












  1616 Humboldt Avenue 
West St. Paul, MN 55118 

 
651-552-4100 

www.wspmn.gov 
 
 

 
 

CITY OF WEST ST. PAUL, MN 
NOTICE OF PUBLIC HEARING 

 
 
The listed items below will be a Public Hearing at the Planning Commission Meeting Tuesday, 
July 21, 2020 at 6:30 pm and a Public Hearing at the City Council Meeting Monday, July 27, 
2020 at 6:30 p.m.: 
 

PC Case 20-07 – Multiple applications for the construction of two apartment 
buildings totaling to 393 units at 1201 Robert St. #50 (K-Mart Site) and 100 Signal 
Hills Ave (Signal Bank Site) – Dominium Development 
 

If you have any questions regarding the hearing item listed above, please contact Melissa 
Sonnek, City Planner at (651) 552-4134. 
 
______________________________________________________________________________ 

For Informational Purposes Only – Not for Publication 
 

Shirley Buecksler 
City Clerk 
 
Published:  July 12, 2020 
  St. Paul Pioneer Press 
 
Posted:  July 7, 2020 
  Municipal Center 
 

http://www.wspmn.gov/


 
TO:     City Planner 
THROUGH: Asst. Parks & Recreation Dir. 
FROM:    Environmental Committee 
DATE:  July 15, 2020 
 
SUBJECT:   
Case 20-07 – Site Plan Review for the Construction of Two Apartment Buildings 
 
BACKGROUND INFORMATION: 
Due to the current COVID-19 crisis, the Environmental Committee (EC) did not meet 
in July.  That being said, the EC is still reviewing the landscaping for any submitted 
site plan remotely. Members recently reviewed the Site Plan submitted by Dominium 
Development for the construction of two affordable apartment buildings located at 
the current K-Mart and Signal Bank Buildings. The total number of units is 393 
units, 247 units within an independent senior building and 146 units within a non-
age restricted affordable apartment building. 
 
Four of the seven Committee members submitted their comments regarding the 
plans. Overall, Members liked that there was some stormwater management 
addressed, but would like to see more done and perhaps reduce impervious surface 
area.  They were very happy to see the numbers required trees was actually exceeded 
and that the landscaping was very thorough and complete, with a nice variety and 
selection of plantings. Other comments by Members included the addition of Dark 
Sky compliant lighting, a green or white roof, recycling of stormwater, and guarantee 
that landscape plan is actually followed.  Members are recommending approval of the 
plans with the following recommendations: 
• They strongly encourage the developer to use “pollinator friendly” native plants 

that were not treated with “neonicotinoids”. 
• The addition of a green roof to treat stormwater onsite or white roof to reduce 

urban heat island effect. 
• Strongly encourage all exterior lighting to be Dark Sky compliant 

 
RECOMMENDATION: 
Environmental Committee members approve the Construction of two apartment 
complexes on the Signal Hills site, with the recommendations listed above. 
 
 
 
 
 
 
 



COMMISSIONER COMMENTS: 
1. How wonderful to hear that this area will finally be redeveloped. I would follow the 

suggestions we always seem to give about native plants and pollinator friendly.  
 

2. My concern is that the landscape plan will be pared down once the project is in 
place. Hence, I would recommend that before any Certificate of Occupancy for the 
development is issued, an inspection of the property must be completed to ensure 
the landscape plan was completed as presented to, and approved by, the Council 
and Environmental Committee. 
 

3. The plan looks good. I'm glad they are adding so many trees. I am wondering 
about the amount of parking I see in the plan- is that much blacktop necessary or 
is this code? This site used to be a wetland and it would be great to add a water 
feature of some kind- pond, etc. Reducing blacktop would also be my 
recommendation. 
 

4. Would it be possible to implement some rainwater recycling on the site for both of 
these projects for the irrigation like the Minnesota Twins do?  Instead of 
completely relying on water supply from the City for irrigation and getting rid of 
excessive rainwater, would it be possible to explore rainwater recycling for at least 
a part of the water needs for the landscape? 
 
Dark Sky lighting  
White roofs, green roofs,  
Rain gardens to assist with rain capture 
Use native plants whenever possible that are neonic-free 
Energy-efficient lighting  
Non-toxic building materials  
Water-saving features, if possible  
Love that so many trees and other vegetation that will be in the final design 



 

  
Engineering/Public Works Report 

1 | P a g e  
 

To:   Planning Commission and City Council  

Through: Melissa Sonnek, City Planner 

From:  Cody Joos, Engineering Tech II 

Date:  July 9th, 2020 
 
Dominium Plat Review  
 

 

REVIEW: 
The Engineering Department has completed a review of the above listed plat.  
 

 
STAFF RECOMMENDATION: 

1. Request that the applicant realign Livingston Avenue along the northeast  NE corner of the 
property, to square up the Livingston and Butler intersection,  

2. Request an 8ft wide trail along Butler Avenue as well as a 5ft wide sidewalk along Livingston, as 
is outlined in the West St. Paul Pedestrian & Bicycle Plan, and 

3. Request a minimum of 10ft wide utility and drainage easements along property lines that abut 
public streets and 5ft easements for interior property lines.   
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Memorandum 
 
To: Ross Beckwith, PE 
 Melissa Sonnek 
 
From: Kendra Fallon, EIT 
 Jake Newhall, PE 
 
Date: July 14, 2020 
 
Re: Signal Hills Dominium Stormwater Review 
 WSB Project No. 013770-000  
 

 
The following documents were submitted on June 29, 2020 by Loucks and were reviewed for 
compliance with the City of West St. Paul (City), Lower Mississippi River Watershed Management 
Organization (LMRWMO), and MPCA Engineering Guidelines: 
 

• Exhibit A – Family Site Plans 

• Exhibit A – Senior Site Plans 

• 05749D-DA-FPLAT-03-10-20 

• 05749D-DA-PPLAT-03-10-20 

• Exhibit C – Stormwater Management Plan 
 
The project will disturb over an acre of land which requires a NPDES permit and triggers water 
quality and rate control requirements. The following comments should be addressed as the 
project moves forward: 
 
General 

1. A NPDES permit will be required prior to construction. Applicant should list existing 
impervious area on site within the drainage report or on the plans to confirm the net 
change in impervious. 

a. Erosion control plans and a SWPPP should be submitted for review. 
2. A maintenance agreement including an operations and maintenance plan for the 

underground filtration basins should be included in future submittals.  
3. Rational method storm sewer sizing calculations and a catch basin drainage area map 

should be submitted to confirm storm sewer is being sized for the 10-year storm event.  
4. The drainage report notes that MIDS modeling was used to confirm 50% TP removal 

requirement was being met. Applicant should submit MIDS inputs and results to confirm. 
 
Plans 

1. The plans note to see details for the Contech Stormfilter systems, however, there were 
no details provided.  

2. There is a run of storm sewer south of the proposed Family Building which is not being 
routed to the underground filtration systems. Applicant should note why that storm sewer 
is bypassing the underground filtration systems (depth of storm sewer, etc.). 

3. A sump should be added to CBMH 107 if sumps are intended to provide the required 
pretreatment for the underground filtration systems. If not, some other form of 
pretreatment prior to the underground filtration systems must be provided.  

4. Applicant should confirm if a catch basin is needed on the southwest side of the road 
across from CBMH 113 at an apparent low point. 
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a. Additionally, if the green space near the building will drain to the roadway 
applicant may consider removing CB 113A. 

5. It is recommended that a catch basin be added to the curb line just north of the southeast 
garage entrance (on the storm sewer pipe from CB 140 to CBMH 141).  

6. The EOF for low points within the parking lot should be called out on the plans.  
7. There is a trench drain called out on sheet C4-2 near the northeast garage entrance, 

however, there is not a trench drain shown.  
8. Connections to City storm sewer or any storm sewer within the City right-of-way should 

be updated to RCP. It is recommended RCP be used under all driving surfaces.  
a. The pipe size for all existing storm sewer being connected into should be called 

out on the plans.  
 
Modeling 

1. The underground filtration systems should be modeled as ponds rather than reaches and 
should be representative of the details in the plans when provided.  

a. Applicant should include information on the design rate through the filtration 
media in the Contech Stormfilter system to confirm modeling. 

2. The 10-day snowmelt event should be modeled, and the results should be included in 
future submittals. 

3. There is a portion of proposed drainage area E3 which appears to drain directly to 
Livingston Avenue. If that is correct the proposed drainage area map and HydroCAD 
model should be updated accordingly.  

 
We request the applicant respond with how each comment above has been addressed. Please 
reach out with any questions concerning the comments provided in this memo. 



                                                                   

Dakota County Surveyor’s Office  

Western Service Center    14955 Galaxie Avenue    Apple Valley, MN  55124 
952.891-7087    Fax 952.891-7127    www.co.dakota.mn.us  

 

July 9, 2020 

City of West St. Paul 
1616 Humboldt Ave. 
West St. Paul, MN  55118 
 
Re: WSP FAMILY LEASED HOUSING 
 
The Dakota County Plat Commission met on July 8, 2020, to consider the preliminary plat of the above 
referenced plat. The plat is adjacent to CSAH 4 (Butler Ave.) and is therefore subject to the Dakota 
County Contiguous Plat Ordinance. 
 
The preliminary plat includes a redevelopment project of portions of the Signal Hills Mall site that 
proposes a senior building with 247 units and an apartment building with 146 units. The access spacing 
guidelines are 1/8-mile along CSAH 4 (Butler Avenue). The proposed plat includes two access locations 
to CSAH 4.  As discussed, with inadequate access spacing, the Plat Commission will allow only the one 
access at Gorman Avenue. The right-of-way needs along CSAH 4 are 50-feet of half right of way. With 
the existing buildings and conditions in the area, the Plat Commission is requiring only 40-feet of half 
right way. The plat needs to dedicate an additional 10-feet of right of way to meet the 40-foot 
requirement. 
 
As discussed, the Plat Commission highly recommends a new 8-foot trail with this proposed 
development to accommodate existing and future pedestrians and bikers along CSAH 4. This proposed 
development increases the need for a modern 8-foot trail, which also aligns with the Dakota County 
Pedestrian and Bike Trail Plan. 
 
The Plat Commission also noted that with this larger redevelopment project, it would be good 
opportunity to realign the Livingston Avenue/CSAH 4 intersections. The southern portion of Livingston 
Avenue could realign with the northern portion of Livingston to increase the safety of traffic movements 
at these intersections. 
 
The Plat Commission has approved the preliminary plat provided that the described conditions are met.  
The Ordinance requires submittal of a final plat for review by the Plat Commission before a 
recommendation is made to the County Board of Commissioners. 
 
Traffic volumes on CSAH 4 are 4,900 ADT and are anticipated to be 5,200 ADT by the year 2030.  These 
traffic volumes indicate that current Minnesota noise standards for residential units could be exceeded 
for the proposed plat.  Residential developments along County highways commonly result in noise 
complaints. In order for noise levels from the highway to meet acceptable levels for adjacent residential 
units, substantial building setbacks, buffer areas, and other noise mitigation elements should be 
incorporated into this development. 
 
No work shall commence in the County right of way until a permit is obtained from the County 
Transportation Department and no permit will be issued until the plat has been filed with the County 
Recorder’s Office.  The Plat Commission does not review or approve the actual engineering design of 
proposed accesses or other improvements to be made in the right of way.  Nothing herein is intended to 



restrict or limit Dakota County’s rights with regards to Dakota County rights of way or property.  The Plat 
Commission highly recommends early contact with the Transportation Department to discuss the 
permitting process which reviews the design and may require construction of highway improvements, 
including, but not limited to, turn lanes, drainage features, limitations on intersecting street widths, 
medians, etc.  Please contact Gordon McConnell regarding permitting questions at (952) 891-7115 or 
Todd Tollefson regarding Plat Commission or Plat Ordinance questions at (952) 891-7070. 
 
Sincerely, 
 

 
Todd B. Tollefson 
Secretary, Plat Commission 

c:    Matt Hodges (Dominium  Inc.)
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 Waters Edge Building 
1500 County Road B2 West 

Roseville, MN 55113  
 

 

An equal opportunity employer 

 

MnDOT Metropolitan District, Waters Edge Building, 1500 County Road B2 West, Roseville, MN 55113 

July 15, 2020 

 

Melissa Sonnek 

City Planner 

City of West St. Paul 

1616 Humboldt Avenue 

West St. Paul, MN 55118 

 

 

SUBJECT:  MnDOT Review # P20-042 

Signal Hills Shopping Center Redevelopment  

  SW Quad MN 952(S. Robert St.) & Butler Avenue West. 

West St. Paul, Dakota County  

 

 

Dear Ms. Sonnek :  

 

Thank you for the opportunity to review the Signal Hills Shopping Center Redevelopment. 

MnDOT has reviewed the documents and has the following comments: 

 

Noise: 

MnDOT's policy is to assist local governments in promoting compatibility between land use and 

highways. Residential uses located adjacent to highways often result in complaints about traffic 

noise. Traffic noise from this highway could exceed noise standards established by the 

Minnesota Pollution Control Agency (MPCA), the U.S. Department of Housing and Urban 

Development, and the U.S. Department of Transportation. Minnesota Rule 7030.0030 states that 

municipalities having the authority to regulate land use shall take all reasonable measures to 

prevent the establishment of land use activities, listed in the MPCA's Noise Area Classification 

(NAC), anywhere that the establishment of the land use would result in immediate violations of 

established State noise standards.  

 

MnDOT policy regarding development adjacent to existing highways prohibits the expenditure 

of highway funds for noise mitigation measures in such developed areas. The project proposer is 

required to assess the existing noise situation and take the action deemed necessary to minimize 

the impact to the proposed development from any highway noise.  

 

If you have any questions regarding MnDOT's noise policy please contact Natalie Ries in Metro 

District’s Noise and Air Quality Unit at 651-234-7681 or Natalie.Ries@state.mn.us. 

 

Transit: 

There are bus stops along eastbound Butler Ave near Humboldt and along southbound 

Livingston Ave. Please coordinate with Metro Transit to mitigate impacts to operations at these 

mailto:Natalie.Ries@state.mn.us
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stops. Metro Transit requests the developer contact them at Transit-BusOps-StreetSup-

AssistManagers@metc.state.mn.us  so they can work together to make sure to avoid possible 

impacts and disruptions to the stop as well making sure the stop is up to proper specifications 

when project is complete.  

 

If you have any questions regarding this comment, please contact Jason Junge, Multimodal 

Planning, Jason.Junge@state.mn.us or 651-234-7878.   

 

Multimodal: 

Metro Bike/Ped recommends that all driveway entries to the development from the public Right-

of-Way consider driveway intersection treatments that encourage turning vehicles to yield to 

sidewalk users. The concrete sidewalk should continue at typical sidewalk elevation across the 

driveway and the driveway itself should raise up to meet the elevation of the sidewalk. The 

driveway entry off of Butler in the senior housing site plan shows a curb line across the sidewalk, 

which presents accessibility issues. Please correct this. MnDOT recommends the developer 

consider direct sidewalk connections to the shopping center to the south. 

 

For questions regards the above comments, contact Jesse Thornsen, Metro Multimodal, at 651-

234-7788 or Jesse.Thornsen@state.mn.us. 

 

Water Resources: 

A MnDOT drainage permit will be required to ensure that current drainage rates to MnDOT 

right-of-way will not be increased.  The drainage permit application, including the information 

below, should be submitted online to: https://dotapp7.dot.state.mn.us/OLPA 

 

The following information must be submitted with the drainage permit application: 

 

1)  A grading plan showing existing and proposed contours. 

2)  Drainage area maps for the proposed project showing existing and proposed drainage 

areas.  Any off-site areas that drain to the project area should also be included in the drainage 

area maps.  The direction of flow for each drainage area must be indicated by arrows. 

3)  Drainage computations for pre and post construction conditions during the 2, 10, 50 and 100 

year rain events. 

4)  Time of concentration calculations. 

4)  An electronic copy of any computer modeling used for the drainage computations. 

5)  See also the attached Drainage Permits Checklist for more information. 

 

Once a drainage permit application is submitted, a thorough review will be completed and 

additional information may be requested.  Please direct questions concerning drainage issues to 

Jason Swenson (651-234-7539) or Jason.Swenson@state.mn.us of MnDOT’s Water Resources 

section.    

 

Permits: 

In addition to the drainage permit mentioned above, any use of, or work within or affecting, 

MnDOT right of way will require a permit.  

 

mailto:Transit-BusOps-StreetSup-AssistManagers@metc.state.mn.us
mailto:Transit-BusOps-StreetSup-AssistManagers@metc.state.mn.us
mailto:Jason.Junge@state.mn.us
mailto:Jesse.Thornsen@state.mn.us
https://dotapp7.dot.state.mn.us/OLPA
mailto:Jason.Swenson@state.mn.us
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Permits can be applied for at this site: https://olpa.dot.state.mn.us/OLPA/. 

 

Please direct questions regarding permit requirements to Buck Craig of MnDOT’s Metro Permits 

Section at 651-234-7911 or Buck.Craig@state.mn.us.  

 

Review Submittal Options 
MnDOT’s goal is to complete reviews within 30 calendar days. Review materials received 

electronically can be processed more rapidly. Do not submit files via a cloud service or 

SharePoint link. In order of preference, review materials may be submitted as: 

 

1. Email documents and plans in PDF format to metrodevreviews.dot@state.mn.us. 

Attachments may not exceed 20 megabytes per email. Documents can be zipped as well. 

If multiple emails are necessary, number each message.  

2. PDF file(s) uploaded to MnDOT’s external shared internet workspace site at: 

https://mft.dot.state.mn.us. Contact MnDOT Planning development review staff at 

metrodevreviews.dot@state.mn.us for uploading instructions, and send an email listing 

the file name(s) after the document(s) has/have been uploaded.  

3. Mailed or hand delivered documents in PDF format on a flash drive or CD-ROM to:  

MnDOT – Metro District Planning Section  

Development Reviews Coordinator  

1500 West County Road B-2  

Roseville, MN 55113  

4. Printed documents via mail or hand delivery to the address above. Include one set of full-

size plans.  

 

If you have any questions concerning this review, please contact me at (651) 234-7797. 

 

Sincerely, 

 
Cameron Muhic 

Senior Planner 

 

Copy sent via E-Mail: 

Buck Craig, Permits    Lance Schowalter, Design 

Chris Chatfield, Water Resources   Jason Swenson, Water Resources 

Molly Kline, Area Engineer   Mohamoud Mire, Area Coordinator   

Almin Ramic, Traffic     Natalie Ries, Noise 

Casey Crisp, Surveys    Benjamin Klismith, Right-of-Way  

Mackenzie Turner Bargen, Multimodal Jesse Thornsen, Multimodal 

Jason Junge, Transit     Russell Owen, Metropolitan Council   

   

https://olpa.dot.state.mn.us/OLPA/
mailto:Buck.Craig@state.mn.us
mailto:metrodevreviews.dot@state.mn.us
https://mft.dot.state.mn.us/
mailto:metrodevreviews.dot@state.mn.us
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Technical Memorandum 
To:     Matt Hodges – Dominium 
From:     Jonah Finkelstein, PE 
Date:     July 15, 2020 
Re:     Trip Generation Memorandum – West Saint Paul Residential Development 
 

Purpose of Report and Study Objectives 

The purpose of this study is to determine the expected traffic generation for the proposed 
residential development site located south of Butler Avenue between Hall Avenue and 
Livingston Avenue in West Saint Paul, Minnesota. The new land use will consist of a 137-unit 
apartment complex and 232 senior building in place of the existing shopping center. 

Conclusions 

The trip generation and distribution of the proposed residential complex was reviewed. Using 
standard trip generation data, the expected trip generation for the proposed development is: 

• 1,390 daily trips to and from the site 

• 84 new AM peak hour trips (32 entering and 52 exiting) 

• 115 new PM peak hour trips (64 entering and 51 exiting) 
 
No significant operational impacts are anticipated for the surrounding roadways and 
intersections due to the trips generated from this proposed development. 
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Existing Site  

The proposed site is currently vacant but was originally a big box department store. The 
development shares its parking lot with the strip mall to the south though these connections 
are proposed to be removed with the new development. 
 
Based on available data sources, the following Average Daily Traffic (ADT) volumes are present 
on the surrounding roadways: 

• 5,200 vehicles per day on Butler Avenue west of S Robert Street 

• 8,300 vehicles per day on Butler Avenue east of S Robert Street 

• 13,300 vehicles per day on S Robert Street north of Butler Avenue 

• 18,400 vehicles per day on S Robert Street south of Butler Avenue 

Trip Generation 

The existing and future traffic forecasts for the site are based on the data and methods 
published in the Institute of Transportation Engineers (ITE) Trip Generation Manual, 10th 
Edition. The ITE manual compiles studies from across the country to provide a national average 
of traffic for various land uses. Spack Consulting also collects current average traffic volumes 
for various land uses in the Twin Cities regional area for use in our studies. Local data is 
considered more relevant than the ITE national data as it is generally newer and accounts for 
our area’s specific characteristics and driving habits. Per the procedure in the Trip Generation 
Manual, local trip generation data is used when possible and supplemented with national ITE 
data when local data is not available. 
 
Table 1 presents the trip generation for proposed land uses. 
 

Table 1 – Raw Trip Generation Comparison 

Source Description 
(source) 

Daily Trips AM Peak Hour PM Peak Hour 

Entering Exiting Entering Exiting Entering Exiting 

ITE 

Multifamily Housing (Mid-
Rise) – 167-Units (ITE-

221) 
373 373 13 36 37 24 

Senior Adult Housing – 
Attached – 232-Units (ITE 

252) 
429 429 16 30 33 27 

TOTAL TRIP GENERATION 802 802 29 67 70 51 

Local 

Apartment 302 302 6 36 40 19 

Senior Adult Housing 393 393 26 16 24 32 

TOTAL TRIP GENERATION 695 695 32 52 64 51 

 
As shown in Table 1, the local and ITE based peak hour trip generation results are similar. 
Therefore, based on recommended best practices, the trip generation forecasts based on local 
data are used in the analysis. 
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The proposed development change results in roughly 1,390 new daily trips, 84 new AM peak 
hour trips, and 115 pm peak hour trips when compared against the vacant lot. 
 
To show the magnitude of change compared to the previous big box store land use the 
expected trip generation for the residential land use was compared against that of a 
department store. This comparison can be seen in Table 2. 
 

Table 2 – Raw Trip Generation Comparison 

Source Description 
(source) 

Daily Trips AM Peak Hour PM Peak Hour 

Entering Exiting Entering Exiting Entering Entering 

Proposed 
Land Use 

TOTAL TRIP 
GENERATION (Local) 

695 695 32 52 64 51 

Existing 
Land Use 

Big Box Store (Local) 2,358 2,358 99 77 184 192 

Net Change in Trip Generation -1663 -1663 -67 -25 -120 -141 

 
As Table 2 shows, when compared to the previously existing big box store land use, the 
proposed residential land use is expected to generate less traffic including: 

• 3,326 less daily trips 

• 92 less AM peak hour trips 

• 261 less PM peak hour trips 

Trip Generation Distribution 

To be able to see the impact of site trips on surrounding intersections, trips need to be 
distributed throughout the roadway network. A trip distribution pattern for the generated 
traffic going to and from the proposed development accounting for the major highway 
connections surrounding the development and likely travel patterns is as follows: 

• 30% of the generated traffic to/from the north on S Robert Street 

• 20% of the generated traffic to/from south on S Robert Street 

• 35% of the generated traffic to/from east on Butler Avenue 

• 15% of the generated traffic to/from west on Butler Avenue 
 
Traffic generated by the site development was assigned to the area roadways per this 
distribution pattern.  
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Intersection Impact Analysis 

Using the trip generation and trip distribution, new trips for the proposed land use plan were 
routed through the following intersections: 

• Butler Avenue & Hall Avenue 

• Butler Avenue & Western Site Access 

• Butler Avenue & Eastern Site Access 

• Butler Avenue & Livingston Avenue 

• S Robert Street & Butler Avenue 

• S Robert Street Orme Avenue 

• Livingston Avenue & Orme Avenue 

• Livingston Avenue & Site Access 
 
Figure 1, below, present the routing of the new trips, associated with the residential 
development, through the study area. 
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Figure 1 – Peak Hour Site Trips with Current Land Use Scenario 

 

 

 

 
 
 

 

AM Peak Hour 

PM Peak Hour 
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As seen in Figure 1, the highest hourly volume increase for any intersection movement due to 
the site traffic is 31 vehicles. This occurs at the westbound right turn at Livingston Avenue & 
Orme Avenue and the northbound left turn at Livingston Avenue & Site Access in the evening 
peak hour. This magnitude of new trips equates to an increase of roughly one vehicle every two 
minutes for that movement.  
 
The West Saint Paul Planning Commission raised congestion concerns about the S Robert S & 
Orme Avenue intersection. At this intersection, the following volume increases are forecasted: 

• Northbound left turn; six vehicles in the AM peak hour and 13 vehicles in the PM peak 
hour 

• Southbound right turn; nine vehicles in the AM peak hour and 18 vehicles in the PM 
peak hour 

• Eastbound right turn; nine vehicles in each of the peak hours 
 
This magnitude of new trips at one intersection does not raise any significant impact concerns 
and is not expected to significantly change overall traffic flow or operations. 

Site Plan Review 

The proposed site plan was reviewed for traffic-related concerns. The following conditions are 
noted: 

• Sidewalk Connections 
o Provide sidewalk extensions to the existing sidewalk along Butler Avenue. 
o Remove the internal crosswalks to the south of the development as they do not 

align with any receiving pedestrian infrastructure. 
o Construct a sidewalk along the west side of Livingston Avenue with connections 

to Butler Avenue and Orme Avenue. This will provide safe pedestrian 
connections to the south. 

o Provide a boulevard between Butler Avenue and the proposed sidewalk to 
allow room for snow storage and signage. This will also match the existing 
northern sidewalk configuration. 

o If mobility between buildings is expected to be high, additional crossing should 
be provided near the north and south end of each building. 

• Site Access and  
o One new site access is proposed on Butler Avenue near Gorman Avenue. This 

access should line up with Gorman Avenue and limit the offset distance. As 
currently shown, the left turn movements between Gorman Avenue and the 
driveway overlap, creating travel path conflict concerns. 

• Internal Routing and Operations 
o The offset stagger of the north-south aisles will help reduce speeds within the 

parking area. However, the staggers should be designed to ensure they allow 
safe passing of vehicles travelling in each direction to not create a bottleneck 
and that trucks can safely maneuver through the parking aisles.  
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o Safe loading and unloading zones should be provided for tenants in a location 
that does not obstruct overall traffic flow on site. 

o A designated trash pick-up and delivery area is not shown on the site plan. 
These locations should be placed such they do not block routing through the 
site. 

o Service vehicles, such as trash pick-up and deliveries should be scheduled 
outside of peak hours to help reduce the overall peak hour vehicle demand of 
the site. 

• Bicycle Infrastructure: 
o Bicycle parking, in a well-lit area near the main accesses of each building, should 

be provided for guests. 
o Long term bicycle storage should be provided for tenants inside of each 

development. This facility should provide basic bicycle maintenance tools such 
as a tire pump for basic maintenance needs. 

Attachments 

A. Site Plan 
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