul SDBID bupudid BigUs BADET

50904105 83010103 [Io ol
Sbupow auy orowsy Buidsoms pud Gulsom Aq Aiop pauospo 2q M S0310 panod [y

“Aiop ays aup wioy suogoiado iom Aq pajoIaUAL SLGSP ([0 SAOWRY
dn NV

“yoinw 3i0q pappo1ys Jo Jakoj 4our () Inos o M
spuojs! pup sosso buguold Jio sseipdoy ‘sjelduod ussq soy b

S 4O SUORDAIBSGO SIOPDAUOD By} UO PasDq s
oWy BUO O Uy PIZSY 3G M LN} UMD] P

'5903904d JSIIDINYNS JOGID PIOPUDIS YYM BIUDPIODID Ul pauLosd 8q
ud |y Jupjd BUp 4O 9INJONJS PUD JBJIDIDYD (DINROU BYy SABSEId ||
uunig qupid Uy 4O 2injonAS BUYAUDIG Uy YN GO Pacoxd Buiunid
ou U buguojdsuos Buunp $j001 4o SSo| 104 230SuadWOS 03 PUD SEYOUDIG O SEINY
USXY0Jq ‘SI9XONS 'POOM PSP SAOWSS 03 AIDSSBISU WNWIUIL Sy} O} PaYL

*90u0}de990
Iouy 03 Joud SSDI6 uSUDULIST 4O 4N} UKD| 9SUSP O YSHGO}SP [IM JORDRUOD
*20u03d8220
10301909

Jouy 1yun Gumow puo Bupsem ‘Guizygiey Aq L) UL
‘0}01 Buimos—pass

payoads u0jqo 03 pasnbes o301 oy oy SS9| 30U g Jyblem Mp (w *bs 00| sad
B G'91) @190 Jod | 0OGI 40 8Y0s WU BYy 10 YU Addy sseosd deys—|

0 Ui papess 8q 03 S08ID ([0 0f Auiiogun Aunjs Addo pup JaynODy IDYSOUOU UM
funjs X uopodyddo oynoipAy ioj sjqoyns Aunjs snousbowioy o papuslq Auiiogun
13un upqus enupuoy ‘uoRodyddo passoipAy Joj paubisap Ajoayioads Juewidinba buisn
USION Ul YOINU J9ql. PUD 'ISZ|IRIe4 PSS 4O XU D WM SOSID PAGINSID PESSOIPAH

A4nL NMY1

‘Swiayod 960UIDIP PaROLD ABSIOADD OU SOY JUBLISIS SNSUI O} SUIDJ IO BULIBIOM
pojpadal Jay Aluo Maiwes JauMO [DI: IpOIB [outy  49610]
10 your (1) suo

90,4 Qualpoib Uara ‘Yyoows D sanpoid puo sduwinj dn §DGIG O} SDAID BYDI BUY PUD UASOOT

ONIGVHO TN

'POJOOpPUI SI 004 210YM SDBUD [040B JaAO jou ‘SDID i
39 Auo m uopoiodaid paq payosds 'soaD ([0 Ul Sysixe a6ouIDIp
“a(qo 1xa 4 JaUKO_ ALjoN
0 aai0 0} (105 bugsixa
oy @ yusased G 40 BupUAIq
Ynosouy 104 9pinoid 0f AIDSS308u SD SONDIX] Paq payioRds @l Of pauioiad
UooADxa o uoRosodo Y0k Snoioud AQ peysodsp suqap o Yoo 9204ns 1o

anoway uoid ayp uo pay
wobi0 pun Yo

qniys u auop

1sn pasndesd Aadosd spaq ui suop

‘sonssy abouinsp iood
Aub 4o JoUMO AYJON  “yoInW Peppaiys 40 JAD| Your Z © ppo pub 884 4o 9s0q jo buu
buusiom youl § D WioJ oS budsIxe LM
‘pouied noy (yz) Inoj~Kamy 4o pus oy 3o 96
—auo yd 1§ *Buguod 03 Jouig
uoy Jsjou

DLIBIOW B(GDRISIPUN 4O PRUBRIOS PUD [l
Jawwoy D yBNOIY Un J0j03 Ul UMOIG "Dl IDq PIPPaIYS Ajauij PaBD 3 [IM I

“SIDUBOW SMONOU JUR0 10 ‘SpIIM 'S%30) D[
4o sduinj wioy a1 U0j03 uj iOp ‘aIqOUY UDSPD ‘UbLO Ul [030] 3G [iM 10Sdoy

STVIMELYN NOLYAVIRId T10S

"99uD}de290 [DuUly Joy ApDes si josfoid 839)dwi0d D POPORSUOWSP SDY JOJODIUOD
o4 S0 U00S 50 19f0id o 38900 0} UOQUERUI S JBUNO SYY SI Y  'BIUDIA899D
Jouy [gun Bumow iy Bupnjou; S|pLROW Judid 1o UOYUID [l 0}DAUC)

FONVLAFOOY — FONVNRINIVW

“Aluo JuswedD/das 4o Bul 0 Wey PaRDROBEY D S| SIYL  'SjS0d sfoid o1s0q
a4} 1 papNjou] 8q 03 J0U 8D SWBIGOId SSEIID 03 GNP SyuDId JUEIEIDIdR o PaNBEI
wawdinba [0ioeds  PoY 40 S}90 Y0 O ‘UORDISBJuI J0ASU JYBNOID ‘9Z9RL WISIIDPUOA

Aq pasnod sebowop sepnjoxe eaWDIONY  “A@Y0IpaWIL PeIjdes PuD parouiss aq
M sioueyow uoid AQybisun puo posp ‘pousd seyupioNb Buung ARBWIAS 10 ‘ozis
‘adoys buibowop Agasayy ‘poip ADRDd 8ADY YoM SpuDjd 82D]dI [[M JORIDIUOD

“sou0yde0oD
Jouy Jeyo swoid 4o souousUIDW Jadoid oy 8qIsuOdSal 5 M JOUMO 83u0}dEI9D
[ouy 4o 330 oy wioi 103K (1) aU0 40 poad 0 Joj paRyDIONG 2q (1M SWold Iy

oUBIOW 40 ARUDNb PUD 83M0S WLIHUOD
0} SOLBAISP 1105 AN 4O S}AOR AIBNISP UUWGNS OF JORODRUOD SANDEI ADUI JSUMO

“Hiom jo 2ouDydacon o} Joud oys qof ouj Uo PadDjds Jo ‘UBlO}S ‘PaBOWDD

o0 youm SjousjoW Jo SuswWaLNba) JUBWIEIDdRI PUD AYIGDI| [ID SSLINSSD JORIDRUC)
AUTIGVIT = FENVEWIO

n220 0 0p SAojep Jo suoRoaYdnp tioM

angonposdun S0 0S JORDAUOD [012USE UM SaNSS! BUIPDIB PUD [LFI0G B}OUIPICOY

o, s Jo abosaren epdus o

o} Aisnonuguos waiai puo uoy aiw Bupuoid 330uipi00)

uop3

1507 QUSIBAUN [9UI0D 'SMRIOH PUD UORDINGNG 1SOT ‘BUIDINLOPAK,/BUIPPOS,/Po3S
LoRoNASUOY Joj SUORDIYIBAS PIDPUD)S JuBIIDdEq AOMUBIH

8J0)S "UOP3 IS0 “BIMDJUBLION DITYNOUOH UO SBJYUILIO) JUIOP UDIUBULY “UOPT
159107 490}S AIBSINN Joj SPIDPUD}S UDILGUY Ny 84} Aq Pabpnf oG M SIDLSLDUI Iy

UBUNO By} 0} 21q03da02D UDWRIOY
9PIn0Ig  “HioM paunbel 3y Uy IDIWD} P10 oYM

wionb o Aq uoisinsadns swiy |
wossad paousuadxe Auo Aof

“yiom puo spousiow adoospuo|
Buuian0b SuoRDINBa. (D20] PUD AuNod ‘G0 Y0IGPSS 910 o yum Adwo)

FONVANSSY AUTYNO — SIONIHISFY

‘poy0ads oM 4o uoRe|duiod oy AiDSSea0u Swiay Aiojuswsiddns
PUD SyaWINI0p 390405 Yy AG PaROPU| SO B}o|dUI0 O} PaiNbaI XiOM

1o ysiwny
ysjuing

WENGD

SNOILYDI4103dS 3dVOSANVT

s @EMALSIN
20 WIS3E NVINVW

05 ONLINYIY HLM TIDOVE

Favao N0 WNO3
oL INVId 40 3ven NH

VLS LSvd ONALG=¥ZONYS N HOTN,
‘COOMQVH Gaa3HS 40 ¥IVT ,9-F

AUV13a ONILNYTd 3341 SNoNAao3a
TR 40 F5VE HIM LOVLNGO N 38 OL KON ON
“ONILNY1d OL ¥0Rid TTOH 40 SIS GNY NOLLOB A4RYOS
‘Gogd TUNVEVND IHL

LNOHINOXHL NOILISOd BN ¥ N STRL ONINIVANIYI 3HL 504 TTEISNOUS3 S|
MLOVAINOD JHL MIATMOH 'STRL DIVIS 0L NOLLAO S4OLOVALND L SI 11

'NHOHS Ja¥ ONDIVLS TiL 40 SCOHLIN AVNALTY OML
sAON

TIVELO0Y 40 £/1 dOL WO¥d L3WSVE % 3INML ‘dVIdNE 3AONFY

YOS qENLSIONN
40 WISI3d NVINYA

WS NUNYIY HU TIDIOVE

-
234 € = TONY Ly TIvE 3L 308100
Luvay 021 135 SDIVIS .0CK, %2

3avio 3n08Y .21,

38 TIVHS 3¥vd 100 L
VIS 1Svd ONALXGE-U20NYS NL KON
GOOMQVH CHOCIAHS 4O AV 9=V

T 434 € — T 00%9 ¥IF,
ONVALS TTHN00 Wi IDIonENANL
HONYYE LSM4 OL dva TRl

CaAL) TN 021 © &
= 34 VO ¥1 GNVALS FiEnda

(dML avals 3o
2/1=1 "IN oF) ITUHIIT0I
% IFUONATd .8}

TIVBLOOH 40 §/1 dOL WON4 LSHSYE  INIML ‘dVIHNG SAONT:

BIIS L5va QEE-1EONYS N KN

TIVL3A ONLLNYId 8NYHS

‘ONLLNYT QL 0Rid TI0H 40 SIS ONY NOLLOB ASNVIS
('dAL) VRALYA CIZRAMYLNOD 4O SLOOY NISOCT ONVH
SN

TIVLOON 40 £/) dQL NON4 L3¥SYE % INIML ‘dYIdNG IAONY

IVL3a ONILNYId 33¥L SNOYIHINOD

SMAL WL LVINOD M 38 OL HIWN ON

‘Gon L
SSTINN HOWIN COONGEYH CHOCE#S SNVH OL A34NGD

‘OMINVIM QL 30Rid TION 0 S305 ONY NOLIOB ARV3S

-coRms TVIVID 3

LOOKONOMIL NOWSOd BN ¥ NI STAUL, ONNNANIVI L 304 ZVESNOS3 St
"Saloviiiion G RO Sl DLS Ol N0 5 40LOVAINGS Tl 51 1
NWOHS 3iv ONDIVLS T3 40 SOOHIZN AvKGslTy Ol

Salon

305 NS
20 VASKIEH YNV

05 MLNYI4 WU TRAOVE.

Zu
34 5~ TN 1v Tiva 3L 308000
“Liva

3v0 ro8y 2
38 TIvHS 3wv1d Loow Tl
s mS 8
T3 334 ¢ = 2 Fo00 4.
ONVALS FHN0G HiM TDONENIL
HONVIS 15U OL val T

(o) R 0z 0
= 344 Vo i OWS TENOD

o avas 3am
| I 0F) IGUHLIIT0d
% AGUIONRT0d 81

D

age 44 of 99




\\Hj
LV

=ahap

B

)

TIVa [ NoILwoa | ON

AHOLSIH NOISTA3H

VLOSINNIW "VLVZAYM
INHOAOINWYT A3STYM
o4 ONIGTING MaN v

o uodn urwn s oo

0 0ulog RLEcT ot w03 A0 1
" o ey s
gty

o1 ARG N2

J

LN
ge >
°f mnu
w 33
mwmmm S -
e 5O
i HEEN )]
Bl S
14 °
i 3

[

NOILONYLSNOD HO4 LON - AdVNINITIEd

o

an

T1-9

NYId T3AZT SaMOT

oo
o =
v — < v v — - <<
{4 o ;; oe ; = = ; oe ; oe ;vJ oe ; = o et .
voli S
s s s s s s s s s O /'dWoD N
4 sonii | sonami | |onam | ssondis sucurs | moum | mouns | mowa | mons o
8 S 4| os /HoAW
Fovaols
== sTvis ioi o -
eee STy oL o2 T
Tvis Sk & S
Q
Fovaive
eV 1
L §
o
s s s s s s s s s s s
siondin | son@m | ssondm | asondme | asondai | ssonga | asosmm | ssonami | ssonami | ssonami | ssonda
y
S
§ 13
3
o= 4 oo 4 o o

wsisor Page45 of 99

JATIUIYBIOqUIET JBSIEM SZ0-FZ/UIBIOGUIET JBSIBM 8Z0-FZ//S90Q SSPOINY



\\Hj
A%

S ha P

B

Zrozoa olep

TIVa [ NoILwoa | ON

AHOLSIH NOISTA3H

204 2NIadTIng MaN ¥

VLOSINNIN ‘VLVZAYM
INHOAOINWYT A3STYM

NOILONYLSNOD HO4 LON - AdVNINITIEd

@ Nv1d do01d 1S4\

4
(] (] (] (] (] (]
. vy vy P P vy vy v o P I P Y B SRR | SRR | R |
e I e T e I e I e T et I | = I B = o B - B - B>
: = = = =, =
A MK o N v I [
- w.,ﬂ_ =~ # N =3
= N =0 |
Er — .mm H " % 7N
3 = 5 @======2) ¢
N SS e~ 4 N ¢ le
W o == i
8|8 1] 3 [ e i
Slava == !, o [scorz] gk
T e [LT |panove w0 S5
= ek — e = —=
€ 5 =73 2 . = =
Od1r L [ mmnana 1 %) —
P — — | ® O e
E neorBi S aan 3 1 2
O R T 000 [ | 2 =osinav
1= § o Awas .
¢ 1 200 S P N
N L == g 3
§ VVT@ = |
¢ H idosMaHE M
| n n n [m N .
§ I =Tt T I —— I M= I T =1 &
T — =l BN [T =
o 092 o-¥ O-Z 1o 092 o-v’).o o8 o

wiovos Parge 46 of 99

JATIUIYBIOqUIET JBSIEM SZ0-FZ/UIBIOGUIET JBSIBM 8Z0-FZ//S90Q SSPOINY



\\J e 3
L '¥-V 7 NOILYATTI HLHON

B e R e e e
Nid T2ATT 5o '
|
%oz Zsoc vERY i |
| %y 4508t e v !
@iaike p Tyt wawv e |
a5 Goice wawy caeens |
5 00T 7 w3ae T TvioL | — .
Szowz :qof 5 00T’y 'VENY TTVM TvLO) TN |
_ ~50TE aareNaE 2L Ny ' —
oz oo olep N v ovIE—| ' I— azenang 2
o - 0ol ! _
oo 158 T N == = s
ity T =) N T
T o - - - — T -7 | b e iy | e Ml T I
116 Lowoma 2 . TI5 LR T
O 2 osE 2w
iNowzoLs
NN N
S YovTE S 3ovia

9= al _ o

NN ST O T

-1zl _ _ _
@‘pm&@i VMoTOT ~ e

30 [NoLAmosIa | ON

AHOLSIH NOISTA3H

pledy B
— .0- %zl _ _ _ _ = T
id doon
2ovos
onwon soow o]
ono00 s00w p=vtetn onae L
e Fored S

NOILONYLSNOD HO4 LON - AdVNINITIEd
g

\ )
) o e NOILYAZTE HLNOS &/

%zc Seceli wasy drenans
S oLy IR T TWIOL

0-83
N 1a IATTEVOT

v an 2000

0078 GIENENG i

.0- 001

Hood IsST
@-zoL _
Te o

T LovozEL M

o018
| — cEeeNeng 2

SOE Ak PECETY)

004 avaraEno
Ssv1o TN

N0 J00
N Se
Ei=y

8-z _
15aveVa NIOT O L

|

o-gz
s Joos

SN0 Joo

AN T

2O4 oNIaTINg MaN ¥

VLOSINNIW "VLVZAYM
INHOAOGWYT AISTYM

oL =3/ oL =@

m(m &/ NOILVYAFTE LS2IM

NOILYAZTS L
e e e B S B

%9, aserT ] %L 4509 Ry I
[T v Vv %9T Zolee R vav
%ay iceeL v Soma %Gy LSl aa woE
%0, JSTo  ivauy daHenmng % dSle.  vay drenana
45 955 WaRY TIW V0L 55605 waay TTM TwioL i— | o — o]
1

H0OTE d3HENNNG 3UHM — Recact >00TE EHENENG AUV | 1
|

©- 001 < o 0-00 _ I
oo s o i e i e =
8 - ZOL .8 - Zol ! T s (P N [— EHeNaNg 3uAM
Teoa — -— - Frea— 7 Fas [N —=

e e

TS 16voTa T

o 2L - Svai v 500G
onid Al TLEN VOTIOR o 3LV
inowizNols -
et 0w 3L TN
Snvaid SovIE - HINNTY
iNoEsEoLs Svai oviE

_ o-su
TIMNLET O 1
Q- 1z g-uzL _
1TV NOT O ISavevaMOTOT FLE
Tove

N0 J00m
_ ameNi - L - p— _ _o-om
SN Ety oNaoD 2008 N4 J00%

s TvLS SN oNNZZS aovNos
pitey) TV S oNaTNg LTve oNao s00m

.9 - 8l _
TIMNVISM O1

wiesPagerd7 of 99

A IUIBIoqUIET JBSIEM BZ0-FZ/UIBIOGUIET JBSIEM BZ0-KZ/S20Q HSePOINY



YLOSIANNIW "V LINVZAYM

INHOAOGWYT AISTYM
04 ONIGTING MaN v

o0s
FOEH0 NOSAH FOMH0 VNN

*ou| dnoug [BINYOBNYIIY

Sali5)

ot PG e
REVISION HISTORY

No_ | DEsomprion| _pATE
date; 2-5-2025

job: 24028

d. by: auner

N
b
<

NOILONYLSNOD HO4 LON - AdVNINITIEd

SOUTHEAST PERSPECTIVE
NORTHEAST PERSPECTIVE

T

=

SOUTHWEST PERSPECTIVE
NORTHWEST PERSPECTIVE

IUIBIOQUIET JSSIEA BZ0-HZ/UIYBIOGWE] ISIEM BZ0-YZ//-$90 HSOPOIY Wd 1215 ngg@48 of 99



YLOSIANNIW "V LINVZAYM

INHOAOGWYT AISTYM
04 ONIGTING MaN v

utisop soummn.
Sv¥ZCeL-076 Suoud

91055 WSuGSI osPnH

SEb# SANS 21 PUZ UNOS 0%
FOEH0 NOSAH

“ou| dnoJg [BINjORNYIIY

REVISION HISTORY
NO. | DESCRIPTION| _DATE.

«
b
<

datey 22035
job:_ 2403

d. by:om=

NOILONYLSNOD HO4 LON - AdVNINITIEd

EAST PERSPECTIVE
ENTRY PERSPECTIVE

)
/
/
/
7
7
At

SOUTH PERSPECTIVE FROM NEIGHBOR

NORTHWEST PERSPECTIVE

I IUUBI0GUIE" J9SIEM 8Z0-5ZIUINBI0qUIE] 18SIEM 8Z0-5Z)7S900 4S9PoInY wa o002 Pype 49 of 99



\\Hj
18-V

\ /BN

Aqp
o g0l
)

AL 'ONOD
Lo0s EreN

sisicr T3
ONSO3T WAIN Z/k L ~
TeN aor .9

Nvaid OL TN GSr GBdoTS AL ONNGZNOS n TL &
SNVNENGN 200 Ndsd
I 2008

TIVa [ NoILwoa | ON

AHOLSIH NOISTA3H

NOILONYLSNOD HO4 LON - AdVNINITIEd

L ONLOD

00 GareN Zud

L ONOD
o0 CaraNLTNG

- G23040% VIR um TWIOL

GIVOTTY vaaw s V0L

L NOLYTIVIEN] OL MO
NOLONI 350%d TNEEY OL SNOLYOTT
NG VOTAEAD 2008 TT ASEA

=R

AL SNOLYELINGS
SO0 T L SLZORD 00N TSN

Susior THLS 0

IR

(HOW NIW .Z¥) GO S
TIVEGEYND ¥ 'SELTARES SO0 NOwS 0-01

NHL 325072 & LNGIND3 <01 2003 ANY 3
=R

VLOSINNIW "VLVZAYM
INHOAOINWYT A3STYM
o4 ONIGTING MaN v
i

3NG220% 3€ TIVHS ININGIND ‘TISEA 32 OL SaZIN
WELSAS Tva

RN ¥ 0 NOLYTIVIEN 304 TTHENOISTN 51 NOLOVAINGD LvHi ‘T503 4003
SHL OL 01 NvHL 325070 INIWIINDE STTVASN SOLIVELNGD QNG /NOSEA 4

FINOIED NG

a1sAS

o uodn urwn s oo
" o ey s

o1 ARG N2

030 SNIA .@/S 40 INFNIOYTS

J

AL SHOLOVEINGD
-G53 ONY BOLOVRINGD TYRENES HUM SNOLYDOT TTv SIvNGN00D

OL BOLDVEINDD ONAOON dAL SNOLYRLINGS 00 ONY INIRNDT
OO DYA TT LY NOLYTNoN Ganadvl ONY SNLOOS SNGND 30,08+
STNONI TYRLOTALS HLM G3532A 38 TIVHS RLOMLS OL SAYOT 1L
% TV NOLLYOrREY - LSICT/ a0V OL MO 3T TS /M SONNGO ONY SUNN

utsop soutmmn.
SHYZTTI-0TS 2uoud

955v3 UISUGOSIIA UeURaN
RIS BRI ULON 005

FOMH0 VNN

Nouoma
HOVE N 9 HO WIANIA ¥ 23477 S101/32 40 SINOT WO G28399VLE 224V
SNOEZ00N5 HOVS 40 SINOT HUM SuEAv] T30W SO OML TTVAoN| BELVERS
SO SIHON € 5 SSINOIAL NOLYTIEN TWAEAO Tu3rM ‘SEINDAL GTRNDTs
SATHOY OL NVEGNIA SN OO SO YRV B3ANN NOLYTNEN] 00 TTvIEN

Sali5)

utisop soummn.
Sv¥ZCeL-076 Suoud
94053 UGS oSN

5L 2WNS BRS PUZ UGS 00
To30 NoSaH

‘S3ALON NY1d 400 TvaINID

*ou| dnoug [BINYOBNYIIY

[

wiwisPage 50 of 99

JATIUIYBIOqUIET JBSIEM SZ0-FZ/UIBIOGUIET JBSIBM 8Z0-FZ//S90Q SSPOINY

INGIGINOS 3 AWM SO LHO™ WOMA STESIA 38 OL LNGWGINSE JOL OONON

/SOLOVEINGD ONGWTIS 48 G376 ATEa0%E 38 TTVHE SNIVaa 00 TTv  +

OO LHOLL BELVM ¥ SNTTVIGN 304 STEENOLETS MOLOVEINGD SNICON  +
‘SONNILO DEIN ANV N SO0 TYDAL 304 SOVEA LOMIS OL ¥343x  +
0 0ulog RLEcT ot w03 A0 1 SNV SO0 LY NOLYINEN SO0 WIWNW .2 +

Jokathi e ONed 5o CONE INVE -

OL B0 NOLYTNEN LLVE ONOS M GEGACHA 38 OL S3LTI4 030 SUSOPY

0L J00% TIV 40 376 ¥ NOUY20T TWN - ZLYNGE00D Ol BOLOVEINGD DYAH  +

TNOIAAL OO N3 /4 WINNIN G HOLG NOLYTIEN SO0 Osaavs  +

an
STVRELYN SNLOON ONY SNVEENE SO0 D105 B0 N4 SO0 OL 3338+



\\J e 3
L '¥-V 7 NOILYATTI HLHON

B e R e e e
Nid T2ATT 5o '
|
%oz Zsoc vERY i |
| %y 4508t e v !
@iaike p Tyt wawv e |
a5 Goice wawy caeens |
5 00T 7 w3ae T TvioL | — .
Szowz :qof 5 00T’y 'VENY TTVM TvLO) TN |
_ ~50TE aareNaE 2L Ny ' —
oz oo olep N v ovIE—| ' I— azenang 2
o - 0ol ! _
oo 158 T N == = s
ity T =) N T
T o - - - — T -7 | b e iy | e Ml T I
116 Lowoma 2 . TI5 LR T
O 2 osE 2w
iNowzoLs
NN N
S YovTE S 3ovia

9= al _ o

NN ST O T

-1zl _ _ _
@‘pm&@i VMoTOT ~ e

30 [NoLAmosIa | ON

AHOLSIH NOISTA3H

pledy B
— .0- %zl _ _ _ _ = T
id doon
2ovos
onwon soow o]
ono00 s00w p=vtetn onae L
e Fored S

NOILONYLSNOD HO4 LON - AdVNINITIEd
g

\ )
) o e NOILYAZTE HLNOS &/

%zc Seceli wasy drenans
S oLy IR T TWIOL

0-83
N 1a IATTEVOT

v an 2000

0078 GIENENG i

.0- 001

Hood IsST
@-zoL _
Te o

T LovozEL M

o018
| — cEeeNeng 2

SOE Ak PECETY)

004 avaraEno
Ssv1o TN

N0 J00
N Se
Ei=y

8-z _
15aveVa NIOT O L

|

o-gz
s Joos

SN0 Joo

AN T

2O4 oNIaTINg MaN ¥

VLOSINNIW "VLVZAYM
INHOAOGWYT AISTYM

oL =3/ oL =@

m(m &/ NOILVYAFTE LS2IM

NOILYAZTS L
e e e B S B

%9, aserT ] %L 4509 Ry I
[T v Vv %9T Zolee R vav
%ay iceeL v Soma %Gy LSl aa woE
%0, JSTo  ivauy daHenmng % dSle.  vay drenana
45 955 WaRY TIW V0L 55605 waay TTM TwioL i— | o — o]
1

H0OTE d3HENNNG 3UHM — Recact >00TE EHENENG AUV | 1
|

©- 001 < o 0-00 _ I
oo s o i e i e =
8 - ZOL .8 - Zol ! T s (P N [— EHeNaNg 3uAM
Teoa — -— - Frea— 7 Fas [N —=

e e

TS 16voTa T

o 2L - Svai v 500G
onid Al TLEN VOTIOR o 3LV
inowizNols -
et 0w 3L TN
Snvaid SovIE - HINNTY
iNoEsEoLs Svai oviE

_ o-su
TIMNLET O 1
Q- 1z g-uzL _
1TV NOT O ISavevaMOTOT FLE
Tove

N0 J00m
_ ameNi - L - p— _ _o-om
SN Ety oNaoD 2008 N4 J00%

s TvLS SN oNNZZS aovNos
pitey) TV S oNaTNg LTve oNao s00m

.9 - 8l _
TIMNVISM O1

wiesPager51 of 99

A IUIBIoqUIET JBSIEM BZ0-FZ/UIBIOGUIET JBSIEM BZ0-KZ/S20Q HSePOINY



"ONI ‘SILVIOOSSY ® YIAHIY 4

JUBLINUOW UBLILIBA0D S230U3q (&)

*8SPEY "ON SUBD[T L30S3ULJW 4334 NI 37V0S
Aq pasiiew pue 35 adid U0l LUl BT AQ UoUl Z/T Sel0U3 O
“asimiaL0 or 0z ol 0
pa10U SS3IUN JUBLINUOL UOJ] YUl Z/T PUNO & Sajouaq @

*3,21.9€088N Jo Bulieaq
© 3ARY 0} PAWINSSE S| YIYM “TIVIIY QUVAIINOE VIVZAYM ‘T %0l
“T 107 JO 3UJ| ULION BY) UO Paseq S| WajsAs Bupeaq S|y Jo UOREIUBHO

— —————————"and kieon

52,13 UOJSSIWIWO AW

aweN paiupd AleioN

“UMOUS 3SIMIBUIO SSB|UN S3U| ABM JO YBK
Ile BulUlofpe pue UIpIM U] 393 OT BUIA] PUR ‘UMOYS 3SIWIBLIO
ss3jun saul] 101 3PIs 12 BuIUIOfPe pue YIpIM Ul 193) § Buleg

—— 7 —— G

1SN umous aJe SyuBWase3 AN pue aBeuleiq

40 JuBpISald UBsIeM MaIpUY Aq 0z T dohep

531 Aq pauBls aq 03 susaid asaLy Pasned sey ‘Aueduiod &

“Auedwion au Jo Jjeyeq uo ‘Aueduwiod A

| oI E30S3ULJW € ‘OT1 ‘dnoJD BAROWOINY L3sIeM
SIU3 UO BWI 210j2q PABPAIMOLDE SeM JUBWNISU] SIUL

40 ALNNOD
4031VIS

UaPpJsaid I9s[eM MaIpUY

Ag

OT1'dN0¥9 IALLOWOLNY ¥ISTYM

—0z ‘" jo kep S1u 42010 sadoud
| £3053UUIW & ‘3T “dN0JD SAROWIINY J3S|eM PIes J0.3Um SSaUAIM UL
“Jeid s Aq pajeai se SuaLases AN pue abeujelp aul

s 211and 104 2Niand 3Ly 03 9YeVPRP AgaIBY SI0P PuE NOLLIAAY INIHIOEWY YISTVM Se paReld pue paAaAINS 3G 0} SUIES B3 Pasned seH

hndeq T ia 13pi033Y AUND HOIULODOW UPLEW

#0p,0 ® oz

‘ 10 Aep. SIL 3240 S| U PapI0dal Sem NOLLIAQY INTHOWOSIWYT ¥3STVYAM 40 3eid UM 23 32y AJtiad Agasay T

ej0sauulN “AunoD ujdauuaH ‘43QYODTY ALNNOD

Kindagq * L] S3ILL JO 1eSI6aY HIIULIODIW URIEN

0,0 3oz

‘ 10 hep SIUA 321340 SIU3 U] PRIl SeM NOLLIAQY INIHOHOBWY ¥3STYM Jo Jeid Ujyaim 213 Jeud Ajiuiad Aqasay 1

083Ul ‘A3unod uldauuaH ‘STTLLL 40 ¥VHLSIDIY

e 10A3AINS AN ‘SIARW *4 SULD

oz 40 Aep sIy3 paacidde uaaq sey Jeid S|y ‘(696T) S9S"BEBE UORIDS "LV.LS *NW 03 Juensing

@053uul *A1UnoD uldauUBH ‘NOISIAIA AFAUNS

Andea’ T g Joupny Ajunod ‘uideyd A ew
—oz’

10 Aep — s|up paiep “3e(d s{y3 Uo PaqLIISIP Pue| Joj pled U3BQ aney Sieak Jopd pue ~0g uj aqeAed saxe) 3L eyl Aiad AGaiay 1

e3053UUIW “A3uN0D UidaUUBH ‘SIDIAYIS ILV1S3 VI ANV INIAISTY

ssbeuew kgD T 4g sokeW T 4ag

VLOSINNIW ‘VAVZAVM 40 TIONNOD ALID

*Z PANS '£0°S05 UORISS ‘saImers

10S3UUIIA JO SUOISIACIA B3 LM 3DUeI|dWo Ul st 3e|d ples pue ~0z ' jo Aep S1U3 Pl3Y J02:2U3 BUpRaW

0;
Jenbau e je ejosauuly ‘elezem Jo AID au3 o [Punod AjID ay3 Aq pedadoe pue pasoidde sem NOLLIAQY INIHOHOSWY1 ¥3STYM Jo 3eid slyL

A1 343 40 [erouddy Jog

sau1dx3 uolssIwWOD AW

e30s3uul “AJuno) ¢ “aliand Aselon

swieN pajupd Aselon

T R e — Y 1) 5143 UO 3W 21032q PIBPAIMOLIDE SBM JUBINISUL SIUL

VLOMYQ 40 ALNNOD
VLOSINNIW 40 31V1S

85VEQ *ON 5UDD[] €I0SAULIW
10ABAINS pue pasuRD ‘PIUL 0 MaYREW

oz T dokepswipaea

“Jed S| uo pajaqe] pue umoys ase skem ojand e pue Heid sy}

O Pajege] pue UMOUS 2.e 33edLI1aD S|3 JO B3P 33 JO Se '€ "PANS ‘T0'S0S UORDIS ‘SAAMEIS EI0SAULIW Ul PAULAP SE 'SpUB| 19M PuE Sapepunoq
2jem |2 38w Lieak auo 325 Al122110> 34 I J0 ‘6230 9ARY 3eld SIY) UO PoPIGIP SIUBLLINUOW [2 ey feld S|y Uo paneuBIsap ARPaLIO)
a4 5|3e| pue e3P [2ORRWALIEW [[E 32} {ABAINS AIRPUNOG BU3 JO UOREIUSaIda) 1924100 € 5] 3e(d S|U) Jeu) {e30SaULI 4O 2115 au) U] JoASAINS
pue7 PasuBdIT AINP & We T 3ey3 ZUolsiAiadns 1.1p A Japun 10 3w Aq pasedaid sem 3eid I 12U} A2 2.2 Op [BIUL 0 MIUREN ‘T

"ON "204 "D
"ON *20Q "L

1
|

!

(leN e punos)

72 78 '4TT "L "9 998 JW-

*SLH NOLONITHY VHNOLINNIW
5% >polg Jo 2uj 35e3.

TvHdLN3IO

8z'v 3. hw.nn,ooom(

(0330 M.5£:00S)

2L°0€ 3,12.£0,00S<

“BujuuiBaq Jo Juiod [en1oe ay) ) 552 10 210U 133} 950 JO BdUE:

1ed LanoS 23UaL) 192 S8 J0 BDUEISIP
I © Suoje 193 £8 Bduelsp € (yINos pue
uioN Bulieaq se Ul 1523 PIes BuNsse) 153 SaANUI S S23133p 68 UINOS 32U3US 435 05 JO SIUBISIP € p 107 JUSLILIBA0D PIES O Ul 1583 243 BUO[E 23U SO

2z a8uey ‘11 diysumoL ‘9 uoas ‘p 101 jo aue PaquUISAP ,SIYBIRH UCIBUILY EYUOIAUUIN, ‘S X00] JO ed Jey)

anv

“SuuuiFaq 4o 1ujod [enyoe aiy) 03 153 SAINUIL g0 S32:33p 88 LLON 3IUBL) 1B 40 3ul0d [EN19E 343 WIOL 1S3M SN
80532139p 88 UIN0S FLIE3] U] € UM UORIISI3AUI UE 03 133} SE JO SIUEISIP € S 0|8 PIES JO 3Ul| 1SIM 343 BUOE ULION 3dU3U] ‘S 190] PIES JO 3Ul] 1S3 343 O} ‘553] JO 10w

99 £'V1 40 32UEISIP © ISIW SIANUI B0 S32.83p B UINOS 32UBYL 99} B J0 IDUBISIP & ‘p 1071 JUSUILIBAOD PIES J0 2ul| 1523 343 O3 [3[[eJed YINOS 9DUBLY 1399 7L°0F JO IUEISIP

© 159\ S3InUIU Z€ 532189 © UANOS 39UaY: ‘BuluuIFaq 4o JuIod [enide 33 01333} ST O FUEISIP © ‘p 10T JUBWUIAOD PIES JO U] 1583 33 O} (3] eJed ‘YIN0S 393y} 422} BT

40 32UBIp & (anoS pue GuoN Buiea e au 1563 i Butunss) 59/ szinuls S muem% 68 AN0S 32U3L 133} 0 JO FURISIP © ‘ 107 JUBLILIZAOD PIES JO U 3se3 ay3 Buole
anos souay) ‘7z aduey ‘LTT diysumoL ‘g uondas 'y 107 yie PaqLIIsaP ‘s1YB19H UOIFUILY BYUOIBUUIW ‘St ¥20]8 40 1ied Jey)

:pue| paqusap BUIMOI 0} 33 UILIIM PaJEIGUIa ‘EI0Y PIEA3INOR elezAeM ‘T 201g ‘T 10T 40 1ed teyl
iz jooued

“BujuuyBaq Jo 1u10d [en1oe ay) 0) 15e3 SaINUIL B0 S32189p B8 YHON 29UaL ‘BuuulFaq 4O 1u10d [eN1OE DY) WO 1S SIANUIW 8O STP
88 UINOS BLIE3] AU € YYIM UONIISIZNU UE 0 193} SE JO DUBISIP € S XI0[ PIES JO 3UI| 1SIM 243 SUO[E YLON 32U3Y) S ¥90[G PIES JO AUl 1SIM 3y} O 553] 40 210Ul 133}

1 jesed ‘yinos 23uaL 193 89T
1es SuiLinsse) 1S90 SN S muem% 68 YINOS 32U} 1493} 0S 4O FUBISIP € ‘p 101 JULIUIIACD PIes J0 Ul 1583 343 Buofe
\yinos 33ua ‘7z aBuey ‘L TT AIYSUMOL ‘9 UORI3S 'y 107 o a1 2e Suy P3QH53p ‘SIyBIaH UOIBUILY BUOIAULI ‘5P 42018 J0 1ed JeyL

:pue| paquSap BUIMOI[0 33 UILIM PaJEIGUD T 101 Ples Jo vied 1ey1 1dadXa 121y PIeAIINOg E1ezAeM ‘T 12018 ‘T 301

$IM 03 @1053UUIW JO 2336 ‘UldauUBH Jo AjUNoD B Ul pajenyis Apiadosd
P3qL253P BulMOllo) 343 JO J2UMO 33} “Aueduiod AlGell PAYLI| BI0S3ULIW @ ‘O] ‘dN0ID SAROWINY J3SIEM JeUL ISINISTHd ISTHL AG SNOSHIA TIV MON

|
|
|
| (a0 79 monass)

£9°€Z1 M.BECELES —

78]

¢ 71304vd

(0330 S5 HINON)
645

(a330 M.80,885)
16521 M.6ET5LES

|
|
|

8 > 4
5 & "
£ &
4005 S 8
k) m m o
g -~ Q
Hg wf N
B Sl x
pe 8 m
b3 N
9
S

¥TL

N -

(0330 M.5%.695)

¥9°681 M.ZZ.0£,00N

(a330 HiNOS) 051

9£°87L 3,12.56,008

+ 130HVd—

N FJAVY NOLONILNNH

2£°9Z1 3,12.55,00S

Z
£9'€Z1 3.21.9588N

(QuawNUOy oIl 358D punog)
7274 'LT1°L'9 1295 'p 101

LBWLIRAOS J0 1100 N

228111 '9 7095
307 JUBWILIADD 15 LI LEION-

0068 3.65.60.68N /

(LOL "ON @4 "090)

3523 payg Eaezkem jo
30l A2M-Jo-14B1) UAnoS -

3 adAT18 VIVZAVM

NOILIAQV INIHOYOIWY1 ¥3STVM

Page 52 of 99



Fasement Vacation Sketch for:

WALSER AUTOMOTIVE GROUP

WAYZATA BLVD E. (CO. RD. NO. 107

’
-

Scale: 1 inch = 50 feet
Area to be vacated

(SOUTH DEED)

Drainage and Utility-—"
Easement to be vacated
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DESCRIPTION

All of the drainage and utility easement, as dedicated in Lot 1, Block 1, Wayzata Boulevard Retail, according to the recorded plat thereof, Hennepin County, Minnesota described as
follows:

Parcel 1:
Lot 1, Block 1, Wayzata Boulevard Retail, except that part of said Lot 1 embraced within the following described land:

That part of Block 45, Minnetonka Arlington Heights, described as commencing at the Northeast corner of Government Lot 4, Section 6, Township 117, Range 22; thence South
along the East line of said Government Lot 4, a distance of 50 feet; thence South 89 degrees 45 minutes West (assuming said East line as bearing North and South) a distance of 168
feet; thence South, parallel to the East line of said Government Lot 4, a distance of 150 feet to the actual point of beginning; thence South 0 degrees 32 minutes West a distance of
30. 72 feet; thence South parallel to the East line of said Government Lot 4, a distance of 4.28 feet; thence South 88 degrees 08 minutes West a distance of 124.7 feet, more or less,
to the West line of said Block 45; thence North along the West line of said Block 45 a distance of 35 feet to an intersection with a line bearing South 88 degrees 08 minutes West
from the actual point of beginning; thence North 88 degrees 08 minutes East to the actual point of beginning.

Hennepin County, Minnesota
Abstract Property

Parcel 2:
That part of Lot 1, Block 1, Wayzata Boulevard Retail, embraced within the following described land:

That part of Block 45, Minnetonka Arlington Heights, described as commencing at the Northeast corner of Government Lot 4, Section 6, Township 117, Range 22; thence South
along the East line of said Government Lot 4, a distance of 50 feet; thence South 89 degrees 45 minutes West (assuming said East line as bearing North and South) a distance of 168
feet; thence South, parallel to the East line of said Government Lot 4, a distance of 150 feet to the actual point of beginning; thence South 0 degrees 32 minutes West a distance of
30.72 feet; thence South parallel to the East line of said Government Lot 4, a distance of 4.28 feet; thence South 88

degrees 08 minutes West a distance of 124.7 feet, more or less, to the West line of said Block 45; thence North along the West line of said Block 45 a distance of 35 feet to an intersection
with a line bearing South 88 degrees 08 minutes West from the actual point of beginning; thence North 88 degrees 08 minutes East to the actual

point of beginning.
E H D E 3440 Federal Drive, Suite 110
Eagan, MN 55122

& ASSOCIATES, INC. [rwrendorcom -0t

Civil Engineers & Land Surveyors

JOB: 254-3440.017
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From: Reid Shaw

To: Alex Sharpe

Subject: Re: January 26, 2026 Planning Commission Consideration of Application to Construct a Walser Lamborghini
Dealership at 1022 and 1042 Wayzata Blvd E

Date: Monday, February 2, 2026 9:46:23 AM

Thanks for this, Commissioner.

First, as to use conditions, I agree that at the January 26, 2026 meeting, Walser said there
would be test drives at this location. That’s in direct contradiction to the representation made
by Walser at the June 9, 2025 meeting during which the Commission approved the
Preliminary PUD.

Walser made at least 3 representations during that June 9 meeting concerning (a) no used car
sales (approximately 51:30 of the streamed meeting replay); (b) boutique, appointment only,
no walk-in (approximately 52:30); and (c) no test drives (approximately 53:10).

Walser has now rescinded at least two of those representations following the Commission’s
iitial approval.

A principal theme of Walser’s pitch has been that this is 1sn’t really just another car
dealership. But as staff, the Commission, and Walser all recognize, PUD approval by itself
doesn’t lock in a particular dealership owner, dealership brand, or dealership business model.

So establishing conditions to the PUD approval is critical to assuring that the operating
assumptions that, at least in part, formed the basis for the Commission’s approval in fact
become reality.

Second, as to applicant suitability, I assume you have become aware, as did the general public
on or about January 29 following the most recent Commission meeting, that Walser has been
criminally charged by the State of Minnesota in a state sales tax avoidance scheme. Walser
has denied the allegations and in its criminal proceedings is of course entitled to a presumption
of innocence and the requirement that the State prove its allegations beyond a reasonable
doubt. But this approval process is a quasi-legislative process. What is particularly concerning
is that the tax avoidance scheme is alleged to have been centered on “high-end” vehicles. I’ve
attached a January 30 Star Tribune Article.

Again, thanks for all your work in an incredibly difficult job balancing many competing
interests.

Reid Shaw

Walser Automotive charged with tax evasion in
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alleged scheme to sell new cars as used

On Feb 2, 2026, at 7:04 AM, Alex Sharpe <ASharpe@wayzata.org> wrote:

Mr. Shaw,

Agreed, these comments among others will be utilized and ultimately, the City
Council would review a final agreement if the project is approved.

One item | would note as | have been provided differing information is on the
subject of test drives. At the public hearing Wasler specifically noted they do
intend to allow test drives at this location. With a project of this nature we tend to
create ordinance provisions that directly reflect the use proposed and then
highlight these to City Council.

In this instance we have some of the details, but are seeking clarity from Walser to
ensure we accurately reflect their use and mitigate potential impacts to neighbors.
At this point City Council is the final review, so keep an eye on the agendas and our
Proposed Development Projects website as | will be updating the status there as
well.

Alex

Alex Sharpe

Community Development Director

asharpe@wayzata.org | 952-404-5312
<image001.jpg> 600 Rice St E | Wayzata, MN 55391

www.wayzata.org
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From: Reid shaw [

Sent: Thursday, January 29, 2026 1:26 PM
To: Alex Sharpe <ASharpe @wayzata.org>
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Subject: Re: January 26, 2026 Planning Commission Consideration of Application to
Construct a Walser Lamborghini Dealership at 1022 and 1042 Wayzata Blvd E

Warnin?]! Mesh suspects this email is Spam. [From: ||| | EGTcTcNNGEGG

Externa
Contact your IT Provider before clicking on any links or responding to the email.

Realized that this may not get to you at the “devcomm?” address. Have a great rest
of your day.

On Jan 29, 2026, at 11:19 AM, Reid Shaw ||| G-

wrote:

Thanks so much, Commissioner Sharpe!

This is a timely email exchange since | just finished watching the
stream of Monday night’s meeting, which | was unfortunately unable
to attend.

It strikes me that although not all of my comments were specifically
mentioned in the meeting, it might be that the email could be at least
one of the many inputs for you and the City Attorney as you do your
work in preparing potential conditions to the PUD, specifically the
Business Description prong under the Health, Safety, Welfare rubric.

Again, thank you so much to you and staff for all your work.

| hope as you approach your first anniversary with the city, you’ve
found the job to be at least close to what you hoped it would be.

Regards,

Reid Shaw

OnJan 29, 2026, at 10:11 AM, Public Comment
<publiccomment@wayzata.org> wrote:
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Mr. Shaw,

My apologies, | did not see this email prior to the Planning
Commission meeting on Monday. | will include it in the
next Planning Commission packet, and will be sure that it
is also included in the City Council packet for their
review.

Thank you for your comments,
Alex

Alex Sharpe

Community Development Director

asharpe@wayzata.org | 952-404-5312
600 Rice St E | Wayzata, MN 55391

<image001.jpg> www.wayzata.org
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<image003.png>

From: Reic show <

Sent: Sunday, January 25, 2026 10:56 PM

To: Public Comment <publiccomment@wayzata.org>
Subject: January 26, 2026 Planning Commission
Consideration of Application to Construct a Walser
Lamborghini Dealership at 1022 and 1042 Wayzata Blvd E

To Members of Planning Commission:

As shown in the email chain below, | have previously
expressed concern to both the Planning Commission and
the City Council about this proposed project because of
(a) the likelihood of increased traffic at the already
difficult traffic intersection of Wayzata and Central and
(b) the inappropriate nature of this business for
Wayzata’s City Center.
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As noted below, in an apparent attempt to gain the
original approval from the Commission, Walser
representatives previously represented to the
Commission that any prospective customer would need
to make an appointment, that there would be no test
drives originating at the dealership, and that there would
be no used car department at the dealership.

But, according to the Staff Report prepared for the
current application, “The applicant has stated that the
site will allow for trade-ins and may sell other vehicle
makes/models that have been traded as part of a sale.” If
that’s correct then the applicant has already reneged on
its commitment and representation to the Commission
and we’ll be dealing with, at least in part, just another
used car dealership in the City Center.

Is the applicant also backing away from its other
representations about “by appointment” shopping and
no test drives?

| urge the Commission to formally condition and enshrine
any approval of this project on the three conditions
(already previously committed to by the applicant) of “by
appointment” shopping, no test drives originating at the
dealership, and no used car sales.

Thank you very much for your consideration and for the
work you do.

Reid Shaw
470 Waycliffe Dr N

Begin forwarded message:

From: Reid Shaw

Date: June 27,2025 at 11:51:31 PM CDT
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To: PublicComment@wayzata.org
Subject: July 1 City Council Review of
Proposed PUD at 1022 and 1042
Wayzata Blvd E (Walser Lamborghini)

To Members of City Council:

On May 1, prior to the Planning
Commission's initial consideration of the
proposed PUD, | expressed concern about
the proposed project in the email comments
below.

Four members of the Commission, however,
voted to approve the PUD.

During their presentation, Walser’s
representatives told the Commission that (a)
any prospective customer would need to
visit the dealership by appointment only
(PC06.09.2025 Minutes Final Draft, p. 6,
lines 26-28); (b) there would be no test
drives at the facility (p. 6, lines 31-32); and
(c) there would be no used car department
(p. 6, lines 19-20). | can only assume that
these assurances at least in part influenced
the votes of the Commissioners approving
the proposal.

| continue to believe this proposalisill-
advised. If itis approved, however, it seems
wholly appropriate that conditions of
approval, to run with the property, include (a)
appointment-only visitation, (b) no test
drives from the location, and (c) no used car
department.

Thank you for your consideration.

Reid Shaw
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470 Waycliffe Dr N
Wayzata MN 55391

Begin forwarded message:

From: Reid Shaw
I
Date: May 1, 2025 at
11:10:56 PM CDT

To:
publiccomment@wayzata.org
Subject: Planning
Commission Review of
Proposed PUD at 1022 and
1042 Wayzata Blvd E (Walser
Lamborghini)

To Members of the Wayzata
Planning Commission:

| write to express concern about
the Proposed PUD because:

1) The intersection of Wayzata
Blvd and Central Avenue is
already a very difficult
intersection from a traffic
perspective. Adding traffic not
only from casual, potential
automobile buyers but also
from the steady stream of
vehicles being brought for
servicing and repairs throughout
the day will only make the issue

worse.
2) The proposed car dealership

is simply not a business
designed to preserve the
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character of Wayzata’s city
center. Walser knows how to
appropriately site its facilities.
Walser Nissan is on Wayzata
Blvd facing Hwy 12. Walser’s
Autoworks Collision of Wayzata
is on Wayzata Blvd facing Hwy
12. The newest of Walser’s
many facilities in the Wayzata
area is currently being built on
Wayzata Blvd facing Hwy 12 in
nearby Minnetonka. No matter
how luxurious a Lamborghini
vehicle may be, the fact is that
we’re talking about a car
dealership and associated
repair shop being sited at one of
the principal gateways to
Downtown Wayzata and the
Lake. It’s not appropriate.

Thank you for carefully
scrutinizing this application.

Reid Shaw
470 Waycliffe Dr N
Wayzata MN 55391
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To: City of Wayzata Planning Department / City Council

From: Mike Tanghe

Date: January 26, 2026

Subject: Formal Objection to Parking Setback Waiver — 152 & 153 Huntington Ave S

Statement of Opposition

| am writing to formally voice my opposition to the proposed waiver of the parking setback
requirements currently under consideration for 1022/1024 Wayzata Blvd — Preliminary Plat,
Conditional Use Permit, Variances and Planned Unit Development General Plan.

As the owner of the properties located at 152 Huntington Ave S and 153 Huntington Ave S, |
have a vested interest in the character, safety, and long-term value of our neighborhood.

| believe that all developments should adhere to the established zoning ordinances that protect
the integrity of our community. | respectfully request that the City Council/Planning
Commission deny the request for a parking setback waiver.

Thank you for your time and for considering the impact this decision will have on neighboring
property owners.

Sincerely,

Mike Tanghe
Mike Tanghe

Property Owner

152 & 153 Huntington Ave S
Wayzata, MN 55391
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City of Wayzata

/\ Planning Commission
Agenda Report
City of Wayzata
MEETING DATE: February 9, 2026 | AGENDA ITEM: 6.2

TITLE: Consider an Application for a Subdivision at 190 Gleason Lake Road and 121 Gleahaven Road
PREPARED BY: Nick Kieser, Parks and Environment Planner

REVIEWED BY: Alex Sharpe, Community Development Director

60 DAY DEADLINE: March 22, 2026

BACKGROUND:

Lake West Development LLC has submitted an application for a subdivision at 190 Gleason Lake Road and
121 Gleahaven Road on behalf of the property owner, Dave Heil. The proposed subdivision would divide the
two existing single-family lots into four separate single-family lots. Upon approval, the subdivision would create
four lots that conform to the requirements of the R-3 Zoning District.

The attached staff report provides additional information on the project proposal.

ACTION REQUESTED:

After considering the items outlined in this report, holding the public hearing on the application, and discussing
the requests of the application, the Planning Commission should direct staff to prepare a draft Planning
Commission Report and Recommendation, with appropriate findings, reflecting a recommendation on the
requests in the application, for review and adoption at the next Planning Commission meeting.

ATTACHMENTS:

1. Staff Report

2. Applicant Narrative

3. Plan Set

4. Public Comments Received by February 4, 2026
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Project Name:
Approval Request:
Applicant:

Addresses of Request:

Applicant’s Representative:

Property Owner:
Prepared by:

“60 Day” Decision Deadline:

W

City of Wayzata

Staff Report

Wayzata Planning Commission

February 9, 2026

Glea Haven 2" Addition

Subdivision

Lake West Development LLC

190 Gleason Lake Road and 121 Gleahaven Road
Kelsey Thompson

David Heil

Nick Kieser, Parks and Environment Planner

March 14, 2026

Development Application Introduction

Lake West Development, LLC has submitted an application for a subdivision at 190
Gleason Lake Road and 121 Gleahaven Road on behalf of the property owner, Dave
Heil. The proposed subdivision would divide the two existing single-family lots into four
If approved, the subdivision would create four lots that
conform to the requirements of the R-3 Zoning District.

separate single-family lots.

The property identification number and owner of the properties are as follows:

Address PID Owner
190 Gleason Lake Road | 05-117-22-13-0014 David Heil
121 Gleahaven Road 05-117-22-13-0032 David Heil

The current zoning and comprehensive plan land use designation for the property is as

follows:

Current Zoning:

R-3 Single and Two Family Residential District

Comprehensive Plan Designation: | Low Density Residential (1 to 3 units per acre)

Overlay Districts:

Shoreland Overlay District

Design District:

N/A
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Project Location

The subject parcels are located on the southeast side of Gleason Lake Road along
Gleahaven Road. Access to 121 Gleahaven Road is provided from Gleason Lake Road,
while access to 190 Gleason Lake Road is provided from Gleahaven Road.

Map 1: Project Location

Source: ennepi County

Application Requests
As part of the development application, the applicant is requesting approval of the
following item:

1. Subdivision §1001.02: The applicant is requesting a Subdivision to create
four parcels from the existing two parcels.
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Public Hearing Notice

Notice of the public hearing on the Application was published in the Sun Sailor on January
29, 2026. The public hearing notice was mailed to all property owners located within 500
feet of the subject property on January 28, 2026.

Neighborhood Notification

Although not required, the applicant sent a neighborhood notification letter regarding the
proposal to all property owners within 500 feet from the subject properties. A
neighborhood meeting was held by Lake West on Monday, February 2 at City Hall to
discuss the project.

The applicant reported that only one stakeholder attended the neighborhood meeting.
The attendee raised questions regarding drainage, the construction timeline, the
appearance of the proposed homes, and the history of the R-3 Zoning District in the
neighborhood.

Public Comment
As of February 4, staff has received four separate public comments regarding the
subdivision application. The public comments are attached to the agenda packet for
review. The public comments provided are against the proposed subdivision. The general
concerns regarding the application are listed below:

¢ Increased density
Safety and traffic concerns
Tree removal
Reduced property values
Out of neighborhood character

Existing Conditions

Each of the existing lots contains a single-family home and together encompass a total
area of 61,499 square feet (1.41 acres), excluding the right-of-way. Access to 190
Gleason Lake Road is provided via a driveway from Gleahaven Road, while access to
121 Gleahaven Road is provided via a driveway from Gleason Lake Road. The existing
homes comply with all requirements of the R-3 Zoning District, including setbacks and
impervious surface limitations. A total of 27 trees were surveyed across the two lots, three
of which are classified as Heritage trees.

Gleahaven Subdivision History

The original Glea Haven Subdivision, approved in 1956, created eight parcels along Glea
Haven Lane. The road name was changed from Glea Haven Lane to Gleahaven Road
as it is currently named now. As depicted in the recorded plat image below, the
northeastern property within this subdivision was exempt from the subdivision at that time.

In 1971 the neighborhood was zoned R-2, the next available records from 1980 show that
the neighborhood was zoned R-3.
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In 1983, the previously exempt property within the original Glea Haven Subdivision was
subdivided from a single parcel into two parcels, as shown in the plat image below, known
as the Goodwin Addition. These two parcels now have access from Gleahaven Road.

Since sometime between 1971 and 1980, the subject properties and neighboring lots
have been zoned R-3. The R-3 zone has reduced lot area and setback requirements that
have allowed the previously noted subdivisions to meet requirements.

50

SCALE IN
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1983 Subdivision — Goodwin Addition
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2013 Subdivision — Glea Haven 2" Addition

In 2013, Lot 8 from the original Glea Haven Subdivision was subdivided from one parcel
into two parcels, as shown in the plat image below, referred to as the Glea Haven 2nd
Addition.

Past Application

In 2017, the property owners of 190 Gleason Lake Road and 121 Gleahaven Road
submitted a development application to subdivide the two properties into five single-family
residential lots. The City Council denied the application under Resolution 38-2017.
According to the findings in the Planning Commission Report and Recommendation, the
application was denied based on the following considerations:

e The proposed building pads would have negative impacts on sensitive areas

e The proposed building pads would require significant alteration of natural
topography and require significant filing and grading.

e A substantial number of trees would be removed.

e The proposed lots were significantly smaller than the existing lots in the
neighborhood which would adversely impact the scale, pattern, and character of
the surrounding neighborhood.

¢ The surrounding lots are significantly larger and are wooded lots.

e The average proposed lot size was 12,290 square feet compared to the average
existing lot size within the neighborhood being 22,089 square feet.

Topography
The site’s highest elevation is located on the southern lot at an elevation of 986 fee. The

topography slopes down to the northern most lot to an elevation of 966 feet. The lowest
elevation is located at the street level on Gleahaven Road near the north end of the
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properties. This represents a total elevation change of 20 feet across the properties,
including the right-of-way.

According to the proposed plans, the ground floor elevation of Lot 4 is 985 feet, while the
ground floor elevation of Lot 1 is 970.5 feet, indicating that the ground floor elevations of
the proposed homes appear to reflect the existing home grades. Upon issuance of a
building permit, the applicant will be required to submit cut and fill calculations to the
Engineering Department, detailing the amount of grading necessary for each lot.

Zoning District

The properties are zoned R-3 Single and Two Family Residential District. The purpose of
this district is to “provide a district for high density single family dwelling units and to
introduce on a restricted basis, two family dwelling units, accessory dwelling units, and
directly related, complementary uses.”

Land Use Designation

The 2040 Comprehensive Plan land use designation for the site is Low Density
Residential. This category represents the single-family home developments within and in
close proximity to the community core. Densities within the category range from 1 to 3
units per acre. The primary residential structure of this category is single-family units.

The proposed subdivision has a density of 2.84, which complieswith the Low Density
Residential land use designation.

Proposed Subdivision

The applicant is proposing to subdivide the property into four new single-family lots. This
application is subject to the preliminary and final plat approval process. The submitted
preliminary plat illustrates the proposed lots and the approximate building pads for each
lot. These building pads are provided for reference purposes only; the exact home
configurations will be determined at the time of building permit submittal and must comply
with all requirements of the R-3 Zoning District.

The tables below present the requirements of the R-3 Zoning District and the Shoreland
Overlay District, along with the proposed lot dimensions, areas, and conformance to those
requirements.

R-3 Lot 2 Lot 3 Lot 4
Requirement
Lot Size 9,000 sf 15,580 sf 14,107 sf 15,769 sf 15,996 sf
Lot Width 60 feet 87 feet 75 feet 75 feet 75 feet
Lot Depth 100 feet 173.58 feet 173.58 feet 202.58 212.83
feet feet
Lot Coverage 30% 16.05% 17.72% 15.85% 15.63%
Impervious 35% 23.18% 29.43% 28.58% 28.33%
Surface
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R-3 Setback Requirement

Front Yard Setback 20 Feet
Side Yard Setback 10 Feet
Front Yard Setback 20 Feet

Each home that is constructed would be required to meet these setback requirements
along with the additional R-3 Zoning District requirements.

Shoreland Lot 1 Lot 2 Lot 3 Lot 4
Overlay District
Requirement
Impervious 25%* 23.18% 29.43% 28.58%  28.33%
Surface

*The lots may exceed 25% impervious surface, up to the maximum allowed 35% under
the R-3 Zoning District, provided that stormwater management measures are
implemented and approved by the Engineering Department.

Tree Preservation

A total of 26 trees are located on the two parcels, in addition to one Ash tree situated
within the right-of-way at the northern end of the subdivision that is not included in the
replacement calculations and is planned to be preserved. Based on the City Forester's
review, two trees are classified as exempt to the replacement calculations due to their
species and condition. In addition, one tree on the property is designated as a Heritage
tree and will be preserved.

For new home construction, tree replacement requirements are evaluated on a lot-by-lot
basis. The tables below provide a summary of significant tree removal and the
corresponding tree replacement requirements for each lot.

Total Significant Tree Inches 55.5 inches
Total Significant Tree Removal 0
Removal Allowance (25%) 13.88
Replacement Required 0
Total Significant Tree Inches 92.5 inches
Total Significant Tree Removal 27
Removal Allowance (25%) 23.13
Replacement Required 3.88
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Total Significant Tree Inches 99 inches
Total Significant Tree Removal 82
Removal Allowance (25%) 24.8
Replacement Required 57.3
Total Significant Tree Inches 87 inches
Total Significant Tree Removal 30
Removal Allowance (25%) 21.8
Replacement Required 8.3

In total, 69.5 inches of tree replacement are required across the properties. Based on the
tables above, the majority of the tree replacement would be required on Lot 3. As this
proposal involves a subdivision, staff is recommending that the required tree replacement
inches be distributed among all lots, rather than concentrating a significant portion of the
replacement on Lot 3.If the subdivision were to be approved, this would allow for better
screening from a county roadway and all of the lots created to have a more proportional
distribution of trees rather than the concentration on a single lot.

The applicant proposes to install the equivalent of 71.5 tree inches across the site,
consisting of a total of 25 trees. This proposed replacement plan meets the applicable
code requirements for the amount of tree removal associated with the project.

Stormwater

In 2016, a street improvement project was completed for Gleahaven Road, which
included the installation of an underground stormwater management facility within the
right-of-way of 190 Gleahaven Road. This facility would be protected as part of the
proposed project. Should any of the proposed lots exceed 25% impervious surface, the
builder will be required to implement additional stormwater management measures on
the affected lot. Furthermore, each lot exceeding the 25% impervious surface threshold
must enter into a Stormwater Management Maintenance Agreement.

The applicant has indicated that, as part of building construction, an underground storage
facility will be installed to enhance stormwater management for the proposed homes.

Surrounding Neighborhood

The Gleahaven Road cul-de-sac currently serves 11 homes, one of which has driveway
access from Gleason Lake Road. With the proposed subdivision, the total number of
homes would increase to 13, all of which would have access from Gleahaven Road.

The table below presents the areas of the existing lots, as well as the proposed lot sizes
for the subdivision.
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Address Area (square feet

106 Gleahaven Road 38,126
140 Gleahaven Road 26,277
100 Gleahaven Road 26,078
133 Gleahaven Road 21,213
160 Gleahaven Road 19,305
167 Gleahaven Road 19,249
108 Gleahaven Road 17,606
155 Gleahaven Road 17,572
110 Gleahaven Road 13,381
Proposed Lot 1 15,580
Proposed Lot 2 14,107
Proposed Lot 3 15,769
Proposed Lot 4 15,996

Engineering Department Comments
The Engineering Department provided the following comments for this development
application:

1. When application is made for permits for individual lots, grading/earthwork
quantities will be required for each lot. List cut volumes separate from fill
volumes.

2. The existing water services (2) are % inch services, extended from Gleason
Lk Rd (Co Rd 15). These services must be permanently abandoned and
physically disconnected from the water main (within 1-foot) when the
existing houses are demolished. This work will require a utility permit from
the City of Wayzata and a ROW permit from Hennepin County.

3. Water and sewer services to serve the new lots must be extended from
water and sewer mains in the Gleahaven Road ROW. The existing sewer
services (2) may be reused with approval from the Wayzata Utility
Department (submit televising footage for review). This work will require
utility permits and ROW excavation permits from the City of Wayzata.

4. Existing underground stormwater management facilities are present in the
Gleahaven Road ROW adjacent to 190 Gleason Lake Road and shall be
protected. See attached construction drawings from 2016 and show the
facilities on utility and grading plans prior to applying for permits for
individual lots.

5. When application is made for permits for individual lots, if proposed
impervious surfaces exceed 25.0%, stormwater management will be
required as well as a formal Storm Water Facilities Maintenance Agreement
between the property owner and the City of Wayzata.

6. A separate ROW excavation permit is required from the City of Wayzata for
any work in the Gleahaven Road ROW, including for driveway/curb cuts,
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landscaping, and excavations required for utility work. Inspections of forms
for concrete are required before concrete is poured, and inspections are
required on aggregate base before street or curb paving or patching occurs.
Milled lap-joints are required on all bituminous street patches.

7. Any work proposed in the Gleason Lake Road/Co Rd 15 ROW will require
a permit from Hennepin County, including excavation work related to utilities
and removal of existing driveways and subsequent restoration.

8. Due to the steep terrain, multiple rows of bio-logs or silt fence will be
required along the west side of the site grading limits. Use bio-logs to anchor
the silt fence rather than machine slicing the silt fence into the soil where
tree roots are present.

Many of these comments would be applicable to the building permit process and would
be incorporated into a Development Agreement for this subdivision.

Analysis of Application Requests

Subdivision (§1001.02) The City’s Subdivision Ordinance regulates blocks, lots,
easements, park dedication, sidewalks, streets, and utilities. No new blocks are created
with this proposal. The proposed lots and utilities meet all of the standards of the
Subdivision Ordinance.

Easements
The applicant will need to provide standard drainage and utility easements adjacent to all
new property lines which are shown in the plan set submitted by the applicant.

Park Dedication (§1006.15)

As a prerequisite to final plat approval, applicants for a subdivision of land shall dedicate
land for parks, playgrounds, public open spaces or trails and/or shall make a cash
contribution to the City's Park Fund. When a subdivision is too small for practical
dedication of public land, the applicant may be required to pay an equivalent cash fee for
all or part of the portion to be dedicated based on the fair market value of the land on the
day of the final plat approval.

For this application, staff does not propose any land to be dedicated for park dedication,
so instead a cash contribution is requested.

Standards of Planning Commission Review of Application Requests
Subdivision Planning Commission Criteria (§1003.02.E)

1. The proposed subdivision or lot combination shall be consistent with the Wayzata
Comprehensive Plan.

2. Building pads that result from a subdivision or lot combination shall preserve
sensitive areas such as lakes, streams, wetlands, wildlife habitat, trees and
vegetation, scenic points, historical locations, or similar community assets.
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3. Building pads that result from subdivision or lot combination shall be selected and
located with respect to natural topography to minimize filing or grading.

4. Existing stands of significant trees shall be retained where possible. Building pads
that result from a subdivision or lot combination shall be sensitively integrated into
existing trees.

5. The creation of a lot or lots shall not adversely impact the scale, pattern or
character of the City, its neighborhoods, or its commercial areas.

6. The design of a lot, the building pad, and the site layout shall respond to and be
reflective of the surrounding lots and neighborhood character.

7. The lot size that results from a subdivision or lot combination shall not be dissimilar
from adjacent lots or lots found in the surrounding neighborhood or commercial
area.

8. The architectural appearance, scale, mass, construction materials, proportion and
scale of roof line and functional plan of a building proposed on a lot to be divided
or combined shall be similar to the characteristics and quality of existing
development in the City, a neighborhood or commercial area.

9. The design, scale and massing of buildings proposed on a subdivided or combined
lot shall be subject to the architectural guidelines and criteria for the Downtown
Architectural District, Commercial and Institutional Architectural Districts, and
Residential Architectural Districts and the Design Review Board/City Council
review process outline in Chapter 909 of the Wayzata Zoning Ordinance.

10.The proposed lot layout and building pads hall conform with all performance
standards contained herein.

11.The proposed subdivision or lot combination shall not tend to or actually depreciate
the values of neighboring properties in the area in which the subdivision or lot
combination is proposed.

12. The proposed subdivision or lot combination shall be accommodated with existing
public services, primarily related to transportation and utility systems, and will not
overburden the City's service capacity.

Action Steps

After considering the items outlined in this report, holding the public hearing on the
application, and discussing the requests of the Application, the Planning Commission
should direct staff to prepare a draft Planning Commission Report and Recommendation,
with appropriate findings, reflecting a recommendation on the proposed subdivision, for
review and adoption at the next Planning Commission meeting.

Attachments

1. Applicant Narrative
2. Subdivision Plan Set
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Applicable Code Provisions for Review

Staff has analyzed the facts provided by the applicant in comparison with the criteria for
approval. Listed below are additional code provisions to review as part of this
development application.

Subdivision Purpose (§1001.02.A):
1. To encourage well planned, efficient and attractive subdivisions, by establishing
adequate and impartial standards for design and construction.

2. To provide for the health and safety of residents, by requiring properly designed
streets and adequate sewer and water service.

3. To place the cost of improvements against those benefiting from their construction
4. To secure the rights of the public with respect to public lands and waters.

5. To set the minimum requirements necessary to protect the public health, safety,
comfort, convenience and general welfare.

Subdivision Goals (§1001.02.B):
1. Preserve and enhance Wayzata's

small town" character (Comprehensive Plan).

2. Respect the existing scale, character and pattern of the City, recognizing existing
neighborhoods and commercial areas (Wayzata Physical Plan).

3. Provide a balanced housing supply available for all people no matter their income,
age, race or ethnicity (Comprehensive Plan).

4. Support a pedestrian environment at a human, not automotive scale (Wayzata
Physical Plan).

5. Relate development/redevelopment to the natural characteristics of the land to
enhance the development through the preservation of attractive natural amenities
(i.e., lakes, wetlands, creeks, wooded areas, slopes, etc.) (Comprehensive Plan).
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LAKE WEST

(EVELOPMENT, LLC

January 12, 2026

Subject: Narrative for Preliminary Plat Application for the Heil’s Properties to be known as GLEA
HAVEN 3RP ADDITION located at 190 Gleason Lake Road and 121 Gleahaven Road in Wayzata

Existing Legal Descriptions: Glea Haven Addition Lot 1 and Lot 2 Block 1

Development Team:

Property Owner: David Heil

Developer & Applicant: Lake West Development LLC
Engineer/Surveyor: Sathre Berquist

Brief Summary:

Lake West is proposing to remove the two existing rental properties located at the subject
properties and subdivide the land for improved utilization. While an earlier concept contemplated
a 6-lot subdivision (see below), the materials attached to this narrative reflect a fully compliant 4-
lot subdivision.

Background:
In 2017, the Heil’s submitted a proposal to subdivide the two
~ properties into six single-family residential properties, creating
.\ four additional lots (See Figure 1). This concept met the purpose
" and requirements for the R-3 zoning regulations, which allow a
minimum lot size of 9,000 square feet. However, the Heil’s did

not proceed with the 6-lot plan.

/ Historically and currently, the two properties have been rentals
/' (See Figure 2, below). The R-3 Zoning District allows for both
Single-Family and Two-Family/Duplex Residential Homes.

Figure 1. Ilustrates ‘Eile Heil’s
original 6-lot submittal

Figure 2. Aerial image of the two subject rental
properties outlined in red, totaling 1.411 acres
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After evaluating both a 5-lot and 4-lot option, Lake West worked closely with the City
Development Director and met with neighbors within and around the Glea Haven neighborhood.
Based on this, the decision was made to pursue a 4-lot plan. Neighbors expressed concerns with
the continued use of the properties as rentals and indicated a preference for owner-occupied,
single-family homes. When asked to compare the 6-lot, 5-lot, and 4-lot plans, the general
consensus favored the 4-lot plan for a variety of reasons. Site plan comparisons are provided
below.

Lot1

Lot Area
House Arca
Driveway
Misc Walks
Toral Area
Coverage = 30.57%

11,939 5.F.
2,500 8.F.
1,000 S.F.
1505 F

3,650 S.F.

Lot2
Lot Area 11,844 S.F,
2,500 S.F.
1,450 S.F.
150 8.F.

4,100 8.F.

House Area
Driveway
Mise Walks
Tortal Area
Coveragem 34.62%

Lot3
Lot Arca
House Area
Driveway
e W

= I21l168F
- 25005 F.
= 1450 5.F.

< —

Total Area -

Coverage=34.07 %

4,128 S F.

Lot4

Lot Area
Haouse Arca
Driveway
Misc Walks 150 S.F.
Total Arca 4,050 5.F.

Coverage=31.77 % Figure 3. Illustrates a 5-lot Residential
vy ssusr Plan meeting the 9,000 s.f. R-3 Zoning

2,500 S.F. . . .
wosr. Requirements with average lot sizes of

150 S.F.

“WSE - approximately 12,000 s.f..

12,749 SF.
2,500 S.F.
1,400 SF

House Arca
Driveway
Misc Walks
Toral Area
Coverage™ 31.63%

Figure 4. Illustrates a 4-lot Residential Plan meeting the
9,000 s.f. R-3 Zoning Requirements with average lot
sizes of about 15,000 s.f..

See below for lot information and details.

Lake West Development | 14525 Highway 7, Ste 205, Minnetonka, MN 55345 | 651-253-0774 | Kelsey@LWestDev.com
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Benefits and Information/Details:

The proposed 4-lot plan removes the rental homes and replaces them with four for-sale, market-
rate single-family homes. This results in a net increase of two lots. The average lot size is
approximately 15,000 square feet, and the homes will range between 3,800 and 4,700 SF. The
development is compliant with the R-3 zoning requirements, density guidance, grading
standards, and shoreland overlay district requirements, while remaining consistent with the
character of the neighborhood. In addition, the plan introduces stormwater management through
an underground storage facility, treating run-off that is currently unmanaged. This plan asks for
no variances and removes the uncontrolled driveway access off of the county road.

Overall Property Area=1.411 Acres

Area Per Lot=
Lot 1: 15,580 s.f.
Lot2: 14,107 s.f.
Lot 3: 15,769 s.f.
Lot4: 15,996 s.f.

Density = 2.835 Units per Acre (Guided Density is between 1 and 3 units per acre)

Character of the Neighborhood:

An analysis of the surrounding neighborhood was completed, reviewing the property type, lot
area, width, depth, and driveway configuration (shared or single). There are nine other homes on
Gleahaven with all of the existing lots exceeding the 9,000 SF minimum, ranging between
13,000 SF and 38,000 SF. The lot width varies between 75 feet wide to a few being around 130
feet wide, all meeting the 60-foot minimum lot with requirement. There is a mixture of ramblers
and two-story homes within the neighborhood. Other than the subject properties, all homes are
owner-occupied, single family.

Table 1. Overview of R-3 Zoning Ordinance

R-3 SINGLE AND TWO FAMILY RESIDENTIAL DISTRICT
Area (SqFt) Width (Ft) Depth (Ft)

Single-Family: 9,000 60 100
Two-Family/Duplex: 18,000 100 100
Setbacks: FY20:Ft SY:10Ft RY:20Ft
Purpose: The purpose of the R-3 Single Family

and Two Family Residential District
is to provide a district for high
density single family dwelling units

Lake West Development | 14525 Highway 7, Ste 205, Minnetonka, MN 55345 | 651-253-0774 | Kelsey@LWestDev.com
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A 2-lot subdivision was approved in 2014 directly across the road from the subject properties
creating a 13,381 square foot lot and a 17,606 square foot lot with an overall density of 2.81 units
per acre. These “newer” 2-story construction homes were built in 2014 and 2015.

Figure 5. Aerial of recently approved 2-lot subdivision,
the 13,381 square foot lot is outlined in blue. The 17,606
lot is adjacent to the Northeast.

Anticipated Project Timeline:
Application Submittal: January 12, 2026
Neighborhood Meeting: February 2, 2026
Planning Commission: February 9, 2026
City Council: March 10, 2026

Conclusion:

Lake West and the development team appreciate the City’s review of this narrative and our
application submittal package. While earlier concepts explored 6-lot and 5-lot layouts, significant
effort was made to design a plan that best fits the neighborhood and fully complies with City code.
The resulting 4-lot plan requires no variances, rezoning, or comprehensive guide plan amendments
and aligns with established density guidance. We welcome any questions or feedback.

Sincerely,

Ky (] Shogpon——

Kelsey Thompson
Development Director

Cc:  Dave Heil, Property Owner
Dan Schmidt, Sathre Berquist
Curt Fretham, Lake West

Lake West Development | 14525 Highway 7, Ste 205, Minnetonka, MN 55345 | 651-253-0774 | Kelsey@LWestDev.com
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From: ryan schultz

To: City; Dan Koch; Alex Plechash; Molly MacDonald; Ken Sorensen; Andrew Mullin; Nick Kieser; Haily Hedblom
Subject: Opposition to Proposed Gleahaven 3rd Addition (190 Gleason Lake Rd & 121 Gleahaven Rd)
Date: Wednesday, January 28, 2026 11:29:15 AM

Dear Members of the Wayzata City Council,

| am writing as a resident of Gleahaven Road to urge you to reject the proposed
Gleahaven 3rd Addition subdivision. This project would fundamentally alter the
character and feel of our neighborhood in ways that are inconsistent with Wayzata's
values and our community's long-term interests.

My family has called this neighborhood home for nearly eleven years. We chose
Gleahaven Road specifically for its defining qualities: quiet streets, low density, and
mature tree canopy. The proposal to replace two existing homes with four new ones
would destroy these qualities permanently.

Density That Doesn't Fit

Gleahaven Road is a small, dead-end street with nine homes on large lots—ranging
from 13,000 to 38,000 square feet. Adding four new residences where only two exist
today nearly doubles occupancy at the street entrance. Meeting minimum zoning
compliance is not the same as being appropriate for this location. This level of density
is fundamentally incompatible with the established character residents depend on.
Unlike downtown Wayzata or in Plymouth suburb where there is a higher density, this
street/neighborhood has larger lot sizes creating more open space between homes.
That more open feel is an important and valued aspect of the neighborhood.

Real Safety and Traffic Concerns

Currently, this location has two modest driveways serving minimal traffic. The
subdivision would generate four separate households—each with multiple vehicles—
entering and exiting daily on a narrow street that cannot be widened due to
topography and right-of-way constraints.

This matters directly to families here. My children catch the school bus at Gleahaven
and Gleason Lake Road, where visibility is already limited by the hill and curve.
Significantly increased traffic at this intersection creates genuine safety risks for child
pedestrians and school transportation.

Environmental Loss That Cannot Be Recovered

The mature trees on these parcels currently provide visual screening and sound
buffering from Gleason Lake Road. The proposed grading and construction will
remove these trees and flatten the natural topography that shields our neighborhood.
Replacement landscaping cannot recreate what will be lost—these impacts are
permanent.

Our home will lose its green-space view and face direct sight lines to newly
constructed homes and the busier road beyond.

The Rental Argument Doesn't Hold

The applicant suggests residents prefer redevelopment because of rental concerns.
This misses the point. These rentals have been quiet and well-maintained. More
importantly, rental status is temporary—homes could be sold to buyers who will be
owner-occupied without any need for subdivision. The presence of tenants does not
justify transforming the neighborhood's fundamental character.

Property Value and Property Rights
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The quiet, low-density nature of Gleahaven Road is not incidental to its value—it is
central to why people live here. Increasing density, removing trees, adding traffic, and
eliminating views will directly diminish property values for existing residents.
Irreversible Consequences

Unlike rental turnover or other neighborhood changes, subdividing land cannot be
undone. Once approved, the traffic, environmental, safety, character, and financial
impacts will be permanent fixtures of this street for decades to come.

We chose this neighborhood deliberately, and we maintain our home and participate
in our community. We are not opposed to development or change—we are opposed
to development that is wrong for this particular neighborhood. Wayzata's reputation
rests on thoughtful planning that respects context and existing residents.

| urge the City Council to preserve the two-home configuration that has served this
neighborhood well and to reject a proposal that prioritizes density compliance over
community character and resident welfare.

Thank you for your consideration. | look forward to the February 9th hearing.
Respectfully,

Ryan Schultz

108 Gleahaven Road
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From: Morgan Kaufman

To: City; Dan Koch; Alex Plechash; Molly MacDonald; Ken Sorensen; Andrew Mullin; Nick Kieser; Haily Hedblom
Subject: Proposed Glea Haven 3rd Addition subdivision
Date: Wednesday, January 28, 2026 8:15:54 PM

Hello Members of the Wayzata Planning Commission and City Council,

We wanted to reach out in regards to the proposed Glea Haven 3rd Addition Subdivision at
190 Gleason Lake Road and 121 Gleahaven Rd. We are STRONGLY AGAINST this
development.

Our young family of 5 live at 167 Gleahaven Rd When we bought in this neighborhood, we
fell in love with the quiet and charming character that defines our neighborhood. There’s so
much value that would be lost if 2 lots became 4.

Speaking of adding 4 new construction homes, they would completely take away from the
well established, maintained cul de sac. Including the mature trees and greenery. Which would
again dramatically decrease and take away from our current neighborhood quality.

Not to mention the amount of traffic that would increase on an already busy/hard to see
hill/street (Gleason Lake Rd), would be incredibly dangerous for the active community.
Pedestrians/School Buses/emergency vehicles etc. It is absolutely scary trying to walk as a
family or walk a dog and cross the street.

We are asking the planning commission and city council to REJECT the proposed Glea
Haven 3rd Addition.

We unfortunately will not be able to attend the meeting on February 9th, but appreciate your
attention to this matter and your service to our community.

Blessings,
Pete Trinh and Morgan Kaufman

167 Gleahaven Rd
Wayzata
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Dear Members of the Wayzata Planning Commission and City Council,

We are property owners at 110 Gleahaven Rd, across from and with a prominent view of the
proposed new subdivision. We were dismayed to learn of the extent of this proposal,
replacing two lovely homes with four new single family homes.

As you well know, Gleahaven Rd is a quiet cul de sac. The street is tree lined, natural, the
homes have privacy, the atmosphere is serene, and the homes have varied architecture.
While we support controlled growth of the community, this development would sacrifice
the unique character of this street which is so close to the center of Wayzata. The addition
of four single family homes with the same look and feel would make Gleahaven Rd seem
like any other high density subdivision found in neighboring communities. Aesthetics and
architectural variety would certainly suffer due to this proposal subdivision, likely resulting
in reduced property values.

More importantly than those considerations, we worry for the safety of our small Gleahaven
community. Four homes nestled around a small corner and the likely 8-10 vehicles that
would be entering and exiting multiple times per day would be a significant increase to an
already dangerous intersection with difficult sight lines and very close proximity to an exit
ramp. Itis challenging enough to try to walk one's dog, accompany children to the bus stop,
or just try to cross Gleason Lake Rd to get to the sidewalk. Adding to the traffic with four
homes and all of the coming-and-going that would entail seems both unwise and unsafe.
An additional practical consideration is that Gleason Lake Rd is soon to be redesigned and
remediated because it is generally acknowledged that there are safety and speed
concerns. The addition of four homes so close together and the traffic they will generate is
not part of that roadwork plan that is already in the works.

For these reasons, we oppose the proposed Glea Haven 3rd Addition subdivision. We look
forward to the upcoming public meeting on February 9 and will gladly share our views in
that forum.

Sincerely,

Kumar & Kathy Das Gupta
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110 Gleahaven Rd

Wayzata
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From: Michelle Schultz

To: City; Dan Koch; Alex Plechash; Molly MacDonald; Ken Sorensen; Andrew Mullin; Nick Kieser; Haily Hedblom
Subject: Strong Opposition to Proposed Glea Haven 3rd Addition (190 Gleason Lake Rd & 121 Gleahaven Rd)
Date: Wednesday, January 28, 2026 11:18:13 AM

Dear Members of the Wayzata Planning Commission and City Council,

I am writing as a long-time resident of Gleahaven Road (108 Gleahaven) to express my strong
opposition to the proposed Glea Haven 3rd Addition subdivision at 190 Gleason Lake Road
and 121 Gleahaven Road.

My family, which includes our two children, have lived here for nearly eleven years, and we
deeply value the quiet, low-density, heavily treed character that defines this neighborhood.
The proposed redevelopment, replacing two existing homes with four new single-family
homes, would fundamentally and permanently alter this character in ways that are neither
necessary nor beneficial to the neighborhood or community.

Request

For the many reasons set forth below, I respectfully urge the Planning Commission and City
Council to reject the proposed Glea Haven 3rd Addition and preserve the existing two-home
configuration that has served this neighborhood well for decades. This proposal is simply not
the right fit for this uniquely quiet, green, and low-density part of Wayzata.

1. The proposed increase in density is incompatible with the established neighborhood

While the applicant emphasizes that the 4-lot configuration technically complies with R-3
density minimums, numerical compliance does not make the subdivision appropriate for this
location. Gleahaven Road is a small, dead-end neighborhood road with only nine existing
homes, all on large lots ranging from approximately 13,000 to 38,000 square feet (per the
applicant’s narrative, p. 3). Adding four new homes where only two exist today nearly doubles
the number of residences at the entrance to our street. This fundamentally changes the feel of
the neighborhood and contradicts the large-lot, low-traffic, green-space character that existing
residents rely on and value.

2. Traffic impacts will be significant and unavoidable

The current configuration includes:
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One driveway on Gleason Lake Road for the single-family home, and

e One small, lightly used driveway for the duplex on Gleahaven Road. The duplex unit
is small, and per our observations over many years, it has never been occupied by
more than 2 adults and a toddler. Often, due to the small size, there is just a single
occupant renter.

Under the proposed subdivision, four homes would be accessed from Gleahaven Road. Even
with two shared driveways, four separate households (each almost certainly with multiple
cars) will be entering and exiting daily on a narrow, non-expandable road. The grading plan
also shows no ability to widen the street due to the steep hill and limited right-of-way
(Preliminary Plat, p. 1-2).

Both of my children attend Wayzata Public Schools and take the school bus to and from the
stop at the corner of Gleahaven Road and Gleason Lake Road. The increased traffic created by
four additional homes materially reduces the safety of this bus stop, where children wait,
cross, and board the bus on a road that already has limited visibility due to the existing hill and
curve.

This is not a minor change. It places a disproportionate traffic burden on a street not designed
to absorb it, and it poses real concerns for general safety, including child pedestrian and school
transportation safety, walkability, and emergency vehicle access.

3. Loss of mature trees, green space, and natural noise buffer

The existing parcels provide a mature tree canopy, many of which are identified in the tree
inventory (Preliminary Tree Plan, pp. 5-6). They form the natural landscape that shields
Gleahaven Road from the noise and visual intrusion of Gleason Lake Road.

The proposed subdivision requires substantial grading, stormwater excavation, and driveway
construction, removing multiple mature trees and flattening a natural hill that currently serves
as a sound and sight barrier. Once removed, these environmental and visual and

sound aesthetic benefits cannot be replaced by landscaping.

As aresult, our home at 108 Gleahaven will lose its current green-space view and instead face
newly constructed homes and direct sight lines to Gleason Lake Road. These impacts are
permanent and cannot be meaningfully mitigated with replacement landscaping.

4. Claims about rentals do not justify subdivision
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The applicant cites “concerns about rentals” as a reason residents purportedly prefer
redevelopment. However:

e We have experienced no negative impacts from the rental status of these homes,
which have been quiet and well maintained.

o Rentals are not permanent; the homes could be sold as owner-occupied tomorrow
without any need for subdivision.

e The presence of renters does not justify transforming two lots into four or altering the
fabric of the neighborhood.

5. Project will negatively impact property values

Changing the character of the street by increasing density, reducing green space, increasing
traffic, and degrading views will have a negative impact on home values on Gleahaven Road,
including my own. The quiet, low-density nature of the neighborhood is a material component
of its market value, and the proposed plan would directly undermine it.

Further, if the City approves a subdivision that diminishes private property values by
materially altering the surrounding conditions, this raises concerns resembling an “inverse
condemnation” or eminent-domain-type effect where government action effectively reduces
the value or utility of private property without compensation. While this is not a formal
eminent domain taking, the impact on property rights and value is meaningfully similar.

6. This project is unnecessary and out of character

If we had wanted to live in a high-density neighborhood with smaller lots and houses packed
closely together, when we built our home in 2015, we would have built in nearby areas such as
North Plymouth or Medina. We and our neighbors chose Gleahaven Road precisely because of
its low density, mature trees, and peaceful character. The proposed layout, despite meeting
numerical zoning minimums, contradicts the spirit of this neighborhood and Wayzata’s
broader commitment to thoughtful development that respects existing context.

7. The subdivision creates permanent adverse impacts

Unlike rental turnover, subdividing land is irreversible. If this plan is approved, the
environmental, safety, visual, traffic, character and property value impacts cannot be undone.
The long-term costs to the neighborhood outweigh any stated benefits of replacing two
well-functioning homes with four large new ones.

Thank you for your consideration and for your service to our community. I would be happy to

answer questions. I also plan to attend the public hearing on February gth,
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Sincerely,

Michelle Schultz
108 Gleahaven Road
Wayzata, MN 55391
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City of Wayzata
/\ Planning Commission

Agenda Report
City of Wayzata

MEETING DATE: February 9, 2026 | AGENDA ITEM: 7.a

TITLE: Review of Development Activities

PREPARED BY: Alex Sharpe, Community Development Director

REVIEWED BY:

60 DAY DEADLINE: N/A

BACKGROUND:
A verbal update will be provided at the meeting.

ACTION REQUESTED:
N/A

ATTACHMENTS:
None
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City of Wayzata
/\ Planning Commission

Agenda Report
City of Wayzata

MEETING DATE: February 9, 2026 | AGENDA ITEM: 7.b
TITLE: Planning Commission Meeting Schedule

PREPARED BY: Alex Sharpe, Community Development Director
REVIEWED BY: Alex Sharpe, Community Development Director

60 DAY DEADLINE: N/A

BACKGROUND:

The 2026 City Calendar and City Council Liaison Schedule are attached. The next City Council meeting is
scheduled for Tuesday, February 10. The next Planning Commission meeting is scheduled for Monday,
February 23.

ACTION REQUESTED:
N/A

ATTACHMENTS:
1. 2026 City Calendar
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City of Wayzata

2026 Meeting Calendar
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Revised
1/20/2026

City of Wayzata

- Energy & Environment 5:30 PM

Planning Commission - 6:30 PM

City Council - 7:00 PM

Local Board of Appeal & Equalization - TBD April 2026

- Charter Commission - 9:00 AM

Lake Minnetonka
Conservation District (LMCD)

Heritage Preservation
Board (HPB) - 2:00 PM

Housing & Redevelopment
Authority (HRA) - 7:30 AM

I Parks & Trails Board - 6:00 PM

| |Pub|ic Art Committee - 5:00 PM

I Nioht to Unite

Holiday Observed
City Offices Closed

| || Election
Precinct Caucuses—2/3/26 (No Public Meetings)

Meeting dates and times are subject to
change. Dates can be confirmed by calling

City Hall.
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