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2'
(M

IN
.)

6
" 12"

UNDISTURBED SUBSOIL

( SEE LANDSCAPE NOTES 
FOR TYPE OF MULCH )

REMOVE BURLAP & ROPE
FROM TOP 1/3 OF BALL

IF SHRUB IS B & B, THEN

BACKFILL MIX

4 INCHES MULCH

EXISTING GRADE

GUY WIRE WITH WEBBING
FLAGGING- ONE PER WIRE

PLANTING SOIL MIXTURE (SEE SPEC.)

MINIMUM 1/2 WIDTH OF ROOT BALL

4"-6" SHREDDED BARK
MULCH

UNDISTURBED OR STABILIZED
SUBSOIL

NOTE:  GUY ASSEMBLY  OPTIONAL BUT
CONTRACTOR ASSUMES FULL
RESPONSIBILITY FOR MAINTAINING TREE
IN A PLUMB POSITION FOR THE
DURATION OF THE GUARANTEE PERIOD

GUY ASSEMBLY- 16"
POLYPROPYLENE OR POLYETHYLENE
(40 MIL) 1-1/2" WIDE STRAP (TYP)
DOUBLE STRAND 10 GA. WIRE, 2-7"
ROLLED STEEL POSTS (MnDOT 3401)
@ 180° O.C. (SEE STAKING DIAGRAM)

COORDINATE
STAKING TO INSURE
UNIFORM
ORIENTATION OF GUY
LINES AND STAKES

2. TRIM OUT DEAD WOOD AND WEAK AND/OR
DEFORMED TWIGS. DO NOT CUT A LEADER. DO
NOT PAINT CUTS.

4. PLACE PLANT IN PLANTING HOLE WITH
BURLAP AND WIRE BASKET, (IF USED), INTACT.
BACKFILL WITHIN APPROXIMATELY 12" OF THE
TOP OF ROOTBALL, WATER PLANT.  REMOVE
TOP 1/3
OF THE BASKET OR THE TOP TWO
HORIZONTAL RINGS, WHICHEVER IS GREATER.
REMOVE ALL BURLAP AND NAILS FROM TOP
1/3 OF THE BALL.  REMOVE ALL TWINE.

3. SET PLANT ON UNDISTURBED NATIVE SOIL
OR THOROUGHLY COMPACTED BACKFILL SOIL.
INSTALL PLANT SO THE ROOT FLARE IS AT OR
UP TO 2" ABOVE THE FINISHED GRADE.

6. WATER TO SETTLE PLANTS AND FILL
VOIDS.

5. PLUMB AND BACKFILL WITH
BACKFILL SOIL.

7. WATER WITHIN TWO HOURS OF
INSTALLATION.  WATERING MUST BE
SUFFICIENT TO THOROUGHLY SATURATE
ROOT BALL AND PLANTING HOLE.

8. PLACE MULCH WITHIN 48 HOURS OF
THE SECOND WATERING UNLESS SOIL
MOISTURE IS EXCESSIVE.

1. SCARIFY BOTTOM AND SIDES OF HOLE
PRIOR TO PLANTING

PLAN

TREE WRAP

BACKFILL MIX

PAINTED FLUORESCENT ORANGE

WHITE FLAGGING (TYP.)

DOUBLE STRAND 12 GAUGE WIRE

8" 2-PLY NYLON STRAPS

8' STEEL TEE POST-

4 INCHES HARDWOOD MULCH

FROM TOP 1/3 OF THE BALL
REMOVE BURLAP & ROPE

UNDISTURBED SUBSOIL

4 INCH DEEP SAUCER

NOTE:  SEE PLANTING NOTES FOR THE TYPE OF MULCH MATERIAL TO USE.

12"

3 REQUIRED AT 120
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TREES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

RM 6 Acer rubrum `Northwood` Northwood Red Maple 2.5" Cal. B&B

FM+ 3 Acer x freemanii `Sienna` Sienna Glen Maple 3.5" Cal. B&B

RB 2 Betula nigra
Clump Form, 2.5" Cal Equivalent

River Birch Multi-Trunk 10` Ht. B&B

KC 4 Gymnocladus dioica `Espresso` Kentucky Coffeetree 2.5" Cal. B&B

WO 2 Quercus bicolor Swamp White Oak 2.5" Cal. B&B

BL 4 Tilia americana `Boulevard` Boulevard Linden 2.5" Cal. B&B

CONIFEROUS TREES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

BF 6 Abies balsamea Balsam Fir 6` Ht. B&B

RC 5 Juniperus virginiana Eastern Red Cedar 6` Ht. B&B

BH 3 Picea glauca densata Black Hills Spruce 6` Ht. B&B

AR 7 Thuja occidentalis `Techny` Techny Arborvitae 6` Ht. B&B

ORNAMENTAL TREES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

SB 10 Amelanchier x grandiflora `Autumn Brilliance`
Clump Form, Red Fall Color, 2" Cal
Equivalent

Autumn Brilliance Serviceberry 8` Ht. B&B

CA 4 Malus x `Prairifire`
Red Flowers

Prairifire Crabapple 2" Cal. B&B

JL 7 Syringa reticulata `Ivory Silk`
White Flowers

Ivory Silk Japanese Tree Lilac 2" Cal. B&B

PLANT SCHEDULE
SHRUBS CODE QTY BOTANICAL NAME COMMON NAME SIZE

VCB 6 Aronia melanocarpa `Viking` Viking Black Chokeberry #5 Cont.

SSC 37 Clethra alnifolia `Hummingbird` Summersweet #5 Cont.

RTD 14 Cornus sericea `Alleman`s Compact` Dwarf Red Twig Dogwood #5 Cont.

DBH 55 Diervilla lonicera Dwarf Bush Honeysuckle #5 Cont.

CWH 8 Hamamelis virginiana Common Witch Hazel #5 Cont.

ABH 28 Hydrangea arborescens `Annabelle` Annabelle Hydrangea #5 Cont.

LLA 25 Rhododendron x `Lemon Lights` Lemon Lights Azalea #5 Cont.

APC 24 Ribes alpinum Alpine Currant #5 Cont.

MKL 25 Syringa patula `Miss Kim` Miss Kim Lilac #5 Cont.

EVERGREEN SHRUBS CODE QTY BOTANICAL NAME COMMON NAME SIZE

CCY 25 Taxus x media `Citation` Citation Columnar Yew #5 Cont.

YEW 13 Taxus x media `Tauntonii` Tauton Yew #5 Cont.

GRASSES CODE QTY BOTANICAL NAME COMMON NAME SIZE

KFG 38 Calamagrostis x acutiflora `Karl Foerster` Feather Reed Grass #5 Cont.

PDS 47 Sporobolus heterolepis Prairie Dropseed #5 Cont.

PERENNIALS CODE QTY BOTANICAL NAME COMMON NAME SIZE

MBC 8 Coreopsis x `Moonbeam` Moonbeam Coreopsis #1 Cont.

PCF 30 Echinacea purpurea `Prairie Splendor` Prairie Splendor Coneflower #1 Cont.

DLB 51 Hemerocallis x `Baja`
Red Flowers

Baja Daylily #1 Cont.

DLS 27 Hemerocallis x `Stella De Oro`
Yellow / Gold Flowers

Stella De Oro Daylily #1 Cont.

SGF 39 Liatris spicata `Kobold`
Purple Flowers

Spike Gayfeather #1 Cont.

WLC 39 Nepeta x faassenii `Walkers Low` Walkers Low Catmint #1 Cont.

LRS 41 Perovskia atriplicifolia `Little Spire` Little Spire Russian Sage #1 Cont.

BES 37 Rudbeckia fulgida `Goldsturm` Goldsturm Coneflower #1 Cont.

SCS 6 Sedum spectabile `Autumn Joy` Stonecrop #1 Cont.

GROUND COVERS CODE QTY BOTANICAL NAME COMMON NAME SIZE

ROCK 6,440 sf Rock Mulch
Non-Woven Geotextile Incidental

1.5" Trap Rock Mulch 4" Depth

SOD 22,685 sf Turf Sod Bluegrass Kentucky Bluegrass sod
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BLAINE MARKET RATE MULTIFAMILY PROJECT- 182 UNITS 

 
Concept Plan  

Lexington Meadows Development, Blaine, MN 55449 
Project Narrative 

April 9, 2021 
 

Developer: Roers Companies: 110 Cheshire Lane, Suite 120 Minnetonka, MN 55305 

Architect: JCorp: 750 Main St #207 Mendota Heights, MN 55118 

Engineering: Carlson McCain: 3890 PHEASANT RIDGE DRIVE NE, SUITE 100; BLAINE, MN 55449 
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1. DEVELOPER BACKGROUND 

 
Roers Companies is a fully integrated real estate development and property management company with 
assets operating and under construction totaling over $800 Million.  Based in Minnetonka, Minnesota, the 
company builds and operates communities across the Midwest with over 41 assets spread across 
Minnesota, Iowa, North Dakota, South Dakota, and Wisconsin.  They take pride in the communities they 
build and seek to build long term relationships with the cities and neighborhood they invest in. Because of 
this focus on owning their projects after construction, Roers is very intentional about the use of the highest 
quality materials, finishes, and appliances in the construction of their buildings and in the 
provision of a well-managed, attractive, and secure resident experience during operation. 
 

2. PROJECT VISION 
Roers Companies is proposing a new construction, rental housing community in Blaine, 
Minnesota. The community would be in close proximity to a range of new developments including retail 
and convenience. The primary retail node is Lexington Meadows and The Village of Blaine, which is at the 
intersection of Lexington Avenue and 109th Avenue. This retail intersection is adjacent of the Site and 
contains numerous retailers anchored by Cub, QwikTrip, Starbucks, At Home, Applebees, Green Mill, and 
Home Depot, among others. This area is in close proximity to Interstate 35 and the Blaine Park and ride 
mass transit hub. Residents of this rental housing project will have immediate access to Lexington without 
impacting existing single-family residential areas and will have a quick and direct approach onto Interstate 
35W from Lexington Avenue. Residents will also have easy and convenient access to the Metro Transit 
operated Park and Ride lot on 95th, and will help create the additional density along the 35W corridor 
necessary to support the large-scale transit investments being made as a part of the 35W improvements 
currently underway. This proposed project will also respond to a demonstrated market demand for the 
kind of amenity rich rental housing being sought by many of the young professionals critical to the  
continued growth of area businesses such as: Aveda, Infinite Campus, and Streamworks. The construction 
of this project would be consistent with the other high density, multi-story developments which already 
exist on the Lexington/109th intersection and consistent with communities Roers has already delivered in 
many neighboring communities. With these positive conditions, Roers is confident this location will serve 
Blaine's growing high density housing demand very well and will lease quickly. 
 
The project as it is currently envisioned will include a horseshoe shaped, four story wood framed, flat 
roofed apartment building constructed over a one-story parking garage that will be partially below grade. 
The apartments will consist of a mix of Studio, one, and two bedroom units all with numerous high-end 
upgrades such as: granite countertops, stainless steel appliances, walk in closets, full size washers and 
dryers, etc. The interior area of the horseshoe will be accessible from the clubhouse and the interior facing 
first floor units and will consist of a large outdoor patio area with grills and cabanas, and to the West the 
common amenity area opens to the pool and pool deck. Roers intends to include an amenity rich 
community to help foster a sense of community.    The planned community amenities for this market rate 
project include: 
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 Fitness Center- An approximate 1,000 SF fitness center with state of the art equipment overlooking 

the outdoor pool/courtyard area. 
 Community Lounge- Large open shared community lounge that can accommodate private events 

(birthday, holiday, and other event parties) and overlooks the outdoor pool/courtyard area to 
engage residents and create a sense of community. 

 Underground Heated Parking-  Parking will be available for resident use in the underground heated 
garage. 

 Outdoor Patio- An outdoor patio area will be situated near the pool and have outdoor seating and 
grill stations to encourage outdoor resident engagement. 

 Coffee Bar- A gourmet coffee machine will be provided for residents to use for residents with on 
the go lifestyles and also helps brings residents to common areas to further the community 
engagement. 

 Pet Spa- A large majority of our residents have pets and this amenity space will include a stand up 
pet wash station, dryer, as well as treats for their loved ones. 

 Outdoor Pool- An outdoor pool is currently planned and will be available for the residents to use 
during the hot summer days. 

 Business Center- An approximate 1,000 SF business center/ WiFi lounge will be provided to the 
guests for their use as more and more residents are going to a work from home environment. This 
space will look over the pond and public trails to the South. 
 

3. LAND USE 
The current land use is vacant land and future land use is guided as Planned Commercial/ Industrial.  With 
this new proposed development community, the improvements will help drastically increase taxable 
revenue coming into the city.  The land was approved by city council in 2018 to be rezoned from Farm 
Residential (FR) to Planned Business District (PBD) and multifamily is an allowed land use under this zoning 
designation, yet requires a conditional use permit. This proposed development will align with both the 
Lexington Meadows concept plan to further bring density and housing in close proximity to the planned 
retail to help drive more retail users in the area. 
 

4. Housing Need 
As referenced in the Blaine 2040 comp plan Housing study, “Detached single-family housing tends to be the 
most expensive type of housing because it requires the most land” (Blaine 2040 comp, p. 46). This furthers 
the need to have a more diverse housing stock primarily focused in single family homes, which currently 
represent 88.9% of the housing stock in Blaine.  The needs and preferences of an aging and diversifying 
population is likely to translate to a higher regional demand for more smaller housing units and multifamily 
development.  Currently multifamily housing only represents 6.9% of the available housing stock in the city 
of Blaine.  The city has recognized this and has made it a priority as referenced here “The City will continue 
to provide a range of housing options that will serve a diverse population, and will consider opportunities 
to encourage multifamily and attached housing infill development to meet a growing regional demand…” 
(Blaine 2040 comp, p. 43). Our proposed project has rents proposed lower than the Met Council’s 80% AMI 
threshold, thereby aligning with the city of Blaines intent to provide a range of affordable housing.  Moving 
forward, the city specifically acknowledges this diverse housing need as mentioned in the following 
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statement:  “As the population of the city continues to grow older and more diverse, and as housing costs 
continue to rise relative to median household income growth, meeting affordable housing needs will 
require more than simply guiding sufficient land at appropriate densities to achieve affordability.” (Blaine 
2040 comp, p. 61). Proposed average rents for our community are: $1,190 for Studio, $1,525 for 1 BD, and 
$1825 for 2BD, all of which fall below the published Met Council’s index for 80% AMI. 
 
Met Council Published affordability index: 

 
 
 

5. DENSITY 
Roers is proposing a 182-unit development on 3.2 acres, which relates to a density of 57 units/ 
acre.  This is below the city of Blaine’s max density requirement of 28 units/ acre.  Comparatively, 
the Met Council sets minimum goals for density and has no max density requirement in their 2040 
housing policy plan.  Specifically “of the multifamily affordable units built between 2003 and 
2013…the average project density was more than 39 units per acre. The Council recognizes that 
flexibility is an important component of housing elements and that the minimum densities 
provided below are significantly lower than that average of 39 units per acre. The Council strongly 
encourages communities to consider densities higher than these minimums. The Council will 
provide technical assistance to local governments to demonstrate what different densities can 
look like in different kinds of communities. With the right design, higher density development can 
fit well in almost any community.” (Met Council Housing p. 111) 
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6. PARKING 

The proposed plan includes an internal parking garage with 182 underground parking spaces and 96 surface 
parking spaces for a total of 278 spaces.  With 182 units, that equates to 1.52 stalls/ unit.  To give 
perspective on parking needs of todays multifamily communities, we conducted an independent parking 
analysis with an industry expert, Vernon with Swing Traffic Solutions, to understand if the amount of 
parking will be sufficient to meet resident’s needs.  Upon leveraging widely used industry standard data, 
our consultant used data from Parking Generation, 4th Edition, published by ITE, the Institute of 
transportation Engineers. The ITE information for Land Use Code 221 associated with Mid-rise multi-family 
residential buildings was used in this scenario.  In this case, there are 58 studio units which are included as 
one-bedroom units for this analysis, 88 units identified as one bedroom units, 32 units identified as two 
bedroom units, and 4 three bedroom units, for a total of 222 bedrooms.  Through leveraging the ITE 
assumptions, our consultant identified a parking need of 154 parking spaces at peak demand.  The 278 
parking spaces provided will more than meet the peak parking demand and allows for 56 more parking 
stalls than actual bedrooms. 
 

7. CASE STUDY- Maven Apartments – 7 Travelers Trail West, Burnsville, MN  
To give context of a successful project developed in partnership with city staff in a more retail oriented area 
of a major suburban city, a previously developed Roers Companies project, Maven Apartments in 
Burnsville’s Heart of the City area is used as a case study showing the successful partnership with city staff 
on a more dense and less parked project with minimal setbacks: 

 Density – 137 units on 1.5 acres = 91 units/acre (more dense than our proposal) 
 Parking -  139 internal stalls, 24 surface= 163 stalls/137 units= 1.18 stalls/unit (less parking than our 

proposal) 
 Setbacks- 10’ setback or less on all 4 sides (our proposal has more generous setbacks) 
 https://roerscompanies.com/project/maven/ 
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References: 
1. Blaine 2040 Comprehensive Plan- https://www.blainemn.gov/DocumentCenter/View/4995/2040-

Comprehensive-Plan-and-Surface-Water-Plan-PDF?bidId=  
2. Thrive MSP - Met Council 2040 Housing Policy Plan - http://metrocouncil.org/METC/files/54/54ec40bb-

d6ce-45bb-a571-ee00326ccd20.pdf 
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April 23, 2021 
 
To: Jeff Koch, Roers Companies 
 Joe Radach, Carlson McCain, Inc 

 
 
From: Vernon Swing, PE 
 
Re: Trip Generation Comparison – Allina, Blaine, MN 
 
 
Per your request, Swing Traffic Solutions, LLC has conducted a trip generation comparison for the Allina 
Blaine site located in the southwest quadrant of the 109th Avenue NE and Lexington Avenue NE in 
Blaine, MN.  This study focuses on the trip generation originally forecast for the potential uses for the 
site listed in the 2013 and 2015 traffic studies conducted for those uses versus the current proposed 
uses.  The 2013 study considered development on the west and east sides of the extension of Austin 
Street NE, while the 2015 study assumed the west side would develop as planned but focused on the 
development of the east side.  This memorandum is also focused on the development of the property to 
the east of Austin Street.  It is note that to date, the west side has developed with the planned for Kwik 
Trip store but has varied from the original plan to include a high density attached senior living facility 
rather than a corporate campus office site.  The senior residential use generates far less traffic than the 
original use.   
 
Original Study Trips 
The 2015 study considered the following uses and provided a trip generation estimate for the combined 
development of the eastern site: 

 115,000 square feet of Shopping Center 
 23,000 square feet of High turnover sit-down restaurants 
 5,000 square feet of Bank use 
 14,000 square feet of Drive-thru Pharmacy  

The trip generation for these uses was provided using the methods and statistics published by ITE in Trip 
Generation, 9th Edition.  Also, these uses were adjusted for pass-by trips and Internal capture trips using 
a global adjustment of 10 percent for internal capture and 36 percent for Pass-by. Different 
developments generate trips with different purposes, for example an office development generates 
trips that are destined to the office while a convenience store generates trips that are on their way to a 
primary destination, but stop as they are passing by for gas or convenience items making trips referred 
to as pass-by trips.  Or shopping centers with restaurants, banks and large retail anchors generate trips 
individually that they share with the neighboring developments.  The Table below is reproduced from 
the 2015 study. 
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As shown in the Table above, site was forecast to develop 5,992 new trips per day, 271 new AM Peak 
Hour trips and 546 new PM Peak Hour trips.  This identifies the PM Peak as the heavier peak and as the 
critical peak for design purposes. 
 
Current Planned Use Trips 
The current plan for the development of the property to the east of Austin Street includes the following 
land uses: 

 35,000 square feet of Grocery 
 50,000 square feet of Medical Office 
 5,000 square feet of Bank 
 5,000 square feet of Daycare 
 3,000 square feet of Fast Food w/Drive Thru 
 182 unit Mid-rise Multi-family residential 
 7,000 square feet of High Turnover sit-down restaurant 
 11,000 square feet of Shopping Center 

This analysis also utilizes the methods and statistics published by ITE, but uses the current edition of Trip 
Generation, Edition 10.  While the adjustments for shared and pass-by traffic have been refined in the 
latest edition, to be consistent with the earlier study, it is assumed 10 percent of trips will be internal 
capture and 36 percent will be pass-by trips.  The Table below summarizes the findings. 
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Land Use ITE Code AM Peak Hour PM Peak Hour Daily Trips 
Enter Exit Enter Exit 

Grocery (35 k-sf) 850 80 Trips 53 Trips 165 Trips 158 Trips 3,737 Trips 
Medical Office (50 k-sf) 720 108 Trips 31 Trips 48 Trips 125 Trips 1,725 Trips 

Bank (5 k-sf) 912 28 Trips 20 Trips 51 Trips 51 Trips 500 Trips 
Daycare (5 k-sf) 565 29 Trips 24 Trips 24 Trips 29 Trips 238 Trips 

Fast Food (3 k-sf) 934 61 Trips 60 Trips 51 Trips 48 Trips 1,413 Trips 
Mid Rise Apartments (182) 221 17 Trips 49 Trips 49 Trips 31 Trips 990 Trips 
High Turnover Restaurant 932 38 Trips 32 Trips 42 Trips 26 Trips 785 Trips 
Shopping Center (11 k-sf) 820 6 Trips 4 Trips 20 Trips 22 Trips 415 Trips 

SUBTOTAL  367 Trips 273 Trips 450 Trips 490 Trips 9,803 Trips 
Shared Traffic Adjustment  -37 Trips -27 Trips -45 Trips -49 Trips -980 Trips 
Pass-by Traffic Adjustment  -132 Trips -98 Trips -162 Trips -176 Trips -3,529 Trips 

TOTAL Net Trips  198 Trips 148 Trips 243 Trips 265 Trips 5,294 Trips 

The new anticipated uses on the site are estimated to generate fewer trips per day, 5,294 as compared 
to 5,992 in the original study. Similarly, the site is estimated to generate fewer PM Peak hour trips 508 
versus 546, but is expect to generate more traffic in the AM peak 346 versus 271 trips.  The critical PM 
peak traffic which was used to identify capacity enhancements for the traffic operations of the site in 
the original study is greater than for the new uses, therefore the results of the original study are still 
valid for the purposes of the design, and the transportation systems will operate the same or better with 
the new uses.   
 
In conclusion, the development will generate less Daily and PM peak hour traffic than initially 
anticipated for the area and has appropriate access to the site and to the surrounding roadway network.  
In other words, the roadway network serving the proposed development will function the same or 
better than was forecast in the 2015 Allina Blaine traffic study.   
 
Please contact Vernon Swing at vswingtraffic@gmail.com or 612-968-4142 with any questions. 


